JON A. WOODALL 201 EAST MAIN STREET, SUITE 900

iwoodall@mebrayerfirm.com [ MEBRAYER ] LEXINGTON, KY 40507

859.231.8780 EXT. 1260
November 19, 2024

Via Hand Delivery

Lexington-Fayette Urban County Planning Commission
200 East Main Street

Lexington, Kentucky 40507

RE: Supplemental Letter of Justification in Support of Variance
Request and Multi-Family Design Standards

Property: 495 & 475 Haggard Lane and 450 Radcliffe Road

Our Client: Lexington AHC Fund, LLC

Dear Commissioners:

Please be advised that I represent Lexington AHC Fund, LLC (hereinafter the
“Applicant”). My client is seeking to rezone approximately 12.49 acres located off of
Radcliffe Road and Haggard Lane (the “Property”), previously utilized as Transylvania
University’s baseball field. The Property is currently zoned Neighborhood Business (B-
1) and Corridor Business (B-3). The Applicant is secking to rezone the Property to a mix
of Mixed Low Density Residential (R-2), Planned Neighborhood Residential (R-3), and
Medium Density Residential (R-4) zones in order to construct single family homes,
townhouses and multi-family residential units. In addition, the Applicant is also
requesting the approval of a dimensional variance to reduce the building setback along
Proposed Road “A” from 20 feet to 10 feet. Lastly, the Applicant also submits that this
project complies with the Multi-Family Design Standards in many regards as discussed
herein and as depicted on Exhibit A.

1. Variance

As can be seen on the development plan submitted with this application, the
Applicant is proposing development of three internal streets, Road A, Road C and Alley
B. Road A is the buffer between the proposed R-3 and R-4 zoning thereby separating the
townhomes and multi-family aspects of the development. Pursuant to the Zoning
Ordinance, the R-4 group residential development is required to have a twenty-foot set
back. However, in asking for a variance to reduce this setback requirement to ten-feet, the
Applicant submits that this variance request actually promotes the Multi-Family Design
Standards.

Specifically, the Multi-Family Design Standards and Placebuilder emphasize
activating the ground level to “ensure that all building entries are prominent, visible, and
accessible from the street.” SP.3. These Standards also emphasize “provid[ing] as many

private, ground level entries to individual units as possible.” SP.2. Further, Placebuilder
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likewise emphasizes “building orientation should maximize connections with the street
and create a pedestrian-friendly atmosphere.” A-DS5-3.

As such, the Applicant submits that this variance request will not “adversely
affect the public health, safety or welfare, will not alter the essential character of the
general vicinity, will not cause a hazard or a nuisance to the public, and will not allow an
unreasonable circumvention of the requirements of the zoning regulations.” In fact, the
variance sought actively promotes the applicable zoning regulations, specifically the
Multi-Family Design Standards and Placebuilder, and will not alter the essential character
of the area as these will be internal setbacks within the development. Finally, the
requested variance will not create a nuisance or hazard.

Further, this request arises from special circumstances given the size and shape of
the Property while seeking to provide sufficient density. The strict application of this
twenty-foot set back requirement will force the Applicant to remove additional housing
and will alter the layout of the differing residential aspects. Lastly, this request is not the
result of any willful violation of the zoning ordinance by the Applicant.

As such, the Applicant respectfully requests approval of the variance reducing the
setback requirement in the R-4 zone from twenty feet to ten feet.

I1. Multi-Family Design Standards

The Applicant submits that this development will comply with the Multi-Family
Design Standards including Site Planning, Open Space and Landscaping and
Architectural Design. As can be seen on Exhibit A, the applicable site planning and open
space and landscaping provisions are labeled within the plan. In addition, this Project
complies with the following site planning criteria:

SP.1 — Utilizing the Alley, the majority of the single-family houses are rear
loaded from the Alley and not Radcliffe Road.

SP..2 — the Garden Style Apartments utilize breezeways to provide ground level
entries to individual units.

SP.3 - This plan activates the street with the 10’ Building Line Setbacks, allowing
a more engaged pedestrian viewshed.

SP.4 — The setbacks are uniform per the use and zone, the majority of the setbacks
are 10’ front and rear yard.

SP.5 — The site incorporates a continuous pedestrian network of sidewalks.

SP.6 — The open space amenities are connected to the pedestrian network.

SP.7 — The parking lots are all at the rear or side of the apartment and senior
living sites.

SP.8 — The parking lots for the Garden style apartments are configured to be
smaller scale and provide the sense of a dedicated parking lot to each building.
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SP.9 — Open space is viewable from each building.

SP.10 — The site utilizes 3 entrance/exist connections to the adjacent public
roadways and sidewalks, and the apartments have 2 entrance exits to provide
emergency services circulation.

SP.11 — The blocks are broken into 3 sections for the town houses, and the
apartments have 2 entrance/exits. The walkable block sections are less than 450’
(800’ recommended as a maximum).

SP.12 — Traffic calming devices are the narrow (in comparison to public local
roads), tighter turn radii on the alley and public street have been utilized, and the
site has crosswalks that have been designed as high visibility crosswalks.

SP.14 - The streets and alleys include sidewalks, the lights have not been
designed yet, but a pedestrian style lighting scheme is appropriate for this
project. Street trees, interior trees, and perimeter trees and shrubs are all utilized.
SP.15 — All parking areas will be appropriately lit while minimizing impact on
surrounding properties.

SP.16 — ADA visibility is required, and ADA units are required by KHC funding
SP.17 — The streets are balanced with townhouses on one side and the apartments
on the other.

While the architectural aspects of the development are still evolving, the
Applicant can state that the following Architectural Design aspects of the Multi-Family
Design Standards will be met;

AD.1 — This development proposes a mix of group residential housing, single
family housing and townhomes. As such, this will help transition from lower to
higher density aspects of the development. Specifically, the single-family homes
are buffered from the group residential housing by the townhouses.

AD.2 — This development relates in size and height to surrounding uses. The
single-family homes that already exist in the area will be closest to the single-
family homes proposed in this development. Further, the group residential aspects
also fit the height and size of the adjoining hotel to the rear of the Property.

AD.3 — The varying residential uses will provide a breakup as to the height of the
structures.

AD.4 — As is discussed above, the open space within this development will be
viewable from the residential aspects of the development thereby enhancing views
and making the spaces feel larger.

AD.5 — There will be minimal to no “blank walls” facing the street.

AD.6 — The Applicant will seek to design in a way which enhances the buildings
character.

AD.7 — The Applicant has not yet settled on colors or materials but will seek to
emphasize the distinctions between the differing uses.

AD.8 — The Applicant will seek to provide consistent design throughout the
structures.
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AD.9 — The Applicant will seek to implement built-form transitions.

Lastly, this development likewise complies with the Open Space & Landscaping
of the Multi-Family Design Standards. These are depicted in green on Exhibit A.

0S.1 — The open space is easily visible and accessible from the differing
residential aspects of the development.

0S.2 — The centralization of the open space can be seen on the preliminary
development plan.

0S.3 — The open space associated with the group residential buildings is
appropriate in size.

0S.4 — Street trees and internal landscaping will enhance and provide boundaries
for the privately controlled spaces.

0S.5 — See preliminary development plan depicting trees and landscaping around
the internal parking areas.

0S.6 — The parking is situated internally for the group residential developments
and the waste is likewise located away from the single-family residences to
provide an adequate buffer.

0S.11 — As shown on the preliminary development plan, the internal streets will
include trees.

0S.12 — The light fixtures will be compatible with the style, material, color and
scale of the project.

0S.13 — The Applicant will actively seek to avoid any light infringing upon
neighboring properties and/or private spaces.

As such, the Applicant submits that this application complies with the Multi-
Family Design Standards as detailed herein above and on Exhibit A.

Conclusion

In sum, we submit that our proposal is in harmony with the Multi-Family Design
Standards and that the variance request is approvable for the reasons provided herein.

Thank you in advance for your consideration.

TON A WOODALL
SCOTT A. SCHUETTE

JAW/ss
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