KENTON COUNTY PLANNING COMMISSION
REGULAR MEETING MINUTES
SEPTEMBER 04, 2025

Vice Chairman Darpel called the meeting to order on September 04, 2025, at 6:15 p.m. and opened the proceedings with
the Pledge of Allegiance, invocation by Commissioner Ryan, and the recording of the meeting and safety procedures. The
meeting was held in the fiscal court chambers of the Kenton County Government Center, 1840 Simon-Kenton Way, in
Covington. Attendance of members is as follows (for this meeting as well as those during the year to date).

Doug Armbruster Elsmere S V2 A L A A A A
Margo Baumgardner Crestview Hills " X X X
Todd Berling Fort Wright -1 X X X | X[ X

| Jeff Bethell Fort Mitchell -1 X X | X | X X | X | X | X
Gailen Bridges Bromley - XX | XX X [ x| x|x
Paul Darpel, Vice Chair Edgewood - | X X X X X
Gabriella DeAngelis Covington - XX PX X X | X

| -Brian Dunham, Chairman Kenton County - X | X [ XX X | X | X
Tom France Ludlow - X ] X X | X X | X | X[ X
Ken Heidrich Lakeside Park =t/ 0/ 1/71/70L7 B/ IX]Xx
Todd Herrmann Erlanger - X ] X X | X X | X | X
Betsy Janes Villa Hills - | X X X X X | X | X
Matthew Martin Taylor Mill - 1 X X X X | X[ X
Sean Pharr Covington -1 X X
Phil Ryan, Treasurer Park Hills - X X | X X X | X | X

Em Simpson Covington - | X X X X X

?gSketch Crescent Springs - X | X X X | X X
Maura Snyder Independence S XX I X¥] X | X X | X*[X*
Debbie Vaughn Kenton Co - | X X [ X*[X*¥| X
Quin Wichmann Ryland Hts. % X X | X | X [*X|[X | X

“X" denotes attendance at the regular meeting.
“*” denotes arrival after roll call was taken.

“/” denotes not on Commission
- No meeting held in January 2025.
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Also present: Legal Counsel Mr. Matt Smith, and the following PDS Staff: Mr. Andy Videkovich, PDS Director of Planning;
Mr. Patrick Denbow, PDS Senior Planner; Ms. Megan Bessey, PDS Principal Planner; Mr. Cody Sheets, PDS Associate
Planner; Mr. Steve Neltner, PDS Director of Infrastructure Engineering, and Pamela Bushelman, Senior Secretary, PDS
Planning & Zoning and KCPC Secretary.

ADMINISTRATIVE REVIEWS AND REPORTS

Approval of the Agenda

Vice Chairman Darpel noted that members had received a copy of the final agenda for this meeting and he announced an
addition as 5a for an award that was received by Staff and the Commission. There were no other corrections or changes
and he asked for a motion to accept the agenda. Commissioner Snyder made the motion to approve the revised agenda;
seconded by Cammissioner Ryan. The motion carried by acclamation of all members present.

Mr. Andy Videkovich addressed the Commission to announce that the 2024 Kenton County Comprehensive Plan was
honored by the Kentucky chapter of the American Planning Association with an Gutstanding Comprehensive Plan Award.
He thanked the implementation committee and Staff and noted that the completion of the update involved many added
meetings, evenings, and weekends to put together the best plan for Kenton County.

Vice Chairman Darpel congratulated Staff and noted that Staff put innumerable hours into the plan and does a great job.
He added that receiving such recognition, especially from an organization that that is all they do, that it speaks volumes

of the work PDS has done.

Approval of the Minutes

Vice Chairman Darpel next addressed the approval of the August 07, 2025, meeting minutes. He noted that there were
some minor revisions that came in [after the draft was sent with the packets] and they were linked on the meeting
documents screen [of the Chrome Books.] He said that there was some acknowledgement language added, some minor
grammatical corrections, and that {the revision] did not change any content. He then asked for a motion to approve the
minutes as revised, 50 moved by Commissioner Bridges; seconded by Commissioner Herrmann. A roll call vote found
Commissioners Bridges, Herrmann, Janes, Ryan, Snyder, Vaughn, Wichmann, Armbruster, Bethell, France and Heidrich in
favor and Commissioners Baumgardner, Darpel and Sketch abstained.

Report of Receipts and Expenditures

Vice Chairman Darp_el stated the receipts and expenditures report for July were distributed. There heing no comments or
questions regarding the report, he asked for a motion to approve. Commissioner Snyder made the motion to approve;
seconded by Commissioner Ryan. The motion carried by acclamation of all members present.

Report of last month's actions by Staff (no action required}
s Subdivision Plat Letter — no comments.
e Stage Il Updates — there were none.
+ Cell Tower Updates — there were none,

Report of last month’s actions by our legislative bodies [no action required)
s  FILE: PC-25-0008-MA (Fort Wright Map Amendment) - there were no comments on the recommendation for
approval or the legislative action.
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Vice Chairman Darpel introduced FILE NUMBER: PC-25-0006-PF
APPLICANT: City of Covington per Kaitlin Bryan, Regulatory Services and Historic Preservation Officer
LOCATION: 1453 Prisoners Lake Drive, Covington
REQUEST: A public facility review per KRS 100.324 and KRS 147.680.
SUMMARY: The applicant is proposing to construct a new 30 foot by 60-foot (1,800 square foot) shelter with a four-
foot concrete perimeter which will include two unisex bathrooms and a five-foot-wide sidewalk.

Mr. Cody Sheets provided the Staff presentation and recommendation.

PDS STAFF RECOMIMENDATION

Staff provided a favorable recommendation on the bases that the shelter is generally consistent with the goals, objectives,
and recommendations of the 2024 Kenton County Comprehensive Plan per KRS 100.324 (4) and 100.361. However, to
ensure the proper integration of the proposed development into the surrounding area, Staff recommended the NDC
geotechnical standards for areas that are mapped as Developmentally Sensitive Areas (DSA) in the Kenton County
Comprehensive Plan, including general standards, as well as construction techniques, should be followed as much as
feasibly possible due to the location of the project within an area identified as DSA.

There were no questions for Mr. Sheets or for Ms. Kaitlin Bryan (City of Covington, Regulatory Services Manager & Historic
Preservation Specialist) and no other attendees requesting to speak.

Vice Chairman Darpel [closed the public hearing} for the discussion amongst the Commissioners. There was none and
Vice Chairman Darpel reopened the public hearing and called for a motion. Commissioner France made a motion to
approve the shelter [at] Prisoner’s Lake in Devou Park, finding that it is in [agreement with] the corprehensive plan;
seconded by Commissioner Bridges. A roll call vote found Commissioners France, Bridges, Darpel, Heidrich, Herrmann,
Janes, Ryan, Snyder, Vaughn, Wichmann, Armbruster, Baumgardner, and Bethell in favor. Commissioner Sketch abstained.
The motion carried.

PUBLIC HEARINGS

Vice Chairman Darpel read FILE NUMBER: PC-25-0009-MA into the record.
APPLICANT: Bayer and Becker per Rob Keller on behalf of Freedom Park LLC
LOCATION: An area of approximately 43.25 acres located at the terminus of Freedom Trail, east of Wilson Road
between Shaw Road to the north and Bramlage Road to the south, approximately 1,800 feet north of Bramlage Road,
in Independence.
REQUEST: A proposed map amendment to the Independence Zoning Ordinance changing the described area from R-
CVS (Residential Conventional Subdivision} Zone to R-CPS (Residential Compact Subdivision} Zone.
SUMMARY: The current R-CVS Zone allows detached single-family homes at up to 4.8 units per net acre. The proposed
R-CPS Zone allows detached single-family homes at up to 7.2 units per net acre. The applicant has submitted a
nonbinding development plan indicating 126 single-family lots (approximately 3.4 units per net acre).

Vice Chairman Darpel then recused himself, turned the chair over to Commissioner Ryan, and left chambers.

Ms. Megan Bessey provided the Staff presentation and recommendation.

PDS STAFF RECOMIMENDATION
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Staff provided a favorable recommendation on the map amendment to the Independence Zoning Ordinance changing the
described area from R-CVS (Residential Conventional Subdivision} Zone to R-CPS (Residential Compact Suhdivision) Zone,
subject to the applicant agreeing to the conditions that the net dwelling units do not exceed 3.41 dwelling units per net
acre and the proposed map amendment, as conditioned, is generally in agreement with the adopted comprehensive plan.
It was also noted that if approved, the development will be subject to all required permits, including zoning and building
permits as well as water buffers that are required for intermittent streams. It was also specified that though not required
as part of the map amendment the Kenton County Subdivision Regulations regarding pavement widths, sidewalks,
temporary turnarounds, storm water, tree preservation, and a traffic impact study must meet the minimum requirements.

Ms. Bessey clarified that the references to housing costs in the presentation have already been addressed in previous
cases. She confirmed that these references pertain to the housing costs and needs in the area. She explained that the non-
binding plan submitted by the applicant does not apply because it pertains to a change from one single-family zone to
another single-family zone. Ms. Bessey confirmed that the applicant has agreed to the condition of 3.41 dwelling units per
net acre. She indicated that the request for the new zoning is intended to accommodate smaller lot sizes. She also verified
that the current density of the Freedom Park subdivision is approximately 3.4 dwelling units per net acre.

Mr. Videkovich clarified that according to the Independence Zoning Ordinance, a development plan is not required for a
map amendment in a single-family zoning area. Therefore, the development plan submitted will be considered additional
information for the purpose of this hearing, meaning that the number of lots and their layout could be altered. He
emphasized that the condition recommended by Staff serves as a safeguard to ensure the number of lots does not exceed
3.41 dwelling units per net acre, as stated in the plan. The discussion continued around the non-binding nature of the plan
and the stipulated conditions. Mr. Videkovich explained that in all areas of Kenton County, a development plan is not
mandatory for @ map amendment in a single-family zone. He also mentioned that the propased lot sizes and setbacks
would be smaller than those currently approved. Finally, members reviewed the zone change comparison chart presented
during the meeting. There was a short discussion regarding the [2023] housing study data and the plan that was approved
in 2004.

Mr. Steve Neltner addressed the general locations and requirements for the traffic impact study, clarifying that a traffic
study is not necessary for this request to proceed. Ms. Bessey noted that the eight conditions im posed on the development
in 2004 were established by the city council and although Planning and Development Services {PDS} provided
recommendations, they did not include the same eight conditions.

APPLICANT COMMENTS

Next to address the Commission were the:
* APPLICANT, Mr. Rob Keller of Bayer Becker, (209 Grandview Drive, Fort Mitchell, KY),
¢ OWNER/DEVELOPER, Mr. Dave Noll of Noll Builders, {6 Dartmouth, Fort Mitchell, KY)
e PREFERRED BUILDER, Mr. Randy Acklin of Fischer Homes

Mr. Keller addressed questions regarding density and noted that the agreed condition of 3.41 dweliing units per net acre
is significantly lower than the maximum density of 7.2 in the R-CPS zone and less than the current maximum density of
4.8 in the R-CVS zone. He explained that the difference in lot size is the reason for requesting the zone change, as they are
proposing 52- and 60-foot-wide lots. He explained this design is primarily driven by market needs, as homes are now being
built deeper rather than wider, allowing for more open space. He added that the Staff conducted & thorough review and
agrees with the findings and recommendations, confirming that the development plan is consistent with the
comprehensive plan.

Page 4 of 18



KENTON COUNTY PLANNING COMMISSION
REGULAR MEETING MINUTES
SEPTEMBER 04, 2025

Mr. Keller then discussed the 200-foot conservation easement at the end of Freedom Trail, stating that it will be preserved
and kept as wooded space. He also noted that the five detention basins will remain as green space. He summarized that
the proposed density is less than half of what would be allowed under current regulations, and they are requesting the
change to accommodate the narrower lots without increasing the overall density. Additionally, he mentioned that all
necessary utilities are available at the site. He pointed out that the development primarily aligns along the ridge top, and
they will be protecting the perimeters of the site. Mr. Keller confirmed that they have been collaborating with PDS and
the city and clarified that the site has been designated for the residential expansion of the Freedom Park subdivision since
it was annexed into the city in 2004, making this request appropriate.

Commissioner Armbruster inquired if Mr. Keller would be willing to agree to the plan presented to the Commission for
this case. Mr. Keller clarified that while the plan contains a lot of detail, it does not rely on a topographical survey, and a
boundary survey has not been conducted. As a result, there may be fluctuations in the plan, such as potential shifts in
road placement. He mentioned that the plan currently shows 126 lots, but as they work on a detailed design, they may
lose a few lots. However, they feel confident in the plan but will require some flexibility during the detailed design phase
to make necessary adjustments. He also clarified that they have already agreed to a density of 3.41 dwelling units per
acre, based on the 36.91 acres of developable land, since right-of-way areas must be excluded.

Next, Mr. Keller stated that the streets in the presented plan are not 28 feet wide. A traffic impact study will be conducted
as part of the preliminary improvement plan stage, and modifications will be made as needed to meet the traffic study
requirements and subdivision regulations. He also addressed matters concerning the conservation easement, FEMA,
division of water permits, and the planned interconnection to the Freedom Park subdivision from Freedom Trail which has
always been the intent.

Mr. Noll then responded to questions regarding the development phase and the conditions for heavy equipment travel
and location that were established in the 2004 approval. They are willing to agree to have heavy equipment enter the site
from Wilson Road once again. He also confirmed that the condition for a 200-foot conservation easement would still be
in effect, adding that the conservation easement is already deeded and protected.

Mr. Keller further addressed inguiries about the traffic study for Wilson Road. He clarified that the condition requiring
heavy equipment to enter via Wilson Road would not apply to contractors arriving at the site in work vehicles, He noted
that heavy equipment will initially enter from Wilson Road, with the expansion starting from the end of Freedom Trail and
then extending out to Wilson Road. Discussion ensued regarding the heavy earthmoving equipment condition to prevent
it from traversing through the Freedom Park subdivision.

He next explained the differences between the original concept drawing and the one presented at this hearing,
highlighting that the new plan involves about 5 acres less land, offers more open space, has improved traffic flow at the

intersections, and maintains the same size or larger homes on narrower lots.

Mr. Noll then stated that the original 2004 plan included 156 lots, and the current plan provides fewer and narrower lots
with more open space and adequate water detention.

There were no further questiens from the Commissioners and Commissioner Ryan reviewed and updated the attendees
on the sign-in sheet who wished to speak.
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PROPONENTS

Mr. Randy Acklin from Fischer Homes addressed the Commission, expressing their enthusiasm to proceed with the
development and create opportunities for improved income-aligned housing.

OPPONENTS

Mr. Michael Balmer, (1776 Freedom Trail, independence, KY) expressed his opposition to the proposed zone change. He
argued that the acreage stated in the Staff report—36.91 acres—was incorrect and asserted that the development plan
shoufd be reconfigured rather than changed, citing the lot size zoning approved in 2004. He noted that the total size of
the four lots is 43.33 acres and claimed that the request for a zone change should be rejected due to its lack of precision.
Commissioner Sketch commented that the condition of 3.41 dwelling units per net acre would be binding on the parcel
itself, not on the property owner. Mr. Matt Smith clarified that any adjustments to this condition would require returning
to the Commission and undergoing the same process.

Commissioner Ryan accepted Mr. Balmer’s calculations as Exhibit A, which consists of four pages. There was a brief
discussion regarding heavy equipment traffic, and it was confirmed that the condition requiring heavy equipment to enter
the site from Wilson Road is also agreed upon and binding. Additionally, it was noted that the conservation easement has
already been deeded and is protected.

Mr. Charles Dietz, (1909 Freedom Trail, Independence, KY) expressed his concerns regarding the proposed amended
development plan and highlighted that his iot in the existing Freedom Park subdivision measures 9,000 square feet {(0.20
acres), whereas the proposed development includes lots that are only 6,000 square feet (0.13 acres) and expressed his
belief that the lots along Freedom Trail seem larger than 9,000 square feet and smaller lots would not be aesthetically
pleasing to potential homebuyers and would decrease his property value.

Mr. Jonathan Cheek, (1768 Freedom Trail, Independence, KY) expressed his concerns regarding the construction of the
bridge over the creek and the delivery of construction materials. He stated that he does not support the rezoning, given
that the current zoning conditions are already being met. It was clarified that the request involved reducing the lot size.
He further argued that his children play on the dead-end road at the end of Freedom Trail because it is usually free of
traffic, and he is worried that this wiil change. He also voiced his objections to concrete trucks traveling down Freedom
Trail. Commissioner Ryan addressed Mr. Cheek’s inquiry about the riparian buffer, clarifying that the subdivision and
landscape regulation standards would apply to the development. Mr. Cheek also enquired about the timeline for building
the bridge over the creek.

Ms. Jamie Moore, (1777 Freedom Trail, Independence, KY) expressed her concerns about the development planned
directly behind her home. She is worried about the proximity of the new homes to her property and doubts that the
proposed buffer zone is 200 feet. Additionally, Ms. Moore is concerned about leftover concrete being dumped on her
property. Commissioner Sketch explained that SD1 oversees such matters and noted that, in the past, there were no
regulations to prevent this, but there are now. Ms. Moore emphasized that she wants to ensure her property is not being
used for washing out concrete trucks. Finally, she inquired about the storage of heavy equipment during construction and
the expected timeline for when construction will begin.

Mr. John Rellahan, {1789 Freedom Trail, Independence, KY) expressed his concerns about the proposed changes to the lot
width in the neighborhood. He argued that altering the lot width significantly affects the visual appearance of the area
and could influence potential homebuyers, which, in turn, may affect his property value due to the size difference and
increased traffic. He noted that if homes with wider lots are harder to sell compared to those with narrower lots, this
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presents a problem for the developer and directly impacts his property value. He also emphasized that this change detracts
from the aesthetics of the neighborhood without offering any benefits in return. He expressed his distrust of the non-
binding nature of the plan and raised concerns about concrete trucks dumping materials wherever they please unless
someone is consistently monitoring the situation. Additionally, he was worried about children playing in areas where this
might occur.

Mr. Josh Smith, {11551 Bunker Hill, Independence, KY) expressed his intention to circulate a petition against the
construction of the bridge over Brushy Fork Creek. He is opposed to the bridge because it would increase traffic through
Freedom Park, putting children, pets, runners, vehicles, and homes at risk. He emphasized that Freedom Park is a haven
for kids who enjoy riding their bikes and scooters in the streets throughout the year. The proposed new traffic would
create more danger and diminish the vibrancy and safety of the area, also putting pets at risk due to unpredictable traffic
flow. He suggested maintaining the neighborhood's integrity by exploring alternative routes or upgrading existing road
structures to accommodate growth. He stated that responsible urban planning shouid prioritize the safety and well-being
of existing communities over new developments. He urged local government officials and concerned stakeholders to
reconsider the potential impacts of this construction project. Additionally, he cited several studies regarding the
correlation between increased traffic and accidents involving children and pedestrians, as well as the health impacts of
heightened traffic, noise pollution, and crime. Mr. Josh Smith clarified his opposition to the bridge and noted that he
would be circulating a petition to block its construction. He also inquired whether an ecological survey had been conducted
for the property, expressing concern that removing forested land would negatively impact the local ecosystem.

Ms. Amanda Kakel, {1798 Freedom Trail, Independence, KY) expressed her concerns regarding the heavy contractor traffic
in the area, the safety of children nearby, the potential impact on her home’s value, and the proposed rezoning for higher
density. Commissioner Ryan clarified that the developer had already agreed to a density of 3.41 dwelling units per net
acre. He explained that subdivision regulations were established to ensure the best practices for developing the property.

NEUTRAL

Mr. Joseph Rettis (1351 Bramlage Road, Independence, KY) expressed concerns about Wilson Road. He noted that it is
only one lane wide and highlighted the risk of damage to bridges caused by heavy equipment traveling on this road.

Mr. Mike Easybuck, (11209 Wilson Road, Independence, KY} also voiced his worries about heavy equipment usage on
Wilson Road and the potential for flooding in the retention ponds and creek. He emphasized his concerns regarding safety
and the impact on surrounding developments, suggesting that both the bridges and Wilson Road should be widened.
Commissioner Sketch clarified that SD1 handles managing the regulations regarding retention ponds and that the post-
development water rate must be lower than the pre-development rate.

Commissioner Ryan confirmed that no additional individuals had signed up to speak and then called on Mr. Keller to
address the comments made.

APPLICANT REBUTTAL

Mr. Keller addressed the acreage calculation and clarified that the total site area is 43.25 acres. When calculating density,
the right-of-way is deducted, resulting in 36.91 acres available for lot development. He explained that the proposal
includes a mix of 52-foot and 60-foot lot sizes, all on 6,000-square-foot lots. These lots will be narrower and deeper, with
homes that will be the same size or larger than those in the existing Freedom Park subdivision. A brief discussion touched
on home costs, design, and market trends, noting that the homes will appeal to buyers aged 55 and older. He confirmed
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that a Homeowners Association (HOA) will be established, with restrictions that are equal to or more stringent than the
current deed restrictions.

Mr. Keller further explained that building a bridge over the creek has always been part of the plan. He stated they will
comply with EPA and SD1 requirements for spanning the creek and will maintain a distance greater than the required 50
feet from the creek during grading. He reiterated that the easement has already been deeded and is protected. He
addressed the riparian buffers, stating they will adhere to subdivision regulations.

Next, Mr. Keller explained that work is expected to begin in the spring of 2026, with an estimated four-year build-out
period, depending on economic conditions. He emphasized that they would construct homes on the top of the ridge,
which will be efevated above the existing homes in Freedom Park and positioned more than 300 feet away from them,
The existing vegetation in the conservation easement will provide a buffer for current residents. He reiterated that SD1 is
responsible for concrete washout requirements, but Fischer Homes is committed to being a good neighbor. He mentioned
that the Traffic Impact Study will address the weight and traffic from heavy equipment on Wilson Road.

Regarding retention ponds, Mr. Keller noted that they will file a land disturbance permit with SD1 and have identified five
to six areas for stormwater detention. They will meet all SD1 regulations. Heavy equipment will be mobilized from Wilson
Road and remain on site until the project is complete. He indicated that an environmental consultant has been engaged
and is in the process of preparing reports.

Following the presentation there was a discussion about the non-binding plan and conditions that would limit the
development to 3.41 dwelling units per net acre, totaling 126 lots. Mr. Keller clarified that during the fine grading and
detailing phases, there may be a need to slightly adjust cul-de-sacs or shift the centerline of streets to optimize grading or
preserve green space, although the design is not yet finalized. Additionally, he noted that construction will proceed from
Freedom Trail out to Wilson Road.

OPPONENT REBUTTAL

Mr. Michael Balmer, {1776 Freedom Trail, Independence, KY) expressed his concerns regarding the proposed development
involving 36.9 acres and 126 units, which he calculated would equate to 3.41 units per acre. He objected to the total
acreage listed as 43.33 acres, believing it should be 33.25 acres instead. A discussion ensued about the total acreage.
Additionally, he raised concerns about the potential for heavy equipment traffic on Freedom Trail and whether the bridges
on Wilson Road would be wide enough to accommodate the weight of such equipment.

APPLICANT REBUTTAL

Mr. Keller clarified that the heavy equipment would enter from Wilson Road, and the bridge would be constructed from
the development side rather than the existing Freedom Trail development side. He also noted that GIS calculations differ
from property deeds, which could explain slight variances in acreage. There were no further questions, and Commissioner
Ryan recessed the public hearing. After a brief pause, he reopened the public hearing.

Ms. Bessey returned to her presentation to discuss the requirements regarding heavy equipment. She pointed out that
while the condition specified that heavy equipment must enter via Wilson Road, it did not define what constituted heavy
equipment. She expressed uncertainty about the council's intent regarding this condition, particularly whether concrete
trucks were included in the definition. Discussion ensued about the heavy equipment condition. Commissioner France
remarked that it would be wise for the Kenton County Fiscal Court and Highway Department to assess Wilson Road to
ensure that it, along with the bridges, is adequate for the equipment. Mr. Neltner indicated that while a traffic study is
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not required for this issue, one would be necessary for the approval of a preliminary plat, in accordance with subdivision
regulations and the ITE trip generation manual. Additional discussion followed regarding the inspection and evaluation of
the bridges, with Mr. Neitner stating that responsibility for this would fall to the county or city.

Ms. Bessey explained that a complete list of conditions set by the council was unavailable. Mr. Videkovich emphasized
that if conditions are established with the approval, then the development plan presented will become binding, and Staff
will interpret it literally when reviewing minor and major changes. He recommended that the conditions be worded as
specific as possible.

Commissioner Ryan then inquired whether the applicant would agree to the development plan as presented. Mr. Noll
responded that he could agree, but he did not want to be obligated to include 126 lots if fewer were necessary. He also
asked for clarification on what constitutes a minor change. Mr. Videkovich explained that minor changes are defined
within the zoning ordinance and include alterations such as significantly changing circulation patterns, increasing the
number of curb cuts on adjacent properties, or raising the density of the development. Further discussion took place about
the binding and non-binding language for the plan, and the processes for minor and major changes that could arise if
conditions were applied and accepted. Mr. Videkovich displayed a list of major changes on the screen. Mr. Noll agreed to
the plan as presented, provided there is a clear definition of what constitutes major changes and that minor changes
would be managed by PDS. Mr. Videkovich confirmed that the KCPC recommendation would be forwarded to the city for
a final decision.

Commissioner Ryan closed the public hearing for discussion among the commissioners. There was discussion regarding
the conditions of recommendations.

Commissioner Snyder made a motion to approve PC-25-0009-MA with the following conditions:

e 126 single-family lots; approximately 3.41 dwelling units per net acre;

e this will be a binding development plan that will only have to come back before the Planning Commission if there

are major changes as defined in the existing regulations;

s heavy equipment will enter from Wilson Road, and

e @ 200-foot conservation easement along the creek wilf be preserved
based on the testimony of Staff and the public, and the consistency with the Comprehensive Plan; seconded by
Commissioner Sketch. A rolf call vote found: Commissioners Snyder, Sketch, Vaughn, Wichmann, Armbruster,
Baumgardner, Bethell, France, Heidrich, Herrmann, Janes, and Ryan in favor; Commissioner Bridges present, and Vice
Chairman Darpel recused. The motion carried.

Vice Chairman Darpel returned to chambers and called for a 5-minute recess at 8:43 p.m. The public hearing returned to
order at 8:48 p.m.

Vice Chairman Darpel read FILE NUMBER: PC-25-0010-MA into the record.
APPLICANT: Ross Kreutzjans on behalf of Ireland Development LLC
LOCATION: 620-632 Ireland Ave; an area of approximately 1.09 acres located at the northeast corner of the
intersection of Ireland Avenue and Harris Street in Crescent Springs.
REQUEST: An amended Concept Development Plan in an R-MF {Residential Multi-Family) Zone of the Crescent Springs
Zoning Ordinance with two concurrent variance requests to reduce the required building setback.
SUMMARY: The applicant proposes to construct two multi-family townhome apartment buildings totaling 17 units
with a setback of 15 feet from Ireland Avenue where 25 feet is required and 12 feet from the property line in common
with 2412 Sarah Lane where 25 feet is required.
LEGAL TESTS: Before any variance is granted, the Planning Commission must find that it will not: adversely affect the

Page 9 of 18




KENTON COUNTY PLANNING COMMISSION
REGULAR MEETING MINUTES
SEPTEMBER 04, 2025

public health, safety, or welfare; alter the essential character of the general vicinity; cause a hazard or a nuisance to
the public; nor allow an unreasonable circumvention of the requirements of the zoning regulations.

Vice Chairman Darpel pointed out the variance request and asked that everyone be mindful of that request during the
presentation.

Commissioner Heidrich stated that he has no financial interest in the request, but the applicant is a family friend and
recused himself at 8:50 p.m. and left chambers.

Mr. Patrick Denbow provided the Staff presentation and recommendation.

PDS STAFF RECOMMENDATION

Amended Coneept Development Plan

Staff recommended approval of the amended concept development plan, which aligns with the comprehensive plan. The
plan will enable new housing on vacant land, where a similar development was previously approved, and is near existing
employment centers and services. However, there was insufficient information to assess whether the housing will be
income-aligned,

Mr. Denbow then presented the variance request and recommendation.

Concurrent Variance Requests

Staff provided a favorable recommendation for the variance requests and stated they will not negatively impact public
health, safety, or welfare, nor alter the surrounding area's character, create hazards or nuisances, or circumvent zoning
regulations.

There were no questions for Staff from the Commissioners and Vice Chairman Darpel recognized Mr. Don Stegman and
Mr. Ross Kreutzjans speaking as the applicants and reviewed the list of attendees who wished to speak as proponents,
opponents, and neutral.

APPLICANT COMIMENTS

Mr. Don Stegman from Cardinal Engineering, (One Moock Road, Wilder, KY) addressed the Board with assistance from Mr.
Denbow in accessing and changing the display during the presentation. He showcased an updated color rendering of the
original project plan, which was previously displayed in black and white during the Staff's presentation {Attached for the
record).

Mr. Stegman explained that the original plan consisted of 32 units without any detached garages. The approved
development plan was created by Jerry Keith, which included the construction of Building #1, and features 10 units. He
pointed out that the detached garage was added between the approval of the concept plan and the development plan.
This change resulted in the paved drive aisle being pushed further into the remaining site, thereby reducing the land
available for the other two buildings that had already been graded and had utilities installed.

Mr. Stegman mentioned that the property was lost to bankruptcy in 2016, and new property lines were established as a

result. Consequently, the original intentions for the development could not be completed because the site is now divided
into two separate properties with new property lines.
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He continued to explain the commercial changes in the area, clarifying that the proposal is for a townhouse project instead
of the stacked flat condominium that was part of the previous concept plan. He provided images of the building elevations
and access points to the streets. He noted that there would be no driveways along Ireland Avenue, and the development
would have a residential feel with pedestrian access to the avenue. Additionally, he shared Google Street View images of
the existing development, highlighting the detached garages and the significant bank that slopes down to Ireland Avenue.
He pointed out the storm sewer on the property and a catch basin located in the middle of Ireland Avenue, indicating that
those would channel runoff between the two buildings. He added that this existing infrastructure influences where the
buildings can be constructed. Therefore, he proposed one 8-unit building and one 9-unit building, each with rear 2-car
garages accessed via Harris Avenue. He also mentioned that there would be visitor parking spaces arranged paraliel along
the 22-foot access drive, ensuring that there are more than two parking spaces available per unit.

He proceeded to show the proposed layout, including elevations, access points, and requests for setback variances in his
presentation. He emphasized that the proposed site would have its own detention basin to manage stormwater runoff
for the entire development and that they will utilize the existing public sanitary and storm sewers that already run through
the property. In conclusion, he stated that the proposed plan aligns with the original intent and character of the area while
making use of the existing grading and infrastructure from the previous development.

Mr. Ross Kreutzjans, {173 Cumberland Drive, Fort Mitchell, KY) next addressed the Commission. He provided details about
the proposed rental units, which will feature three bedrooms, two and a half bathrooms, and a two-car garage. He also
mentioned the possibility of offering a "for sale" option for the units in the future.

There were no guestions from the Commissioners and Vice Chairman Darpel moved on to comments from attendees. He
noted that Mr. Bob Flaherty did not wish to speak.

PROPONENTS: There were none.
OPPONENTS

Ms. Claire Moriconi, (650 Hidden Pine Way, Crescent Springs, KY} expressed her opposition to the proposal. She noted
that the back of her property is approximately 20 feet from the site and inquired about the potential impact on her view.
Additionally, Ms. Moriconi asked about the drainage from the gutters and downspouts. Vice Chairman Darpel explained
that the detention basin is designed to manage all the water generated by the site. He also confirmed that proposed
access to the site would be from Harris Avenue; that there would be a 5-foot landscaping buffer between her property
and the new development, and each of the townhomes would have an approximate square footage of 1,600 square feet.

Ms. Carol McGowan, ( 2264 Edenderry Drive in Crescent Springs, KY) addressed the Commission to express her opposition
to the proposed development. She highlighted that some condominiums in the area are already experiencing drainage
problems due to changes brought about by recent development. She questioned why the developer could not reduce the
number of units, which would eliminate the need for a variance. She also raised concerns about the potential increase in
traffic on Harris Avenue, noting that it is already very narrow. Additionally, she pointed out that there are many children
living in the area who cross through the property. She then requested incorporating a stipulation in the approval requiring
that all roads be restored to their original condition before construction began. She mentioned that the Crossings
development has experienced issues with road maintenance due to heavy equipment traffic associated with the
construction of the condominiums in the back, and she noted that the city cannot compel the developer to address these
road conditions. Furthermore, she expressed her opposition to any alterations in setback regulations, arguing that the
sethack should be maintained at 25 feet due to the area’s high population density. She mentioned that 42% of Crescent

Page 11 of 18




KENTON COUNTY PLANNING COMMISSION
REGULAR MEETING MINUTES
SEPTEMBER 04, 2025

Springs consists of rental units, excluding condoeminiums, and remarked that the proposal aims to add more apartments
on streets that are already inadequate.

Vice Chairman Darpel took a moment to clarify for Ms. McGowan that the request before the Commission was not for
rezoning but for an amended concept development plan, which had already been approved. He explained that the
previously approved development could still proceed without further approval from the Commission. He also noted that
the applicant believes the amended plan is an improvement, reducing the total number of units by three compared to the
previously approved plan. However, to build with three fewer units, they will still need the variances.

Ms. Jeanine Bell-Smith, (850 Riverwatch Drive, Crescent Springs, KY) addressed the Commission in opposition, asking why
the applicant had requested the variances. Vice Chairman Darpel explained that the amended plan is an improvement
over the previously approved plan. Commissioner Sketch pointed out that the original approved plan also included
variances. Commissioner Ryan remarked that the addition of the garage and the sale of the developed portion of the
property resulted in a smaller remaining piece of land. Commissioner Sketch clarified that the proposed 15-foot setback
is measured from the right-of-way, which is 27.5 feet from the back of the curb. Further discussion ensued, during which
Commissioner Sketch reiterated that the original concept plan was approved with a 15-foot setback, and this proposal
does not increase the previously approved measurements. Mr. Sketch explained again that the building setback is 15 feet
from the right-of-way line, translating to 12.5 feet from the street; therefore, the building would be 27.5 feet from the
street.

Ms. Bell-Smith then questioned the Z21 process and the zoning, asking why it should be changed now. Commissioner
Sketch responded that using the current setbacks would render the property undevelopable. A discussion followed, during
which Ms, Bell-Smith expressed concerns about the traffic issues in the city and questioned the approval for adding 68
more residents and cars. Commissioner Ryan pointed out that the site is currently approved for 20 units to be built without
requiring approval from the Planning Commission, while the proposal being considered is for 17 units. Vice Chairman
Darpel clarified that the purpose of this hearing is to determine whether the Commission should grant approval for the
amended concept development plan, ensuring it aligns with the comprehensive plan and meets the necessary criteria.

Mr. jeff Smith, (2416 Harris Avenue, Crescent Springs, KY) addressed the Commission to express his concerns regarding
traffic and stormwater issues. He specifically pointed out that the traffic turning left at the intersection of Buttermilk Pike
and Harris Avenue is becoming increasingly problematic. He also asked how the required setbacks had been reduced from
30 and 40 feet to just 15 and 12 feet. He questioned why the developer could not minimize the number of buildings to
maintain the original setback requirements. He then presented an image from approximately seven months ago depicting
an existing detention pond that has not been functioning properly, despite maintenance work that had been completed
on it. Additionally, he provided an image of a drainage ditch located next to his property at the end of Harris Avenue,
where stormwater from nearby developments ultimately accumulates. He highlighted the erosion around the trees in that
area, with their roots now exposed. Mr. Jeff Smith also expressed concerns about the impact on local wildlife. In
conclusion, he urged the Commission to reconsider the setbacks and the overall development proposal, citing potential
damage to the new street from heavy equipment accessing the site. He noted that he does not see a need for additional
housing, given the current traffic conditions in the city and across northern Kentucky.

Mr. Jeff Morris, (2424 Harris Avenue, Crescent Springs, KY), addressed the Commission to express his opposition to the
proposed plan. He mentioned that he has lived in the area for 30 years and questioned why the developer intends to
access the site from Harris Avenue when Ireland Avenue, the alternative access point, has little more than a Panera Bread.
Additionally, he inquired about the rationale for constructing two more buildings when the existing building has vacant
units.
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NEUTRAL

Mr. Mike Baker, the attorney for the city of Crescent Springs, addressed the Commission and stated that the city is officially
neutral regarding this site. He pointed out that the Commission had heard from three council members at this meeting,
and the recommendation would likely be discussed [by city council] on September 22nd. He explained that the major
change pertains to the entrance, which is in a narrower section of Harris Avenue. He indicated that this decision should
be made by the Council, as they have the authority to address it fully. Commissioner Sketch clarified that Harris Avenue
had been widened to 25 feet and maintains the same width from Ireland Avenue to Buttermilk Pike.

There were no other individuals signed up to speak, and Vice Chairman Darpel pointed out that an appeal must be filed
within 21 days for the recommendation to be considered by the city council. He directed attendees to the appeal forms
located on the sign-in table. He added that the Commission has the final say on the variance requests.

Vice Chairman Darpel stated that there would be two motions: he would take the vote on the variances first, which would
be conditional upon the final approval of the new concept development plan. He clarified that if the new concept
development plan is not approved, the variances would also not be approved. The second vote would be on the
recommendation for the amended concept plan.

APPLICANT REBUTTAL

Mr. Stegman addressed the questions raised by attendees. First, he presented an image illustrating what will be seen from
Ireland Avenue, indicating that the view will be similar when turning onto Queen City Court. This view will feature several
garage doors at the back of the units, as was originally planned. He confirmed that there will also be parallel parking and
a 5-foot landscape buffer between the two sets of pavement. '

There was a brief discussion regarding the impact of parking. Vice Chairman Darpel summarized that there will be a 5-foot
landscape strip, some parallel parking spots, and the rear of the units will include garage doors at the lower level with two
upper levels above them. Additionally, Mr. Stegman and Mr. Sketch clarified that Harris Avenue is 25 feet wide.

Mr. Stegman addressed the stormwater detention basin in his presentation slides, explaining that they will grade the area
to create a detention basin that will manage all stormwater runoff from the site, in compliance with current regulations.
Vice Chairman Darpel pointed out that managing stormwater runoff is the responsibility of SD1 but inquired if this plan
would alleviate the concerns of attendees. Mr. Stegman affirmed that it would, as the stormwater would be captured in
their own detention basin before being released through the existing basin and subsequently into the public storm sewer

system.

Mr. Stegman also confirmed that there is no requirement for a traffic impact study for the development, as it does not
meet the threshold for one. Originally, the plan included 20 units, but they are now requesting approval for 17 units, which
would result in less traffic than previously approved. He further clarified that rather than having a dumpster, there will be
individual trash cans stored in the unit garages.

Additionally, Mr. Stegman stated that the developer is willing to post a bond to cover any damages to current construction.
Commissioner Sketch expressed his belief that storm sewer drainage does not flow into the existing detention basin but
rather straight down the hill, He suggested considering routing the stormwater through the reconstructed public storm
sewer system instead of directing it to the existing basin. He noted that there is a manhole not far from the site where an
outlet could be installed. Mr. Stegman acknowledged that while the manhole is off-site, they would be open to exploring
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that option during the development process. He emphasized that currently, all infrastructure is on-site, but they are willing
1o investigate the possibility further,

Vice Chairman Darpel explained the need for the variance, stating that an amended concept development plan must
comply with the regulations in effect at the time of its submission. To achieve the previously approved setbacks, a variance
from the current regulations is necessary. Mr. Stegman added that the amended plan provides a better fit and that access
from Harris Avenue enhances safety.

OPPONENT REBUTTAL

Ms. Jeanine Bell-Smith asked whether the developer was aware that the land in question was undevelopable and if they
thought the city council would simply approve everything without issue. In response, Vice Chairman Darpel noted that
this question was not relevant to the current meeting, which was focused on determining whether the amended concept
development plan aligned with the comprehensive plan and making a recommendation to the city.

Vice Chairman Darpel then recessed the public hearing to allow for discussion among the Commissioners. Commissioner
Bridges said that he typically remains skeptical regarding variance requests; however, he found this request to be more
legitimate due to the relocation of the property lines. Afterward, Vice Chairman Darpel closed the public hearing and
called for a motion regarding the variance requests. A brief discussion followed concerning the requests and their specific
iocations.

Variance Requests

Commissioner Sketch made a motion on file number PC-25-0010-MA, Applicant Ross Kreutzjans on behalf of Irefand
Development LLC. The request is for a front yard setback variance on Ireland Avenue from 25 feet to 15 feet and a sideline
setback on the east side from 25 feet to 15 feet, and to approve the variance requests based on Staffs report and
recommendation; Commissioner France requested clarification on the sideline variance and the motion was amended to a
12-foot variance on the sideline; seconded by Commissioner France. A roll call vote found Commissioners Sketch, France,
Herrmann, Janes, Ryan, Snyder, Vaughn, Wichmann, Armbruster, Baumgardner, Bethell, Bridges, and Darpel in favor. The
motion carried. {Commissioner Heidrich recused himself and was not in chambers.)

Vice Chairman Darpel reminded everyone that the approval of the variances is contingent upon the approval of the
amended concept development plan. If the plan is not approved, the new variances will not take effect. He then requested
a motion concerning the amended concept development plan.

Commissioner Sketch made a motion to recommend approval of file number PC-255-0010-MA, applicant Ross Kreutzjans
on behalf of Ireland Development LLC, at 620-632 Ireland Avenue, an amended concept development plan in an R-MF
(residential multifamily zone) of the Crescent Springs zoning ordinances, based upon Staffs report and it [being] within the
comprehensive plan; seconded by Commissioner Bethell. A roll call vote found Commissioners Sketch, Bethell, Bridges,
Darpel, France, Herrman, Janes, Ryan, Snyder, Yaughn, Wichmann, Armbruster and Baumgardner in favor and the motion
carried. {Commissioner Heidrich recused himself and was not in chambers. )

Vice Chairman Darpel emphasized that the KCPC serves as a recommending body for the amended concept plan and

outlined the process for appealing to the city council for a final decision on the request and recommendation.

Vice Chairman Darpel read file number FILE NUMBER : PC-25-0005-TX into the record.
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APPLICANT: The City of Ludlow per Jamie West, Code Enforcement Officer/Historic Preservation Officer
REQUEST: The City of Ludlow seeks to replace the current zoning ordinance with a new zoning ordinance that
recognizes Ludlow’s development patterns, streamlines processes, and addresses new development trends.

Mr. Patrick Denbow provided the Staff presentation and recommendation.

PDS STAFF RECOMMENDATION

Staff provided a favorable recommendation on the new Ludlow Zoning Ordinance, including new text and a new zoning
map stating that it meets the requirements of KRS 100.201 (2) and KRS 100.203 {1); is generally consistent with the goals,
objectives, and recommendations of The Kenton County Comprehensive Plan, and with the Recommended Land Use map
of The Kenton County Comprehensive Plan.

APPLICANT COMMENTS

Mr. Jamie West, City of Ludlow Code Enforcement Officer, thanked PDS Staff, the Commission, and offered to answer any
guestions.

There were no questions from Commissioners for Mr. West or Staff and Vice Chairman Darpel recessed the public hearing
for discussion among Commissioners. Commissioner Bridges confirmed that the Z21 Review Committee considered the
request and recommended approval. With nothing further Vice Chairman Darpel reconvened the public hearing and with
no additional comments or clarification Vice Chairman Darpel closed the public hearing and entertained a motion on the
request.

Commissioner France made a motion to approve Ludlow’s request to replace the current zoning ordinance and map with
the new Z21 zoning ordinance that recognizes Ludiow’s development pattern, streamlines processes, and addresses new
development trends [based on] Staff’s presentation and recommendation, Mr. West's appearance [at the public hearing],
and that it is off within the Comprehensive Plan; seconded by Commissioner Sketch. There was no discussion on the motion
and a roll call vote found Commissioners France, Sketch, Snyder, Vaughn, Wichmann, Armbruster, Baumgardner, Bethell,
Bridges, Darpel, Heidrich, Herrmann, Janes and Ryan in favor. None opposed and the motion carried.

Vice Chairman Darpel read file number FILE NUMBER : PC-25-0007-TX into the record.
APPLICANT: City of Villa Hills per Craig T. Bohman, City Administrator
REQUEST: Proposed text amendments to the Villa Hills Zoning Ordinance to permit Residential Care Facilities in all
residential and riverfront development zoning districts.

Staff presentation and Staff recommendations by Mr. Cody Sheets

PDS STAFF RECOMMENDATION:

Staff provided a favorable recommendation on the text amendments to the Villa Hills Zoning Ordinance, finding that the
proposed text amendments are appropriate and reasonable. KRS 100.984 states that no conditional use permit not
otherwise required for other residences within a zone or land use category shall be required for the operation of a
residential care facility. The changes will bring the Villa Hills Zoning Ordinance into greater compliance with the
requirements of KRS 100.984. Existing state laws referenced in the Villa Hills Zoning Ordinance provide specific standards
for the operation of these facilities including 902 KAR 20:078 which states that the residence shall have the style and
appearance of neighborhood houses and the residence shall house no less than four and no more than eight residents.
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Mr. Sheets clarified that the Staff reviewed the jurisdictions that should have gone through the Z21 process. He noted that
all of them permit these uses, except for Crescent Springs, which has classified them as a conditional use. He confirmed
that the Staff will make this recommendation for the remaining cities that are undergeing the Z21 process. Next, Mr.
Sheets confirmed that [per KRS] if residential homes are permitted, [Residential Care Facilities] must be permitted. If
residential homes are conditional uses, then [Residential Care Facilities] can be conditional uses.

APPLICANT COMMENTS

Mr. Craig Bohman, City of Villa Hills Administrator, (719 Rogers Road, Villa Hills, KY) addressed the Commission and
respectfully requested approval. There were no guestions for Mr. Bohman

Vice Chairman Darpel recessed the public hearing for discussion among Commissioners. There being none, he
reconvened and closed the public hearing and entertained a motion on the issue.

Commissioner Janes made a motion with reference to file number PC-25-0007-TX, the applicant being Craig Bohman, city
administrator of Villa Hills, for the proposed text amendment to the Villa Hills Zoning Ordinance to permit residential care
facifities in all residential and riverfront development zoning districts, and to approve the text amendment based on the
facts and considerations contained in the Staff report and based on the testimony of Staff and witnesses present at the
public hearing, and further finding that the proposed text amendments to be reasonable regulations; seconded by
Commuissioner Ryan. A rolf call vote found Commissioners Janes, Ryan, Sketch, Snyder, Vaughn, Wichmann, Armbruster,
Baumgardner, Bethell, Bridges, Darpel, France, Heidrich, and Herrmann in favor. None opposed and the motion carried,

Vice Chairman Darpel read file number FILE NUMBER : PC-25-0008-TX into the record.
APPLICANT: City of Independence per Chris Moriconi, City Administrator
REQUEST: Proposed text amendments to the Independence Zoning Ordinance to: (1) revise which residential zones
list Accessory Dwelling Units {ADUs} as permitted or conditional uses; and (2) require all ADUs to meet residential
character standards.

Staff presentation and Staff recommendations by Mr. Andy Videkovich

PDS STAFF RECOMIMENDATION:

Staff provided a favorable recommendation on the proposed text amendments to: (1) revise which residential zones list
Accessory Dwelling Units (ADUs) as permitted or conditional uses; and (2) require all ADUs to meet residential character
standards. The proposed text amendments are consistent with the Comprehensive Plan and the Comprehensive Plan
encourages a variety of housing types to meet the needs of all generations and income levels. ADUs are identified as a
tool to support aging in place and provide accessible housing options. The proposed amendments continue to allow ADUs
while balancing housing diversity with neighborhood character. Additionally, The proposed text amendments are
reasonable and the City will still provide for housing flexibility while avoiding overconcentration in smaller-lot
neighborhoods, and the character standards will ensure that any new ADUs will be consistent with the character of existing
neighborhoods.

Staff suggested that the city should consider allowing Accessory Dwelling Units (ADUs) as a conditional use in the R-CVS
Zone. Although this zone allows for smaller lot sizes compared to the R-LLS Zone, the conditional use process would require
a public hearing and approval from the Board of Adjustment. In addition to meeting the minimum development and
character standards, the Board may impose further restrictions to ensure that an ADU is well-integrated into the
surrounding neighborhood. Allowing ADUs in this way would also expand the areas where they are permitted, providing
greater opportunities for various housing types within the city.
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Mr. Videkovich clarified that while there is an additional restriction of a 5,000 square foot lot, the conditional use typically
has a half-acre minimum requirement, which may not be most applicable for Independence according to the 221 blueprint
language.

Commissioner Bridges raised a hypothetical scenario: if he were to build an ADU for his mother while living in his house,
and then later sold the house, would the new owner become a landlord? Could both properties be rented out? Would
one of them need to be vacated or torn down? Mr. Videkovich responded that this is still a developing area regarding
regulations for these types of uses. He noted that ownership is one of the more challenging aspects to regulate, and he
did not have a definitive answer to the question. A discussion followed regarding the property potentially becoming a pre-
existing non-conforming use property.

APPLICANT COMMENTS

Mr. Moriconi, the City of Independence Administrator, addressed the Commission and explained that they have received
a permit for a 24x24 accessory dwelling unit {ADU), essentially a mini house, to be constructed in Battle Ridge on a 65-
foot-wide lot, with a setback of 10 feet from the back property line. He expressed his belief that the Council would likely
oppose the conditional use permit because they have insisted that lots should be at least half an acre for such
developments.

He mentioned that there is no issue with attached ADUs, but they are concerned about the potential for numerous mini
houses to be built in people's backyards on small lots. He added that this situation slipped through the cracks with 721,
which is why they have proposed a text amendment.

A discussion ensued regarding conditional use permits, lot sizes, dimensions, setbacks, and square footage. It was noted
that the future ownership of properties with permitted ADUs should also be taken into consideration.

Vice Chairman Darpel recessed the public hearing for discussion among Commissioners. There being none, he reconvened
and closed the public hearing and entertained a motion on the issue.

Commissioner Snyder made a motion to approve the text amendment for file number PC-25-0008-TX after finding the text
amendment is reasonable and is consistent with the comprehensive plan and along with the Staff recommendations and
additional information; Commissioner Sketch seconded the motion. There was no further discussion and a roll call vote
found Commissioners Snyder, Sketch, Vaughn, Wichmann, Armbruster, Baumgardner, Bethell, Bridges, Darpel, France,
Heidrich, Herrmann, Janes, and Ryan in favor. None opposed and the motion carried.

Reports from Commitiees
» Direction 2030 Implementation — Did not meet.
s Executive — Did not meet.
¢ Subdivision Review — Did not meet, but need to schedule
e 721 Review Committee — Met to review the Park Hills Z21 [draft ordinance and map] that had a favorable
recommendation from the Committee and should be coming in soon.

Reports from Commission Members
Nothing to report,
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Reports from Legal Counsel
Nothing to report.

Reports/Announcements from Staff
Mr. Videkovich informed the Commissioners about the KLC virtual Planning & Zoning training scheduled for
October 29th, encouraging attendance by letting Pamela know by October 24th.

He then discussed House Bill 160, which mandates that qualified manufactured homes be treated the same
as single-family homes in terms of zoning regulations, effective July 1, 2026. This means local governments
cannot impose different regulations on manufactured homes, which will require updates to zoning regulations
across all jurisdictions in Kenton County. Staff are currently in phase four of outreach to communities, and
they are ahead of schedule in preparing a text amendment for the Planning Commission's discussion and
submission by January or February. He emphasized the importance of compliance with this state mandate.

Last, he asked for a group photo of members for the Comprehensive Plan award after the meeting adjourned.

General Correspondence

New Business — there was none.

Public Comments — there were none.

There being nothing further to come before the Commission, Vice Chairman Darpel asked for a motion to
adjourn. So moved by Commissioner Vaughn; seconded by Commissioner Ryan. All in favor by acclamation.
The meeting then adjourned at 10:57 p.m.
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