MURPHY & CLENDENEN, PLLC

ATTORNEYS AT LAW

LEXINGTON FINANCIAL CENTER E-MAIL
RICHARD V. MURPHY 250 West Main Street, Suite 2510 Richard@MurphyClendenen.com
CHRISTOPHER M. CLENDENEN Lexington, Kentucky 40507 Chris@MurphyClendenen.com

TeL: (859) 233-9811
rax: (859) 233-0184

October 2, 2023

Mr. Larry Forester, Chairman

and Members of the Lexington-Fayette Urban County Planning Commission
200 East Main Street

Lexington, KY 40507

Re: Proposed zone change for 2200 Old Paris Road and 2324 Paris Pike
Dear Chairman Forester and Members of the Planning Commission:

This letter is written on behalf of Joyland Crossing, LLC, which is filing a zone change
application and development plan for the property at 2200 Old Paris Road and 2324 Paris Pike.
The property consists of approximately 5.24 net acres. 2200 Old Paris Road is currently zoned R-
1B, single-family residential. 2324 Paris Pike 1s currently zoned B-3, Highway Service Business.
We are requesting a zone change to the R-4 (Medium Density Residential) zone in order to allow
the construction of a multi-family residential community on the property.

DESCRIPTION OF PROJECT

The applicant and a related company purchased these two tracts in 2022. Prior to the
applicant’s ownership, the property at 2324 Paris Pike was rezoned to the B-3 zone in 2017. The
certified development plan showed two restaurants with drive-thru windows, and a
gas/convenience store/restaurant on the property. The property at 2200 Old Paris Road is currently
zoned R-1B, single-family residential. It was the site of the Curb bar, which has recently been
closed. In 2018, when the properties were still under separate ownership, a zone change was filed
for 2200 Old Paris Road, to the B-3 zone. However, that zone change was indefinitely postponed
when access issues could not be resolved.

By combining these two properties into one development, the entire tract can be served
with one access point onto Paris Pike, opposite Rogers Road. (There will also be a second
emergency access point, as requested by the Division of Fire).

Rezoning this property will allow construction of a residential apartment community
including clubhouse, swimming pool, recreation room, management office and a central lawn area.



The property is constrained by a number of factors: there are hard boundaries on the west,
Paris Pike; the east, the railroad; and the south, the railroad bridge at the intersection of Old Paris
Road and Paris Pike. The triangular shape of property itself is a design challenge. After
consultations with the design team in the Division of Planning, the applicant has designed a
community which has parking underneath the structures and in the back along the railroad right-
of-way. The office, clubhouse, pool and recreation center are located in a central location on the
property. Internal pedestrian connections are emphasized, and the project plans for future
connectivity along Paris Pike by constructing a sidewalk along the frontage of that road.

The development will supply additional workforce housing in this area of Lexington.
GOALS AND OBJECTIVES OF THE 2045 COMPREHENSIVE PLAN

This proposal in agreement with the Goals and Objectives of the 2045 Comprehensive
Plan. This development will supply housing for working families, which will provide an additional
option to residents. Although pedestrian connections to other neighborhoods are currently limited,
the property is located on a LexTran bus route.

This development in agreement with Goal A.1, Expanding Housing Choices, by supplying
an option for working families. It helps to accommodate the demand for housing in Lexington
responsibly, prioritizing higher density housing types (Objective A.1.b.). There will be accessible
units in the development, to provide accessible housing for residents with disabilities (Objective
A.l.c.). Similarly, this development supports infill and redevelopment as a strategic component
of growth (Goal A.2.). This tract is largely vacant except for the old Curb Bar buildings which
will be demolished. This presents an opportunity for infill and redevelopment as called for in
Object A.2.a. By conforming to the multi-family design guidelines, it respects the features of areas
surrounding the development (Objective A.2.b). A central lawn area and additional open space
will be provided (Objective A.2.c.). The development provides a well-designed community (Goal
3), which will have a central lawn area, swimming pool, clubhouse and recreation center which
will provide spaces for positive and safe social interactions (Objective A.3.b.). The topography
will be respected as is possible to minimize destruction of natural features (Objective A.3.c.). As
mentioned above, the development will provide gathering spaces and outdoor green areas as
neighborhood-enhancing elements (Objective A.3.d.). Although the property is constrained by
Old Paris Road and the railroad, there will be internal pedestrian connections and there will be a
sidewalk along Paris Pike in hopes that future development will connect (Objective A.3.e.).

City services will become more efficient by limiting vehicular access points to the location
opposite Rogers Road and by eliminating the access point to the existing Curb Bar area. As
mentioned above, an emergency entrance will be provided for fire and EMS usage (Objective
A.4.c.) This development will provide an integrated, walkable neighborhood, located on the bus
line, open to all residents and will expand middle-income housing options (Objectives A.5.a. and
A.5.b., as called for in Goal 5, Insuring Equitable Development to Rectify Segregation Caused by
Historic Planning Practices and Policies).

The development will assist in protecting the environment by complying with consent
decree requirements and engineering manuals relating to sanitary sewers and stormwater (Goal



B.1., and Objective B.1.a.). The property is located on a bus line, allowing access to multi-model
options (Objective B.2.d. and Objective D.1.b.). By complying with multi-family design
standards, we ensure that the built environment is accessible through activated and engaging site
design (Objective D.2.a.).

Finally, by providing additional density for working families, the application assists in
maintaining a balance between urban uses and safeguarding rural land and upholds the urban
service area concept (Theme E and Goal E.1.). This development emphasizes development along
an underutilized corridor (Objective E.1.d.) and maximizes development on vacant land in the
Urban Service Area (Objective E.1.e.).

POLICIES
Our proposal successfully addresses policies of the 2018 Comprehensive Plan.

Pertaining to the Design Policies under Theme A, Growing Successful Neighborhoods, this
development implements the multi-family design standards (Policy 3) and provides a development
sensitive to the surrounding constraints (Policy 4). Internal walkability is provided along with
adequate greenspace for the residents within the development (Policies 5 and 9). The development
provides a neighborhood focal point including the central lawn, swimming pool, clubhouse and
recreation facility (Policy 10). Parking areas are not the primary visual component of the
development, as they will primarily be located underneath the buildings and in the rear along the
railroad tracks (Policy 7).

This development also assists with the policies relating to density under Theme A, Growing
Successful Neighborhoods). This development provides higher density along a major corridor
(Policy 1) through context sensitive designs complying with the multi-family guidelines (Policy
2). The project will encourage enhancement of the existing transit route (Policy 4).

Similarly, the development will advance the equity policies under Theme A. The provision
of housing available for working families helps meet the demand for housing across all income
levels, as called for in Policy 1. As called for in Policy 3, this development will add residential
opportunities by zoning areas near transit.

ENGAGEMENT

The applicant is reaching out to the Jovland Neighborhood Association regarding the
development.

PLACE-TYPE, DEVELOPMENT TYPE AND REQUESTED ZONE

This proposal fits within the Corridor Place-Type, and within the Medium Density
Residential (MR) development type. We are requesting the R-4 (Medium Density Residential)
zone, which is a recommended zone for this Place-Type and Development Type.



DEVELOPMENT CRITERIA

Here is a discussion of the criteria that were not specifically addressed on the development

plan, or which need further discussion:

A-DS3-1. The applicant met with the design team of the Division of Planning prior to
submission to go over the Multi-family Design Standards.

A-DS4-2. This parcel is somewhat isolated from surrounding properties by the railroad
track and Paris Pike. Along this major corridor, the applicant plans three-story apartment
buildings with parking underneath.

A-DS5-3 and A-DS5-4. The buildings along Paris Pike provide a vertical edge. We
propose a centrally located lawn area which will include the swimming pool, clubhouse
and recreational area. All are easily accessible from all units in the development.

A-DS7-1, A-DS7-2 and A-DS7-3. Parking for the development is oriented to the interior
underneath buildings, and to the rear, along the railroad. As the parking along Paris Pike
is underneath the buildings, it is screened from streetscape view.

A-DS10-1. As mentioned above, all residential units are within reasonable walking
distance to the central lawn area.

A-DN2-1, A-DN2-2 and A-EQ3-1. This development will increase density along this
major corridor. It is an appropriate use between Paris Pike and the railroad.

B-SU11-1. Permeable pavers are planned to be utilized for the emergency access area off
of Old Paris Road.

C-L17-1. This proposed medium density residential development will enhance the existing
neighborhood which includes commercial uses, churches, and single-family detached
homes.

C-PS10-3. The developer is proposing the minimum parking for this development.

D-PL7-1. As mentioned above, the developer will contact the Joyland Neighborhood
Association.

E-GR9-4.' This proposal intensifies these underutilized parcels.

A-DS1-1, A-DS1-2, A-DS4-1 and A-DS5-1. This property is located on a LexTran line,
presenting the opportunity for enhanced ridership on LexTran. Paris Pike is a major
highway, and the railroad is a barrier, limiting direct pedestrian linkages. However, this
development plans for the future by providing a sidewalk along its frontage along Paris



Pike. Vehicular conflict points are reduced as this development will utilize one access point,
opposite Rogers Road.

e A-EQ3-2, B-SU4-1, D-CO1-1, D-CO2-1 and D-CO2-2. As mentioned above, this
development presents the opportunity for enhancing ridership on LexTran’s adjacent route.
Direct pedestrian options outside of this property are limited, but the project is designed so
that all residents are within walking distance of the central lawn area with the other
amenities.

e A-DS4-3. Working with the existing elevations of Paris Pike and the railroad track, some
filling will be needed, although overall, changes in existing elevations will be minimized.

CONCLUSION
Our proposal will allow development of a vacant parcel and an underdeveloped parcel with
multi-family housing as a unified development. It will provide additional housing in this portion

of the community. It will be an attractive addition to the community.

Thank you for your consideration of this zone change request.

Sincerely,

Mchiesd V, W%—
Richard V. Murphy,

Attorney for Joyland Crossing, LLC

RVM/prb



NOLONIX3T INIDVYWI

"8lJa)4D Pale|al Yl 01 IXaIU0D |euoiuppe apiold
Hitm 1eyy sayjod uojuedwod oy Jagal sasayiualed u sway A3jod jeuoippE BpNJRUL e BLIRIITY

¥3a11IN93d0Vvid 3HL

| sog

### obed uo 4apoIaP |IN4 |15y = L# eusIND - |4 Adijog g Jejjig uBSa - v BWBL | WOl X3

JaquunN euud) - 19quINN Adijod g uoieinsiqay Jejjid -

181397 sway)

"sbuipjing pue ssan se yans ‘abps |esiuan e apiaoid pinoys skempeoy [Z-55a-v *siopiuod/sienaye Buoje Juswdoljanap 01Ul S3SN |RITIBWILIOD
Lodsue Jo SaPOLW 10 W0l UoREEdSS J8InoIyeA s|qexjjem pue Buisnoy Ajiwey-nnw sresodiodut pinoys siuawdojana( -9
aInsud o} paptoid aq pNoYs aindniIselul [epowilnw aenbapy  |L-5Sa-Y (49-3) Juswdojersp mau uy pajuswadwi 8q PINOYS BIMPNASEHUI USSID) || LASE
(§2V-3 417D ‘ZNS-9 'LNS-9 ‘' LNJ-V '2Sa-v) ‘pepinoid ‘ajqissod jua)xe 1sajealb ay) 01 AydeiBodoy Bunsixe
aq p|noys sesn Aeuawsidwiod pue sjuswdojaaep ‘secedsusalb ay Burzin Aq seale salsuSs Ajjeluawiuonaus 0} saouequnisip sziwuiy £ FeNaEe
‘spooyloqybiau juadelpe o3 yuomiau jepown|nw pepsuuod e ojueld Y |-bSa-Y -pazis Ajareudoidde aq pnoys selis [00WPS LD
‘Papinoid 8q ppnoys yisuen o) sabexu) uenisapad aiG | 2-15Q-Y ‘spooyioqubisu Bunsixe pue uawdojansp 10pui0d
(£03-v) "seinol ysuesy Guoje paoueyua/papiroid B5UBJUI UDOMISQ SUOINSURI) DALISUBS IXa1U0D 81eald pinoys Juswdoeaed  |-£03Y
aq pinoys si1aieys pue Buieas se (dNs aindNASENU! HSUBK SSBN |- LSO ‘sadky Buisnoy Ajiuey-a[Burs 10eduwios mau sBeINCOUS PUE MOlY ¢ LN
ALIAILDINNOD NVIYLSIAId 8 NOLLVIYOdSNYH L ‘UBISSP SAIISUBS IXBUOD YJIM
$18JUS2 [RI2IBWIWOD U} SHUN |eljuspisal ajesodiooul pinoys Juswdojeneq  ZEENG-V,
(949-3) 'spooyioqubiau uiyym sdeb pazijnispun pue Juesea (9493 '61d-Q)
dojanep pue senuadoid pazinniapun Ausuaiu pjnoys Juswidopasg  p-6¥9-3 'spooyioqybieu pue sease duolsty jo sabpa ayy Buoje Apejnoiued 'ubisap
: pue Buissew ‘ajeds ul sysenuod Juesyubis sziwiuiw pinoys wawdoprsq  Z-zZNGY
"sjusdoleAsp |enuapisal olul pajelodiodul 8q PINOYS sHuN yom/eAr]  fEsNDESY
pordepe . “AJisusp 8se8IOUI 01 WiE P|NOYS |eIlUBPISaL |Iyu]  |-ZNd-V
10 pamasaid aq pnoys souediyubis J10ISIY PA1ENSUOWSP Yim sainnas A JEeNoRg) g s19843s nmtmo_%_mc_m uo 8q pjnoys .m_oo:uw pue syed
saamianis Bunsixs aqei 1o asnai ajeiodioour pinoys swewdojansg iy mM yans ‘spuiod |edo} pooysoqyBiau se aMes Jey} sesn aljgnd UoWWo)  ELLSasY @
. £ = -
‘semyqesip m aidosd pue synpe Jorus Joy 1UI0d [e20} B 0} @dUeSIp Bunjjem o|geuoseas Uiym aq piNoys SuUn [BRUapisey  |-0LSd-y %
Aupiqepioge pue Anjigixay 1oy sliun Buyjlamp Aiossanoe pue ssiIuNWWLIoD ‘DAIUSUDS nGv
pauue|d 'sjuswuoinue Buisnoy paseys ‘Buisnoy-os abeinoous  grEsdS Al 1X81u0d aq m_:om;m pue sjun payoelep Ajiuep-siBuis yum pasiedsiejur ] ¥
‘seale [enuapisal pue Aempeos ay3 woyj 1edw jensia ayy aaosdun 03 pasn 29 pinoys sadky Buisnoy Aisusp wnipau ‘jans] 3921 [enpinpul oty EFBSERY
2q pjnoys Buidesspue| pue s1amol yyjeals pue ‘spedwi dijayisae sanebau ‘fens| punoib aiy e1eande pinoys sainionis Bunied  £-4SQ-Y
pue uoisnJIul SZIWNUILW 0} PB1EDO| 3] PINOYS SBUUBIUE JOMOY JBIN|IRD) A Z-EdS Q) 'saiuadoud Jusdelpe pue main adeds}oails syl woly Paussids aq PiNoys
‘uoibuixe Inoybnoay) soinias sjgeljal alean Buipjing e Aq pasayng 1ou Bunped Ajiwe-nnw Jo |eiuspisel-uou Auy 2-.5a-v
03 papinoid 8q PINOYS $HIOMIBU UONEIIUNWILIOD SS3[B1M UO Siseydwe g "sjuawdoeap Ajie}-nnu Jo [enuapisal
YHm ‘B4NJDNIISEILUL IO} SIUBUISSED pue seale ases| ‘Aem-jo-1yBu ajenbepy ¢ seds-gl ~uou Joy Auadoid auj 40 1281 10 JOLBIUI BY} 03 PRIUBLIO BQ PINOYS BuBey  |-£6G-Y
"sucijedof yusuiwolid : |ona)
u sjuswuasea pe olgnd BuneuBisap Aq adedsieens syl steAndy  £0LTdQ) punoib paieade pue pejusiio-uesapad e spinoid pjnoys awdosreg p-6Sa-Y
‘pansssaid aq pjnoys saimons juedyiubis Aesuoisiy - KEETEEG) ‘asaydsowe A|puaiy-ueisepad e ajean pue ease
‘uonedydde ue Bupniwgns o3 Joud swuiensuod Butpuno.ins ays ypm suoIEUUOd BZIWIXeW piNoys uonelusuo Buip|ing £ §5a Y
pue samunpoddo 83is SSNISIP 03 PaYNSUOD 8 PNOYS SIBPOYdNRIS L-£1d-C ‘sanuoud Jspjingede|y pue samwijod Jopiioo
(SNs-9) ‘papione aqg pinoys muCWEQO_m>0ﬁ Mmau jo mr:v_,_mo_d_w>o £-015dD COHmc_xwl_ UC._mmE_ 43410 YuMm aduepIodIe U IXBIU0D 24niny U] 195 pjnoys
101 6 d P 3 ‘s10puiod sofew Buoje Janemoy 'saimpnis BulogyBiau jo xa1ued
s10} buiyied pazianiapun Aquaiind Joj sjuswabuese 3y} 1adsal 0} sjeds sjeudoidde ue je aq pnoys uoINASUCD MAN  ZHEA-Y
Bupped s|gixe)y pue paseys Joy suondo aiojdxe pjnoys siuawdojarag g 2-015dD
‘juswiuieusius pue | = | xipuaddy ui spaepuels ubisaq
A - A - -egC-
'Burddoys *sassauisng “Juswikojdws ‘acedsusaib ‘saioe; Apunwwod oy ILIEHBHNW 34 i Ajduiod pinoys syusuidojsnap [enuapisa: Aluwey-Gin | 1-£90-Y
$S3208 B85 Y}Im spooyioqyBiau asn-paxiw ajeasd pjnoys siuswdojarsq L4712 NOLIVI O 8 INYO4 DNIGTING ‘NOIS3A JLIS

TVILNIAISTA ALISNIA WnIdIw

VIN3LIMD INJNJOT3AIG

-[o]a[}.}.[0)0]

QR 21922110y LON s V201 am o21a M0



90¢ | ¥3a7IN93dVid FHL ONINNV1d 40 NOISIAIQ

"elI931Y pajejal 8y} 01 Jx3U0D [euoiyppe apiaoid #4# obed uo Jspodap [ing |-15Q-V L4 eueID 'L Aanog ey uBIsag v Wy | Wwoi X3
i 1243 saijod uonuedwon 03 says: sesayiuated ur swey Kajod jeuciuppe apnjaul 1yl BB, . Jaquinp e1aD) — JaquunN Ad1jo4 1 uoneInaIqay Jejjid - Jena sway ),

‘ay1s wawdoasp pasodoid ay o1 1usoelpe
PUE UIylIM PaZIIUIW 39 PINOYS seale aamisuss Ajjejuswuoiiaug uo wedwi  EFzada’

‘saoeds uado areaud woiy paiesulep
Apesp pue siqisseooe Ajises aq pnoys seceds usdo Ayunwwo) | g-/D3-V

‘saimeay |esneu Aoy Buintesard ‘siqissod jusixe
15910016 2y 01 adedspue| Bunsixs sy} yum yiom pjnoys wewdojsasg  £-4SA-Y

HLIVIHSVENINWNOHIANT '8 IOVdSNIIYD

(£49-3 '01L¥D-3) ‘ease 8y Jo suonouny apu pue sped pasodoid
Jo papasu Aue Joj suonesspisuod Yum Buoje suoiieso| yo doip pue dn
*oid Buueys apu soj apiroid pinoys siopiuod Jofew Buoje awdojereq RIS

(£D3-v) 'sepow uoneuodsue) uemysapad pue 8pAdig ‘Vsuen
SSBW BIA 8]qIssa2de 8 PINOUS sade} AYUNLILIOD pue S3DIAIBS [B1D0S L 9dS+T
"9HS B} YIM PIIBIDOSSE DiYeI] S|DIYSA PUE SN a4l 81BPOLILLIOIIE
ued jey} skempeos pue ‘syjed asn-paieys ‘syiemapis Bulpnjoul 'saxs jooyds
01 aimpnaseyu) uojenodsues [epownnw spircid pinoys stuswdoeasq ~rE=1dS dl

oOn ‘sainjea; Buiwes oiyen pue
a oS 'sSyIpIM Jamoneu 'syibuay 320(q Jauous upm paubisap @ NoYs $19aJ15 . L-50OD)-

= ay1 01 anbiun saimeay aiydeiBoab aziseydws pinoys syuiod jeso) map iz:eu93, yip! Yibusyxpoiq Us Yum paubisap aq pinoy S LSOO

W Sylomau "Saue| [ELOIIPPR

) 0 naj| ui ‘suondo a1nos aidiyNw apiroid pue Dy B1RIABJE UDIYM 'S19811S
Aemuaaifh Bunsixa o1 papinoid aq pjnoys suondsuuod jensia pue [eoishuy  SLfEYD-3e } _W__m Jed sjdinuw mc___u_LzQ EU Ummmmmvuc_ m% pjnous L_WmMmu Aempeoy Z-v0Dn

OIS ) d dd d foicy ‘ssiigesip

197438 uo papiaoid aq pinoys saiunpoddo uonessoar saissed pue sanoy (272dS:qy Yim 8501 BUIPN(UL ‘SPBaU SIasN 8 Sa1ySES 1l oMU Uonepodsuen
'$8}IS |00YDs o1ul palesodiodu EPOWINU PB3103UU0D ‘s4es e puedxa 1o/pue eieasd pjnoys wewdoprag  z-z0D-A

100y p I P eS e p P pinoy _

89 pinoys s1usuodusod jeinteu sayio pue sdedsusaib sigesn ‘ajqisi ‘bzds-q ‘papinoid aq pinoys uonepodsuel] Jo SBPOW PUE SI3SN {|B 10} SSINIDE) BjeS  |-Z0)-Cl
jomisu 2dedsusaib 8yl 108UU0D 01 PasN aq PINOYS SANIDNIISEIUI USAIE) | dhzaue, -adA1-aoe(d pasissp ayy ayouioid

"adeosieans pue 1a|jas 01 paubisep oq p|noys ssijide} [epownnut pue Aem-jo-siuby  L-LOd-a
S|aejem e s1eaid 01 sa84) 192435 81e1odiodul pinoys suswdojersg | |-134-8 (6S0-V) ‘SeniuaLE 850U
Adouea sa11 8y 2r0sdwi pinoys suswdojprsg | g-Z8d-g ajesodioour 03 3dwane pinoys syueoydde Juswdojersp mau e jo sauelsip
AIIGRAIAINS B5EB1UI O} $8813 4O Bunjjem uiyum paieso) 1ou sue siaiuad Alunwwosseoedsusalb alsUp LS g
Burdno,B sznisoud 'suejd wuswdojensp ojur pajelodioout aq pinoys sesi| Z-/¥d-9 {ENS-g) ‘(ssn1oey 13 BINJONIISEIUI JISURL)
-papiroid Buipiaoid ‘spooylogyBrau jusdelpe o3 pa1dsuuod ‘ajgeyjem Ajjeussiul
89 PINoys 510pLI0d Wealls pue ‘spuels 933 ‘'skemusaib o} SUOIDBUUOD  |-ZNd 8 85US1UI )3 AsUBP) PAUBIIO-}SURI] B PINOYS SIOPLLOD UO Juswdoersg Z-£DI W
‘Wayl punole seale 0} papiaoid aq pinoys uoideloid [euonippe (rOJ-Q) ‘P3I23UL02 39 pioys s1eans IS G=ESAY!
pue 'adedsusails sjqissadde ol pajesodiosul 8q pjnoys suieidpooly  {igrzuata: ‘pooyioqubiau
PapIOAE 89 pinoys 8} 01 SUOIDBUUOD |epoLLNW Yiim paubissp aq pjnoys swulod jecoy maN /Z-01Sa-V
SoueINSUl POOY Yim sjaased paumo Asreaud ojul suteidpooyy Buiping § C2ud g, (ANOD) ALIAILDINNOD NVI¥LSIAId B NOILVIHOJSNVYL

1VIIN3AISIY ALISNIa WNIa3aw

VITLIND INIWJOTIAIC

AOdRINOD > b



