KENTON COUNTY PLANNING COMMISSION
REGULAR MEETING MINUTES
OCTOBER 01, 2026

Vice Chairman Darpel called the meeting to order on October 01, 2026, at 6:15 p.m. ET [5:15 p.m. CT] and opened
the proceedings with the Pledge of Allegiance, the Invocation, roll call, and the review 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. Following roll call, Mr. Smith confirmed that a quorum was present.

Attendance of members is as follows (for this meeting as well as those during the year to date).

Commission Member Jurisdiction Jan | Feb Sept | Oct | Nov | Dec
Doug Armbruster Elsmere X - X X
Margo Baumgardner Crestview Hills X - X

Todd Berling Fort Wright X - X
Gailen Bridges Bromley X - X X
Mike Conway Park Hills / /

Paul Darpel, Vice Chair Edgewood X - X X
Gabriella DeAngelis Covington X - X
Kevin Dicke Fort Mitchell X - X X
Brian Dunham, Chair Kenton County X - X

Sarah Flem Covington X - X

Tom France Ludlow X

Ken Heidrich Lakeside Park X

Todd Herrmann Erlanger X

Betsy Janes Villa Hills X

Matthew Martin Taylor Mill X

Kareem Simpson Covingto X X X
Greg Sketch X X
Maura Snyder X X X
Debbie Vaughn X X
Quin Wichmann X X

“X"” denotes g

e following PDS Staff: Andy Videkovich, PDS Director of Planning;
ly Sheets, PDS Principal Planner; Josh Wice, PDS Director; Nicole Cullum,
an, PDS Senior Secretary, Planning & Zoning.

Vice Chairman Darpel presented the meeting agenda and asked if there were any questions or comments before
calling for a motion. The motion to approve the agenda as presented was made by Commissioner Snyder and
seconded by Commissioner Sketch. The motion carried by acclamation of all members present.

Next, Vice Chairman Darpel presented the September 03, 2026, regular meeting minutes and invited
Commissioners to review them. There were no comments or questions and he called for a motion to approve the
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minutes. The motion to approve the minutes was made by Commissioner Bridges and seconded by Commissioner
Snyder. A roll call vote found Commissioners Bridges, Snyder, Vaughn, Armbruster, Darpel, Dicke, Flem, France,
Heidrich, Herrmann, Simpson, and Sketch in favor. Commissioners Berling and DeAngelis abstained and the motion
carried.

Vice Chairman Darpel then presented the report of receipts and expenditures and asked if there were any
qguestions or comments. He noted that the Commission is only 17 percent of the way through its fiscal year and
ts and expenditures was made by
carried by acclamation of all members

that nothing in the report stood out. The motion to approve the
Commissioner Snyder and seconded by Commissioner Sketch. The

present.

Vice Chairman Darpel presented the report of subdivisi iews. noted that the list reflected a
considerable amount of ongoing activity. He further qguently taken up two of the
items and that both had been approved. There were action was required.

Vice Chairman Darpel then presented the report of legis
action was required.

PUBLIC HEARING

Vice Chairman Darpel openg i i i inded those present for a public

and Concept Development Plan to the Fort Mitchell Zoning
pscribed area from BP (Business Park) Zone to PUD (Planned Unit

units, and 48 percent open space (a net density of 4.78 dwelling units per net acre).

Vice Chairman Darpel announced for the record that Commissioner Berling would recuse himself from this item
and Commissioner Berling departed chambers at 6:22 p.m.

Mr. Cody Sheets, PDS Principal Planner, presented the request for the approximately 0.85-acre site in the First Ring
Suburban subarea, east of Grandview Drive, north of Pinnacle Peak Way, and west of Ascent Lane, and shared five
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site photographs from September 2024 and September 2026. Area One, the map amendment area, is zoned BP
with an existing land use of office/single-family residential/vacant and is now vacant after removal of a single-
family home. Area Two, the amended concept plan area, is within the existing PUD with an existing land use of
office/vacant and contains a pedestrian walkway and sign. Phase One of the PUD, to the east, has occupied and
under-construction attached and detached single-family homes. Surrounding zoning is commercial, office, and
PUD, with office, vacant, single-family residential, and recreation and open space uses. The Comprehensive Plan
recommends Residential 7.1 to 14.0 dwelling units per acre with a northern commercial strip for Area One, and
Commercial for Area Two and the existing PUD. The site has no dey, entally sensitive areas or blue-line
streams and is served by local streets, with sidewalks along the we orth sides of Grandview Drive; I-71/I-
75 lies directly to the south, and the Buttermilk Pike interchange j

Mr. Sheets provided history for the site and stated that m ents in 2019 and 2021 received
favorable Planning Commission recommendations but n 2022, the city approved R-
1D with an RCD overlay for 48 single-family homes at the overlay later became
the PUD Zone under Fort Mitchell’s new ordinance, an ed Area Two parking

clustered homes, and preserved open sp rear-entry town ho facing Grandview

e) with 48 percent open space, above the

I by KRS Chapter 100 and the density consistent with the recommended
land use. He noted that t eloped as single-family residential despite the Commercial designations,
and that items not required 8" concept development plan will be required for future permits or final
development plans. There were'o questions for Staff.

Vice Chairman Darpel noted that two individuals had signed up to speak: Mr. Nels Nelson, neutral, and Mr. Greg
Berling, in favor. He asked whether anyone else wished to speak, and hearing none, recognized Mr. Berling.

Mr. Greg Berling with Fort Summit, LLC identified himself for the record. He explained that the property developed
in 2022 was also zoned Business Park and was part of a larger tract planned for an office development that never
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materialized, and that the townhome development, terraced down the hill, has worked well for the city and his
company. The subject property, which contained a house, was purchased separately; he had discussed
incorporating it with the city at that time but lacked a suitable product, as the three-story rear townhomes did not
fit well so close to Grandview Drive.

Mr. Berling stated that the builder, Fischer [Homes], has since developed a two-story, rear-entry townhome of
approximately 1,800 to 1,850 square feet at a slightly lower price point than the rear units. The units will face
Grandview Drive, each with a different elevation to avoid a monoto treetscape, and front porches will
connect to the new Grandview Drive sidewalk, providing a walkin tion to General Ormsby Park, a main

selling point of the neighborhood. A sidewalk will also connect rivate drive to Pinnacle Peak Way, and

(Planned Unit Development) Zone and (2) a revised concept development

one, based on compliance with the Comprehensive Plan and the Staff
public hearing. Commissioner France seconded the motion. There was no
discussion on the motion and a'foll call vote found Commissioners Dicke, France, Heidrich, Herrmann, Simpson,
Sketch, Snyder, Vaughn, Armbruster, Bridges, Darpel, DeAngelis, and Flem in favor. There were none opposed,
Commissioner Berling having recused himself, and the motion carried. Vice Chairman Darpel reminded Mr. Greg
Berling that the recommendation will now be forwarded to the city.

recommendations presentea

[Commissioner Berling returned to chambers at 6:39 p.m.]
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Vice Chairman Darpel then introduced FILE NUMBER: PC-26-0009-TX
APPLICANT: City of Ludlow
REQUEST: Proposed text amendments to the Ludlow Zoning Ordinance (1) adding language establishing
procedures for designating historic landmarks and districts; (2) amending Urban Design Review Board
conflict-of-interest provisions and reporting responsibilities; (3) removing duplicative procedural
language; and (4) defining related terms.

explained that the request involves
Zoning Ordinance. He began with a
amendments establishing the Historic

Mr. Patrick Denbow, PDS Senior Planner, identified himself for the reco
text amendments to the historic preservation provisions of the
background review and stated that in 2021, the city adopted m

Mr. Denbow explained that the city has been in conversatio i the State Historic
Preservation Office, about seeking Certi i ion. at the proposed

amendments result from the Heritage Cou n the ordinance toward that designation.
He noted that CLG designation fosters collabg nd local governments, makes the city
eligible for historic preservation matching grant nical advice, and provides a formal
role in the National Registe i d this language into its code of
ordinances earlier this ace, and that the item had been tabled

substantively consistent with the National Register criteria for evaluation
3 designation follow the same procedures

e Requiring UDRB reV
e Establishing the UDRB
e C(Clarifying what constitutes a conflict of interest for UDRB members

ational Register nominations under the CLG program
to receive, hold, and spend funds

e Requiring the UDRB to prepare annual reports of its activities
Requests three and four:
e remove redundant language that was unintentionally inserted twice into the new zoning ordinance,
deleting it from the processes and procedures article and retaining it under administrative roles and
responsibilities.
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The final request:
e establishes a separate definitions list specifically for UDRB purposes, similar to the separate lists used for
flood protection and sexually oriented businesses.

Mr. Denbow then reviewed the updated language the city submitted since the item was last heard:
The first two parts:
e Replacing “City Administrator” with “Historic Preservation Officer” to reflect the city’s administrative
structure

e Moving the procedures language to a more appropriate secti
e Changing all references to the “Planning and Zoning Co 0 “Planning Commission”
e (Citing Section 13.04 in all references to the map am
B studiesa h

cesses involving t

ic landmark designation
n-codified historic design

e Requiring property owner authorization before t
e Removing the Planning Commission from

guidelines

icates of

e Clarifying that historic landmarks are subject to
e C(Clarifying special hearings of the UDRB
e Changing references to “historic
designation
e Correcting capitalization throughout
Requests three and four:

to “Historic tion Overlay” (HPO) to reflect the zoning

e Adding historic lag ppropriateness
The final request:

e Replacing the “hi iti i erence to the HPO Zone in Section 3.04 BB

the am ‘ i ore through historic preservation, and that CLG status
will add pre i i i . at help protect vulnerable buildings and the character that draws

people to urb gt of zoning regulations under KRS Chapter 100, he stated that
Staff provided dation with no conditions, unlike the prior presentation, finding the
amendments approp gpahd consistent with the Comprehensive Plan. He noted that the UDRB shall

adopt general guideline i ecretary of the Interior’s Standards and Guidelines for Rehabilitation, with

which Ludlow’s 2021 guide comply. There were no questions for Staff.

Vice Chairman Darpel noted that Mr. Andy Corn and the city’s attorneys, Ms. Michelle Eviston and Mr. Zach Smith,
had signed up to speak. Ms. Eviston indicated that Mr. Corn would speak first and that the attorneys were available
to answer questions.

Mr. Andy Corn, (1 Clausen Court, Ludlow, KY), Historic Preservation Coordinator for the City of Ludlow, thanked
those involved, including the Planning Commission, whose input over two rounds of review has made the UDRB’s
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duties and responsibilities more clearly defined. He noted that Ludlow has had a historic district since 2021 and
that the CLG program will help the city grow through technical advice, partnerships, upgraded board education
standards, historic tax credit training, and potential grant funding. There were no questions for Mr. Corn.

The city’s attorneys stated that Mr. Denbow had covered the revisions thoroughly and that they were available for
any specific questions. Vice Chairman Darpel observed that the amendments still set out in detail the procedures
the Planning Commission must follow, largely mirroring the statute. He suggested that simply referencing the map
amendment procedures might be preferable so the ordinance woul need revision if the statute or the
Commission’s procedures change. Ms. Eviston responded that the | was acceptable for now and that the
city would return to amend it should the statute change.

There were no others wishing
the Commissione

the text amend
establishing proced 1 istoric landmarks and districts; (2) amending the Urban Design Review
Board conflict-of-intere jSi eporting responsibilities; (3) removing duplicative procedural language;

hearing. Commissioner Sket€ ded the motion and a roll call vote found Commissioners France, Sketch,
Snyder, Vaughn, Armbruster, Berlfhg, Bridges, Darpel, DeAngelis, Dicke, Flem, Heidrich, Herrmann, and Simpson in
favor. There were none opposed and the motion carried. Vice Chairman Darpel noted that the recommendation
will be forwarded to the city and wished the city well.

Vice Chairman Darpel then closed the public hearing portion of the meeting and opened Reports from
Committees.

Page 7 of 11



KENTON COUNTY PLANNING COMMISSION
REGULAR MEETING MINUTES
OCTOBER 01, 2026

Executive Committee: Vice Chairman Darpel stated there was nothing to report.

Comprehensive Plan Implementation Committee: Vice Chairman Darpel introduced the Housing Study, prepared
by consultant CommunityScale, emphasizing that it is a starting point for discussion and not a policy document; it
results from the Comprehensive Plan’s recommendations and does not predetermine future policies. He noted
that the Committee reviewed the scope, data, and draft report over several meetings, that a Housing Advisory
Team of industry experts informed the consultant on local economics, and that questions are welcome.

Commissioner Simpson, Chair of the Implementation Committee, e
the county’s housing situation, prompted by overwhelming resi

that the report is an in-depth look at
ack on housing during Comprehensive

regional data fro e 2023 Northern
sult, the Commission revised the Plan’s
target neighborhoods in need of

e capacity, working with experts and
y barriers, and considering increased densities where

the Maher Road staff report ample. Vice Chairman Darpel and Commissioner Simpson agreed that the
use of the study and how it is aff@lyzed should be discussed at a later time. In response to a clarifying question
from Commissioner Flem, Mr. Videkovich confirmed that Commissioner Sketch was correct and that Staff began
using the updated data from the May 2026 study a couple of months ago.

Mr. Nels Nelson of CommunityScale presented the Housing Study and Action Plan, including five benchmarks the

advisory team encouraged for evaluating projects:
e Annual housing production: target of 550 units, exceeded in 2025
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e Share of new housing near services and amenities: target of 50 percent; 26 percent in 2025

e Housing diversity: share of new studio, one-, and two-bedroom units

e Ownership affordability: whether a median-income household can afford the typical home price (currently
met)

e Rental affordability: whether a moderate-income household can afford the typical rent (currently met)

He noted the 2023 NKADD study found production was mostly three- and four-bedroom single-family homes while
demand favored smaller units for smaller households and downsizing
PDS permitting software, which now collects bedroom counts, and

. The benchmarks are tied into the

nds are positive.

what types of housing people will be looking for in the nex t homes became less affordable
after the pandemic because of higher interest rates ili roving. Instead of a chart

showing where there may be too much housing, housing is scarce, the

and home sale prices since 2010 and estimated developm s found that new
single-family homes on vacant lots in exist i uilt at prices local hofseholds can afford,
that more units per acre would be needed S j , and that rents for new apartments are

He emy i ing low-density residential and agricultural areas should
remain a ( eviewing requests for increased density or future land use map

Commissioner Sketc@8Sai alues in the study look too high because certain sales, such as one in
son agreed the main point still holds and infill homes will need to be built
closer together to be afford plained that an area scores 2.5 or higher on the suitability scale mainly if it
has water and sewer. Comm Sketch noted that from July 2021 through December 2025, 291 units were
built in the most suitable areas and 1,023, or 78 percent, elsewhere, and that areas such as Crescent Springs are
mostly built out. Mr. Nelson said Staff has a memo on available land in those areas and that allowing apartments
along business corridors could help. Commissioner Sketch replied that this pushes affordable housing toward
apartments renting for $1,000 to $3,000 a month.

Commissioner France asked how the benchmark calling for 60 percent of new homes to be studios or one- or two-
bedroom units was set. Mr. Nelson said it is based on who is likely to move here and what they can afford, as
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households get smaller and more seniors downsize. Commissioner Sketch questioned whether the page 30 figures
of 75 to 150 units per acre, or even 12.5 to 25 units per acre on a $200,000 lot, are realistic. Mr. Nelson agreed
those levels are typical of a downtown. Commissioner France said nothing in the county’s residential zones comes
close to 25 units per acre, and Mr. Nelson agreed this is why new single-family homes are not affordable to local
households.

Vice Chairman Darpel observed that, while the information confirms housing is expensive and infill is difficult, the
Commission is also cautioned against development too far out, and he what the steps to resolve the issue
would be. Commissioner Simpson responded that the Commission yet have the answers. He stated that
the value of the report is in showing where the county stands so t s can be identified, and that the report

and stated that, while the
Commission is not required to act and has no plan | of how income-aligned

housing might be achieved.

Commissioner Sketch stated that he views 3 d exists and develop@¥s cannot find land,

and that increasing supply would help [ . ioner Simpson responded that demand
addresses only one sector, and that the & ildi ock that accommodates higher-paid

commonly shared bedrd Ore creative thinking may be needed to
meet demand.

n, Staff, Commissioner Simpson, and the Committee for their significant
effort and expressed hop ission would continue to use the study rather than let it sit on the shelf.

Subdivision Regulations Review*€ommittee: Vice Chairman Darpel reported that the Committee is still awaiting
responses from those who provided comments on the proposed revisions, and that they had requested additional
time. He stated the Committee would grant that time, as it is better to have a good product than a quick one.

221 Review Committee: There was nothing to report.

There were no Reports from Commission Members and Legal Counsel Mr. Matt Smith had nothing to report.
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Reports and Announcements from Staff:

Ms. Nicole Cullum, PDS Deputy Director, reminded the Commissioners that, as noted when the current fiscal year
budget was adopted, their e-mail accounts are moving from Network Solutions to Microsoft Outlook, which is
more user-friendly, familiar to most members, and can be managed by PDS’s IT service provider. She reviewed the
instructions that were provided to each Commissioner. There were no questions.

Mr. Videkovich then reminded the Commissioners of the planning
League of Cities, with an in-person session on October 12 and
wishing to attend to notify Ms. Bushelman so she can register
session are needed by the end of the day this coming Mo
following Monday [October 12, 2026], or as soon as p

ing training offered by the Kentucky
ssion on October 21. He asked those
d that responses for the in-person

ctober5, 2 nd for the virtual session by the

APPROVED:

Chair

Date
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