




MAP AMENDMENT REQUEST (MAR) APPLICATION

Record ID: PLN-MAR-20-00001  Filing Received: 01/06/2020 Pre-Application Date: 12/20/2019 Filing Fee: $500.00

Applicant: 

SCHILLING PROPERTIES, 222 WALTON AVE, LEXINGTON, KY 40502

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

Owner(s):

SCHILLING TYLER LEE TTEE, 222 WALTON AVE, LEXINGTON, KY 40502

Attorney: 

RICHARD V. MURPHY, 250 WEST MAIN ST, STE 2510, LEXINGTON, KY 40507 PH: (859) 233-9811

2. ADDRESS OF APPLICANT'S PROPERTY

706 AURORA AVE, LEXINGTON, KY 40502

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

Acreage

NetUse

Requested

ZoningUse

Existing

Zoning Gross

0.061 0.095B-1R-1D

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

median income?

If yes, how many units?

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

12 months?

o YES   þ NO

   þ YES   o NO

o YES    NO

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:  LFUCG

 LFUCG  Storm Sewers:

 Refuse Collection:

 Sanity Sewers:  LFUCG

 LFUCG

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

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

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 NON-RESIDENTIAL / 
MIXED-USEIf residential, provide the proposed density

VACANT BUSINESS EXPANSION
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STAFF REPORT ON PETITION 
FOR ZONE MAP AMENDMENT 
PLN-MAR-20-00001: SCHILLING PROPERTIES

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

Acreage: 0.061 net (0.095 gross) acres
Location: 706 Aurora Avenue

EXISTING ZONING & LAND USE

Subject Property
To North
To East
To South
To West

R-1D
B-1

R-1D
R-1D
B-1

Vacant
Restaurant / Office
Single Family Dwelling
Single Family Dwelling
Parking Lot / Vacant

Roads -  Aurora Avenue is a local roadway that extends southeast from Walton Avenue to a deadend, east of Richmond Avenue. 
TWalton Avenue is a minor arterial roadway that extends southwest from Winchester Road to E. Main Street and experiences 7,500 
average daily trips (ADT). Access to the property is proposed from Walton Avenue with oneway movement to egress onto Aurora 
Avenue. 

Curb/Gutter/Sidewalks - Aurora Avenue and Walton Avenue currently have curb, gutter and sidewalk facilities. The sidewalks along 
the roadways currently measure four (4) feet in width.

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

Storm Sewers - The subject property is located within the Town Branch watershed. Storm sewers do exist in this portion of the Urban 
Service Area. Additional facilities may be required for the redevelopment in this general area to address water quality.  Any such 
improvements shall be designed and constructed in accordance with the LFUCG Engineering Manuals.  There are no FEMA Special 
Flood Hazard Areas or known flooding issues along these properties. 

Sanitary Sewers - The subject property is located within the Town Branch sewershed.  The property is served by the Town Branch 
Waste Water Treatment Facility, located on Lisle Industrial Avenue, southeast of New Circle Road. Improvements to the sewer have 
been made in the vicinity by the LFUCG.  No further improvements are necessary to accommodate the proposed use of the subject 
properties. Sanitary sewer capacity will need to be verified by the Capacity Assurance Program (CAP) prior to certification of the final 
development plan. 

Refuse - The Urban County Government serves this area with refuse collection on Tuesdays. 

Police -The nearest police station is the main headquarters, located approximately one mile to the northwest on East Main Street.  

Fire/Ambulance - The subject property is served by Fire Station #1, located approximately one mile to the northwest of the subject 
property on E. Third Street, between North Martin Luther King Boulevard and Elm Tree Lane.  Fire Station #5 is also located in close 
proximity to the subject property, approximately one mile to the southeast, at the intersection of Woodland Avenue and East Maxwell 
Street.

Transit - LexTran service is available nearby the subject property along Winchester Road. Inbound and outbound service is available 
on Route #10 within a half mile of the subject property.  

Parks - Currently, there are several parks nearby the subject property. The closest park is the Isaac Murphy Art Garden located 
less than 1/4 mile to the northwest. Bell Place a historic house owned by the City of Lexinton, is also located just over 1/4 mile to the 
southwest.  

DESCRIPTION OF ZONE CHANGE

URBAN SERVICE REPORT

PROPERTIES ZONING EXISTING LAND USE
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PLACE-TYPE
The Enhanced Neighborhood Place-Type 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 should add to the sense of place. Incorporating multi-modal 
connections is crucial to neighborhood success and viability.

Primary Land Use, Building Form, & Design
Primarily neighborhood-serving commercial uses, services, places of employment, and/or a mix of uses within low 
to mid-rise structures appropriately scaled to the surrounding neighborhood. Mixed-use structures can include a 
mix of residential, commercial, services, and/or employment uses, and an activated and pedestrian-scale ground 
level should be provided.  Developments with a residential component are generally non-residential on the ground-
floor with units above, providing opportunities for live/work arrangements. The retail/service options typically 
include boutique-type establishments, neighborhood restaurants or pubs, and/or neighborhood-serving services 
like dentists, daycares, etc., and the places of employment are small offices.  

Transit Infrastructure & Connectivity
Bicycle and pedestrian connections to adjoining neighborhoods, and buildings oriented to the street are required to 
ensure the non-residential enhances nearby neighborhoods by creating a truly walkable environment.  

Parking
Parking should be minimized and where necessary, located internally.

PROPOSED ZONING
This zone is intended to accommodate neighborhood shopping facilities to serve the needs of the 
surrounding residential area.  Generally, they should be planned facilities and should be located as 
recommended in the Comprehensive Plan.  This zone should be oriented to the residential neighborhood, 
and should have a roadway system which will be adequate to accommodate the anticipated vehicular traffic. 

B-1

The applicant has held two meetings with the Mentelle Neighborhood Association, but should provide 
greater information regarding details of their meetings.

The applicant is seeking to expand the footprint of the Blue Door Smokehouse building, so to increase the 
kitchen and restroom facilities. The applicant is also seeking to improve the impact of on-street parking 
within the surrounding neighborhood by providing additional off-street parking. Other improvements 
along the frontage of 226 Walton Avenue will include modernized pedestrian facilities.

The applicant is seeking a zone change from the Single Family Residential (R-1D) zone to the Neighborhood Business 
(B-1) zone for the property located at 706 Aurora Avenue. The zone change application is seeking the enlargement of 
the commercial zoning to allow for the expansion of the current footprint of the Blue Door Smokehouse building. The 
applicant is also seeking to update their development plan to address pedestrian mobility around the site, and vehicular 
movement through the site, while also increasing the available off-street parking.
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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 indicates that the proposed rezoning and the associated development are in agreement with 
the Goals and Objectives of the 2018 Comprehensive Plan. They state that by allowing a modest expansion 
of this neighborhood restaurant, and by improving pedestrian and parking facilities, the proposal enhances 
the quality of life and promotes a successful, accessible neighborhood, as called for in the Comprehensive 
Plan’s mission statement, while also supporting infill and redevelopment as a strategic component of growth 
(Theme A, Goal #2 and Theme A, Goal #2.a). Further, they state that the expansion of the existing one-story 
structure will remain in line with the existing building, and will respect the built context and design features 
of the surrounding development, remaining compatible with the existing urban form (Theme A, Goal #2.b). 
The current restaurant provides a location for positive and safe social interactions in the neighborhood 
(Theme A, Goal #3.b) and proposed sidewalk and parking improvements will enhance the neighborhood. 
The applicant states that the established restaurant coupled with increased pedestrian facilities will help de-
emphasize single-occupancy vehicle dependence (Theme B, Goal #2.d, Objective Theme D, Goal #1.a).

Additionally, neighborhood-oriented businesses that are walkable provide entertainment and other quality 

PROPERTY & ZONING HISTORY
The subject property was originally platted together with what is now 226 Walton Avenue (Cabinet E, Slide 
177 Morningside Addition Lot 185). At that time, the whole of the property (706 Aurora Avenue and 226 
Walton Avenue) was addressed as 706 Aurora and included a one and a half story house (1934 Sanborn 
Fire Insurance Map). Between 1934 and 1958, a one-story commercial structure was added to the portion 
of the property fronting on Walton, and addressed 226 Walton Avenue (1958 Amendment to the Sanborn 
Insurance Map). The inclusion of the two structures on a singular lot led to the eventual subdivision of 
the lot, which created a very small and constricted residential lot behind a commercial lot. Recently, the 
structure on the subject property was demolished, leaving the lot vacant.  

The zoning in the area surrounding the subject property has historically been a mix of residential, 
commercial, warehousing, and industrial. The land use patterning and associated zoning follows traditional 
modes of separation based on access to surround infrastructure, particularly railways and roadways. 
Industrial land uses were and continue to be located along Winchester Road and the RJ Corman Railway. 
Less intense uses, like warehousing, buffer residential uses, with neighborhood serving businesses being 
located along collector or arterial roadways. The development of the neighborhood business land uses along 
Walton Avenue occurred gradually, as represented by the Sanborn Fire Insurance Maps, but were instilled in 
the zoning as time moved on.

The nature of the residential zoning in the area experienced three changes over the course of the last 60 
years. In 1969 during the comprehensive rezoning of Lexington, the residential neighborhood extending 
from the rear of the warehousing uses, located along National Avenue, to the rear of the properties fronting 
on E. Main Street were recommended and rezoned to a Low Density Apartment (R-3) zone. In 1975, 
at the request of the neighborhood, the Urban County Planning Commission and Council approved a 
downzoning for the area from the R-3 zone to the Two-Family Residential (R-2) zone(MAR-75-09). In 
1998, the neighborhood again requested that the Planning Commission and Council initiate and approve 
a downzoning from the R-2 zone to a Single Family Residential (R-1D) zone for a portion of the previously 
rezoned area, which includes the subject property (MAR 98-49). The R-1D zone was approved as it 
conformed closer to the lot sizes of the area.  

The subject property is located within the defined Infill and Redevelopment Area, as such the “small lot” 
provisions apply to this property. Per Article 4-1(c) of the LFUCG Zoning Ordinance, 706 Aurora Avenue 
does not constitute a non-conforming lot.   
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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 Lexington-Fayette Urban County community in hopes of developing a better built environment. 
The applicable criteria are defined 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 
expand the currently operating restaurant, characterized as a Low Density Non-Residential / Mixed-Use 
Development Type. Staff concurs with the applicant’s assessment of the Place-Type and agrees that low 
density non-residential development can be appropriate for the subject property within a Neighborhood 
Business (B-1) zone. 

While staff agrees with much of the justification provided by the applicant, there are a few areas of concern 
as to how the applicant has applied the development criteria.

1. Site Design, Building Form and Location
Despite compliance with the majority of criteria for Site Design, Building Form and Location, there are 
three areas of concern that the applicant should expand upon. The 2018 Comprehensive Plan stresses the 
need to place a greater emphasis on the development of place, while also creating a more pedestrian-friendly 
atmosphere. This is specifically important with the development of the portions of the subject property 
along Walton Avenue and Aurora Avenue. Staff recognizes that the proposed layout increases pedestrian 
safety at this location. However, both the current layout and the proposed layout along the Walton Avenue 
frontage emphasizes an auto-centric mobility pattern. By utilizing this portion of the property as parking 
and an egress point for grab and go customers, the applicant does not give preference to pedestrians, but 
focuses more heavily on the traveling public. Staff would like to see a greater focus on placemaking and 
pedestrian orientation. The applicant should modify their plan or expand upon how they are meeting 
Placebuilder Criteria A-DS5-3: Building orientation should maximize connections with the surrounding 
area and create a pedestrian-friendly atmosphere, and A-DS7-1: Parking should be oriented to the interior 
or rear of the property for non-residential or multi-family developments. 

Furthermore, the applicant has indicated that B-SU11-1: Green infrastructure should be implemented in 
new development, is not applicable for this development. As this development is increasing the overall 
utilization of the property, the applicant should utilize green infrastructure on-site or expand upon how it is 
not possible.

2. Transportation and Pedestrian
The proposed rezoning meets the criteria for Transportation and Pedestrian. The applicant has made an 
concerted effort to improve the pedestrian infrastructure and update the traffic and parking movement on 
site.  

3. Greenspace and Environmental Health
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, and adds landscape buffers and 
street tree canopy.  

of life opportunities that attract young and culturally diverse professionals and a workforce of all ages and 
talents to Lexington (Theme C, Goal #2.d). 

The staff agrees with these aspects of the applicant’s proposal and that these goals and objectives can be met 
with the proposed development. 

CONDITIONAL ZONING RESTRICTIONS
In an effort to alleviate some of the potential adverse impacts on the adjacent residents, staff recommends 
the restriction of some uses that would otherwise be available in the B-1 zone. Staff recommends prohibiting 
drive-through facilities, and stand alone parking lots. Additionally, staff recommends that there shall be no 
outdoor speaker systems, and all lighting on the subject property shall be no taller than 10 ft in height, and 
shall be shielded and directed downward. 
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STAFF RECOMMENDS: APPROVAL, FOR THE FOLLOWING REASONS:

1. The requested Neighborhood Business (B-1) zone is in agreement with the 2018 Comprehensive Plan’s 
Goals and Objectives, for the following reasons:
a. The proposed rezoning supports infill and redevelopment as a strategic component of growth 

(Theme A, Goal #2 and Theme A, Goal #2.a). 
b. The expansion of the existing one-story structure will remain in line with the existing building, 

and will respect the built context and design features of the surrounding development, remaining 
compatible with the existing urban form (Theme A, Goal #2.b).  

c. The proposed development provides a location for positive and safe social interactions in the 
neighborhood (Theme A, Goal #3.b) and those proposed sidewalk and parking improvements will 
enhance the neighborhood (Theme D, Goal #1.d). 

d. The proposed enhancement of the restaurant along the edge of an established and walkable 
neighborhood, helps de emphasize single-occupancy vehicle dependence (Theme B, Goal #2.d). 

e. The proposed neighborhood business zone can provide for entertainment and other quality of life 
opportunities that attract young and culturally diverse professionals to Lexington (Theme C, Goal 
#2.d).

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 increases safe pedestrian mobility and provides a 
neighborhood use.  

b. The proposed rezoning includes safe facilities for the potential users of the site by prioritizing 
the inclusion of safe pedestrian facilities. These improvements address the Transportation and 
Pedestrian Connectivity development criteria of the 2018 Comprehensive Plan.

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, and adds tree canopy 
coverage in the form of street trees and landscape buffers.  

3. Under the provisions of Article 6-7 of the Zoning Ordinance, the following use restrictions are 
recommended via conditional zoning:
a. Prohibited Uses:

i. Drive-Through Facilities 
b. Outdoor speakers or the amplification of live music shall be prohibited on the subject property.
c. Lighting shall be a maximum of 10 feet in height and shall be shielded and directed away from the 

neighborhood adjacent to the property.
These restrictions are appropriate and necessary for the following reasons:

1. To reduce the potential impact of allowable neighborhood business uses on the adjacent 
neighborhood.

2. To reduce the potential impact of lighting and sound on the adjacent neighborhood. 

4. This recommendation is made subject to approval and certification of PLN-MJDP-20-00003: 
Morningside Addition (Blue Door Smokehouse Expansion), prior to forwarding a recommendation to 
the Urban County Council.  This certification must be accomplished within two weeks of the Planning 
Commission’s approval.

HBB/TLW
2/5/2020
Planning Services/Staff Reports/MAR/2020/PLN-MAR-20-00001 SCHILLING PROPERTIES.pdf
















