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THE OFFICE OF LINDA GORTON, RN

COUNCIL MEMBER —- AT LARGE
LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT

MEMORANDUM

TO: Council Members

FROM: Linda Gorton /&

CC: Rebecca Langston, Council Administrator

Paul Schoninger, Staff to Council II
DATE: March 4, 2008

SUBJECT: INFILL AND REDEVELOPMENT

The issue of Infill and Redevelopment has been moved into the Planning Committee and will be
heard on March 18", To allow everyone adequate time to read all of the information before the
issue is heard, you will find the information attached. Many thanks.

Lexington-Fayette Urban County Government 200 East Main Street Lexington, KY 40507 (859) 258-3200
FAX (859) 258-3838
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Background: In 2000, the Lexington-Fayette Urban County Government created an Infill/Redevelopment Steering
Committee formed of elected and appointed officials, development and neighborhood interests and LFUCG staff. Under
this committee’s efforts, a residential infill and redevelopment study was completed in 2001 to address many concerns
regarding inappropriate infill and redevelopment in older neighborhoods. The 2007 Planning Commission decision not to
approve any expansion of the Urban Service Area increased community interest in exploring greater use of innovative
techniques to encourage increased and accelerated use of infill and redevelopment. The Infill and Redevelopment
Steering Committee of the Urban County Council created three Task Forces to study and review aspects of infill and

redevelopment: Quality of Life, Quality of Place, and Quality of Process. Each Task Force was charged with developing a
report on its subject area for the Steering Committee,

Proposed Mission Statement:

To recognize and improve an effective, efficient, and rational process that allows the Infill and Redevelopment
Program to address the outstanding infill and redevelopment challenges facing our community by:

a) Educating ourselves and others about the infill and redevelopment processes in our community,
carefully defining the problems involved, and finding solutions,

b) Managing the most efficient use of participants’ time, efforts, and resources,

C) Producing recommended actions for consideration by the governing bodies involved, and

d) Advocating for those recommendations resulting in their successful implementation.

Organizational Flow Chart

Steering

Early efforts were directed at defining Committee

the issues assigned to each respective
task force and in creating a problem-
solving process based generally on the
“Toyota Model.”

Core
Committee

/Qualitv of Place Task Force \ /Quality of Process Task ForcA / Quality of Life Task Force \

SCOPE: To identify and evaluate issues

related to infrastructure and visual
character.

TASKS: Streetscape, Corridors
Gateways, Public Plazas, ADA design,
walkways, Traffic, Utilities, Sewers,
Maintenance Issues, Carry Capacities,
Complete Streets (Cars, Bus Travel, Bike

Paths, Walking)

/

Engineering, Sanitary Sewers,
Traffic, Parks and Rec,
Planning, PW Commissioner,
Finance Commissioner, Public
Utilities.

o _/

LFUCG Staff

SCOPE: To identify and evaluate
issues related to regulatory
processes and definition of
household.

TASKS: Regulatory process, vision/
strategy, Private realm: Regulations

/

LFUCG Staff

Building Inspection, Fire,
HPC, Engineering, Sanitary
Sewer, Solid Waste, Law,
Planning.

\_ _/

@sition/ Land Bank, Fagade Rehab

SCOPE: To identify and evaluate issues
related to mixed income housing,
affordable housing and infill and
redevelopment incentives.

TASKS: Smart Growth Density,
Redevelopment Scope, Funding
Mechanisms, Gap Financing, Land

)

LFUCG Staff

Community Development,
Historic Preservation,
Finance, Code
Enforcement, Planning.

o _/
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PROBLEM STATEMENT

Lexington stands poised at a unique moment in its history. A city that has always prided itself
on its progressive development policies, including the establishment of the nation’s first urban
growth boundary in 1958, now has the opportunity to fully capitalize on its unique culture,
economy and physical landscape. Through a proactive approach, the city can preserve

the surrounding Bluegrass landscape that provides its cultural identity, can more efficiently
utilize existing infrastructure, can better protect established neighborhoods from unwanted
development pressures and can set new standards for well designed, sustainable development.

An underlying premise of prolonged debate in the 2007 Comprehensive Plan Update was that
development should occur within the established Urban Service Boundary (USB), and infill
development should occur within the vacant or underdeveloped parcels before additional land
is included in the expansion of the USB. To effectively meet the desired effect of increased
infill and redevelopment, strategies are needed that can incent and encourage builders and
developers to look “inward “for infill projects. These projects have traditionally had more
difficulty attracting development interest due to what are perceived as oftentimes onerous and
cumbersome permitting, regulatory and land assemblage issues. The recommended infill and
redevelopment strategies described on the following pages will enable infill and redevelopment
to occur through community education, development incentives, regulatory changes, process
improvements and design approaches to achieve better neighborhoods and communities.

The recommendations are based on the underlying premise that all parts of Fayette County
within the Urban Service Boundary should be included when considering new regulations

or modification of existing regulations pertaining to infill and redevelopment, but that when
considering incentives of any kind the primary focus should be on the area in and near
downtown. Any specific proposals should take into account the significant differences and
consequent differing needs in three broad geographic areas: in and near downtown; inside and
immediately adjacent to New Circle Road; beyond New Circle Road and inside the Urban Service
Boundary.

As Lexington-Fayette Urban County Government (LFUCG) undertakes this intiative to promote
infill and redevelopment, it will require significant changes in growth patterns, trends, designs
and processes. The following set of recommendations recognizes that we must be realistic
when addressing differing conditions of age and context within the USB, a growth management
tool that has withstood decades of debate and challenges and has defined development
patterns. The rewards of an urban infill and redevelopment program will entail some risks and
will require some changes in the way we think about and process urban development projects,
but the payoffs should be substantial and significant.
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I S S U E S Opportunity & Problem Statement

This is where innovation and opportunity can come together. Higher densities, different product types and
new development standards, combined with a focus on emerging markets, affordability and sustainable
communities, can turn unattractive infill sites into profitable opportunities for builders that understand

and can meet the critical housing needs. To understand the physical opportunity within the Urban Service
Boundary (USB), the following categories of “infill and redevelopment opportunity” were identified:

o] Vacant Land (includes surface parking lots)

o

Unoccupied Structures

o] Underutilized Property (partially occupied, demonstrating
significant renovation need)

The Division of Planning recently carried out a city-wide survéy of these categories of potential infill and
redevelopment properties. This analysis generated the following quantifications:

o) Acres in Downtown = 116 acres
o] Acres outside of Downtown, but near New Circle Road = 568 acres
0 Acres outside New Circle Road but within the USB = 4011 acres

It is estimated that this acerage could accommodate over 14,000 housing units, over 50,000,000 sq. ft. of
office/commercial/retail and almost 100,000,000 sq. ft. of industrial, warehouse and research space, under
the current Comprehensive Plan. According to the 2007 LFUCG Comprehensive Plan, Lexington-Fayette
County is expected to grow by approximatley 30,000 people by 2030, The key will be to determine the
appropriate locations for infill and redevelopment and to set a policy framework to guide new development.

To move quickly towards a guiding policy framework for growth management, the following categories of
“Character Areas” were defined:

Neighborhoods

Characteristics

Predominantly residential areas
with issues of historic preservation,

: voompatlble development and

conservation.

The system of “hubs and spokes”
that link Neighborhoods and Centers
-and define the city’s transportatlon
network.

The major commercial and cultural
centers of the city. They include
Downtown and several other
Regional Centers, with smaller-scale
activity Town Centers and
Neighborhood Centers.

Issues & Examples

Examples include East End,
Landsdowne-Mernck, GardenSIde and

~‘Hartland: :

Strategies in these corridors are two-fold:
to support the creation or enhancement
of Centers at accessible locations along
the Corridors and to support a unified

* plan of multi-moda ‘transportation, access

management, streetscapes and gateways.
Examples include Richmond Road,
Broadway, Versailles Road.

Many existing centers could be retrofit-
ted in a more pedestrian-friendly manner,
These Centers are the likely locations of
mixed-use development over time. Exam-
ples include Nicholasville Road, Turfland
Mall and Romany Road.
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Character Area Map

Downtown

Regional Centers

- Neighborhood Comidors

D Neighborhoods

| Industry

Policy Recommendations
Land Use and Design:

Land use and design considerations define the
physical and functional character of our community.
Efforts to ensure proactive planning and design
standards can raise the bar of expectation and the
quality of place.

Site Design Standards: In priority Centers, LFUCG
should create and institutionalize a set of Site Design
Standards that encourage pedestrian-oriented development.

Transitional Requirements: Within the transitional areas
between Centers and Corridors and Neighborhoods, LFUCG
should establish standards that mandate minimum buffers, : ———
create transitional height planes and establish compatibility Typical Signage
with surrounding neighborhoods.

Signage Standards: In areas of commercial and mixed use redevelopment, unified private
signage of a common vocabulary and standardized location and size could be encouraged
and billboards could be eliminated or minimized. Implementation of the previously adopted
ordinance on amortization of non-conforming signs should be reconsidered by LFUCG.
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Historic Structures: Identification of additional potential historic resources should be carried
out and regulatory and financial incentives to preserve or adaptively re-use these structures
should be encouraged.

Environment:

Environmental Standards create a unified document policy framework and standards
that encourage the highest level of environmental sustainability, including:

1) Reducing pollution from construction

activities by controlling soil erosion.

2) Avoiding development of inappropriate

sites.

3) Channeling development to urban areas

with existing infrastructure.

4) Rehabilitating damaged sites where

development is complicated by economic

development.

5) Reducing pollution and land development
impacts from automobile use.

6) Preserving existing natural areas and
restoring damaged areas.

7) Providing a high ratio of open space to Brownfield Example
development footprint.

8) Limiting disruption of natural hydrology by reducing impervious cover, increasing
on-site infiltration, and managing stormwater runoff, including removing

poliutants from runoff.

Environmental Incentives: Infill and redevelopment efforts should publicize available tax
credits and financial incentives associated with sustainable development and should explore
locally-based incentives for green building.

Brownfields & Greyfields: LFUCG should develop a comprehensive program to identify
potential brownfields suitable for infill and redevelopment.

Shared Detention Facilities: Strategies that encourage the construction of shared detention
facilities should be adopted.

Versailles Road Before Versailles Road After Infil/Redevelopment
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Infrastructure, Public Facilities & Utilities:

& primary congideration for nfill and redeveiopmant is the guantity an
vublic infrastruchnre. These often-overinoked facilities need study,
ongoing maintensnce funds.

Utilities: As public improvements and redevelopment occur, programs that encourage the
burial, relocation or minimization of existing utility lines should be considered.

Maintenance Funds: Capital budgets should be increased for the study and maintenance of
existing infrastructure systems.

Public Facilities Provision: LFUCG departments should create specific financial, locational
and functional standards for the provision of public facilities, including those ensuring adequate
access.

Growth Modeling: LFUCG should refine its ability and decision-making process for planning
infrastructure systems by developing a
GIS-based tracking and modeling system
for development and infrastructure.

Transportation:

Transporiztion plays z levge role in
connecting people to cach other and
to jobs and services. More effort
needs to be directed {o encourage
multi-modal networks and more
humane physical character.

Access Management Standards:
Standards should be refined and adopted
that establish access management .
strategies, including shared curb-cuts,
inter-parcel access and other technical
considerations. Standards should
recognize differences in urban and
suburban locations.

Street Framework Studies: LFUCG
should explore the creation of “street
framework studies” for new development,
to include consideration of new local street
connections that create more connected,
walkable developments. Along corridors,
opportunities for additional parallel roads . :
serving local traffic should be identified. Southland After Infill/Redevelopment

Traffic Calming: Measures that discourage cut-through traffic and narrow the perceptible
width of larger streets should be considered to help protect established neighborhoods.

Parking Requirements: LFUCG, and the Lexington Parking Authority, should consider
established “pedestrian pocket” and “transit-oriented development” parking requirements in

appropriate areas as well as standards for architectural design and landscape buffering for all
parking lots and structures.
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Transit Facilities: LexTran and LFUCG should continue to work together to find opportunities 10
for new transit service while reducing travel times on existing routes, including transit shelters,
improved signage, new circulators and Park and Ride lots.

Bike & Ped Facilities: LFUCG should continue to expand and refine the recent Pedestrian

and Bicycle Plan and should include bike and pedestrian standards within the “Complete Streets
Standards.”

Public Space:

The guality of ow
tha streels, stres
proactive afforts o

yaioal wsmws@mem is shaped by the guality of the w&ﬁﬁs& s@&gﬁ%"
; : 5 %’:%m%ta: senecth ouy community, M
w are needed.

Streetscape Standards: As part of the development of "Complete Streets Standards,” LFUCG
should develop guidelines for adequate planting strips, street furnishings ,landscape species and
hardscape materials.

Parks and Open Space Standards: LFUCG should update and implement quantifiable standards

Public Space Projects: Potential public space projects include streetscapes within Centers,
Corridors and Neighborhoods, new greenways linking major destinations along environmental
features and travelways, new parks and plazas within Centers and the installation of community
gateways, landmarks and public art.

Maintenance: New public space projects should be mindful of maintenance considerations of
cost, installation, durability, and material.

Implementation Structure: To accentuate “place,” LFUCG will need to be much more

aggressive and proactive with a program of streetscapes, greenways, parks, plazas, landmarks
and public art.

Affordability and Density:

The acceptance of increased density, in the right locations, is 8 key facet of infill
and redeveiopment. However, ssfeguards shoud! be considered that encourage
diversity and undue burden on public services and that ensure housing affordability
as iand prices escalate with market demand.

Household/students: One highly specific issue within the general topic of infill and

redevelopment is inappropriate density of student housing that negatively impacts a
neighborhood.

Overall Housing Affordability:

Adopted policies should encourage the availability of affordable housing to all economic
segments of the community’s population, promote a variety of residential densities and housing
types and encourage the preservation of existing housing stock.

Low-income and Moderate-income Housing Affordability: A number of strategies
and incentives should be used to encourage the increased availability of low-income housing
and moderate-income housing. LFUCG should make efforts to ensure that people who have
historically lived in a neighborhood be able to continue to live in the neighborhood after
redevelopment has occurred. The creation of a Land Bank Program should also be pursued.

INFILL & REDEVELOPMENT STEERING COMMITTEE |
EXECUTIVE SUMMARY |

LEXINGTON FAYETTE URBAN COUNTY GOVERNMENT
MARCH 11TH, 2008




General Incentives 1

LFUCG should consider financial and regulatory incentives that would help “level the playing
field” for infill/redevelopment sites, including:

Live Where You Work Program - publicizing the existing program, and revising the guidelines
and requirements to encourage more participation;

Small or Irregular Lots - allowing greater flexibility in setbacks, lot sizes and other requirements
for infill areas, provided they are compatible with surrounding context;

Federal & State Historic Tax Credits - publicize and support applications for tax incentives;
-Tax Abatement - consider programs that abate local taxes for infill/redevelopment projects;

Tax Increment Financing - utilize the innovative funding tool to incentivize prime redevelopment
areas that need significant upfront infrastructure and environmental improvements

Other Incentives: Incentives should also be considered for relocating industrial uses to more
appropriate locations, to facilitate the use of street-level space that maximizes pedestrian
orientation and to help reface storefronts, particularly along Corridors.

LFUCG should also consider local designation and possible financial incentives for buildings that
meet approved “green” standards. A tax to discourage continuation of vacant and blighted
properties should also be considered.

Finally, LFUCG should promote quality housing and the rehabilitation of existing housing through
incentives.

Process Diagram

The Administrative Process:

Form-Based Codes - support form-based zoning classifications that encourage mixed uses but
provide architectural guidelines;Parking Regulations Review - encourage parking incentives,
arrangements for shared parking and parking reductions in appropriate areas.

Expedited Permitting Process: LFUCG should expand the current Building Inspection

tracking program to incorporate a multi-agency electronic permit and tracking program that
effectively tracks an infill project from the initial stage to permit.

Reduced Carrying Costs: LFUCG should investigate possible ways to reduce the carrying
cost of infill and redevelopment projects.

Staff-level Approvals: All appropriate entities related to development should recommend
ways to increase the scope of staff-level approvals, subject to all appropriate considerations for
public participation and due process.
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H-1 Overlay / Board of Architectural Review: A need exists for review and for better 12
education and public awareness of the process by which historic districts are created, and of
the process and standards used by the Board of Architectural Rewew (BOAR) to consider the
appropriateness of projects in those districts.

Utilities Review and Approval: LFUCG should
consider adding appropriate language that improves
its position vis-a-vis the utilities when new franchise
agreements are negotiated.

Code Enforcement: Code enforcement approvals,
inspections and regulatory enforcement should

be adhered to in the strictest interpretation of the
ordinances, to ensure that developments meet the
standards and quality for safe and sustainable projects.

Implementation: " Public Education

Comprehensive Education Strategy: A comprehensive education and outreach effort
for residents, neighborhoods, the development community and others about all aspects of
infill and redevelopment strategies and incentives will be required to ensure sufficient public
understanding and support.

Code of Ordinances Review: A review of the regulatory framework of the zoning ordinance
and subdivision codes will be necessary to ensure that the codes and regulations encourage or
provide incentives rather than discourage the desired effect of infill and redevelopment.

Staffing: Implementation of many of these recommendations depends on adequate staffing.
Additional Studies:

Comprehensive Plan: While the updating of the Comprehensive Plan will not be complete
until 2012, additional short-term studies and Small Area Plans can lay the groundwork for the
more comprehensive strategy. These efforts can refine potential Character Areas and land use

policy and could include an economic base analysis. Implementation of the existing Downtown
Master Plan should be a priority.

Infrastructure Studies: The quality and quant|ty of necessary infrastructure systems
s a critical success factor for encouraging new infill and redevelopment Comprehensive
assessments of existing conditions and the creation of capacity models should be completed.

Transportation Studies: Federal transportation legislation mandates procedures for
conducting a continuing, cooperative and comprehensive multimodal transportation planning
process in metropolitan urban areas such as Lexington. Following these procedures, effort
should be directed towards multi-modal projects, including “cross-artery” improvements,
transit enhancements/expansmn, and unified wayﬁndlng

: fCorridor Studles. Corrldors help deﬁne
links in the transportation network. and the

redevelopment ‘Comprehensive land use and transportatlon plans, mcludlng detalled publlc .
improvements, should be ¢ developed for priority Corridors.

|c "dentlty of the c‘ 'ithey are crltlcal

Housing Affordability Study: LFUCG should develop a comprehensive strategy for housing
affordability that would address housing market demands.
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Infill and Redevelopment Steering Committee Recommendations

Problem Statement

Lexington stands poised at a unique moment in its history. A city that has always prided itself
on its progressive development policies, including the establishment of the nation’s first urban
growth boundary in 1958, now has the opportunity to fully capitalize on its unique culture,
economy and physical landscape. Through a proactive approach, the city can preserve

the surrounding Bluegrass landscape that provides its cultural identity, can more efficiently
utilize existing infrastructure, can better protect established neighborhoods from unwanted
development pressures and can set new standards for well designed, sustainable development.

An underlying premise of prolonged debate in the 2007 Comprehensive Plan Update was that
development should occur within the established Urban Service Boundary (USB), and infill
development should occur within the vacant or underdeveloped parcels before additional
land is included in the expansion of the USB. The recommended infill and redevelopment
strategies described below will enable infill and redevelopment to occur through community
education, development incentives, regulatory changes, process improvements and design
approaches to achieve better neighborhoods and communities.

Abbreviated Proposed Recommendations

Land Use and Design:

« Site Design Standards: Create and institutionalize a set of Site Design
Standards that encourage pedestrian-oriented development.

« Transitional Requirements: Within the transitional areas between Centers and
Corridors and Neighborhoods, LFUCG should establish standards that mandate
minimum buffers, create transitional height planes and establish compatibility
with surrounding neighborhoods.

« Signage Standards: In areas of commercial and mixed use redevelopment
create unified private signage standards. Consider the implementation of the
previously adopted ordinance on amortization of non-conforming signs

« Historic Structures: Identification of additional potential historic resources
should be carried out and regulatory and fi nancial incentives to preserve or
adaptively re-use these structures should be encouraged.

Environmental Standards:
« LFUCG should create a unified document incorporating policies and standards
that encourage the highest level of environmental sustainability.
» Environmental Incentives: Infill and redevelopment tax credits and financial
incentives associated with sustainable development and should explore locally-
based incentives for green building.

Infrastructure, Public Facilities & Utilities:
« Maintenance Funds: Capital budgets should be increased for the study and
maintenance.
« Growth Modeling: for planning infrastructure systems by developing a GIS-
based tracking and modeling system for development and infrastructure.



Transportation:

Public Space:

Street Framework Studies: include consideration of new local street
connections.

Parking Requirements: LFUCG, and the Lexington Parking Authority, should
consider established “pedestrian pocket” and “transit-oriented development”
parking requirements.

Bike & Ped Facilities: LFUCG should continue to expand and refine the recent
Pedestrian and Bicycle Plan.

Streetscape Standards: develop guidelines for adequate planting strips, street
furnishings ,landscape species and hardscape materials.

Parks and Open Space Standards: LFUCG should update and implement
quantifiable standards for the provision of parks and open spaces.

General Incentives

Tax Abatement - consider programs that abate local taxes for
infill/redevelopment projects;

Tax Increment Financing - utilize the innovative funding tool to incentivize
prime redevelopment

areas that need significant upfront infrastructure and environmental
improvements;

Form-Based Codes - support form-based zoning classifications that encourage
mixed uses but provide architectural guidelines;

Parking Regulations Review - encourage parking incentives, arrangements
for shared parking and parking reductions in appropriate areas.

The Administrative Process:

Expedited Permitting Process: LFUCG should expand the current Building
Inspection tracking program to incorporate a multi-agency electronic permit and
tracking program.

H-1 Overlay / Board of Architectural Review: Review H-1 Overlay process,
and standards used by the Board of Architectural Review (BOAR).

Code Enforcement: Code enforcement approvals, inspections and regulatory
enforcement should be adhered to ensure that developments meet the standards
and quality for safe and sustainable projects.

Implementation:

Comprehensive Education Strategy: A comprehensive education and outreach
effort for residents, neighborhoods, the development community.

Code of Ordinances Review: A review of the regulatory framework of the
zoning ordinance, subdivision codes and other ordinances.

Staffing: Implementation of many of these recommendations depends on
adequate staffing.

Additional Studies:

Infrastructure Studies: Comprehensive assessments of existing conditions and
the creation of capacity models should be completed.

Corridor Studies: Comprehensive land use and transportation plans, including
detailed public improvements, should be developed for priority Corridors.
Housing Affordability Study: Develop a comprehensive strategy for housing
affordability that would address housing market demands.
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LFUCG
Infill and Redevelopment
Steering Committee

Recommendations
February, 2008

Background

Attention to infill and redevelopment has been an important element in our community’s
overall strategy to preserve our green space and rural heritage, and to protect and enhance
our natural and built environment.

In 2000, the LFUCG created an Infill/Redevelopment Steering Committee formed of
elected and appointed officials, development and neighborhood interests and LFUCG
staff. Under this committee’s efforts, a residential infill and redevelopment study was
completed in 2001 to address many concerns regarding the challenges and opportunities
of infill and redevelopment in older neighborhoods. The Infill and Redevelopment
Steering Committee has been operating since that time to ensure that the recommended
strategies of improved regulation, facilitation, incentives, and education are implemented,
and to foster new initiatives related to infill and redevelopment.

The 2007 Planning Commission decision not to approve any expansion of the Urban
Services Boundary increased community interest in exploring greater use of innovative
techniques to encourage increased and accelerated use of infill and redevelopment. The
Infill and Redevelopment Steering Commiittee of the Urban County Council created three
Task Forces to study and review aspects of infill and redevelopment: Quality of Life,
Quality of Place, and Quality of Process. Each Task Force was charged with developing
areport on its subject area for the Steering Committee. In addition, a Core Committee
focused on the overall process. Membership of the Steering Committee, the Core
Committee, and the Task Forces and their respective charges are included in Appendix 1.

The three Task Forces completed their work in December, 2007. The Steering
Committee integrated the work of the three Task Forces and developed a comprehensive
preliminary draft with recommendations that was shared with the public in hard copy, on-
line, and through a public meeting for initial feedback. The Steering Committee then
developed a revised final draft that integrated public comments. That revised draft was
then shared with the public for final comments at a second public meeting.



Overview

These recommendations reflect a desire to promote and encourage all types of
appropriate infill and redevelopment projects, subject to state and federal regulatory
processes, so that these projects are able to accommodate the continuing growth in our
community. The recommendations are based on the underlying premise that all parts of
Fayette County within the Urban Services Boundary should be included when
considering new regulations or modification of existing regulations pertaining to infill
and redevelopment. Relying on the more traditional concepts about where infill and
redevelopment can and should occur would limit the extent of infill and redevelopment
projects and their overall usefulness for our community. However, to preserve and
enhance the present momentum of infill and redevelopment in and near downtown, when
considering incentives of any kind, the primary focus should be on the area in and near
downtown. In addition, it is important to note that any specific infill and redevelopment
proposals need to take into account and respect the gignificant differences and consequent
differing needs in three broad geographic areas: in and near downtown; inside and
immediately adjacent to New Circle Road; beyond New Circle Road and inside the
Urban Services Boundary.

Infill and redevelopment projects have the potential to use available infrastructure more
efficiently, to preserve the natural environment, and to serve as catalysts for more
dynamic, engaging and diverse built environments. These projects can be critical in
rebuilding the fabric of the city, eliminating potential neighborhood deterioration, and
fueling additional reinvestment and activity within the city.

The desire to promote and encourage these projects, however, must be balanced by a
number of other, sometimes competing, considerations. These considerations include:

Consistency and compatibility with existing uses, and contributions to them;
The quality and quantity of available infrastructure;

Affordability of housing;

The design and function of new development;

Positive aspects of the existing regulatory framework.
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All recommendations are thus subject to constraints related to these competing
considerations.

Problem Statement

Lexington stands poised at a unique moment in its history. A city that has always prided
itself on its progressive development policies, including the establishment of the nation’s
first urban growth boundary in 1958, now has the opportunity to fully capitalize on its
unique culture, economy and physical landscape. Through a proactive approach, the city
can preserve the surrounding Bluegrass landscape that provides its cultural identity, more
efficiently utilize existing infrastructure, better protect established neighborhoods from
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unwanted development pressures, and set new standards for well designed, sustainable
development.

An underlying premise of the 2007 Comprehensive Plan Update was that development
should occur within the established Urban Services Boundary (USB), and infill
development should occur within vacant or underdeveloped parcels before additional
land is included in the expansion of the USB. To meet the desired effect of increased
infill and redevelopment, strategies are needed that can incent and encourage builders and
developers to look “inward” for infill projects. These projects have traditionally had
more difficulty attracting development interest due to what are often perceived as onerous
and cumbersome permitting, regulatory, and land assemblage issues.

In outlying areas our local developers and builders have more flexibility in design when
meeting the needs of the marketplace, whereas infill sites come with a regulatory, market
and aesthetic context the builder must work within that is more difficult to change or
alter. Therefore, an entirely different set of development constraints exists. For some
sites the context works just fine and a builder can produce developments that fit right into
the landscape and its surroundings. For other sites, a builder cannot replicate the existing
patterns and have a successful project. Without the ability to be innovative and break
from the established context, many parcels will remain undeveloped or underutilized.

As development has continued to move outward from the central sectors of our
community over the last decades, infill land has been left undeveloped or underdeveloped
along the way. These parcels of land can range from small infill lots to sizeable acres of
land that are available or will become available, such as: Eastern State Hospital; East
Third Street Corridor; The Southend Park Neighborhood; vacant schools and numerous
abandoned, dilapidated, underutilized or vacant industrial, housing and commercial
parcels located within established neighborhoods which have evolved in their own unique
identifiable ways.

As Lexington-Fayette Urban County Government (LFUCG) develops a set of strategies
that promote and encourage infill and redevelopment, significant changes will be required
in development patterns, trends, designs and processes. The following set of
recommendations recognizes that we must be realistic when addressing differing
conditions within the Urban Services Boundary, a concept that has withstood decades of
debate and challenges and has defined development patterns by promoting changes in the
way future development and especially infill development should occur. The rewards of
an urban infill program will entail some risks and require some changes in the way we
think about and process urban development projects, but the payoffs should be substantial
and significant.

The Opportunity

This is where innovation and opportunity can come together. Higher densities, different
product types and new development standards, combined with a focus on emerging
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markets, affordability and sustainable communities, can turn unattractive infill sites into
profitable opportunities for builders that understand and can meet the critical needs. The
recommended strategies described on the following pages will enhance infill and
redevelopment through incentives, regulatory changes, process improvements and design
and development approaches.

Encouraging infill and redevelopment supports public policy objectives to preserve the
distinctive Bluegrass landscape, to more efficiently use available infrastructure, to create
dynamic, pedestrian-oriented districts and to preserve existing residential neighborhoods
from over-development by steering new development into appropriate locations. To
understand the physical opportunity within the Urban Services Boundary (USB), the
following categories of “infill and redevelopment opportunity” were identified:

© Vacant Land (includes surface parking lots)

o Unoccupied Structures

o Underutilized Property (partially occupied, demonstrating significant renovation
need)

The Division of Planning recently carried out a city-wide survey of these categories of
potential infill and redevelopment properties. This analysis, which is illustrated in the
attached maps, generated the following quantifications:

o Acres in Downtown = 116 acres
o Acres outside of Downtown, but near New Circle Road = 568 acres
o Acres outside New Circle Road but within the USB = 4011 acres

The conceptual analysis concluded that these properties could accommodate over 14,000
housing units (including roughly 3,500 Downtown), over 50,000,000 sq. ft. of
office/commercial/retail and almost 100,000,000 sq. ft. of industrial, warehouse and
research space, under the current Comprehensive Plan. These numbers point to the
significant opportunity to accommodate new growth within the USB and the possibility
that some industrial property could be converted to other uses. According to the
Comprehensive Plan, Lexington-Fayette County is expected to grow by approximately
30,000 people by 2030, and current underutilized land could be proactively considered as
an appropriate location for some of this growth. Additional opportunities where
“economic underutilization” occurs (generally areas where the improvement value to land
value is a very small ratio) could also be considered, but as part of more detailed Small
Area Studies that allow for a more careful analysis.

The framework that defines infill and redevelopment opportunities is complex and will
require the cooperation of local government, builders/developers and neighborhoods to
foster a more interactive and involved development environment. The framework for the
recommendations and the opportunities that will be created includes the following
considerations.
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Political Considerations

1. Build public awareness and acceptance through an ongoing educational
campaign.

2. Create an environment of innovation and process improvements with positive
outcomes, and benchmarks to monitor success.

3. Sustain additional staff and financial resources to assist in the implementation
of the infill recommendations.

Development Considerations
1. Make affordable housing a comerstone of infill development with incentives
and development process improvements and a comprehensive strategy for

ensuring affordability. :

2. Create a more level financial and regulatory environment that promotes and
encourages all types of infill and redevelopment.

Marketing Considerations

1. Develop a comprehensive strategy for housing affordability that will assist in
the provision of affordable infill housing while also addressing the need for
housing affordability.

Design Considerations

1. Design sites for livability and functionality.

2. Help new developments fit well into infill neighborhoods.

3. Encourage more investment in the creation of a pedestrian-oriented public
realm.

Regulatory Considerations

1. Develop new development codes that encourage and incent development
within the infill areas and encourage high quality design, but that respect the
inherent differences in geography and Character Areas.

2. Develop processes that promote and encourage innovation and infill.



Policy Framework

The following policy framework was developed to accommodate varying conditions and
varying policy responses through the use of “Character Areas” that reflect diverse
physical characteristics and could include policies and programs tailored to each type of

condition.

Neighborhoeods - predominantly residential areas with issues of historic
preservation, compatible development and conservation. Examples include East
End, Landsdowne-Merrick, Gardenside and Hartland.

Potential Zoning Tools: Conservation overlays for Neighborhoods
(H-1,refined ND-1 and any others) — existing overlays provide tools to
address issues of conservation and compatibility within neighborhoods,
including building setback, building footprints, building forms and
protecting natural resources.

Corridors — the defining system of “hub and spokes” that links Neighborhoods
and Centers and defines the city’s transportation network. Examples include
Richmond Road, Broadway, Versailles Road. Strategies in these corridors are
two-fold: to support the creation or enhancement of Centers at accessible
locations along the Corridors and to support a unified plan of multi-modal
transportation, access management, streetscapes and gateways.

Potential Zoning Tools: Overlay Districts for Corridors (access
management and public space requirements) — within the defining system
of Corridors that create much of the physical image of the city, overlay
districts that address standards of streetscape, landscaping, environment
and access management could be overlaid on existing zoning
classifications to support a unified corridor enhancement program.
Aggressive public improvement projects for priority streetscapes could
leverage private sector investment through the establishment of the
standards.

Centers — the major commercial and cultural centers of the city. They include
Downtown and several other Regional Centers, with smaller-scale activity Town
Centers and Neighborhood Centers. Many existing centers could be retrofitted in
a more pedestrian-friendly manner. These Centers are the likely locations of
mixed-use development over time. Examples include Turfland Mall and Romany

Road.

Potential Zoning Tools: New Zoning Classifications for Centers
(Downtown, Regional, Town, Neighborhood) — a proactive approach to
encouraging the right scale of mixed-use development, compatible with
existing fabric, in the emerging Centers would be creating new form-
based, mixed-use zoning classifications for varying scales of Centers. The
existing “MU” category is an effective tool for individual property
rezoning on a case-by-case basis.
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Unique Districts — these are unique, relatively homogeneous areas of special use
that do not fit within easy categorizations of policy regarding land use and design
(i.e., UK, industrial districts.) These areas are meant to recognize areas of unique
development patterns that would not necessarily be the subject of the general
character areas defined above.

Recommendations

A. 