


number to preserve the existing tree canopy and 
buffer. Replacement trees may be selected from 
Group A or B or the Plant List as referenced by 
Article 18 of the Zoning Ordinance. 

b. The total number of dwelling units within the zone
change area shall not exceed fifty (50) units.

These restrictions are appropriate and necessary in order to 
minimize the impacts of new devE�lopment on the adjacent 
existing residential subdivision. 

Section 3 - That the Lexington-Fayette Urban County Planning Commission is 

directed to show the amendment on the official zone map atlas and to make reference to 

the number of this Ordinance. 

Section 4 - That this Ordinance shall become effective on the date of its passage. 

PASSED URBAN COUNTY COUNCIL: July 2, 2019

MAYOH 

ATTEST: 

'��-
�URBAN COUNTY COUNCIL 
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MAP AMENDMENT REQUEST (MAR) APPLICATION

Record ID: PLN-MAR-19-00007  Filing Received: 4/1/2019 Pre-Application Date: 3/13/2019 Filing Fee: $500.00

Applicant: 

EASLEY AND FAUST PROPERTIES LLC, 656 RAINTREE RD, LEXINGTON, KY 40502

1. CONTACT INFORMATION (Name, Address, City/State/Zip & Phone No.)

Owner(s):

EASLEY AND FAUST PROPERTIES LLC 656 RAINTREE RD, LEXINGTON, KY 40502 

Attorney: 

JACOB WALBOURN, 201 E MAIN ST #900, LEXINGTON, KY 40507 PH: 231-8780

2. ADDRESS OF APPLICANT'S PROPERTY

1500 - 1561 WINNERS CIR, LEXINGTON, KY 40513 
3298 - 3300 VERSAILLES RD, LEXINGTON, KY 40510 

101 East Vine Street, Suite 700   Lexington, KY 40507 / (859) 258-3160 Phone / (859) 258-3163 Fax / www.lexingtonky.gov

3. ZONING, USE & ACREAGE OF APPLICANT'S PROPERTY

Acreage

NetUse

Requested

ZoningUse

Existing

Zoning Gross

12.55 13.83TownhousesR-3R-1B Vacant

4. COMPREHENSIVE PLAN

a. Utilizing Placebuilder, what Place-Type is proposed for the subject site?

b. Utilizing Placebuilder, what Development Type is proposed for the subject site?

Enhanced Neighborhood

Low Density Residential
3.5 DU per AcreIf residential, provide the proposed density

a. Are there any existing dwelling units on this property that will be removed if this

application is approved?

c. Are these units currently occupied by households earning under 40% of the

b. Have any such dwelling units been present on the subject property in the past

12 months?

o YES   þ NO

o YES   þ NO

o YES   o NO

median income?

If yes, how many units?

If yes, please provide a written statement outlining any efforts to be undertaken to assist those residents in obtaining

     alternative housing.

5. EXISTING CONDITIONS

6. URBAN SERVICES STATUS (Indicate whether existing, or how to be provided)

 Roads:  Private

 LFUCG  Storm Sewers:

 Refuse Collection:

 Sanity Sewers:  LFUCG

 Private

 Utilities:  þ Electric  þ  Gas   þ Water   þ Phone   þ Cable



JACOB C. WALBOURN  201 EAST MAIN STREET, SUITE 900 

jwalbourn@mcbrayerfirm.com  LEXINGTON, KY 40507 

  859.231.8780 EXT. 1102 

 

Lexington | Louisville | Frankfort | Greenup | Washington D.C. 
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April 9, 2019 

 
Lexington-Fayette Urban County Planning Commission 
200 East Main Street 
Lexington, Kentucky 40507 
 

Re: Rezoning Proposal – Winners Circle (The Silks Club) 
 
Dear Commissioners:   
 
 Please be advised that I represent Easley & Faust Properties, LLC.  My client desires 
to rezone approximately 13.83 gross acres from the Singe Family Residential (R-1B) zone to 
the Planned Neighborhood Residential (R-3) zone in order to construct a townhome 
development on the property.  We submit that this proposal is in accord with the recently 
adopted “Imagine Lexington” Comprehensive Plan, and request your approval of this map 
amendment request.   
 
 Winners Circle is a loop street located off of Versailles Road near its intersection 
with New Circle Road, within but near the border of the Urban Service Boundary (“USB”).  
These parcels are presently zoned R-1B, but have failed to develop as a single family 
residential development.  Our proposal is to rezone these lots into a townhome 
development, with an eye towards marketing these units towards Lexington’s aging 
population.  As you are certainly aware, as our population ages, many residents are looking 
to downsize their homes and reduce maintenance obligations (such as yard work).  We 
believe this site is appropriate for rezoning according to the guidance provided in “Imagine 
Lexington.”   
 
 We think this development is a highly appropriate development that activates 
underutilized land along an important corridor (Versailles Road) in our community, while 
minimally impacting adjacent development.  This proposal provides for additional residential 
density without negatively impacting existing neighborhoods.  It provides for density along 
corridors, a key component of the 2018 Comprehensive Plan.  And it is a well-designed 
single-family attached residential development that provides for housing choice in an area 
that presently presents no options aside from single-family detached residential.   
 

In sum, we are excited to present this proposal to the Planning Commission for 
consideration.  We think it meets numerous goals and objectives of the Comprehensive Plan, 
and further complies with relevant standards articulated in the “Placebuilder” included as 
part of the Comprehensive Plan.   

 
We submit that this proposal comports with the 2018 Comprehensive Plan in the 

following ways:   
 
 

 



  

Lexington | Louisville | Frankfort | Greenup | Washington D.C. 
www.mcbrayerfirm.com 

 

Theme A – Growing Successful Neighborhoods 
 
 We submit that this proposal comports with Theme A of the Comprehensive Plan.  
In reviewing Theme A, we maintain that this development comports with the applicable 
design policies articulated, and is appropriately dense.  We further submit that it meets the 
following goals and objectives articulated in Theme A:    
 
Expand Housing Types 
 
 We believe this proposal meets objectives (b) and (c) of Goal 1 of Theme A, in that 
the development is designed for pedestrian utilization of an adjacent undeveloped park, and 
that it minimizes disruption of natural features inasmuch as it utilizes infrastructure placed 
for a previously unsuccessful development.  In this area of our community, there is virtually 
no housing variety, as all surrounding areas are single-family or agriculturally zoned.  
However, we think this development appropriate integrates with that existing design, 
inasmuch as this development does not require utilization of existing community 
infrastructure that could be considered problematic for current residents – i.e., the 
development is self-contained and does not require utilization of existing neighborhood 
streets, for instance.   
 
Support Infill & Redevelopment throughout the Urban Service Area as a Strategic Component of Growth 
 
 We also believe that his proposal meets objective (a), (b), and (c) of Goal 2 of Theme 
A, in that it utilizes a presently underutilized area that is ready for development, that it is 
context sensitive development, and that it permits utilization of a large community 
greenspace area in the adjacent park.  Our proposal provides an additional housing option in 
the area – namely, single-family attached residential development.  The development is 
located along Lextran Route 21, which would permit residents to utilize public transit.  And 
we are providing pedestrian infrastructure to connect to the adjacent park, as well as 
maintaining the existing structure and pool on the property for resident use, which will meet 
the needs of the anticipated residential population.   
 
Provide Well-Designed Neighborhoods & Communities 
 
 Finally concerning Theme A, we submit that this proposal meets objectives (a) and 
(b) of Goal 3, in that it furthers the commitment to provide mixed-type housing, and 
provides locations for safe, positive social interactions.  As mentioned above, the 
development intends to provide access to the open greenspace on the adjacent parcel, and to 
maintain a community “center” in the form of the clubhouse and pool for residential use.  
Our plan will permit residents of the community to engage in positive social interactions 
with their neighbors.  It also preserves existing neighborhoods while providing additional 
residential density in their general vicinity without overburdening or really even impacting 
their existing infrastructure.   
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Theme B – Protecting the Environment 
 
Reduce Lexington-Fayette County’s Carbon Footprint 
 
 We submit that this development comports with the above-referenced goal of 
Theme B.  This site is located very near Versailles Road’s intersection with New Circle Road.  
New Circle Road has historically been considered the gateway to the inner-core of 
Lexington, and along virtually every other corridor, has dense development adjacent to it.  
Versailles Road is one location where development has lagged.  However, because of its 
closer proximity to the core of our city, and its adjacency to an existing Lextran route, this 
development provides for an opportunity to reduce our carbon footprint.  Residents of our 
development can be in the urban core in ten (10) short minutes and are less than five (5) 
miles from the urban core, which is a rare feat for new residential developments in our 
community.   
 
Theme D – Improving a Desirable Community  
 
Work to Achieve an Effective & Comprehensive Transportation System 
 
 We submit that our proposal meets objectives (a) and (c) of Goal 1 of Theme D.  
Our development will incorporate pedestrian facilities within the development, as well as 
provide a pedestrian linkage to the adjacent undeveloped park, and will further provide 
additional density along our corridors, thus potentially facilitating an expansion of mass 
transit on the Versailles Road corridor.  As the proposed site is along a major corridor of our 
community, the public infrastructure already in place will be efficiently able to serve the 
proposed development.   
 
Protect & Enhance the Natural & Cultural Landscapes that Give Lexington-Fayette County its Unique 
Identity & Image 
  
 We further submit that our proposal meets objectives (a) and (b) of Goal 3 of 
Theme D.  As part of our proposal, we are requesting to retain the existing home on the 
property that was constructed in 1930.  We envision this serving as a community center, and 
represents an appropriate and effective reuse of an existing structure.  This directly addresses 
the above mentioned objectives, which encourage retention and reuse of existing structures, 
and reflects our commitment to these goals and objectives.   
 
Theme E – Urban & Rural Balance 
 
Uphold the Urban Service Area Concept 
 
 Finally, we submit that the subject proposal addresses objectives (a), (b), (c), and (d) 
of Goal 1 of Theme E of the Comprehensive Plan.  As I know you are well aware, 
maintaining the current USB and encouraging denser development within the existing USB 
is a chief goal of the 2018 Comprehensive Plan.  We believe this is precisely the type of 
proposal envisioned by the Comprehensive Plan:  it utilizes an underutilized area, provides 
density along a major corridor, and reduces further pressure on expansion of the USB by 
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providing additional residential density without negatively impacting existing communities.  
By permitting this type of development, the Planning Commission ensures that undue 
pressure is not placed on expansion of the boundary.  We think this is particularly relevant 
along the Versailles Road corridor in this location, which has not previously significantly 
developed.    
 
Maintain the Current Boundaries of the Urban Service Area 
 
 We further submit that this proposal meets the intent of Goal 3 of Theme E, which 
is currently in effect pending resolution of the study contemplated in Goal 4.  Permitting 
additional density along a significant corridor that does not negatively impact neighborhood 
certainly assists in the maintenance of the existing boundary, while also providing crucially 
needed additional residential density.  As this body is well aware, Lexington is currently 
projected to need thousands of additional housing units.  The almost three-fold increase in 
density for this site from its present category to the proposed category will aid in 
maintenance of the boundary.   
 
The Placebuilder 
 
 We have further evaluated our proposal under the design criteria in the Placebuilder.  
In consultation with Planning staff, we submit that this proposal should be evaluated as the 
Enhanced Neighborhood Place Type, and that the proposed development is appropriately 
classified as low density (notwithstanding that it increases the existing permitted density on 
the site).  We submit that this classification is appropriate because the general area already 
has residential uses, and is providing new housing types in the area.  R-3 is one of the 
suggested zoning categories for this place type.   
 
 Attached hereto is a color-coded reflection of how we have addressed the design 
criteria listed in that Placebuilder category.  Items highlighted in green are represented 
graphically on our amended preliminary development plan; items in yellow are addressed in 
this letter, and items highlighted in orange we do not believe are applicable to our proposal.   
 
Standards That Are Applicable to Our Proposal 
 
A-DS5-3:  The buildings are oriented towards the planned internal pedestrian improvements, 
and further, we intend to provide a pedestrian connection to the adjacent undeveloped park 
to create a more pedestrian friendly environment.   
 
B-SU11-1:  To the extent practicable, and as further contemplated upon submission of the 
final development plan and building permit applications, green infrastructure will be 
considered for inclusion.   
 
C-LI6-2:  We have discussed with staff and are open to consideration of alternative dwelling 
units (“ADUs”) being incorporated in the final development plan; however, since our 
proposal is intended to be marketed towards Lexington’s aging population, we are 
considering the most appropriate way this could be integrated and utilized as part of the 
development.   
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C-LI7-1:  Because of the small size of our proposed project, we do not believe it is 
appropriate to incorporate commercial uses at this location.  However, the development is 
located on a major corridor, and in reasonably close proximity to retail uses.   
 
C-PS10-3:  The development is not overparked and appropriate parking has been provided.   
 
D-PL7-1:  The adjacent Wellesley Heights Neighborhood has been consulted prior to filing.   
 
D-PL9-1:  The existing home on the property is proposed to be retained and reused.   
 
D-SP9-1:  As our development is intended to be marketed to a senior population, we think 
we meet this goal.  Further, as listed above, we are open to continued discussion as to 
whether ADUs can be effectively incorporated in to this development.   
 
A-DS4-1:  This development is proposed along a major corridor that presently receives 
service from Lextran.  We are open to working with Lextran to see whether a transit stop at 
this location is advisable as we further refine our development plans.   
 
A-DS5-1:  Due to the size of our development, we do not believe there will be significant 
traffic conflicts between various modes of transit; however, we will provide pedestrian 
infrastructure in the interior of our development.   
 
D-CO2-2:  Pedestrian facilities are proposed for use within the development.  There are no 
existing pedestrian nor bike facilities along Versailles Road, and thus, we do not believe it 
would be appropriate for us to provide more than the proposed internal sidewalks.   
 
Standards Not Applicable 
 
A-DS7-2:  Our development proposal is considered single-family attached residential.  
However, it is noteworthy that our parking areas are in fact buffered by our proposed 
townhouse units.   
 
A-EQ7-1:  No school is proposed for this site.   
 
C-PS10-2:  Our development does not feature a currently underutilized parking lot.   
 
D-SP1-1:  No school is proposed for this site.   
 
D-SP1-2:  No school is proposed for this site.   
 
D-SP3-1:  We submit that the existing right-of-way and facilities are adequate to support our 
development.   
 
D-SP3-2:  No cellular towers are proposed as part of this application.   
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E-GR9-1:  Due to the intended residential occupants of our development, we have not 
sought to include live/work units in this proposal.   
 
A-DS1-1:  There is presently not a bus stop at this location; though, as stated above, we are 
open to working with Lextran to determine whether this is appropriate.   
 
A-DS-1-2:  As above, at this time there is not a transit stop at this location; though, again, we 
remain open to discussion of this point.   
 
A-DS5-2:  Due to building setback considerations, suburban location, and the proposed 
HOA ownership of the front areas of the development, we do not believe this standard is 
applicable.   
 
A-DS10-2:  We are utilizing existing focal points (the existing home and pool and the 
undeveloped park), and thus, are not designing a new focal point.   
 
A-DS13-1:  There are no stub streets impacting this development, nor are any proposed.   
 
B-SU4-1:  Greenspace is located within walking distance of this development.   
 
D-CO1-1:  We are utilizing existing streets and infrastructure to support the proposed 
development.   
 
D-CO4-2:  We are utilizing existing streets and infrastructure to support the proposed 
development.   
 
D-CO4-3:  We are utilizing existing streets and infrastructure to support the proposed 
development.   
 
D-CO5-1:  We are utilizing existing streets and infrastructure to support the proposed 
development.   
 
D-SP1-3:  No school is proposed for this site.   
 
B-PR2-2:  There are no floodplain areas on this site. 
 
B-PR2-3:  There are no floodplain areas on this site. 
 
B-RE2-1:  There is not a greenway network in this area.   
 
D-SP2-1:  No school is proposed for this site.   
 
D-SP2-2:  No school is proposed for this site.   
 
E-GR3-1:  There is not a greenway network in this area.   
 
E-GR3-2:  We are utilizing the existing focal point. 
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Conclusion 
 
 In sum, we submit that our proposal is in accord with the 2018 Comprehensive Plan.  
We look forward to our continued discussions with staff and the Commission, and request 
your approval of our request.  Of course, if I can be of further assistance, please do not 
hesitate to contact me.   
 
     Very Truly Yours,  
 

      
 
     Jacob C. Walbourn 
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1.)   THIS PLAN SHALL NOT BE USED AS A BASIS FOR SALE OF THIS

   PROPERTY. ANY SALE OF LAND SHALL BE BASED UPON A 

   RECORDED SUBDIVISION PLAT.

 
2.)  THIS PLAN MAY BE AMENDED WITH THE APPROVAL OF THE

   URBAN COUNTY PLANNING COMMISSION.

 3.)  ACCESS SHALL BE LIMITED TO THE POINTS INDICATED ON THIS

   PLAN.

 
4.)  NO GRADING, STRIPPING, EXCAVATION, FILLING, OR OTHER

   DISTURBANCE OF THE NATURAL GROUND COVER SHALL TAKE

   PLACE PRIOR TO APPROVAL OF AN EROSION CONTROL PLAN.

   SUCH PLAN MUST BE SUBMITTED IN ACCORDANCE WITH CHAPTER

 

5.)  ALL AREAS THAT HAVE BEEN DISTURBED BY GRADING SHALL

   HAVE TEMPORARY VEGETATIVE COVER PROVIDED. SUCH COVER

   WILL CONSIST OF ANNUAL GRASSES OR SMALL GRAINS. SLOPES

   EXCEEDING 4:1 WILL HAVE ADDITIONAL PROTECTION OF ADEQUATE

   MULCHING OR SODDING IN ORDER TO PREVENT EROSION.

 

6.)  LANDSCAPING SHALL CONFORM TO ARTICLES 18 OF THE ZONING

 

   16 OF THE CODE OF ORDINANCES. THE ACCEPTANCE OF THE

EROSION CONTOL PLAN IS TO OBTAIN A LAND DISTURBANCE

PERMIT

   ORDINANCE, ARTICLE 6-10 OF THE LAND SUBDIVISION

   MEET THE SPECIFICATIONS OF THE L.F.U.C.G. ENGINEERING MANUALS.

   REGULATIONS AND TREE PROTECTION ORDINANCE. 

7.)  SANITARY SEWERS, STREETS AND STORMWATER MANAGEMENT SHALL 

10.)  THE LOCATIONS OF FIRE HYDRANTS, FIRE DEPARTMENT CONNECTIONS,

OR FIRE SERVICE FEATURES IF REQUIRED, SHALL BE APPROVED BY

THE DIVISION OF FIRE WATER CONTROL OFFICE. 

NOTES:

9.)  UTILITY COMPANIES SHALL HAVE ACCESS TO ALL OPEN SPACE 

   AREAS FOR THE PROVISION AND MAINTENANCE OF SERVICES.
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OWNER/DEVELOPER:

LEXINGTON, KY. 40502
656 RAINTREE RD.
PROPERTIES, LLC
EASLEY AND FAUST 

OWNER'S CERTIFICATION
 

I DO (WE DO) HEREBY CERTIFY THAT I AM (WE ARE) THE SOLE OWNER(S) 

OF RECORD OF THE PROPERTY SHOWN HEREON, DO FULLY AGREE TO ALL 

GRAPHIC AND TEXTURAL REPRESENTATIONS SHOWN HEREON, AND DO HEREBY 

ADOPT THIS AS MY (OUR) PLAN FOR THIS PROPERTY.

 

 

 

 

 

 
SIGNATURE                          ADDRESS

NAME                              

     

PLANNING COMMISSION CERTIFICATION

I DO HEREBY CERTIFY THAT THIS PLAN WAS APPROVED BY THE URBAN

 

 

 

SECRETARY                            DATE

COUNTY PLANNING COMMISSION AT ITS MEETING HELD 

SITE STATISTICS:

SOURCE OF CONTOURS:

BY L.F.U.C.G.

AERIAL MAPPING PROVIDED 

WINNERS CIRCLE

TYPICAL MEDIAN SECTION 

ESMT.
15' K.A.W.C.

PORCH
FRONT

PORCH
FRONT

PORCH
FRONT

PORCH
FRONT

135'

ONE STORYONE STORY TWO STORY TWO STORY

TYPICAL TOWNHOME UNIT

6
5
'

18' SHARED ACCESS TYPICAL

18' SHARED ACCES TYPICAL

A
N

D
 1

5
0
0
-1

5
6
1
 W

IN
N

E
R

S
 C
IR

C
L

E
3
2
9
8
 &
 3

3
3
0
 V

E
R

S
A
IL

L
E

S
 R

O
A

D

j:\O511\v8i\amended_pre-dev-plan.dgn

15' SAN. S.E.

POLE
POWER

PURPOSE OF AMENDMENT:

20' GAS &
U.E.

GAS & U.E.
SAN. S.,

P
O

O
L

G
A

R
A

G
E

TREE INVENTORY MAP

EXISTING TREE CANOPY =  4.2 ACRES

CANOPY REQUIRED =  3.8 ACRES (30%)

Oak, Cherry, Beech, Maple, Pine, Magnolia & Sycamore.

RECORD PLATS HAVE BEEN PLANTED.

STREET TREES REQUIRED WITH PREVIOUS FINAL

10-10" PINES

10-10" PINES

GARAGE
2 CAR GARAGE

2 CAR
GARAGE
2 CAR

GARAGE
2 CAR

8.)  CONSTRUCTION ACCESS SHALL BE FROM VERSAILLES ROAD.

T
H

E
 S
IL

K
S
 C

L
U

B
(F

O
R

M
E

R
L

Y
 L

E
X
IN

G
T

O
N
IA

N
 E

S
T

A
T

E
S
)

AUTOMATIC AND

MANUAL GATE SYSTEMS SHALL REQUIRE PRE-APPROVAL OF THE

LEXINGTON FIRE DEPARTMENT WATER CONTROL OFFICE PRIOR TO

BEING INSTALLED.

RS

LENGTH OF PRIVATE STREET = 1,570 L.F.

DENSITY = 3.5 UNITS PER NET ACRE

MAX. BUILDING HEIGHT = 35', BUILDINGS SHOWN 34'

INTERIOR LANDSCAPE AREA PROVIDED = 2,000 S.F.

INTERIOR LANDSCAPE AREA REQUIRED = 1,750 S.F. (5%)

VEHICULAR USE AREA = 35,000 S.F. NEW ACCESS EASEMENTS

USABLE OPEN SPACE PROVIDED = 10% (TO BE DEFINED ON FDP)

USABLE OPEN SPACE REQUIRED = 10%

F.A.R. SHOWN = 137,000 S.F. (0.25 NET)

MAX. F.A.R. ALLOWED = NO LIMIT

LOT COVERAGE SHOWN = 2.1 ACRES (17% NET)

MAX. LOT COVERAGE ALLOWED = NO LIMIT

PARKING SPACES PROVIDED = 88 (2 CAR GARAGE PER UNIT)

PARKING SPACES REQUIRED @ 1.5/UNIT = 66

NO. OF UNITS = 44 BUILDABLE & 3 HOA LOTS

PROPOSED ZONE = R-3 

EXISTING ZONE = R-1B

TOTAL AREA = 13.83 ACRES (GROSS 12.55 ACRES (NET)

HOUSE

EXISTING

TO L.F.U.C.G. PARK

PRIVATE ACCESS

SECTION A-A

TYPICAL PRIVATE STREET

A

A

20' B.L.

40

41

42

47

HOA LOT

46

HOA LOT

10' 
B.L
.

10' B.L.

7
5
' B
.L
.

10
0
' B
.L
.

10
0
' B
.L
.

2
0
' 
B
.L
.

20' B.L.

45

HOA LOT

1
2

34

56

7
8

910
1112

43

44

15' U.E.

1314
1516

17

18

19

20

21

22

23

24

25
26

27

28 29 30
31

32 33
34

35
36

37
38

39

PROPOSED 4' SIDEWALK

DEVELOP A TOWNHOME COMMUNITY.

REZONE THE PROPERTY TO R-3 AND

STATION

PUMP

STATION

PHONE 

A-DS7-1

A-DS10-1

A-DS11-1

A-DN2-1

A-DN6-1

B-PR9-1

E-GR4-1
E-GR5-1

E-GR9-3

E-GR9-4

A-DS4-3

B-PR2-1

B-PR7-2

POINT

FOCAL

D-CO4-1

B-PR7-1

A-EQ7-3

D-CO2-1

B-RE1-1
B-PR7-3



ZONING REVIEW SUPPORT MAPS DRAFT

VERSAILLES RD
R-1B

R-1C

R-1A

R-1B
A-U

R-1A
R-1B

R-1C

A-R
VERSAILLES RD

Urban
Service

Area

West Fayette
County Rural

Rural Service Area

WEST
GARDENSIDE
NGHD ASSOC.

THE COLONY 4
COMMUNITY

ASSO.

THE COLONY
NEIGHBORHOOD

ASSOCWELLESLEY
HEIGHTS

NGHD

SADDLE CLUB
HOMEOWNERS
ASSOC.

BEAUMONT
PARK NGHD.

THE PARKERS LANDING
NEIGHBORHOOD

ASSOCIATION

VERSAILLES RD

CARDINAL RUN
PARK NORTH

CARDINAL RUN
PARK SOUTH

Zoning Groups
Agriculture/Greenery
Office/Business
Industrial
Mixed Use
Residential
Exclusive Use

Central Bus. District
National Register
Neighborhood Assoc.
Rural Service Area

A-B
A-N
A-R
A-U
B-1
B-2
B-2A

B-2B
B-3
B-4
B-5P
B-6P
CC
CD

EAR-1
EAR-2
EAR-3
ED
EX-1
I-1
I-2

M-1P
MU-1
MU-2
MU-3
P-1
P-2
PUD-1

PUD-2
R-1A
R-1B
R-1C
R-1D
R-1E
R-1T

R-2
R-3
R-4
R-5

ÆP Hospital

Gvt Site

²³ Community Cntr

Æc Library

!® Post Office

) POI
Fire Station

Park
School
Bicycle Route
Bicycle (prop)
Lextran

At 500%
Zoning Groups & Other Areas Full ZoningResources & Transit

It

Qw

Ip Iq
Is

!"n$

!"o$

Qw

Iq

Is

Ir

It
Ip

!"n$

!"o$
OLD FRANKFORT PIKE

TAT ES
CREEK

RD

HA
RR

OD
SB

UR
G

RD

MIDW
AY

RD

NE
W

TO
W

N
PI

KE

PARIS PIKELEESTOWN RD

GEORGETOWN
RD

VERSAILLES RD

RICHMOND RD

Wo
od

for
d C

ou
nty

Je
ss

am
ine

 C
ou

nty

MIDWAY

VERSAILLES

GEORGETOWN

NICHOLASVILLE

W
ELLE SL EY

HEIGHTS
W

AY

HERALDRY CT

WINN
ERS CIR

VERSAILLES RD

1561

1556

1516

1540

1544

1508

1529

3300

1552

1528

1504

1548
1512

1532

1500

3298

1524

Map Created by the LFUCG Division of  Planning, LWeaver  |  Exported 2019.04.09

0 0.50.25 Miles

PLANTAGENET DR

HERALDRY CT

KE
NS

ING
TO

NW

AY

VERSAILLES RD

W
ELLESLEY

HEIGHTS W
AY

HERALDRYCT

PLANTAGENET DR

KE
NS

ING
TO

NWAY

VERSAILLES RD

PLANTAGENET DR

HERALDRY CT

KE
NS

ING
TO

NW

AY

VERSAILLES RD

10-ft Contour
Stream
FEMA Floodplain (2014)
Lake
Known Sinkhole
Royal Spring Protection Area

Greenway Master Plan
Greenway

Rural Land Mgmt Plan (2017)
Natural Area
Core Agricultural Land

Opportunity Zones

Vacant Land (2016)

Infill and Redevelopment Zone

Urban Service Expansion Area

!!z Conditional Zoning
Ped Oriented Bus. District
Small Area Plan
Zoning Overlay
PDR Properties

Rural Land Mgmt Plan (2017)
Buffer Area
Existing Rural Residential
Historic Rural Settlement
Rural Activity Center

At 200%
Development Opportunities Environment FactorsPlanning Considerations

0 0.50.25 Miles

0 0.10.05 Miles 0 105 Miles¯







URBAN COUNTY PLANNING COMMISSION
200 E. MAIN ST, LEXINGTON, KY

PLANNING SERVICES SECTION
ZONING MAP AMENDMENTS

PAGE 1

STAFF REPORT ON PETITION 
FOR ZONE MAP AMENDMENT 
PLN-MAR-19-00007: EASLEY & FAUST PROPERTIES, LLC

Zone Change: From a Single Family Residential (R-1B) zone
To a Planned Neighborhood Residential (R-3) 
zone 

Acreage: 12.55 net (13.83 gross) acres
Location: 1500-1561 Winner Cir. 

3298-3300 Versailles Rd

EXISTING ZONING & LAND USE

Subject Property
To North
To East
To South
To West

R-1B
A-R

R-1A
R-1A
R-1A

Vacant / Single Family
Agricultural
Park
Single Family
Single Family

Roads - Versailles Road (US 60) is a six-lane, divided, principal arterial highway at this location, and bounds the subject 
property to the north.  The interchange of Versailles Road and New Circle Road is approximately one half mile to the 
east of the subject property. This portion of Versailles Road experiences approximately 45,500 AADT. Winners Circle is a 
private roadway that wraps around the historic residence at the center of the subject property.  

Curb/Gutter/Sidewalks - Versailles Road has been constructed without curbs, gutters, and sidewalks.  This portion of 
the road is rural in nature and would not require such improvements.  Emergency shoulders are present along both sides 
of the roadway. Winners Circle has been constructed without curbs, gutters, and sidewalks. The applicant is proposing 
limited sidewalks throughout the site, and curbs along the private street.

Utilities - All utilities, including natural gas, electric, water, phone, and cable television are available in the area, and can 
be extended to serve the proposed development.

Storm Sewers - The subject property is located within the Wolf Run watershed.  Storm sewers and basins will be 
constructed by the developer in accordance with LFUCG Engineering Manuals to protect water quality as needed.  No 
FEMA special flood hazard area exists on the site and no known flooding issues are present.

Sanitary Sewers - Sanitary sewers currently serve the subject property, which is currently located in the Wolf Run 
sewershed, and are served by the Town Branch Sewage Treatment Facility, located on Old Frankfort Pike. Sanitary sewer 
capacity will need to be verified by the Capacity Assurance Program (CAP) prior to certification of the final development 
plan, as an increase in sanitary sewer flows are anticipated for the townhouse residential land use. 

Refuse - The Urban County Government serves residences in this portion of the Urban Service Area with collection on 
Mondays. 

Police - The nearest police station is the West Sector Roll Call Center, which is located on Old Frankfort Pike near New 
Circle Road, approximately 3 miles northeast of the subject property. 

Fire/Ambulance - The nearest fire station (# 14) is located approximately 1½ miles southeast of the subject property at 
Roanoke Road and Maywick View Lane, within the Gardenside subdivision. 

DESCRIPTION OF ZONE CHANGE

URBAN SERVICE REPORT

PROPERTIES ZONING EXISTING LAND USE
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PLACE-TYPE
An Enhanced Neighborhood is an existing residential area to be enhanced with additional amenities, housing types, 
and neighborhood-serving retail, services, and employment options.  Development should be context-sensitive 
to surrounding areas and must add to the sense of place. Incorporating multi-modal connections is crucial to 
neighborhood success and viability.

Primary Land Use, Building Form, & Design
Primarily attached and detached single-family homes of varying formats, including accessory dwelling units. 
Homogeneous neighborhoods that do not include a mix of housing types should be avoided. Low density 
residential is only appropriate as a component of “Enhanced Neighborhoods” and “New Complete Neighborhoods”, 
and should be supplemented by a variety of uses and housing options to create sustainable places.

Transit Infrastructure & Connectivity
Multi-modal network connections, including connected streets, are required to keep an efficient transportation 
network that provides viable options for all users.

Quality of Life Components
These developments should include intentional open space designed to fit the needs of area residents, and be in 
walking distance of nearby neighborhood-serving commercial/employment uses.

PROPOSED ZONING
The Planned Neighborhood Residential (R-3) zone is primarily for multi-family dwellings and other 
residential uses. This zone should be at locations and at the density (units/acre) recommended by the 
Comprehensive Plan, and in areas of the community where necessary services and facilities will be adequate 
to serve the anticipated population.

R-3

The applicant has indicated to staff that they have met with the neighboring Wellesley Heights 
Neighborhood Association, but has not provided details regard date, attendance or discussion.

This petitioner is proposing the Planned Neighborhood Residential (R-3) to construct a single family 
residential development containing attached single family dwelling units (townhouses). The developer is 
planning to subdivide the properties as part of a 55 and older community. Additionally, the petitioner will 
be maintaining the historic residence located at the center of the subject property, and will utilize the space 
as a clubhouse or community facility, which will be supported and maintained by an HOA.

The petitioner has requested a zone change from a Single Family Residential (R-1B) zone to a Planned Neighborhood 
Residential (R-3) zone for 12.55 net (13.83 gross) acres for the properties located at 1500-1561 Winner Circle and 3298-
3300 Versailles Road. The proposed development includes 44 attached single family dwelling units and the reuse of the 
existing historic house as a common space or club house for the residents of the development. The proposed development 
represents a density of 3.5 dwelling units per acre. 

SUMMARY OF REQUEST 
EN

H
A

N
C

ED
 

N
EI

G
H

BO
R

H
O

O
D

DEVELOPMENT TYPE

PROPOSED USE

APPLICANT & COMMUNITY ENGAGEMENT

LO
W

-D
EN

SI
TY

 R
ES

ID
EN

TI
A

L



URBAN COUNTY PLANNING COMMISSION
200 E. MAIN ST, LEXINGTON, KY

PLANNING SERVICES SECTION
ZONING MAP AMENDMENTS

PAGE 3

COMPREHENSIVE PLAN COMPLIANCE
GOALS & OBJECTIVES
The 2018 Comprehensive Plan, Imagine Lexington, seeks to provide flexible yet focused planning guidance 
to ensure equitable development of our community’s resources and infrastructure that enhances our quality 
of life, and fosters regional planning and economic development. This will be accomplished while protecting 
the environment, promoting successful, accessible neighborhoods, and preserving the unique Bluegrass 
landscape that has made Lexington-Fayette County the Horse Capital of the World. 

The applicant opines that they are in compliance with the adopted Goals and Objectives of the 2018 
Comprehensive Plan. They state that the proposed rezoning encourages the expansion of housing choices 
(Theme A, Goal #1.b and c), while also supporting infill and redevelopment (Theme A, Goal #2.a, b and 
c), and providing well-designed neighborhoods (Theme A, Goal #3.b). While the applicant is proposing 
single family residential dwelling units, which is a continuation of the current composition of the area, they 
are seeking an attached townhouse development, which provides variability in housing type and a modest 
increase in housing density. Additionally, by utilizing the historic residence and by providing the residents 
of the community private access to the neighboring Cardinal Run Park North, the applicant is providing 
amenities to the potential residents and opportunities for healthy activities (Theme D, Goal #2 and 3). Staff 
agrees with these aspects of the proposal and that several goals and objectives are being met..

In addition to those aspects that staff agrees meet the Goals and Objectives of the 2018 Comprehensive Plan, 
the applicant indicates that they seeking to reduce Lexington-Fayette County’s carbon footprint (Theme B, 
Goal #2). While the proposed site is located along a LexTran transit corridor, and the applicant has stated 
that they would work with LexTran (Theme D, Goal #1.a and c), without providing specific solutions as to 
how they are limiting greenhouse emissions, staff cannot concur with this supposition.    

Staff is also concerned with the need for separation of vehicular and pedestrian movement throughout 
the subject property. While there are some sidewalks depicted on the corollary development plan, there 
are areas of improvement, specifically concerning access to the park, where separation of vehicles and 
pedestrians can allow for safer movement throughout the subject property. This element is further described 
in the analysis of the criteria applied to the site under the proposed place-type. 

PROPERTY & ZONING HISTORY
The subject property is located on the south side of Versailles Road across from the main entrance to Calumet 
horse farm, and between the Wellesley Heights neighborhood and Cardinal Run Park North.   The interchange 
of Versailles Road and New Circle Road is located less than a mile east of the property.  The property’s western 
boundary and Versailles Road are the Urban/Rural Service Area boundary line at this location.   The subject 
property is bounded to the west and south by the Wellesley Heights subdivision (zoned R-1A); to the north by 
Versailles Road, and Calumet farm (zoned A-R); and to the east by the park (zoned R-1A).

Prior to 1996, the subject property was partially in the Urban Service Area and partially in the Rural Service 
Area because the boundary line followed the watershed divide, which crosses the subject property.  During the 
1996 Comprehensive Plan update, an Urban Service Area boundary adjustment was adopted by the Planning 
Commission, which added the remaining 2.9 acres of the property, and simultaneously removed a portion of 
the Wellesley Heights subdivision from the Urban Service Area. The Urban Service Area boundary currently 
borders the site to the west and south. The 2001 and 2007 Comprehensive Plans recommended Low Density 
Residential future land use for the subject property, which is defined as 0–5 dwelling units per net acre.  

In 2006, a zone change application was approved for this location, shifting from the R-1A zone to the R-1B 
zone to allow for the construction of 17 detached single family residential units on the subject property, for a 
residential density of 1.35 units per net acre. While the proposed plan and density were both in compliance 
the 2001 Comprehensive Plan, the developments impact on the scenic Versailles Road corridor led to the use 
of conditional zoning, which included the limiting of the density of the site, the inclusion of a 75 to 100-foot 
buffer area from the right-of-way of Versailles Road, and the prohibition of residential dwelling units within 
200 feet of the right-of-way of Versailles Road.
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COMPREHENSIVE PLAN COMPLIANCE CONTINUED

CRITERIA
The criteria for a zone change are the distillation of the adopted Goals and Objectives, as well as the policies 
put forth in the 2018 Comprehensive Plan. The criteria for development represent the needs and desires of the 
members of the Lexington-Fayette Urban County community in hopes of developing a better built environment. 
The criteria are refined by the applicant based on the proposed place-type and development type. The applicant 
has indicated that the site is located within the Enhanced Neighborhood place-type and is seeking to create a low 
density residential development. Staff concurs with the applicant’s assessment of the place-type and agrees that 
low density residential can be appropriate for the subject property within a Planned Neighborhood Residential 
(R-3) zone. 

1. Site Design, Building Form and Location
While staff agrees with much of the justification provided by the applicant, there are several areas of concern as 
to how the applicant has applied, not applied, or not addressed the criteria. While the applicant has indicated 
that they are utilizing green infrastructure through their development (B-SU11-1), a greater description of how 
this is being completed should be provided. The comprehensive plan notes several forms of green infrastructure, 
including but not limited to urban agriculture, green walls, urban woodlands, suburban street trees, green roofs, 
and sensitive urban design. 

Additionally, new development should address how safe access to community facilities, greenspace, employment, 
businesses, shopping, and entertainment (C-LI7-1)is being addressed. As stated, there are some sidewalks 
depicted on the corollary development plan, there are areas where separation of vehicles and pedestrians are 
needed for safer movement to community facilities. In the case of this development, there are three community 
facilities of concern: the clubhouse, the park, and a mail box kiosk. Residents of the community should have 
delineated pedestrian access from their residences or community parking to these facilities.   

In an effort to provide increased communication between the development community and the nearby 
established communities, stakeholders should be consulted to discuss site opportunities and constraints prior 
to submitting an application (D-PL7-1). The applicant has indicated that they have conducted some outreach, 
however, no description of the meetings was provided. 

2. Transportation and Pedestrian
Additionally, the applicant has indicated on the illustrative document that the townhouses provide some 
pedestrian facilities. Staff suggests greater separation for other modes of transportation (A-DS5-1) or safe 
facilities for all users and modes of transportation (D-CO2-1). Without those additional facilities the proposed 
development can put pedestrians at greater risk of endangerment. 

3. Greenspace and Environmental Health
The applicant has met the criteria associated with Greenspace and Environmental Health. 

CONDITIONAL ZONING RESTRICTIONS
The Versailles Road corridor has been identified as one of Lexington’s historic turnpikes and is a connection 
point for one of the gateways into the Bluegrass Region by the Rural Land Management Plan (RLMP), an adopted 
element of the 2018 Comprehensive Plan.  As a gateway and historic turnpike, Versailles Road provides “a 
glimpse of the rural area as it was in the past.”  One of the primary goals of the RLMP is the preservation of the 
existing character of the rural roads, which encompasses such physical features as fencing, walls, trees, creeks 
and streams, shrubs, houses and barns.  Based upon the goals and recommendations of the RLMP, and in order 
to protect the unique character of the corridor, conditional zoning restrictions are recommended for the subject 
property.

To protect the historic turnpike there shall be a 100-foot buffer area from the right-of-way of Versailles Road. 
Within the buffer area there shall be no principal or accessory structures. Additionally a Tree Preservation Area 
(TPA) shall be established within the buffer area.  Only damaged or diseased trees, or those trees necessary for 
a public or private street may be removed, but shall be replaced in equal number to preserve the existing tree 
canopy and buffer.  Replacement trees may be selected from Group A or B of the Plant List as referenced by 
Article 18 of the Zoning Ordinance.  
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STAFF RECOMMENDS: APPROVAL, FOR THE FOLLOWING REASONS:

1. The requested Planned Neighborhood Residential (R-3) zone is in agreement with the 2018
Comprehensive Plan’s Goals and Objectives, for the following reasons:
a. The proposed rezoning encourages the expansion of housing choices (Theme A, Goal #1), while

also supporting infill and redevelopment (Theme A, Goal #2), and providing well-designed
neighborhoods (Theme A, Goal #3).

b. The proposal seeks to accommodate the demand for housing in Lexington responsibly, by
prioritizing a mixture of housing types (Theme A, Goal #1.b).

c. By utilizing the historic household and by providing the residents of the community private access
to the neighboring Cardinal Run Park North, the applicant is providing amenities to the potential
residents and opportunities for healthy activities (Theme D, Goal #2 and 3).

2. The justification and corollary development plan are in agreement with the policies and development
criteria of the 2018 Comprehensive Plan.
a. The proposed rezoning meets the criteria for Site Design, Building Form and Location as the site

creates a residential development that is pedestrian-friendly, while also providing access to focal
points and public green space. Additionally, the proposed rezoning seeks to utilize a vacant parcel
of land while also minimizing the impacts on the surrounding environment and communities.
Finally, the proposed development retains the historic structure and adaptively reuses it as a
clubhouse for the community.

b. The proposed rezoning meets the criteria for Transportation and Pedestrian Connectivity
providing safe facilities for the potential residents of the site. Should LexTran determine a stop at
this location, the applicant has indicated a willingness to work to achieve proper facilities.

c. The proposed rezoning meets the criteria for Greenspace and Environmental Health as it works with
the current landscape, limits the impacts on the surrounding environment, maintains the current
tree lines and canopy, and provides delineated access to the nearby public park.

4. Under the provisions of Article 6-7 of the Zoning Ordinance, the following use and buffering
restrictions are recommended via conditional zoning:
a. There shall be a 100-foot buffer area (building setback) from the right-of-way of Versailles Road.

The following shall apply within the buffer area:
1. There shall be no principal or accessory structures; and
2. A Tree Preservation Area (TPA) shall be established.  Only damaged or diseased trees, or

those trees necessary for a public or private street may be removed, but shall be replaced
in equal number to preserve the existing tree canopy and buffer.  Replacement trees may
be selected from Group A or B of the Plant List as referenced by Article 18 of the Zoning
Ordinance.

4. This recommendation is made subject to approval and certification of PLN-MJDP-19-00019:
Lexingtonian Estates (The Silks Club) (AMD), prior to forwarding a recommendation to the
Urban County Council.  This certification must be accomplished within two weeks of the Planning
Commission’s approval.
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