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(See Boone County
Zoning Regulations)

SECTION A (To be completed by applicant)

DOE LN

10.
11.

12,

13.
14.

15.
16.
17.

* Name of Prb}ect Hance Property
.Location of Project Ky. Hwy. 16, Walton-Nicholson Pike

Total Acreage of Site 48 Acres

. Current Zoning of Site A-2

Proposed Zoning (Classification being requested)_ SR-2

Proposed Uses (please specify each use)__Single Family Residence

Names of Applicant(s) __James W. Berling
Phone Number 331-9191 -~ Fax No. 344-7422

- Address of Applicant(s) 1671 Park Road, Suite One

Ft. Wright, Kentucky 41011

City State Zip
Name of Property Owner(s)Danlel & Evelyn Hance & George & Sara Anderson
Phone Number__485-7193 485-7361 Fax No.

Address of Property Owner(s) 273 & 293 Walton-Nicholson Pike
Walton, Kentucky 41094
- _ City - -~ State Zip

Proposed Building Intensities (please specify) Residential
Are there any existing buildings on the site? Yes
How many?__ Four :
Deed Book 234-659-659 Page N0.142-158-160 Group No.__ 2080
Are you also applying for:

No Conditional Use Permit

No Dimensional Variance

Yes

Have you submitted a Concept Development Plan?
Have you had a pre-application meeting with BCPC Staff?___No
Please check the following organizations/agencies Wthh you have discussed the proposed

development within the last several months:

Boone County Water District

Florence Water and Sewer Dept. % 059 /((pb
Cinergy/U.L.H.&P. Co."

Sanitation District #1 vs 7 (5 ¢
Cincinnati Bell o W 234 || e
Owen County Rural Electric

Boone County Public Works Department

Kentucky Transportation Cabinet

City of Florence Public Services Department

Boone County Building Department
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STAFF REPORT

The request of James W. Berling (applicant) for Daniel Hance, Evelyn
Hance, George Anderson, and Sara Anderson (owners) fora Zoning Map
Amendment from Rural Suburban (RS) and Agricultural Estate (A-2) to
Suburban Residential Two (SR-2) for a 48 acre area located at 247, 273,
and 293 Walton-Nicholson Road, Walton, Kentucky. The request is for a
zone change to allow the Boone County portion of a subdivision, for single
family residences, that will be located in both Boone and Kenton counties.

August 3, 2005

REQUEST

The applicant is proposing approximately 151 lots on 48 acres in Boone County for a
density of 2.15 dwelling units per acre. The Suburban Residential Two (SR-2) zone allows
8 dwelling units per acre with a minimum lot size of 6,500 square feet and minimum lot
frontage of 50 feet for detached single family and patio homes.

Access into this proposed subdivision is shown off Walton-Nicholson Road in Boone
County. Walton-Nicholson Road is a State maintained road and an encroachment permit
will be required from the District 6 Office of the Kentucky Transportation Cabinet (see
attached comments). No access points are shown into the adjoining parcels to the west
between this development and the North Walton Commerce Park. The only additional
access point shown is in Kenton County to the south toward Percival Road.

The City ofFWaIton annexed the entire site (both in Boone and Kenton Counties) into the
City and currently has the recommendation for denial from the Kenton County & Municipal
Planning & Zoning Commission (by a vote of 6 to 5) for the Kenton County portion of the
project. '

ADJACENT ZONING AND LAND USES

North: Residential and agricultural property ranging in size from 1 acre to 18.57
acres across Walton-Nicholson Road zoned Rural Suburban (RS).

East: Across the Boone/Kenton County Line which lies the remaining 138 acres of
the proposed development. The current zoning designation in Kenton
County is Agricultural One (A-1) which permits one (1) dwelling unit per acre.

South: The Kunkel property consisting of approximately 95 acres (unincorporated
Boone County) zoned Agricultural Estate (A-2).
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West: O’Donnell (1.12 acres) zoned Rural Suburban (RS), Townsend (4.72 acres)
and Robke (35.41 acres) zoned Rural Suburban (RS) and Agricultural
Estate (A-2) located in unincorporated Boone County. Further west is the
North Walton Commerce Park zoned Industrial One with an approved
Concept Development Plan (I-1/CD).

RELATIONSHIP TO COMPREHENSIVE PLAN

The Future Land Use Map shows the subject property as Industrial (I). This classification
is defined in the adopted Comprehensive Plan as:

Industrial: ~ "Manufacturing, wholesale warehousing, dlstrlbutlon assembly,
mining, and terminal uses."

The Land Use Element within the 2000 Boone County Comprehensive Plan only refers to
this general area by stating:

"The Walton area should experience gradual commercial, residential, and industrial
growth. This growth should result primarily from the Walton interchange, and its
location near the intersection of I-71 and |-75.”

“The City of Walton is being surrounded by industrial development and zoning to the
north, south, and west of the City. Therefore, to ensure the integrity of the central
portion of Walton, the area from the former Turner Fishing Lake to Boone Lakes
should have a land use designation of Suburban Residential. This would allow the
central portion of Walton to experience residential growth in response to the
employment growth and utility expansion in the area. Suburban Residential
development is occurring south of Chambers Road."

The Housing Element (page 88) refers to the Walton-Verona area by stating:

“Walton has annexed several areas north and west of the city to provide public
water service and has experienced significant subdivision development during the

1990's.”

The adopted 2005 Boone County Comprehensive Plan Goals and Objectives mclude the
following pertinent statements:

A. Proper planning is achieved through specific land use regulation tools and
coordination with public infrastructure (“Overall,” Goal).
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B. Boone County shall be viewed as an integral part of the Cincinnati Metropolitan
Area (“Overall,” Objective 1).

C. Development issues shall be viewed in terms of promoting overall quality of life.
Mixing of residential and other land uses shall be encouraged, within appropriately
planned and designed neighborhood developments (“Overall,” Objective 2).

D. Proper design principles shall be applied in development (“Overall,” Objective 3).

E. Future growth shall be accompanied by adequate infrastructure and services.
Existing infrastructure and services shall be monitored, maintained and improved
as needed (“Overall,” Objective 4).

F. The needs of Boone Cdunty’s population are measured and fulfilled through the
provision of orderly growth (“Population,” Goal).

G. Boone County's development policies shall provide equal opportunity for the
establishment of a balanced population regardless of age, race, or socio-economic

status (“Population,” Objective).

H. New development or redevelopment within Boone County is designed, constructed
and operated in such a way that the quality of the existing physical environment and
social environment are enhanced. Development within Boone County preserves
and promotes a better quality of life (“Environment,” Goal).

New development or redevelopment shall attempt to design sites utilizing existing
topography and vegetation, and encourage preservation of the existing character
of the land. New development shall be designed in harmony with the physical
environment in such a way that each site's existing physical assets are used.
Residential development design in particular should minimize grading work as
opposed to clearing the entire site. Existing trees and pasture land shall be
evaluated during the design and construction process as a visual and economic
benefit to the community (“Environment,” Physical Objective 2).

Table 2.5 in the Population Element (page 21) shows the population by traffic zone. In
1990, the population within this traffic zone (884) was 1,857 and in 2000 grew to 2,107.
This geographic zone is bound by Walton-Nicholson Road to the north, Interstate 75 to the
south and west and the County line to the east. The development has occurred primarily
in subdivisions such as Sunset Ridge, Wildcat Run and Showalter Green. The projected
population for this traffic zone (884) as shown in Table 2.15 (page 28) is 3,206 by 2010.
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STAFF CONCERNS/COMMENTS

1.

The Concept Development Plan shows no proposed street connection to the west.
Properties owned by Robke and Kunkel (approximately 130 acres) are the only
parcels between this development and the proposed North Walton Commerce Park
request. Staff feels that if this request is approved that it could be the primary
access point, not only for this development, but also any future residential
development west and south along the Boone/Kenton County line with the potential
of connecting to Percival Road. The proposed boulevard shows no individual
driveway access and could provide a necessary north/south connection.

Staff questions the appropriateness of this type of development given that the
projected Future Land Use is Industrial (I) as shown in the 2000 Boone County
Comprehensive Plan and that there are existing industrial uses nearby. The
projected Future Land Use in Kenton County is industrial as well.

No traffic impact study has been provided for Staff to review. We do not know the
potential impacts on the existing road infrastructure and what improvements will be
necessary to the existing road infrastructure, or whether there will be a need for
acceleration and deceleration lanes on Walton-Nicholson Road.

Staff questions whether the proposed boulevard will have 4' wide sidewalks on both
sides or is the applicant proposing 6' along one side?

The applicant has not supplied Staff with specifics, such as the minimum lot size,
minimum lot frontage, setbacks and proposed housing types. The Suburban
Residential Two (SR-2) zone allows detached single family, duplex dwelllng units,
patio homes and townhomes.

The Walton-Verona Schools have supplied a letter outlining their concerns with this
proposed development which is attached to this Staff Report.

Also attached is an e-mail that Northern Kentucky Tri-ED submitted for the North
Walton Commerce Park proposed Zoning Map Amendment. It is attached for
reference purposes based on this proposals Future Land Use designation and
proximity to the North Walton Commerce Park request.

If approved, the Future Land Use Map would need to be amended.
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CONCLUSION

The Boone County Planning Commission and the City of Walton must review this request
on the basis of its relationship to the Comprehensive Plan and in terms of the three (3)

criteria necessary for a Zoning Map Amendment.

1. The map amendment request is in agreement with the adopted Comprehensive
Plan and any specific study designed to further detail the Boone County
Comprehensive Plan for the location in question; or,

2. The existing zoning classification is inappropriate and that the proposed zoning
classification is appropriate; or,

3. There have been major changes of an economic, physical, or social nature not
anticipated in the adopted Comprehensive Plan that substantially alter the area’s

character.

Respectfully Submitted,

Mitchell A. Light
Asst. Zoning Administrator/Enforcement Officer

MAL/pr

Attachments:

- Vicinity Map

- Zoning Map

- Future Land Use Map

- Existing Topography

- 2004 Aerial Photography

- Overall Concept Plan

- Concept Plan (Boone County Section Only)

- Relationship of Both Requests

- Letter from Bill Boyle, Superintendent, Walton-Verona Independent Schools
- Letter from Ed Thompson, Permit Supervisor, KTC Dlstrlct 6
- KC&MP&ZC Statement of Recommendation

- E-Mail from Dan Tobergte, President & CEO, NKY Tri-ED

- Application
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Walton-Verona Independent Schools

Accredited by Southern Association of Colleges and Schools

16 School Road « Walton, Kentucky 41094
Phone: (859) 485-4181 » Fax: (859) 485-1810

www.w-v.k12.ky.us

Bill Boyle
Superintendent

Gene Kirchner
Deputy Superintendent

Pam Sayler
Director of Student Services

Claudia Coleman
Treasurer

Dan Stenger
Director of Technology

Board Members:

William M. Wethington
Chairman

Shirley E. Cummins
Vice-Chairman

John Daugherty
Kelly Fulmer

Walt Ryan

June 28, 2005

Mitchell A. Light

Boone Co. Planning Commission
2995 Washington St.

Burlington, Ky 41005

Dear Mr. Light,

With regard to the request of James W. Berling (applicant) for Daniel Hance,
Evelyn Hance, George Anderson and Sara Anderson (owners) for a Zoning Map
Amendment from Agricultural Estate (A-2) to Suburban Residential (SR-2) for a
48 acre area located at 247,273 and 293 Walton-Nicholson Road, Walton,
Kentucky, we provide the comments below. ‘

We oppose future high density housing projects within the Walton-Verona School
District. We are beyond our capacity for our current student population, with
inadequate funding to build another school. We are experiencing explosive
growth in our district and simply do not have room for additional students. We
are currently utilizing eight (8) trailers or mobile classrooms with more on the
horizon as existing developments build out. Simply put, we can’t handle any
more high density housing developments and continue to provide the level of
educational services to our community that has enabled us to be among the best in
the state of Kentucky. That being said, Sr-2 up to 8 per acre is not acceptable.
Homes that are on 1 plus acre lots are more within the limits of what we could

handle on this project.

Another concern is the layout of the project. The layout shows numerous lots that
are bisected by the Boone County/Kenton County line. While this may not be a
problem for the developer it is a problem for school districts, fire districts,
emergency management and taxing entities in general. For all of the
aforementioned groups, there needs to be a clear line of division from county to
county. This county line needs to either be defined down the middle of the street
or clearly at the end of property boundaries. It makes no sense, in a case like this
where it can be done correctly, to have anyone’s property in two counties. This is
necessary so that the property owner knows what school they will attend, what
fire department will respond, what police department will respond, and to what
entities they will be paying taxes. These are issues that can be resolved and must

be resolved.



Again, the time has come when common sense must prevail and allow our schools
and infrastructure to support proposed development. Few care about the impact
on schools at this point of the process, but everyone that purchases a home
cares when it is too late and we are unable to house the children and provide
adequate services. Please contact me with any questions or concerns. I would
be glad to meet with anyone regarding this project at your convenience.

Respectfully,
%44//77%
Bill Boyle

Superintendent
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NSPORTATION CABINET
Frankfort, Kentucky 40622

www.kentucky.gov

Boone County Planning Commission

2995 Washington Street
Burlington, KY 41005

Attn.: Mitchell Light, Asst. Zoning Administrator

~ Subject: Development Plan, Boone/Kenton County Line

R PR I e

KY 16 — Boone County

Dear Mr. Light:

This letter is in response to your letter dated June 23, 2005, regarding a proposed

July 1, 2005

development located on KY 16 in Walton, Kentucky.

Bill Nighbert
Acting Secretary

Jim Adams
Deputy Secretary

Marc Williams
Commissioner of Highways

Dan Druen
Commissioner of
Administrative Services

Paul Steely
Commissioner of Aviation

Roy Mundy
Commissioner of
Vehicle Regulation

The Department has reviewed the proposed development plans for this site. The entrance
location will need to meet our standards and specifications for sight distance and safety at

the location indicated.

This is subject to the Formal Encroachment Permitting Application that is required to be
forwarded to the Department for final review.

This office would like to thank you for this opportunity to comment on these proposed
developments in Boone County. If any additional information is desired, please contact

me at (859) 341-2700, Ext. 307.

ECT/csm
Cc: Thomas J. Schomaker, CDE

PPN I I ¥ o DL INPE I S

Sincerely,

Edmond C. Thompson
Permit Supervisor
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KENTON COUNTY & MUNICIPAL PLANNING & ZONING COMMISSION
STATEMENT OF RECOMMENDATION

NUMBER: 1749R

WHEREAS

James W. Berling, on behalf of Daniel and Evelyn Hance and George and Sara Dean
Anderson, HAS SUBMITTED AN APPLICATION REQUESTING THE KENTON
COUNTY PLANNING COMMISSION TO REVIEW AND MAKE
RECOMMENDATIONS ON: A proposed map amendment to the Walton Zoning
Ordinance, changing an approximate 138-acre area located along the south side of
Walton Nicholson Pike, at the Kenton/Boone County border, from A-1* (an agricultural
one zone) to R-1F (a single-family residential zone); AND

WHEREAS

A PUBLIC HEARING WAS HELD ON THIS APPLICATION ON THURSDAY, JULY
7, 2005, AT 6:15 P.M.,, IN THE NORTHERN KENTUCKY AREA PLANNING
COMMISSION'S FIRST FLOOR MEETING ROOM, 2332 ROYAL DRIVE, FORT
MITCHELL, KY,; AND A RECORD OF THAT HEARING IS ON FILE AT THE
OFFICES OF THE KENTON COUNTY PLANNING COMMISSION, 2332 ROYAL
DRIVE, FORT MITCHELL, KENTUCKY.

NOW, THEREFORE,

THE KENTON COUNTY PLANNING COMMISSION SUBMITS THE FOLLOWING
RECOMMENDATIONS, ALONG WITH SUPPORTING INFORMATION AND
COMPREHENSIVE PLAN DOCUMENTATION:

KCPC RECOMMENDATION — WALTON ZONING ORDINANCE:

To disapprove the proposed map amendment from A-1* to R-1F.

COMPREHENSIVE PLAN DOCUMENTATION:

Date of Adoption by the Kenton County Planning Commission: December 18, 2001.

SUPPORTING INFORMATION/BASES FOR KCPC RECOMMENDATION:

1.

The proposed map amendment from A-1* to R-1F is not consistent with the Land Use
Plan Map of the 2001 Area-Wide Comprehensive Plan Update which identifies the site in
question for Industrial uses. The proposed R-1F Zone would allow residential
development to occur in an area recommended for industrial uses.

The existifig A-1* Zone is appropriate for the area given the existing land uses adjacent,
and 1n the vicinity, of the site in question. The site in question, and the general area
surrounding the site in question is characterized by rural development and activities. The
existing A-1* Zone will provide for a consistent development pattern.



Z-05-06-10/1749R  James W. Berling — Proposed Map Amendment

3. There have not been any major changes of an economic, physical, or social nature, within
the vicinity of the site in question, since the adoption of the 2001 Area-Wide
Comprehensive Plan Update to warrant the proposed map amendment.

ALEXANDRA K. WELDON, CHAIR
KENTON COUNTY PLANNING COMMISSION
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Mitch Light

From: Dan Tobergte [det@NorthernKentuckyUSA.com]
Sent: Monday, July 18, 2005 4:45 PM

To: Mitch Light

Cc: Judge Moore; 'Patty Krohman'; 'Wm. T. Robinson III'; 'Judge Executive Steve Pendery’; 'Karen
Finan'; 'Mr. Bob Green'; 'Paul Smith'; 'Lori Reed'

Subject: Zoning Map Amendment: Bessmer Lane, LLC Owners

Mitch:

Thank you for proving me with the memo indicating the intention of Bessmer Lane, LLC to seek rezoning of
approx. 68 acres of land in the North Walton Commerce Park from Industrial One to Suburban Residential One
(SR-1). Aresponse by email was encouraged by your memo. Attached is the current KCED site map for this

site.

While the absorption of industrial land by industrial users has not been particularly encouraging to Northern
Kentucky's industrial site developers over the last five years, Northern Kentucky Tri-ED wishes to express our

opinion in opposition to this zone change.

This site is adjacent to the Norfolk Southern mainline railroad track and can easily be served by Norfolk Southern
with a lead track turnout from the mainline,. Further, Norfolk Southern can adequately provide shuttle service to
this site from its yard operations in Cincinnati. This ability to serve this site was recently confirmed in writing to
Northem Kentucky Tri-ED on April 14, 2005 after an in-field inspection of this site by Robby Klein, Industrial
Development Manager of Norfolk Southern. Mr. Klein and | reviewed this site among three others for an industrial
prospect that needed a 40-acre rail served site for its operations in late March of this year.

Of the sites that Mr. Klein reviewed, this site offered the best opportunity for immediate site and rail service
development in all of Northern Kentucky for Norfolk Southern. Within Northern Kentucky, we have a lack of well-
qualified, ready-to-go industrial rail-served sites. The North Walton Commerce Park rail-served site is relatively
level, has adequate access to both the Richwood and Walton Interstate 75/71 Exits/Entrances, has sufficient
utilities for light industrial uses, is controlled by a single owner willing to market and sell the property at a
competitive price, is of sufficient size and configuration to be attractive to light industrial rail users and is properly

zoned.

Please feel free to contact me at 859-344-0040 regarding this site. Thank you for informing Northern Kentucky
Tri-ED of this re-zoning request.

c. Northern Kentucky Tri-ED Executive Committee
Northern Kentucky Tri-ED Staff: Bob Green, Paul Smith, Lori Reed and Karen Finan

Daniel E. Tobergte

President & CEO

Northern Kentucky Tri-ED

P.O. Box 17246

Covington, KY 41017
det@NorthernKentuckyUSA.com
859-344-0040 Office
888-874-3365 Toll Free
859-750-4041 Mobile
www.NorthernKentuckyUSA.com

--- CONFIDENTIALITY STATEMENT ---
This e-mail transmission contains information that is intended to be privileged and confidential. Itis intended only

for the addressee named above. If you receive this e-mail in error, please do not read, copy or disseminate it in
any manner. If you are not the intended recipient, any disclosure, copying, distribution or use of the contents of

P
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North Walton Commerce Park
Site 015-023 -- 108.0 Acres

LOCATION: Within northern city limits of Waiton in Boone County

ZONING: 11

HIGHWAY ACCESS: Northbound Access to [-71/I-75 at Exit 175
available 3.4 miles north via KY 16, US 25, and KY 338.
Southbound Access to I-75 at Exit 171 available 2.8 miles
south via KY 16, US 25, and KY 14,

COMMERCIAL AIR ACCESS: Cincinnati/Northern Kentucky
International Airport

Distance: 17 miles northwest of site

RAILROAD: Norfolk Southern Railroad along westem boundary
of site

WATER: Walton Waterworks Department
Size Line: 10 & 12-inch lines serve the site
SEWER: City of Waiton
Size Line: 8-inch gravity line serves the site

NATURAL GAS: Cinergy/Union Light, Heat & Power Company
Size Line: 4-inch line serves the site

ELECTRICITY: Cinergy/Union Light, Heat & Power Company
FLOOD DATA: Not in 100-year flood plain

OWNERSHIP: Private

SCHOOL DISTRICT: Boone County

PRICE PER ACRE: $68,000

For more information contact the Kentucky Cabinet for Economic Development, Business Development Department

Capital Plaza Tower - 500 Mero Street - Frankfort, KY 40601 - Tel: (502) 564-7 140 - Fax: (502) 564-3256 - www.thinkkentucky.com
All information shown on this map is from sources deemed relialde. No warranty or representation is made
to its accuracy, errors or omissions that may be contained within.

Map Date: 08/26/2004
Contour interval: 10 feet
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SECTION A (To be completed by applicant)

RS FSYNG

~10.

11.

- 13.

14.

15.
16.
17.

Name of Project Hance Property

Location of Project Ky. Hwy. 16, Walton-Nicholson Pike
Total Acreage of Site 48 Acres

. Current Zoning of Site A-2

12 .

" Have you submitted a Concept Development Plan?

___Phone Number
.Address of Applicant(s) 1671 Park Road, Suite One

. .Proposed Zoning (Classification being requested)___ SR-2
. Proposed Uses (please specify each use)

Single Family Residence

Names bprplicant(s) James W. Berling
331-9191 - Fax No. 344-7422

Ft. Wright, Kéntucky 41011
City State Zip

Name of Property Owner(s)Danlel & Evelyn Hance & George & Sara Anderson

Phone Number_  485-7193 485-7361 Fax No.
Address of Property Owner(s) 273 & 293 Walton-Nicholson Pike
' ' ‘Walton, Kentucky 41094

: ' City - State Zip
- Proposed Bunldmg lntensmes (please specify) _ Residential :
Are there any existing buildings on the site? Yes
How many?__ Four :
Deed Book 234-659-659 Page No.142-158-160 Group No.__ 2080
Are you also applying for:
_ No__ Conditional Use Permit
No Dimensional Variance
Yes

Have you had a pre-application meeting with BCPC Staff?__No
Please check the following organizations/agencies Wthh _you have discussed the proposed

development within the last several months:

Boone County Water District

-Florence Water and Sewer Dept.
Cinergy/U.L.H.&P. Co. :
Sanitation District #1

Cincinnati Bell

Owen County Rural Electric

Boone County Public Works Department
Kentucky Transportation Cabinet
“ City of Florence Public Services Department
Boone County Building Department

IIIHHHI
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ZONING MAP AMENDMENT
APPLICATION
PAGE 2

Northern Kentucky Health District
-USDA NRCS/Boone County Conservation District
KY Division of Water
Local School District
- . Local Fire District
XX _ Other: City of Walton

| ll

18. Project Jurisdiction/Location
_____ Unincorporated Boone County XXX Walton

7 " Florence Union '
190 - Apphc:ant's SlgnatureW A |
L Bora Hearn

?Q\ Property Owner sé@re 5Mw W G’/’ ‘%

SECTION B (To be completed by BCPC Staff)

1. “Date Received (ﬂ /‘/’05
7 "Review Fee Bl 76 oo Hsfa” t/9—739

L 2. .
S 3 "“."Check what has been Submitted:
_—Application
Fee
Legal Description
_— Concept Development Plan
ddress of Adjoining Property Owners
~ A Number of copies of plan received**
. Is application complete? - Yes
' Staff Reviewer__
~ ~Committee Chairman
~ Scheduled Public Hearing Date
- Boone County Planning Cemmission Action:
- Approval
Approval with Conditions

Denial

~ No

NG N

9. -Other:

_** Five (5) Copies Are Required

Boone County Planning Commission
2995 Washington Street
Burlington, Kentucky 41005

~ (859) 334-2196 - Phone
(859) 334-2264 - Fax
plancom@boonecountyky.org - E-mail
www.boonecountyky.org - Web Page

NOTE: An application consists of all fees paid in full, submitted drawings and a
completed application form

BCPC:4/2003 Z



BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
COURTROOM 3A
August 3, 2005
7:30 P.M.

PUBLIC HEARINGS

Commission Members Present: Mr. Barlow, Mr. Breetz, Mr. Bunger, Mr. Caddell —
Chairman, Mr. Carmichael, Mrs. Kegley, Mr. McMillian, Mr. Poe, Mrs. Poston - Vice
Chairperson, Mr. Schwenke, Mr. White, and Mrs. Wilson — Secretary/Treasurer.

Staff Members Present: Mr. Kevin Costello, AICP, Executive Director; Ms. Jan
Hancock, Secretary; and Mr. Mitch Light, Assistant Zoning Administrator/ZEO.

Legal Counsel Present: Mr. Dale Wilson

Mr. Arnold Caddell, Chairman, called the meeting to order at 7:45 PM and introduced the
first item on the Agenda:

Applicant:  James W. Berling for
Daniel Hance, Evelyn Hance, George Anderson and Sara

Anderson (owners)

Request: Zoning Map Amendment

The request of James W. Berling (applicant) for Daniel Hance, Evelyn
Hance, George Anderson and Sara Anderson (owners) for a Zoning Map
Amendment from Agricultural Estate (A-2) to Suburban Residential Two
(SR-2) for a 48-acre area located at 247, 273, and 293 Walton-Nicholson
Road, Walton, Kentucky. The request is for a zone change to allow the
Boone County portion of a subdivision for single-family residences that will
be located in both Boone and Kenton counties. '

Staff Member Mitch Light presented the Staff Report which included a Power
Point presentation (see Staff Report).

Mr. Schwenke left the meeting at this time.

Following an explanation of the Public Hearing process, the Chairman asked for
the applicant’s presentation.



BOONE COUNTY PLANNING COMMISSION August 3, 2005
Public Hearing Item #1 Page 2

Mr. Jim Berling, applicant and engineer for the proposed development, stated that
the Anderson family and the Hance family, as well as the gentlemen who will be
developing the property, are present this evening to answer any questions. Mr.
Berling stated that this property is unique in its location and it is especially
appropriate for the residential uses they are proposing. He stated that the Long-
Term Plan and other studies have identified the area for industrial. He stated that
some of his partners in developing this property are also involved with the
adjacent parcel (Public Hearing Item #2 this evening) and they believe industrial
is not appropriate for this location. He stated that they started in the North Walton
Industrial Park five years ago and they have sold three lots. He stated that the
industrial use has not worked because of the location, the topography, and the
roadway. Mr. Berling asked Staff about the three letters that we received from
neighbors. Mr. Light responded that copies of the letters are in the packets and he
will submit them. Mr. Berling stated that one of the letters states that Walton-
Nicholson Pike had a double yellow line from one end to the other. He stated that
the reason for that is that there are no opportunities to pass in a legal manner
because of the many curves. He reviewed how trucks would have to travel from
the site to get on U.S. 25 and go through the City of Walton to the interstate
system and stated that the site is not suited for industrial development, but it is
well suited for residential development. He stated that the current zoning is
inappropriate and the proposed residential zoning is appropriate. He stated that
there are some interconnecting roadways that they have not shown on the plan,
but it is a Concept Plan. He stated that they will tie into the adjacent properties to
the east, west, and south — they will do whatever is required. They do not know
exactly where the neighbors want to tie in, but they will make the tie-ins when the
time comes. He stated that the road will be a thoroughfare similar to Triple
Crown but going in a north/south direction. He stated that the property is viable
because people can cross the railroad on Walton-Nicholson Pike with the new
loop built over the top. He stated that money has been approved to extend Mary
Grubbs Highway over the railroad so that people will be able to cross down there.
He stated that the City of Walton is currently limited in getting across the railroad
tracks and connecting a good road like they are proposing from one of the railroad
crossings to the other will open the area for a lot of other developments. He
stated that they have various lot sizes from 50 feet to 100 feet on the plan — they
wanted to mix the lot sizes because it then becomes a total community with
different uses. They have not shown any attached housing and if they have
attached housing in the future, they would have to come back to the Planning
Commission. He referred to the letter from Tri-ED (see e-mail attached to the
Staff Report from Daniel E. Tobergte, President & CEO of Northern Kentucky
Tri-ED), and stated that no one from Tri-ED has sold a lot for industrial
development in this area. The completed the applicant’s presentation.

Chairman Caddell asked if there was anyone else present who wished to speak in
favor of this request. Mr. Light submitted for the record copies of letters (see
Exhibit 1) received in favor of the request from Arthur & Roselle Green, Deane
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and Elizabeth Poore, Daniel Childress and Shawn Murray. Mr. Costello stated
that Staff will verify that their addresses are in Boone County. There being no
one present who wished to speak in support of the request the Chairman asked if
there was anyone present who wished to speak in opposition.

Mr. Wendell Brown, 12228 Percival Road, Walton, stated that the people who
submitted the letters are the owners of the industrial property next door and they
want to develop their property as residential too. He stated that Drees owns the
property behind this property and they will develop that property too. He stated
that this is a beautiful area. He stated that only forty acres of this property is in
Boone County and Kenton County has declined this zone change. He stated that
the applicant is proposing 4 — 8 houses per acre and there will be thousands of
houses if you include the Drees property and the properties next door. This will
not blend into the community. An example of “blending” is the Adams farm with
five, ten, and twenty-acre-acre lots. He stated that he is a longtime resident, and
the new neighbors did not move there to have a huge subdivision in the area.
They want the rural atmosphere. They do not want crowded schools and roads.
He stated that the back of this subdivision comes out onto Percival Road, which is
a one-lane road with Watch Out for Horses signs and kids riding bicycles on it.
He stated that there will have to be a large road built there. He stated that the
industrial zoning retains the rural atmosphere and is preferable to this large
amount of houses. He stated if these were going to be five-acre lots that blended
into the community, they would not be here. He stated that the developer may
decide to make all of the lots 50-foot frontages. He stated that it would be best to
keep the area agricultural and let the subdivisions grow from where they are now.
What is proposed is an unnecessary change of the atmosphere and way of life. He
asked that the request be denied.

Ms. Sherry Carran, 927 Forest Avenue, West Covington, stated that she spoke at
the Kenton County public hearing. She also spoke at the 2001 meeting in Kenton
County when they were looking at this area to get an industrial base to bring in
money for their budget. She told them that they need to consider agriculture as a
way of bringing money into the county. She stated that agriculture is a land use
that has a benefit. She stated that many people consider agricultural land as land
waiting to be developed, but that not the case. She submitted a copy of a letter
she submitted to Kenton County Fiscal Court in 2001 (see Exhibit 2). She
reviewed the information she submitted to Kenton County and stated that we are
losing our agricultural land. She stated that this is highly productive agricultural
land. There are productive farms on the land to the west of this site in Kenton
County. She stated that we need to find ways to save land that is still in
agricultural production and benefiting the county. She reviewed the 1995 Kenton
County Comprehensive Plan and the highlighted comments in her letter to Judge
Murgatroyd and Commissioners (see Exhibit 2). She stated that she mentioned
“Cost of Community Service” Studies (see Exhibit 2) to Kenton County Fiscal
Court. She has served on the Kenton County Conservation District and has been
involved with farmland issues. She is the Marketing Manager for the Northern
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Kentucky Regional Farmers’ Market in Covington. She stated that they received
a grant from the Greater Cincinnati Foundation to do Cost of Community Services
Studies and they have completed one in Butler County, Ohio (see Exhibit 2). She
stated that these studies show that agricultural land brings in a fiscal surplus that
counties need to balance their budgets. She stated that agriculture should be
considered as a positive land use for Boone County. She stated that if the
property is going to be changed, industrial would be a better change. She stated
that light industrial has less impact on existing adjacent farmland and would be a
more compatible land use. She stated that there was an article in the newspaper a
couple of weeks ago that one in every five jobs in Kentucky is agriculture related.
She stated that the Boone County farmers market is growing and there is a need
for fresh locally grown produce. Ms. Carran reviewed and submitted Why Smart
Growth: A Primer (see Exhibit 2).

Mr: Mark Petticord, 523 Walton-Nicholson Road, stated that his property adjoins
the subject property and is located in Kenton County. He did not receive a letter
as an adjoining owner, but he got word of the meeting. He stated that he would
not care to have an industrial park in his back yard, but the industrial traffic would
be less than the traffic from a thousand houses. He stated that the City of Walton
has a tight school system and it is hard to get in, even for the people living in the
City of Walton. The schools are overcrowded and even with a new school going
in he does not know how the schools would support all of these houses. He stated
that Walton-Nicholson Road currently has septic systems and questioned the
sewer system for the proposed houses. He stated that he would like the property
to remain agricultural at one house per acre, rather than having four houses per
acre. He has lived on his property for fifteen years and has 8.5 acres — it is nice
country living and he does not want to see it go away.

Mr. Light submitted a letter received in opposition from Charles, Viola, Carolyn
and Joan O’Donnell (see Exhibit 3).

Mrs. Kegley stated that the City of Walton has annexed property in Kenton
County. She stated that she believes people living in Kenton County and paying
taxes in Kenton County would go to school in Kenton County. She stated that
some of the lines are in the middle of lots and questioned what that would mean in
regard to the school system. Mr. Costello responded that the Walton-Verona
School District has district boundaries and the boundaries go beyond the city
limits. He noted the county line within some of the lots and stated that it is not
just an issue of the School District, but also the Fire District. He stated that there
has been some discussion of realigning the lots so that they are either in Kenton
County or in Boone County. He stated that the lots in Boone County would be
served by Walton-Verona School District.

Mr. Berling stated that the Walton-Verona School District had some concerns
about this development and they met with the School District two or three times
after they wrote the letter (see letter dated June 28, 2005 from Bill Boyle,
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Superintendent, Walton-Verona Independent Schools which is attached to the
Staff Report). Mr. Berling stated that they will make every effort to have the
property lines coincide with the county line which will avoid the property owners
have two tax bills. He stated that Walton-Verona School District boundaries go to
the county line regardless of the city limits and the children in this development
will go to two different school districts. He stated that they did longer cul-de-sacs
in Wildcat Run to get bus service and they are doing a 90-foot cul-de-sac rather
than the normal 60-foot cul-de-sac in this development. He stated that one of the
attractions of Walton is the Walton-Verona School District and they will work
with the school district.

Mr. McMillian questioned why the lots are so much smaller in Boone County
than in Kenton County. Mr. Berling responded that they have changed that.

In response to a question from Mrs. Poston, Mr. Berling stated that the
development will be on city sewers or it will not happen. He stated that there will
be a central system and there will be treatment. He stated that there will not be
septic systems, there will not be individual units — it will be a central sewer

system.

Mr. Berling stated that the lots sizes were done without thought of county line —
they were working with the topography. He stated that this was mentioned by the
School District and the lots are now more evening distributed — which they will
show when they come back with the plan. Mr. McMillian asked if the lots in
Boone County are a lot bigger. Mr. Berling responded “yes” and stated that they
estimate there will not be more than three houses to the acre. He stated that they
have no frontage on Percival Road, but they have shown a road worthy of being
called a north/south connector road and they will probably tie into Percival Road
at some point. He stated that they met with Bill Boyle (Superintendent, Walton-
Verona Independent Schools) and he was happy with the revisions. They will
meet with Bill Boyle again. Chairman Caddell stated that the Planning
Commission has not received any follow-up letters from Walton-Verona School

District.

Mr. McMillian questioned why there are no recreation areas for that many houses.
Mr. Berling responded that there is open space and there are community facilities
with a shelter and a pool. Mr. Light indicated the open space on the Power Point

slide.

Mr. Carmichael asked if the applicant wants to amend the request from SR-2 to
SR-1 since the applicant indicated that there will be three houses per acre. Mr.
Berling responded “no” and stated that SR-1 would not allow less than 65-foot

~ lots, but with SR-2 they can have 50-foot lots and 100-foot lots and have the
flexibility to do a mix. Mr. Carmichael asked if they would be willing to accept
three houses per acre as a condition of the zone change. Mr. Berling responded

(13 »

yes”.
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Mr. Wendell Brown stated that the Walton-Verona School District is great
because it is small — but with this development and so many more houses, it will
just be another school district.

There being no further comments, the Chairman stated that the Committee Meeting for
this item will be on August 24, 2005 at 5:00 PM. This item will be on the Agenda for the
Business Meeting on September 7, 2005 at 7:00 PM. The Chairman closed this Public

Hearing.
APPROVED:

M(ﬁw

Arnold Caddell, Chairman

Attest:

% Y

Jan Hancock, Recording Secretary

Exhibits —

1. Letters from Arthur & Roselle Green, Deane and Elizabeth Poore, Daniel
Childress and Shawn Murray submitted by Staff

2. Submitted by Sherry Carran: (1) letter from Ms. Carran to Judge
Murgatroyd and Commissioners dated March 20 2001, (2) letter from Ms.
Carran to Kenton County Fiscal Court dated May 31, 2001, (3) copy of Smart
Growth America, (4) Cost of Community Services Study, Butler County, Ohio —
prepared by American Farmland Trust, December 2004, (5) Farmers
Market Growth, and (6) Why Smart Growth: A Primer by International
City/County Management Association

3. Letter from Charles, Viola, Carolyn and Joan O’Donnell submitted by Staff
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AUG-82-288> 15! 34 BERLING ENGINEERING

August 02, 2005
TO BOONE COUNTY PLANNING AND ZONING:

Thls Is to inform you of our concerns regarding the development of the
Anderson and Hance farm located on Walton-Nicholson Pike in Boone
County. My wife and 1 have been nelghbors and friends ol them for forty

years since our property bdacks part of their property in Kenton County.

We are certain this development will be a great asset to the community
and the surrounding county by bringing in new businesses, such as a

much needed grocery store¢ in the Walton area.

Agaln, my wife, Roselle, and myself, Art, arc pleased with this upcoming

development and with the growth it will bring to this neighborhood.

cerely,

aar ALe. AM&W*

)

Arthur & Roselle Green
12810 Percival Rd.
Walton, Ky 41094
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Daniel E. Childress
1680 Walton Nicholson Pike
Walton, KY 41094
858-356-9862
August 2, 2005 ' L o e |
AUG -2 20

Mitchell Light, Assistant Zoning Admin,
Boone County Planning Commission
2885 Washington Streat

Burlington, KY 41005

Re; Industrial Development — Hwy. 16 - Kenton-Boone County Ling

I am an owner of three residential parcais of property on Ky. 16 in Kenton County. ) also
own a parcel of business property in Kenton County on Ky. 17. In addition to that ! own
a parce| of business property on Ky. 18 in Boone County, located in the North Waltan
Business Park.

All my proparty on Ky, 18, in Kenton County, and ail my property in Boone County on Ky,
18, is very close to the Mance property, |tig my understanding that an applieation to
rezone this parcel to residential is under consideration.

Being part of the North Walton Business Park for the |ast faw years, | don't see any res)
patential for industrial growth with this park. | see too many industrial areas in the works

Industrial Park, requiring major road improvement for heavy truek usage, When -75 IS
shut down and traffic is detoured to Ky. 18, It becomas a very dangerous road with no
room f’orternor. For example, Ky, 16 (Walton Nicholson Pike) has a double yellow line for
its entirety. ,

Being a resident, a property owner, and a businass owner within walking distance of the
Hance property, | am in favor of a zoning change for this property to residential,

Regaras,

i

aniél E. Childrass
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Shawn Murray
12620 Percival Road o
Walton, KY 41094 |7 1 « =
859-359-4073 AR

August 2, 2005

Mitchell Light, Assistant Zoning Admin.
Boone County Planning Commission
2895 Washington Straet

Burlingten, KY 41005

Re: Industrial Deyelopment —~ Hwy. 18 — Kenton-Boone County Line

(t has come to my attention that the Hanca property may be rezoned. | am the owner of
@ rasidentia) parcel of property on Percival Road in Kenton County that backs up to the
Hance property. | also own a parcel of business property on Ky. 16 in Boane County,
located in the North Walton Business Park.

As an owner of proparty in the North Walton Buainess Park, | don't sep any real potentjal
for industrial growth in this vicinity. | feel there is an excess of industrial davelopments in
this area,

it s my opinion that the Hance property is better suited for residentia zoning.
Being a resident, a property owner, and a business awner cloge to the Hance property, |
am in favor of a Zoning change far this property to resjdential.

Regards,

.
e eV /
WMurrav (7

TOTAL P.33
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Tuesday, March 20, 2001, Public Meeting
Judge Murgatroyd and Commissioners Black, Humpert, and Koenig,

Part of the responsibility of the Kenton County Conservation District is to educate the
public about sound land use activities and to promote good stewardship of our natural
resources. We rely on giving information and technical assistance to carry out our duties.
The reason I’'m here is to give maybe some added input on the zone change being
considered tonight so that an informed decision may be made.

In considering this zone change there are 3 land uses that need a closer look:
... Industrial

.. Agricultural

... Recreation/Open Space

The 1995 Comprehensive Plan for Northern Kentucky states:

* Industrial type development should be based on area-wide consideration resulting in
utilization of the most suitable and desirable land and location of employment centers,
which would be accessible to the greatest number of persons.

» Land, which is most advantageous for industrial development, should contain the
following characteristics:

.. Good access to major transportation
.. Good proximity to urban development (employment sources)
Relatlvely flat land

... Full range of urban services

* Land, which can be best used for industrial purposes, should be identified and reserved
for industrial use and encouraged to be used only for such purposes.

Then we have Agriculture as a land use. In the information passed out there is a map of
important farmland in Kenton County. This map is dated 1984. When you give this map
a closer look you will realize that a lot of this land is no longer farmland.

W ese Disappearance of farmland near major cities has become an issue of national importance.™
A 1997 report by U.S. Dept. of Agriculture stated that between 1982-92 Kentucky lost

Q:Su\.v €5 | 36,280 acres of farmland and greenspace each year to development. Between 1992-97

that figure almost doubled with a loss of 70,820 acres each year. For the five year period

e 1992-97 Ohio was 10th in the nation with a loss of 521,220 acres. Kentucky was 14th
bee ’\:‘\ ‘l ¢ A with a loss of 354,100 acres. Indiana was 25th with a loss of 274,400 acres.

aw ¢ -—
<€ The area to be rezoned contains a substantial amount of prime and important farmland and
%‘wl(_ some of this land has been formed into Agricultural Districts. When land is in an

Q'Se' Agricultural District it is the state law that governments consider the impacts of their
P actions on agricultural lands and search out alternatives to converting farmland for other

uses.
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The 1995 Comprehensive Plan states that production and employment in the agricultural
sector is an important part of Northern Kentucky’s economy. Further study may show
how important.

Communities often evaluate the impact of growth on local budgets by conducting fiscal
impact studies. These studies project public cost and revenues from different land
development patterns. They generally show that residential development is a net fiscal
loss for communities and recommend commercial and industrial development as a strategy
to balance local budgets. These fiscal impact studies rarely consider the fiscal contribution
of farm, forest and recreational lands, which are very important to rural economies.

There is a study called a Cost of Community Service Study which is inexpensive, easy-to-
understand way to determine the net fiscal contribution of different land uses to local
budgets. These studies usually show that agricultural Jand is similar to other commercial
and industrial uses. According to the American Farmland Trust, in every community
studied, farmland has generated a fiscal surplus to help offset the shortfall created by
residential demand for public services.

Communities must balance goals such as maintaining affordable housing, creating jobs and
conserving land and resources. With good planning, these goals can complement rather
than compete with each other. Cost of Community Services Studies give communities
another tool to make decisions about their futures.

The last land use is Open Space / Recreation. This land use seems to be top priority
according to the 1995 Comprehensive Plan. It is recommended that sufficient land be
reserved for recreation, including parks and open space. Undeveloped hillsides and stream
valleys are considered open space.

According to the 1995 Comprehensive Plan, open spaces are important for our community
and form an integral part of our natural landscape. They provide the aesthetic beauty that
defines Northern Kentucky and serve as important environmental areas such as
floodplains, wildlife habitats and buffer zones.

In the information passed out there is a map of the Banklick Creek Watershed Project
proposed in 1971. This was a project considering the creation of several areas like Doe
Run Lake. This map is not being presented to say this project should or should not
happen but to point out the areas that are important for watershed protection and to
control flooding of the Banklick Creek. The one area is the Wolf Penn Creek area, which
is located in the area being considered tonight. If this area is developed it could
compound the flooding problems of the Banklick Creek downstream and could degrade
the adjacent streams and habitats.

If this area were left as Agriculture it would be considered Open Space. The areas around
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the upper Banklick Creek and Wolf Penn Creek could be then considered for Riverwalks
and Bikeways as proposed by the 1995 Comprehensive Plan. This proposal was part of
the Area -Wide Parks Plan. (See Map 6 H of the 1995 Comp. Plan)

Area-Wide Parks are the foundation of the park-link system which was proposed in the
1972 Comprehensive Plan. Purpose of the park-link system is to connect existing and
proposed parks, historic sites and districts, and scenic areas with hiking trails, bike paths
and pedestrian walkways along streams and rivers.

In summing up:

_ Good soils and streams are not needed for Industrial land use.

... Farming can only occur on good soils.

.. Open Space and passive Recreation is the most pleasing along scenic areas with rivers
and streams.

The Kenton County Conservation District hopes F iscal Court and Area Planning take a
closer look at this proposed zone change. The Conservation District is willing to help in
any way.

“We abuse land because we régard it as a commodity belonging to us.
When we begin to see land as a community to which we belong,
we may begin to use it with love and respect.” - Aldo Leopold

Thank you,
Sherry Carran
Kenton County Conservation District, Board Member



May 31, 2001

To: Kenton County Fiscal Court

Regarding: Public Meeting, March 20, 2001, on proposed zone change of the Upper Banklick
Creek Area

Dear Judge Murgatroyd and Commissioners Black, Humpert, and Koenig,

I would like to amend some figures I quoted in my comments on the proposed zone change of the
Upper Banklick Creek Area. Just recently, I discovered that the 1997 National Resources
Inventory has been revised. I enclose a copy of Natural Resources Conservation Service’s
explanation.

I also enclose a copy of my comments made at the public hearing. I have highlighted the figures
that should be revised. The highlighted area should now read as follows:

A 1997 National Resources Inventory conducted by the USDA’s Natural Resources Conservation
Service (revised December 2000) states between 1982-92 Kentucky lost 35,500 acres of non-
federal land each year to development. In the 5-year period between 1992-97 that figure is almost
1-1/2 times greater than the previous 10-year period, with a loss of 47,400 acres each year. For
the 5-year period between 1992-97:

... Ohio was 8th in the nation with a loss of 364,800 acres of non-federal land to development
(219,000 of those acres were agricultural according to the American Farmland Trust (AFT))

... Kentucky was 16th with a loss of 237,000 acres (164,000 of those acres were agricultural
(AFT))

... Indiana was 23rd with a loss of 195,300 acres (144,000 of those acres were agricultural (AFT))

I wanted you to have the revised statistics.
Sincerely,

Sherry Carran, Board Member

Kenton County Conservation District
Enclosures - 2

cc: Northemn Kentucky Area Planning
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2 Land Trust Alliance
Newsroom

2 Trust for Public Land emall
alerts

# Farming on the Edge

Y Translation paper:
Parks, Greenspace, and Land

Conservation and Saving
Farmland

7 American Farmland Trust

t Land Trust Alliance

- The Biodiversity Project

4 The Conservation Fund

2 Alliance for Transportation
Research

Open Space & Farmland

A core goal of smart growth is to encourage and attract
investment into existing communities, and to ensure
that residents in those communities have access to
parks and recreational opportunities that make
neighborhoods more enjoyable.

In the process, smart growth preserves farmland,
ranchland and open space in rural areas by decreasing
the pressure to develop there. The opposite is also true.
Programs to preserve open space and farmland can aid
efforts to direct growth into existing communities,
protect the environment and make communities more
livable. Read on to find out more about the relationship
between sprawl, smart growth, and open space and

" farmland preservation.

#ASPRAWL AND LAND CONSUMPTION —

Sprawl and Land Consumption

In October 2002, American Farmland Trust veleased a report, Farming
on the Edge: Sprawling Development Threatens America's Best
Farmland that found that between 1992 and 1997, the LLS. paved over
more than 6 million acres of farmland, an area approximately the size of
Marvland. Americans developed twice as mueh farmland inthe 1990s
as in the 1980s, and we are losing high quality farmland —the land best
suited for growing food — the fastest,

However, the most disturbing finding was that ineflicient land use
rather than economic growth was to blame {or the rend. rom 1982~
1997, the ULS. population grew by 17 percent, while urbanized land grew
by 47 percent. Over the past 20 vears, the acreage per person for new
housing abmost doubled, and since 1994, 10-plus acre housing lots have
accounted for 55 percent of the land developed.

Economic Challenges The loss of farmland and open space often
vauses unexpected ceonomic chatlenges for rural communilies, Tn these
communities, tarmland, forests, ranch and and open space tend o be
the ceonomic drivers that alivact businesses, residents and tourists,
Sprawling development commpromises the resources that are the core of
the community’s economy.

Al the same time, sprawling development rarely brings about the
ceonomic benefits anticipated. While it is true that an acre of land with
a new house generates more total revenue than an acre of hay or corn,
the cost of providing infrastracture and services to that property is
greater for residential development than for commercial, farm, or forest
land. Cost of Commuunily Services (COCS) studies conducted ta more
than 873 communitics show Lhat owners of farm, forest and open lands

file://C:\Documents and Settings\Sherry Carran\My Documents\open space... 8/3/2005
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pay more in local tax revenues than it costs local government to provide
services to their properties, Residential land uses, in contrast, are a net
drain on municipal coffers: 1t eosts loeal governments more to
provide services to homeowners than residential landowners
pay in property taxes, {Cost of Community Services Fact
Sheet).

One land use is not by itself better than another, however,
understanding the benelits and costs of different types of development
can be helptul in comparing and evaluating alternative growth
strategies that may include a mix of different land uses, or simply
concentrate on one. COCS studies are also a uselul tool for tand
preservation advocates, who need to dispel the myths that residential
development automatically leads to lower taxes, and that farmland
must be developed to ensure a community’s continued fiscal stability.

Smart Growth and Open Space and Farmland
Preservation

Smart growth is an approach to development that concentrates on
investing in existing communities. By direeting growth to communitios
where people already live and work, smart growth limits the amount of
farmland and open space that is developed, makes existing
communities more attractive -- with a mix of housing, restaurants,
parks, cafes, ond jobs, and minimizes the need for new water, sewer and
road infrastructuve that increase taxpayer burdens,

For rural comnmunities, smart growth means supporting lown centers
and Main Streets, and attracting and encouraging growth and
investment in and around these centers and within existing
communities, preserving the characler of rural towns, In contrast,
sprawling development in rural, suburban and urban arens is auto-
otiented, single use development -~ frequently along or at the
intersection of nearby highways -- that draws economic activity out of
downlowns, damaging their vitality and dramatically inereasing
infrastructure needs. Smart Growth, in contrast, simultaneously
preserves open space and farmland while ensuring that there ts an
adequate supply of housing for families with a mix of incomes, Smart
Growth provides residents wilth a mix of shops, offices, restaurants, and
other services that they can get to by automobile, bus, bike or foot.

Economic Benefits Communities across the country have found
that protecting open space, parks and farmland is a strategy that can be
used to strengthen existing communities, attract businesses, and aveid
the costs of urban and suburban sprawl. As part of a package of smart
growlh programs and policies, communities that offer a high quality of
lite including well-maintained neighborhood parks and extensive pack
systems consistently attract and retain businesses. For example,
Portland, Oregon, which adopted extensive growth management
practices beginning in the 10708 and invested In an extensive park
system, has altracted numerous new companies, including Hewlett-
Packard, Intel and Hyundai, which picked the city because its quality of
lile would he able Lo atlract an educaled workforee, “According Lo Bill
Calder, a spokesman for Intel) the computer chip manufacturer that has
nearly 0,000 eraplovees i Ovegon, "Compandes that can locale
anywhere they want to will go to places thal allvact good people” For
mare info click here.

Agriculture contributes to local economies direetly through sales
creation, support services and businesscs, and by supplving luerat
seceondary markets such as food processing. In many rural areas,
lourism is a major industry that supports local economies, and as
diseussed earlier, farmland and open space impose significantly fewer
costs on local governments.
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# For more information on the economic benefits of oven space, and parks,
click here.

® For more information on the economic benefits of farmland preservation, click
here.
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EXECUTIVE SUMMARY

Butler County is located in the southwest corner of Ohio, between the urban centers of
Cincinnati to the south and Dayton to the north. In the past half century, its population more than
doubled to bring it to nearly 340,000 today. Accompanying this growth is development and a
shrinking agricultural base. Over the past 20 years, Butler has lost 200 farms. Just in the past five
years, its land in farms has dropped by more than 6,000 acres. These changing land use patterns
affect the size and extent of public services demanded by a growing population base. County
officials need to understand the benefits and costs of different types of development in order to
compare and evaluate alternative growth strategies. Part of this understanding wiil be the
realization that farmland is not undeveloped land but is land that is contributing to the economy
and character of the county, and that it should be considered and supported when making policy
about land use.

The Smart Growth Coalition for Greater Cincinnati and Northern Kentucky contracted with
American Farmland Trust (AFT) to conduct a Cost of Community Services (COCS) study in
Butler County to compare the net fiscal impacts of farm/open land uses to residential and
commercial/industrial land uses. AFT analyzed the revenues generated by each of these land uses
and compared them to the expenditures of each land use for county services.

The COCS analysis was based on budgets, audited financial statements, departmental reports and
interviews with governmental officials about county revenues and expenditures. County services
include education, public health and safety, public works, local govemnment and courts. The time
periods investigated included two overlapping fiscal years: 2002 (January 1 to December 31,
2002) for all services except public education and 2003 for public education.

The findings present a snapshot in time of revenues versus costs of providing services to Butler
County’s major land uses. They show:

a 85 percent of total county revenue was generated by residential land uses, 13 percent by
commercial/industrial land uses, and 2 percent by farm/open lands.

a 93 percent of expenditures were used to provide services to residents, 6 percent for
services to the commercial/industrial sector and 1 percent for farm/open lands.

a For every $1 of revenue generated by the residential sector, $1.12 was spent to provide
county-level services to residents.

a Forevery $1 of revenue generated by commercial/industrial land uses, 45 cents was
spent to provide county-level services to businesses and industries.

o For every $1 of revenue generated by farm/open lands, 49 cents was spent to provide
county-level services to farm and undeveloped lands.

These findings show that farm/open and commercial/industrial land uses are important to Butler
County’s fiscal equilibrium. Together they help offset the shortfall associated with providing
county-level services to residential development. The findings suggest that because agricultural
land uses makes a positive net contribution to county coffers, protecting farmland and supporting
the county’s agricultural base can provide long-term fiscal benefits to the county.



INTRODUCTION

Butler County is located in southwestern Ohio and contains 468 square miles. Most of the county
is located within a one-hour drive from the nearby metropolitan centers of Cincinnati to the south
and Dayton to the north. According to the U.S. Census in 2000, Butler County had a population
of 332,807 and ranked eighth in population of Ohio’s 88 counties.

The population of Butler County increased steadily over the last 50 years. Between 1950 and
2000, it more than doubled from 147,203 to 332,807 people. This growth is expected to continue,
as the county’s 2001 Land Use Plan projects the 2020 population to be near 412,060.

Agriculture is a significant industry in Butler County, recording $35 million in sales in 2002.
Grains, including corn and soybeans, represent the largest crop at $11.6 million. Indicative of an
urbanizing area, the nursery and greenhouse industry is rapidly expanding and now ranks second
at $10.7 million, with cattle and dairy products remaining as the other significant industries with
$3.2 and $1.7 million in sales respectively in 2002.

However, the amount of cropland® in the county declined significantly between 1997 and 2002,
falling from 111,728 acres to 105,505 acres—a decrease of 6,223 acres. * The amount of land
enrolled in Ohio’s Current Agricultural Use Valuation Program also has been steadily
decreasing. From 1985 to 2001, enrollment decreased by 2,067 acres per year or 18 percent
overall. Another indicator of the decline in agriculture is the loss of farms. Between 1980 and
2001, Butler County lost 200—or 17 percent of its remaining farms. Left unchecked, the decline
could result in the loss of all the county’s farmland by the end of the century.

In 1999, the Ohio State University administered a survey to Butler County residents to assess
their opinions about farmland preservation. The survey found that 71 percent of those polled
agreed or strongly agreed with the statement that it is important to preserve farmland in the
county. Only 8 percent of those surveyed disagreed or strongly disagreed. In a follow-up to this
survey, the Butler County Land Use Coordinating Committee issued a series of policy
recommendations including the formation of an Agricultural Impact Committee, policies that
promote growth in non-farmland areas, a purchase of development rights program for the county
and a zoning code that promotes agricultural land preservation.

! The USDA Census of Agriculture defines land in farms as cropland, woodland, pastureland and rangeland, and
other land including ponds, house lots, roads, wasteland, etc.

? Data were released as a part of the 2002 Census of Agriculture. For the first time, the National Agricultural
Statistics Service (NASS) adjusted the data to account for farms missed or misclassified during the previous census.
NASS measured the incompleteness of the census mailing list (CML) by interviewing each producer identified on
randomly selected sample tracts and comparing this information to the CML. Census data were then weighted to
approumate data for operations that were not included. As a result of “coverage adjustment there was an apparent
increase in the number of farms, farmers and land in farms from the figures reported in the 1997 Census of
Agriculture. More importantly, adjusted figures may not be comparable to the old data. NASS adjusted the 1997
data and presented it alongside the original 1997 data in the Historical Highlights tables for purposes of comparison
between the two methodologies. In all other places, 1997 data published in the 2002 Census of Agriculture have

been adjusted.



Given the increasing pressures of development, the Smart Growth Coalition for Greater
Cincinnati and Northern Kentucky, with funds from the Greater Cincinnati Foundation,
contracted with American Farmland Trust (AFT) to conduct a Cost of Community Services
(COCS) study to help them gain a better understanding of the relative fiscal contributions of
Butler County’s agricultural lands.

WHAT IS A COST OF COMMUNITY SERVICES STUDY? 7 /)( x
< |

COCS studies are a case study analysis of the average n S0 q ‘

local budgets. They provide a snapshot in time of revem ( ' ’7 &

service demands. COCS studies are descriptive—not pr ‘ / -

statements for a specific community in a recent time per Ljo /\A .

they analyze the impacts of farm and other open lands o
uses. The findings provide the benefit of hindsight into t d
land use and development. !

AFT developed the COCS approach to investigate three ' 9 4
meetings. The findings of more than 100 COCS studies « 1
have dispelled these myths:

1. Open lands—including working agricultural and forest lanuo—arc an uenm rana u&sc
and should be developed to their “highest and best use.”

Findings prove that keeping farm and forestland productive is a viable economic use of
the land. Studies find that farm, forest and open land have a modest demand for services,
and therefore require a low level of expenditures from local government. In addition,
agriculture and forestry provide numerous economic and environmental benefits.
Therefore, keeping land open is often the best use from a fiscal, economic and
environmental perspective.

2. Farmland gets an “unfair” tax break when enrolled in current use programs, such as
Ohio’s Current Agricultural Use Value Program (CAUV).

Ohio’s CAUYV taxes land that is actively used for farm or forestry at its use value rather
than its market value. Because of the modest demand of farm and forestland for public

services, COCS findings show that most of these programs tax open land at a fair value
based not only on the land’s current use but also on its modest cost to the community.

3. Residential development will lower property taxes by increasing the tax base.

Residential development contributes revenue to the tax base through property and other
taxes, but it also increases municipal costs for services such as public safety and
education. When these costs are taken into account, COCS findings consistently show
that, on average, residential development does not pay for itself.



AFT follows three basic steps in the process of conducting a COCS study:

1. Collect data: Obtain relevant reports and other financial records, interview officials, and
representatives of boards and departments.

2. Allocate revenues and expenditures by land use.

3. Analyze data and calculate ratios.

In other words, first AFT gathers information about county revenues and expenditures, then it
allocates them to defined land use categories, and finally analyzes revenues and expenditures to
determine the net fiscal impact on the basis of land use demand for services. Allocations are
based on audited county financial statements, local budgets, departmental reports and probing
interviews with local governmental officials to determine how revenues were generated and
appropriations spent during a recent fiscal period. Ultimately, the fiscal relationship between
revenues and expenditures for each land use category can be expressed in ratios.

The following section explains how these steps were followed in Butler County.

COCS PROCESS IN BUTLER COUNTY

AFT contacted key public officials to understand local issues related to budgets and to define
land use categories for the study. Based on local input, AFT decided to use financial statements
from the most recent fiscal years with closed books for the General Fund and other entities
involved in countywide services (Appendix). The county’s fiscal year coincides with the
calendar year. AFT used the most recent audited financial statements available when the study
began, which were from fiscal year 2002,

After a review of the county property tax classification system and the CAUV, three land use
categories were defined for this study:

a Residential Land Uses — property used for dwellings, including farmhouses and the one-
acre “homesite” they occupy, apartments, townhouses, condominiums and vacant
residential parcels of less than ten acres.

a Commercial and Industrial Land Uses — property actively used for business purposes
other than agriculture or forestry, including retail and wholesale production, utilities, and
vacant commercial and industrial parcels of less than 10 acres.

a Farm and Open Land — property used or designated as farmland, woodland or open
land. The minimum acreage for open land or vacant land was based upon the CAUV
minimum acreage requirement. To qualify for CAUV in Ohio, parcels must be at least
10 acres. Therefore, any privately held land of 10 acres or more without development
was categorized as open land.



Table 1 provides an overview of what is included in each category:

TABLE 1
Ou10 LAND USE CATEGORIES COCS LAND USE CATEGORIES
Use Code Description Residential Commercial/ Farm & Open
Industrial Land
100 - 199, 390, Properties receiving a | Farm houses and Farmland & farm
502 - 505, 800 Current Agricultural one acre of land, buildings
Use Valuation farm buildings
200 - 380, Commercial/ All parcels with | Vacant parcels
399,416 — 499, Industrial properties buildings and =10 acres
810 — 880 vacant parcels
< 10 acres
401 - 403, 415, Residential properties | Houses and land for Vacant parcels >
500, 501, 510 -599 properties < 11 10 acres; excess
acres; houses and 1 land on parcels
acre of land for with houses > 11
properties > 11 acres acres

1. COLLECT DATA

The study was conducted at the county level and focused on the county General Fund, Special

Revenue Funds and public schools. All countywide public services that received property tax
allocations from the auditor’s office were included. Public education is organized by district, but
the services are available throughout the county and since schools receive property tax
contributions, they were included in the study. AFT analyzed the entire service budget for every
school district serving Butler County residents, including state and other financial assistance.
However, township-level services were not included in the study, including fire and EMS.

The Butler County General Fund supports many county-level services including sheriff, regional
planning, public works, financial management, administration and others. Special Revenue

Funds provide the balance of countywide services (with the exception of public schools)
including health and human services, water and sewer services, and road and bridge construction.
AFT interviewed county officials and department heads to help tease out subtleties in the varying
demands for services by land use category as well as how revenues coming into the General
Fund were spent by land use category. Tax-exempt lands owned by government or other
qualifying organizations were not included in the study.

The following are the five key materials gathered and reviewed to conduct the analysis:

2004 assessed property values broken down by land use category;

Butler County Comprehensive Annual Financial Report, Fiscal Year 2002;

Traffic counts from the Ohio Department of Transportation;

Vehicle license and registration information from the Ohio Department of Public Safety;
School District Comprehensive Annual Financial Reports, Fiscal Year 2003, from the
Ohio Auditor of the State.
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2. ALLOCATE REVENUES AND EXPENDITURES BY LAND USE

After reviewing financial data and conducting interviews, AFT allocated revenues and
expenditures to the defined land use categories. In addition to the General Fund and several
Special Revenue Funds, Butler County allocates property tax revenues tol6 different school
districts and three joint vocational schools.

General Fund and Special Revenue Funds allocations were based on the sources of revenues and
the recipients of services. Most court revenues were assigned the fallback percentage (see
below), as there was insufficient data available for a full analysis, except for juvenile courts,
which were assigned to residential land use. Expenditures by the sheriff’s office were allocated
according to the function and size of each division within the office, and split among the three
land use types. Most health and human services were allocated to residential. The Department of
Development spent nearly equal amounts on residential and commercial/industrial land uses and

a smaller portion on farm/open lands.

The county’s Motor Vehicle Special Revenue Fund is funded primarily through vehicle
registration fees and the gas tax. The Ohio Department of Public Safety provided information
about residential, commercial and farm vehicle registration and license fees for the county.
Revenues from the fees were allocated to the land use categories in proportion to vehicle type.
Passenger cars, motor homes, motorcycles, and mopeds were classified as residential, most
trucks as commercial/industrial and farm trucks as farm and open land. Expenditures from this
fund and other funds that were used to finance road and bridge construction were based on traffic
counts broken down by vehicle type from the Ohio Department of Transportation.

In the case of the General Fund and several of the Special Revenue Funds, fiscal year 2002
expenditures exceeded revenues. Several sources were used by county officials to account for
these shortfalls including the fund balance from prior years, proceeds from notes and bonds, and
transfers from other funds that carried a surplus in 2002, While this study focuses on fiscal year
2002 expenditures and revenues, some of these other financing sources were included in the
study. For example, proceeds from notes or bonds transferred into a fund and surplus funds
transferred into a fund with a deficit were included. However, in most cases, these funds do not
have a readily accessible association with the land use types used in this study. Therefore, if a
connection to a land use could not be determined, the revenues from these other financing
sources were allocated among the three land use types in the same proportion as they were
expended. For example, 98 percent of Road Improvement Capital Projects Fund expenditures
were used for residential development, 8 percent for commercial/industrial development, and
less than one percent for farm/open land. These same percentages were applied to the $6.9
million of notes and advances used to balance this fund’s budget.

“Fallback percentages”

Most revenue and expenditure line items could be linked to a particular land use or combination
of land uses. In some cases however, sufficient objective information was not available to
allocate revenues or expenditures to the defined land use categories. For example, revenues
identified as “miscellaneous” or “other” did not have a clear link to any land use type.
Additionally, expenditures for administrative salaries and public buildings serve the entire



county in a general capacity. In such cases, “fallback percentages” were used to allocate
revenues or expenditures in this study.

To determine these fallback percentages, assessed property values were added together for each
category shown in Table 1 and the subtotals were divided by the total of all assessed values.
Since countywide assessed values were not available for 2002, assessed values as of June 2004
were used for these calculations. It was assumed that the percentages did not change significantly
between 2002 and June of 2004. The resulting fallback percentages were:

o 79 percent of the total assessed value was from residential lands;
o 16 percent from commercial and industrial lands; and
a S percent from farm and open lands.

School Districts

Residents of Butler County have access to 16 school districts and three vocational schools.
Revenues and expenditures for every school district were obtained for fiscal year 2003 from
audited Comprehensive Annual Financial Reports available on the Ohio Auditor of the State’s
Web site. Revenues for school services include property taxes, tuition and fees, investment
earnings, and state and federal aid.

Tuition and fees and state and federal aid were allocated as a residential land use. Property taxes
and investment earnings were distributed to all three land use categories. Due to the considerable
variation in the land use composition of the different school districts, a fallback percentage was
also calculated for each school district. This was done in order to ensure an accurate estimate of
the real estate taxes contributed by each land use category in each school district. The fallback
percentages for each school district are shown in Table 2.

TABLE 2 — Percentage of Assessment

School Residential Commercial/ Farm/Open

District Lands Industrial Lands Lands
College Corner 51% 18% 31%
Edgewood 77% 11% 12%
Fairfield City 82% 16% 2%
Hamilton City 79% 20% 1%
Lakota 80% 17% 3%
Madison 7% 4% 9%
Mason City 100% 0% 0%
Middletown 80% 19% 1%
Monroe City 67% 25% 8%
New Miami 79% 15% 6%
Ross 83% 4% 13%
Talawanda 79% 16% 5%
Northwest 95% 1% 4%
Preble Shawnee 53% 0% 47%
Princeton 47% 52% 1%
Southwest 88% 0% - 12%




3. ANALYZE DATA AND CALCULATE RATIOS

Once interviews were completed and the necessary data collected, the information was entered in
a computer spreadsheet. The dollar amount for each line item of the budget was allocated to the
three land use categories according to the associated percentages. Once the percentages were
entered for each line item, total revenues and total expenditures were calculated for each land use
category. Then, by comparing total revenues to total expenditures in each category, a surplus or
deficit was calculated. This information is presented in a simple ratio that shows the actual
expenditure for every dollar raised. The findings were checked for accuracy and analyzed to
understand differences in the ratios.

FINDINGS

The findings for each land use category are presented in the table below. The first two rows show
the total dollar amounts allocated to each land use for revenues and expenditures. The third row
shows the net fiscal impact on the county budget for each land use, which was determined by
comparing the revenues generated with the expenditures incurred. The last row presents the
findings in ratios that show the contribution or cost of each land use per dollar of revenue

generated for the county.

In Butler County, residential 1and use generated $791,063,789 in revenues to cover $887,436,427
million of expenditures, resulting in a $96,372,638 shortfall. Commercial and industrial land use
generated $119,724,952 in revenues to cover expenditures of $53,990,271. Farm and open land
brought in $21,299,643 but incurred only $10,923,541 of expenditures.

TABLE 3: REVENUES AND EXPENDITURES BY LAND USE
Residential Commercial/ Farm and
Butler County Actual Land Industrial Open Land
Land

a) Total Revenues $932,088,384 | $791,063,789 $119,724,952 $21,299,643
b) Total Expenditures $951,802,800 | $887.436,427 $53,990,271 $10,376,102
Net surplus or (shortfall) | ($19,714,416) | ($96,372,638) $65,734,680 | $10,923,541

Final land use ratio $1:81.12 $1: %045 $1: $0.49

The final land use ratios presented in the last row of the table show the expenditures required
per dollar of revenue generated. For every dollar of revenue that residential land generated for
Butler County, $1.12 was required for services to local residents. For every dollar of revenue
that commercial and industrial land generated for the county, 45 cents was required for
services to businesses and industries. For every dollar that farm and open land generated, 49

cents was required for services.

DISCUSSION

Cost of Community Services studies provide a baseline of information to help local officials and
citizens make informed land use decisions. They offer the benefit of hindsight on the fiscal




impacts of existing development patterns. Thereby, they provide another piece in the puzzle of
the costs and benefits of various community land uses. What makes them unique is that COCS
studies specifically address privately owned and managed agricultural and other open lands.

The results of this study demonstrate the importance of agricultural lands to the fiscal stability of
Butler County. The county is one of the fastest growing in the state of Ohio and has had to
continuously increase the size of government to provide the necessary services to the expanding
population. While farm and open lands only contribute $21.3 million of revenues to county
coffers, their net fiscal impact was a positive $10.9 million. This surplus, along with the surplus
generated by commercial and industrial development, helped offset the $96.3 million shortfall
created by residential development.

Farmland is not only important from the fiscal perspective of helping to balance the county’s
budget, but from an economic one as well. It is the foundation of the agricultural industry,
which, in 2002, played an important role in Butler County’s economy with more than $35
million in farm gate sales. Adding to this figure are the support services for agriculture, such
as fertilizer and equipment dealers, and downstream industries such as food processors. These
are mostly local businesses that rely on the agricultural industry for sales income and inputs.
The food and farming system and all its local infrastructure is like an intricate web, providing
valuable jobs and income, and underpinning the local economy. It has developed over
decades, and the loss of just a few more farms could trigger the closure of multiple businesses
closely linked to agriculture.

Much of Butler County’s agricultural production comes from field crops that require a large
acreage. Farmers growing corn and soybeans typically farm 1,000 acres or more to provide a
sufficient family income. The $10.7 million nursery and greenhouse industry is expanding
rapidly, which also requires a large and stable land base as it often takes up to eight years to
raise potted plants, shrubs and trees to an ideal size for the marketplace. Beyond the economic
benefits of keeping this land in production, these farmers also provide a community benefit by
keeping this land as well-managed open space.

The beautiful landscape and scenic views provided by farmland is highly valued by county
residents. According to the 1999 Ohio State University survey, seven out of 10 residents
agreed that it is important to preserve farmland in the county. Farmland provides multiple
non-market benefits to the community such as groundwater recharge, wildlife habitat, traffic
control, reducing climate change and staving off sprawl. These quality of life issues are
crucial considerations as Butler County plans for its future.

If current trends continue, more and more Butler County farmland will be converted to new
residential developments. The results of this study suggest that when farmland is converted to
residential use, the tax burden is likely to shift from a land use that contributes significant
surplus revenue to one that, on average, falls short of paying for all of the services it requires.
Planning is needed both to protect the agricultural infrastructure, direct future growth to areas
that can best accommodate new development, accommodate affordable housing and
encourage appropriate commercial land uses.



Butler County leaders have a unique opportunity to preserve much of the remaining
agricultural land in the county, as well as the agricultural industry. Much of the county’s
agricultural land lies to the west of the Miami River in an area that remains largely rural. A
comprehensive plan for agriculture, one that includes tools to retain the land base and
strategies to address economic development of agriculture, would work toward retaining this
industry—and way of life—in Butler County. Farmland preservation tools could include both
incentive and regulatory approaches, along with strong right-to-farm laws and zoning that
allows farmers to conduct a wide variety of agriculture-related operations on their land.
Marketing and technical assistance could allow farmers to tap into new and expanding
markets and capitalize upon their proximity to nearby urban centers.

COCS findings are descriptive and cannot be used to predict the specific impact of a new
development project. However, the pattem of findings in Butler County is consistent with the
findings from other nearly 100 other COCS studies in Ohio and around the country. The findings
suggest that it would make sense to retain and enhance land uses that fully pay for the services
they require and that:

o A balance of land uses, including agricultural and open lands, is needed to supply
adequate revenue to pay for community services. Without such a balance, new residential
development is likely to create the need for tax increases.

o Current use tax programs, such as Ohio’s CAUYV are justified as a way to provide an
incentive to keep land open and in active agricultural use. Even with a reduced assessed
value, agricultural properties contribute a surplus of revenue to pay for public services for
residents of Butler County.

a Strategies to retain land in agriculture, such as a Purchase of Agricultural Conservation
Easements (PACE) program are good long-term investments in agricultural
infrastructure.

The findings of this study show the fiscal benefits that result from farm and open lands, and
provide factual information to help residents understand the delicate fiscal balance between land
uses. This information should be useful for county leaders and residents when faced with land
use decisions now and in the future. In addition to helping maintain fiscal balance, agricultural
lands help sustain Butler County’s economy and rural character, and help shape the overall
quality of life in the region.

The Smart Growth Coalition of Greater Cincinnati and Northern Kentucky, with funding from
the Greater Cincinnati Foundation, commissioned the COCS study in Butler County because
of the significant “quality of life” contributions of farmland in Butler County, and to make the
study available to the citizens and government officials of Butler County to be used as a
planning tool to help them in land use policy decision making. According to Edward
Thompson, Jr., of American Farmland Trust, “Farmland closest to our cities and towns is
among the nation’s most productive and important for a variety of economic, environmental
and aesthetic reasons. The sustainability of the nation’s agriculture is being progressively
compromised as this land is lost to sprawling development. The rate of farmland loss is



accelerating as public policies exaggerate the competitive edge that development has over
agriculture. He also notes that, “Federal farm policy, in particular, does little to help farmers
in urban-influenced areas. States and local communities are leaders in adopting innovative
approaches to farmland protection as an integral smart growth strategy.”

With good planning and community support, Butler County can help lead the way.



APPENDIX

General Fund and Special Revenue Funds, Revenue/Expenditures — FY 2002
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Farmers Market Growth

In 1994, the U.S. Department of Agriculture (USDA) began publishing the
National Directory of Farmers Markets which lists all farmers markets operating
in the U.S. Since that time, USDA has updated the Directory every 2 years.

The following graph shows the number of markets at each update.

OPERATING MARKETS

Follow this link for a text description of chart titled "Farmers Market Growth,
1004-2004 "

Find a Farmers Market in Your State

Return to Marketing Services Branch

file://C:\Documents and Settings\Sherry Carran\My Documents\Farmers M... 8/3/2005
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Redevelopment of an old Sears site in
San Diego, Cdlifornia.

EXECUTIVE SUMMARY

In communities across the nation, there is a
growing concern that current development pat-
terns—dominated by what some call
“sprawl”—are no longer in the long-term inter-
est of our cities, existing suburbs, small towns,
rural communities, or wilderness areas. Though
supportive of growth, communities are ques-
tioning the economic costs of abandoning
infrastructure in the city, only to rebuild it fur-
ther out. They are questioning the social costs
of the mismatch between new employment
locations in the suburbs and the available work-
force in the city. They are questioning the wis-
dom of abandoning “brownfields” in older
communities, eating up the open space and
prime agricultural lands at the suburban fringe,
and polluting the air of an entire region by driv-
ing farther to get places. Spurring the smart
growth movement are demographic shifts, a
strong environmental ethic, increased fiscal
concerns, and more nuanced views of growth.
The result is both a new demand and a new
opportunity for smart growth.

This opportunity should not be confused
with “no growth,” or even “slow growth.” Peo-
ple want the jobs, tax revenues, and amenities
that come with development. But they want
these benefits without degrading the environ-
ment, raising local taxes, increasing traffic
congestion, or busting budgets. More and more
local governments are finding that current
development patterns frequently fail to pro-
vide this balance.

Kansas City, Missouri, and Lancaster
County, Pennsylvania, are two communities
searching for this balance. Kansas City has
struggled with the classic pattern of disinvest-
ment in urban/suburban areas while invest-
ment in as-yet-unbuilt communities on the
fringe continues. In the last two decades, flight
from the core to the suburbs created a “golden
ring” of the priciest homes encircling the city;
this ring has moved ever further outward over
time. In Lancaster County, the rural character
is undermined by its own popularity. Traffic
congestion, higher taxes, decline in public ser-
vices, loss of farmland, and breakup of the
area’s diverse culture threatened the county’s
quality of life and future. On the other hand,
Portland, Oregon. with its long-standing urban
growth boundary, downtown building boom,
and well-developed transit system is one of the
best known and frequently cited examples of
smart growth.

Smart growth recognizes connections
between development and quality of life. It
leverages new growth to improve the commu-
nity. The features that distinguish smart
growth in a community vary from place to
place. In general, smart growth invests time,
attention, and resources in restoring commu-
nity and vitality to center cities and older sub-
urbs. New smart growth is more town-
centered, is transit and pedestrian oriented,
and has a greater mix of housing, commercial
and retail uses. It also preserves open space
and many other environmental amenities. But
there is no “one-size-fits-all” solution. Suc-
cessful communities do tend to have one thing
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Local economic development strategy
also affects growth patterns. Many have come
to equate attracting new business with improv-
ing the community’s economy. Sometimes
development represents a net increase in eco-
nomic activity, but it may also simply shift
economic activity from one area to another.
The new shopping mall on the edge of town
may result in the closure of shops downtown.
Many smaller stores rely upon the foot traffic
created by a successful group of stores. If a
few close, the entire area may fail.

Many communities have refused an
“either/or” attitude toward this problem.
Instead they are providing incentives for locat-
ing “big-box” stores and other major retail
chains downtown, increasing competition and
downtown pedestrian traffic. For an economy
to truly develop, local governments must also
be cognizant of the nonmarket costs associ-
ated with different development patterns. For
instance, will a mall on the fringe cause
greater congestion and air pollution or reduce
them? Will it add to or detract from the com-
munity’s social fabric? Is the downtown a
focal point for the community? Does it define
the community in any way? These “livability”
factors are increasingly important in attracting
mobile, high-tech businesses.

To further investment in existing commu-
nities and create and preserve social capital at
the same time, some states have turned to
direct incentives for historic preservation. Oth-
ers have focused more on business retention

and expansion than on finding new tenants.

However, more common for neighboring juris-
dictions is to compete for new business and
tax base. While communities compete to fur-
ther their own gains, they may be more depen-
dent on the region than they want to admit.
Ultimately, competition between jurisdictions
can be a losing proposition all the way around.
Emerging Trends in Real Estate, an industry
report, agrees. The report cites one expert who
says: “There’s nothing worse than having
neighboring suburban municipalities compet-
ing with one another for resources and tax
base.... The schools go downhill, middle-class
neighborhoods become lower-class. It can be
over quickly.” The net result? Those who can
afford to move farther out, fueling the trend.

Changing development patterns have envi-
ronmental implications. Farmland and open
space are consumed by increasingly distant and
dispersed development. Air quality is worsened
as people are forced to make longer trips and
become more auto-dependent. More land area
covered by roads and rooftops translates into
more polluted runoff in local streams and lakes.
And because few incentives exist for moving
development back into existing communities,
abandoned downtown sites remain derelict,
degrading the quality of life for area residents.
Some communities are countering these trends
by encouraging brownfield redevelopment
and more compact, mixed use, pedestrian and
transit-oriented new communities.

As local public participation shows, devel-
opment, and in many cases lack of develop-
ment, greatly impact a community’s quality of

Historic preservation contributes housing to central cities.

life. Urban cores such as downtown Colum-
bus, Ohio, live with the consequences of dis-
investment, population decline, and concen-
tration of poverty. Until recently, this decline
was seen as an urban problem. However, now
many suburbs find Columbus’ story is their
story too. No longer an urban problem, this
pattern of decline is recognized by many as
the outcome of a tilted playing field—one that
favors investment in as-yet-unbuilt communi-
ties while discouraging investment in existing
ones. The social consequences for communi-
ties can be severe.

But even where suburbs are currently eco-
nomically healthy, some residents believe that
their community fabric is weak. A recent arti-
cle in American Enterprise, “Are Today’s Sub-
urbs Really Family-Friendly?” argues that typ-
ical suburban development is “desirable for
families not so much for what it is as for what
itisn’t: it is not dangerous, not dirty.... It offers
more physical security than cities and greater
economic security than the average small
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PROLOGUE

Growth and development are controversial almost everywhere.
Public debates are often pitched in extreme terms of property rights
versus the public good, social engineering versus the free market,
and unfettered growth versus no growth. Both sides in the debate
formulate their positions from truths about growth. Growth can
fuel economic expansion, revitalize commercial districts, and
increase the tax base. But it can also cause traffic congestion, drain
local resources, and destroy local cultural and ecological features.

A community’s growth strategy can greatly influence the out-
come of growth. Ultimately, these results affect the health and
welfare not only of the individual community, but also of entire
regions and, indirectly, the entire nation. This primer uses
research, economic analyses, and actual community experience
to illustrate a new concept known as “smart growth.” Smart
growth adds value to existing communities while engaging all
stakeholders and rewarding developers with profitable products.
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INTRODUCTION

Smart growth shifts the terms of debate away
from the pro- and anti-growth context of the
past. Coalitions of developers, environmental-
ists, citizens, and government officials are
banding together to address the new funda-
mental question, which is not whether to grow
but how. Successful communities have a
vision of where they want to go and of what
things they value in their neighborhoods and
downtowns. Their plans for development
reflect these values and answer questions fac-
ing communities nationwide. How can a com-
munity capture the benefits of growth without
overcrowding its schools? How can a commu-
nity maintain its small-town charm and char-
acter while accommodating new residents and
prospering economically? How can a commu-
nity, city, or suburb benefit from growth but
not suffer the post-growth disinvestment that
so often follows?

Across the country in large metropolitan
areas and rural towns alike, growth and devel-
opment are receiving increased attention.
Growth patterns are linked to a community’s
success in providing quality schools, relieving
traffic congestion and air pollution, control-
ling taxes, and providing economic opportu-
nity. Major regional newspapers in Kansas
City, Missouri, and Charlotte, North Carolina,
reported on this connection, examining
“sprawl]” in terms of loss of farmland and fis-
cal stability, as well as of disinvestment in
older cities and suburbs. Rural areas are
responding to the growth they see heading

their way. In rapidly growing communities
from Virginia to Idaho, small towns hold local
forums on growth. Anticipating rapid devel-
opment, they seek to preserve their way of life.

Of course, growth has another face. It is
praised for successfully leveraging existing

investment, revitalizing downtowns in Cleve-
land and Baltimore, and fueling economic
expansion in already thriving neighborhoods
in Portland, Oregon. It is responsible for the
revitalization of Suisun City in California.
Innovative developers are using new suburban
growth to increase the sense of community and
add amenities to bedroom communities. In dis-
crete increments, such as renovation of houses
and redevelopment of abandoned sites, growth
keeps communities healthy and livable.

Despite successes associated with growth,
communities increasingly have an ingrained,
BANANA (build absolutely nothing anywhere
near anything) reaction. In many such cases,
the community has failed to recognize quali-
tative differences among growth patterns.
Rather than blindly resisting growth, commu-
nities can find strength in directing growth to
meet their objectives, such as affordable hous-
ing, economic development, and better trans-
portation alternatives. The key is to ask how
to use growth rather than how to stop it.

Current development patterns are all too
familiar. Post-World War II growth has been
characterized by disinvestment in older com-
munities and the flight of much of the middle
class to newer, diffuse, single-use develop-
ments. Cities such as Chicago and Philadelphia
have grown by more than 30 percent in land
but by less than 5 percent in population
between 1970 and 1990.° In the 1940s and
1950s, it was commonly assumed that such
growth automatically meant investment, jobs,
new housing, and an improved tax base. These
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investment value longer. These places will be
attractive sites for new investment and growth,
which will improve their ability to compete in
the world economy. Some places have already
taken steps in this direction. Others are only
beginning to see the possibilities.

The remainder of this primer explores
both positive and negative aspects of growth
and suggests how communities can achieve
smart growth. Part I uses three case studies to
illustrate why it is important to ask questions
about proposed growth. Part II reviews a range
of results from growth, looking separately at
government, economic, environmental, and
community effects. The appendices describe
a number of tools and assessments that you
can use to begin creating smart growth.
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Preservation of rural character is a challenge.

PART |

ASKING THE
RIGHT QUESTIONS

Successful growth starts with the right ques-
tions. These questions identify the important
decisions about growth based on both obvious
and subtle impacts. For example, will the costs
of our school system change as a result of new
development? Will new residents expect a dif-
ferent level of public service than is currently
provided? How much will local tax revenues
increase, and who would receive the additional
revenues? What happens to the tax base after
a building boom is uver? (See Appendix A for
a set of questions to help you begin evaluat-
ing development.) A look at three typical com-
munities illustrates their different experiences
with growth and highlights some of the criti-
cal issues for communities to consider.

The following three case studies—Lancaster
County, Pennsylvania; Kansas City, Missouri;
and Portland, Oregon—are representative of
the experiences of communities across the
country. The first two case studies show the
unanticipated drawbacks of rapid growth. The
third case study shows that with smarter
growth, new investments add value to existing
communities.

DEVELOPMENT IN SEMI-RURAL AREAS:
LANCASTER COUNTY, PENNSYLVANIA

Historically, Lancaster County had been
beyond the reach of eastern urban centers. But
in the 1980s, with better highway access, the
area had become a magnet for urbanites who
longed to live in the country and were willing
to commute to places as far away as Harris-
burg, Philadelphia, New York, Wilmington,
Baltimore, and Washington, D.C.

The transformation from agricultural to
suburban community progressed rapidly. In
the ten-year period from 1981 to 1990, popu-
lation grew by 50 percent, construction rates
were up 300 percent, and the number of out-
let stores jumped from 17 to 150. This growth
in residential and commercial land use
resulted in a loss of 50,000 acres of farmland
and jeopardized the county’s agricultural
production, worth $800 million per year. It
also threatened the county’s rural character,
its natural beauty (a draw for prospective
businesses), and its culture (the source of its
$400-million-per-year tourist trade).

The area’s culture bears the imprint of the
Plain Sect people, the Amish, and Old Order
Mennonites, who have lived and farmed here
for two and a half centuries. The changing way
of life, rising land prices, and inheritance taxes
made it difficult to preserve the family farm
and pass it on to the next generation. With land
values rising from $6,000 to $20,000 per acre,
fewer than 1 in 10 newly married Amish cou-
ples were taking up agriculture as a way of life.
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farther from downtown at a rate of about two
miles per decade. In its wake are acres of
declining property values that have left many
residents stranded.

Inside the golden ring, many parts of
Kansas City have seen a decline in population
and income. This dual decline has been true for
both the older suburbs and the central city.
Median family income in more than one-half
of the Kansas City suburbs declined even faster
than incomes in the city during the period from
1960 to 1990. The combination of falling pop-
ulations and declining incomes has spread to
the commercial sector as well. Empty stores,
vacant parking lots, and boarded-up shopping
centers dot the city and inner suburbs.

Jobs also have moved with the population.
In 1970, nearly three out of every five Kansas
City regional jobs were in the core; in 1990,
only two out of five were in the core. Subur-
ban community officials have fueled this out-
ward movement of jobs by providing tax
breaks, public infrastructure, and other incen-
tives to large commercial and industrial
employers. Central cities fight back with tax
breaks of their own. In the recent battles over
the relocation of Sealright, Black & Veach,
Toys-R-Us, and Citicorp to outlying locations,
more than 2,800 jobs were at stake. Residen-
tial taxpayers on both sides are the big losers
when municipalities bid for employers with
tax breaks; residents end up paying higher
local property taxes to make up for corporate
tax breaks. With rapid expansion in the region,
more jurisdictions will enter the bidding war.

Even when a jurisdiction succeeds in win-
ning an employer, jobs don’t necessarily go to
those residents who subsidize corporate tax
breaks. Sixty percent of the unionized work-
force at the General Motors’ (GM) major plant
expansion in Kansas City, Kansas, live in Mis-
souri. Meanwhile the residents of Wyandotte
County, Kansas, have paid $1,300 each for the
tax breaks given to GM to locate there. As
stated in the local newspaper, “Kansas City,
Kansas, landed a whopper in 1985 when it
won a new General Motors Corporation
assembly plant....The taxpayers have been
paying for it ever since.”’

Other policies have also helped to shape
Kansas City’s growth. Like other large cities,
Kansas City used federal tax dollars to build
a series of beltways over the last several
decades, enabling development on the fringe
and abandonment of existing infrastructure.
Mortgages insured by the Federal Housing
Authority subsidized home purchases in the
suburbs, further enabling flight from the cen-

Abandonment of land and infrastructure contributes
to the decline of central cities.

tral city with its declining neighborhoods,
aging infrastructure, and shrinking tax base.
Central cities often must spend nearly twice
as much for public safety as their suburban
counterparts and usually can afford roughly
only half as much per capita for capital
improvements. This imbalance sets in motion
a cycle of disinvestment that is difficult to
break. This cycle is moving out into the
Kansas City suburbs, trailing the golden ring
of investment.

During 1995-96, the Metropolitan Devel-
opment Forum attempted to counteract these
forces by bringing together business, political,
and community leaders in a yearlong series of
meetings intended to promote critical thinking
and public understanding of issues affecting
the growth and development of the Kansas
City metropolitan area. According to the exec-
utive director of the Mid-America Regional
Council, one of the sponsors of the Forum,
“The purpose of the Forum was to inform, not
to persuade. The Forum events...presented a
range of viewpoints on key issues and oppor-
tunities surrounding physical growth and
development in our region.” The Forum is
credited with contributing to progress in sev-
eral areas:

* Achieving regional accord on the economic
development role of tax incentives

* Examining barriers to affordable housing

» Launching “empowerment zones”

* Measuring “vital signs”—neighborhood-
level indicators

* Determining transportation needs in the
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ways, investing in transit instead. In a recent
survey, only 14 percent of the region’s voters
favored expanding the road system over more
transit. In two successive measures, voters
approved expanding Portland’s light-rail sys-
tem by nearly fourfold, from 15 to 58 miles.
Clearly; residents of the Portland metropoli-
tan area have realized that these transit and
land-use decisions are not ends in themselves
but are the tools with which to build a more
livable community."'

The case studies demonstrate growth and
development’s tremendous impact on a com-
munity’s economy and environment. Without
planning for these impacts, attractive elements
of the community—good schools, uncongested
roads, sense of community—can be lost. Smart
growth recognizes these connections and lever-
ages new growth to improve the community.
The features that distinguish smart growth vary
from place to place. There is no one-size-fits-
all solution. Successful communities do tend
to have one thing in common: a vision of
where they want to go and of what things they
value. Their plans for development reflect
these values. Part II of this primer is intended
to help communities better understand how
alternative development proposals will affect
them and their gathering places, resources, and
character.

Why Smart Growth: A Primer
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Smallerlot houses provide housing diversity.

PART 1l

OUTCOMES OF GROWTH

Making choices about development is a com-
plex process. Communities are often con-
fronted with more than one project at a time,
and development alternatives often have inter-
active or linked effects. Still, it is possible to
assess each development proposal against
community goals. Equally important is the
assessment of cumulative and synergistic
effects of a number of development projects
over time. This section presents research and
analyses, along with communities” own expe-
riences, to create a framework for thinking
about the range of effects that growth may
cause. Although not a substitute for analysis
of specific local situations, this framework is
useful in framing the right questions about
growth and in conveying the relative magni-
tude of likely development impacts.

Part II is divided into sections that explore
the following areas:

* Local government costs and revenues—
such as cost of public services and tax rev-
enues generated

* Economic impacts—such as changes in job
availability, access to jobs, and impacts on a
community’s existing economic base

* Environmental impacts—such as changes in
air and water quality, loss of farmland, and
availability of habitat and open space

« Community impacts—such as access to ser-
vices and sense of community.

LOCAL GOVERNMENT
COSTS AND REVENUES

Virtually all development requires public facil-
ities and services, but communities often
underestimate these needs. Research and expe-
rience have shown that a development’s
impact on local government finances is deter-
mined largely by that development’s land use,
density, location, and user characteristics.”

Residential Land Use

Few people realize that most residential devel-
opment generally doesn’t pay its own way. In
Prince William County, Virginia, for instance, a
local official says, “Every time I see a new
house, I look at it and say, there goes another
$1,600.”" In community after community and
study after study, the results are the same. As a
general rule, residential development costs more
than the revenue it generates. The main drivers
of this equation are number of children (and thus
school costs), level of service provided, and
value of the property. Number of school-age
children is especially important in suburban and
rural communities, where the cost of providing
education comprises anywhere from 50 to 80
percent of local operating expenditures."

The negative impact of residential devel-
opment on local government budgets is not
always recognized because of the timing of
costs and revenues. During construction,
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South Carolina, is a good example of how
mixed-income housing can work. The scat-
tered buildings don’t resemble traditional,
monolithic, public housing. The porches,
materials, and roof lines all look like other
Charleston homes. Charleston mayor Joe
Riley’s dictum is that “there is no reason for
government ever to build something that is not
beautiful.” By designing handsome public
housing, the city of Charleston minimized the
NIMBY (not in my backyard) problem."”

Mixing housing types, with large-lot
homes next to smaller (less expensive) lots and
apartments above commercial uses, can pro-
vide housing diversity and fiscal relief. Smaller
living spaces are occupied by smaller families,
singles, and retired couples. The national trend
toward smaller households will make this an
increasingly attractive and marketable option
for local governments and developers.'®

Non-Residential Land Use

Retail, commercial, and industrial land uses,
along with agricultural lands, generally pro-
vide positive net revenues to the local govern-
ment and are often used to balance out the
shortfall associated with residential uses."

Nonresidential developments appear to be
attractive solutions to revenue shortfalls. This
is especially true for bedroom suburbs that
have “built out.” Having relied on the taxes
provided by rapid building, they now find
themselves desperate for revenue generators.
As a result, communities might consider

incompatible uses that they otherwise would
not accept. Revenue shortfalls also lead to bid-
ding wars between jurisdictions, with an
increasing array of tax breaks and incentives
for incoming businesses. But many localities
fail to account for secondary impacts of
attracting nonresidential development. For
instance, new commercial and industrial
development frequently attracts new residen-
tial development. Rio Rancho, New Mexico,
offered a $114 million incentive package to
draw Intel’s new semiconductor plant in 1993.
By 1994, the town found itself unable to afford
schools for the children of the families that
came with the plant.”

As shown in a study done for Mont-
gomery County, Maryland (see Table 1),
when the impact of employee residences is

also included, the net tax revenues of nonres-
idential development may be significantly
reduced. For example, the ratio of tax rev-
enues to service costs for a major shopping
center is about $2.14 for every dollar of local
government service required. But when the
taxes and service costs of the residences of
the shopping center employees are included,
the ratio drops to $1.00 of revenue for each
local government dollar spent.”

Thus, to be successful, the strategy of
attracting businesses must also focus on where
employees will be coming from. Are they cur-
rent residents of the jurisdiction or will they
be moving in from outside? Strategies focus-
ing on providing jobs to current residents will
almost certainly improve local fiscal position.
If employees will be moving in, will they
bring higher-than-average incomes or many
school-age children? The impact on costs and
revenues will also be affected, as Rio Rancho
found, if the developer receives tax breaks as
an incentive for building in the community. If
the community does not collect enough rev-
enues to cover the costs of providing local ser-
vices, it must either recover these excess costs
from other properties in the community or
reduce services.

Location

Service costs are affected both by land-use
characteristics within the development and by
the development’s location relative to existing
communities. Locations far from existing com-
munities are often referred to as “leapfrog.”
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Density

Local government revenues and costs are also
affected by how close together developments
are built—or how densely land is developed.
The density of American cities has dramati-
cally decreased over the past 20 years. Den-
sity has effects on both up-front costs and
ongoing maintenance costs. Here we consider
these two types of costs separately.

Capital Costs—The effect of density on capi-
tal costs for neighborhood infrastructure is
well documented.” Increasing density gener-
ally results in capital cost savings for roads,
water and sewer, and other neighborhood-
scale infrastructure. Shorter runs between
houses translate into infrastructure cost sav-
ings. And where houses are connected, shared
walls reduce materials costs. Because the
developer generally pays for the neighborhood-
level infrastructure, these costs (within the
development) are borne by the developer and
the home buyer. Some localities effectively
prevent private cost savings by prohibiting
development densities over a certain threshold
or by requiring certain spacing between
houses that precludes clustering options. As
Table 2 demonstrates, these costs are not
inconsiderable.

In subdivision development, these costs
are borne by the private sector. Thus, the den-
sity within a new subdivision does not have a
large effect on local government capital costs.
Revenues, however, are a different story.
Although it might not accrue capital cost sav-
ings, a municipality or county that clusters its

development may save substantially more
agricultural land than its lower-density coun-
terpart. As mentioned, agricultural land gen-
erally provides a positive net revenue to local
governments.

Operation and Maintenance—Qperations
and maintenance costs generally account for
80 to 85 percent of local government costs.™
Like capital costs, operations and maintenance
are also affected by development density.
Much remains to be learned about exactly how
costs and revenues are affected. Intuitively, we
might expect servicing higher-density devel-
opment to be cheaper. However, study results
yield conflicting conclusions. Some evidence
suggests that higher densities are associated
with higher per-capita operations and mainte-
nance costs for local governments, at least for
certain services.” At very low densities, some
costs, such as private wells and septic systems,
may be shifted from the local government to
the individual homeowners. On the other hand,
costs of some services, such as school trans-
portation costs™ and water and sewer opera-
tions, can be higher for low-density develop-
ments where these services are centralized.”

Several questions still need to be answered.
What is the effect of urban form on operations
and maintenance? How do levels of service
change? Given these uncertainties and in some
cases conflicting findings, it is difficult to cal-
culate density’s ultimate impact. One thing is
clear, however: today’s service costs are likely
to change with changing development and are
therefore poor indicators of costs in the future.

Operating and maintaining infrastructure account for
a large share of local government costs.

Net Effects on Costs

Some studies have sought to capture the net
effects of differing growth patterns (including
location, density, and land uses). Their results
support the individual findings discussed
above. For instance, a study of two alternative
growth patterns in New Jersey found that fol-
lowing the current dispersed pattern of growth
would cost approximately 9 percent more in
infrastructure capital costs than following a
planned development pattern.™ Other studies
by Frank® and Duncan™ have found similar
outcomes (see Table 3).

ECONOMIC IMPACTS

Market Economics

It is frequently argued that current patterns of
growth and development in the United States
are simply the results of consumer prefer-
ences. Any attempt to affect how growth
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interest and property tax payments and by cap-
ital gains tax deferments. It is estimated that
these combined subsidies were worth $83.2
billion in 1995.” How do these subsidies affect
development patterns? By creating a tax
advantage for the purchase of larger, more
expensive housing, these subsidies tend to
favor new, low-density developments located
outside the central metropolitan core.” In 1993,
for instance, households with annual incomes
over $100,000 received 38.9 percent of home-
owner subsidies even though they represented
only 5 percent of the population.”

In addition, although Section 1034 of the tax
code was recently changed so that capital
gains taxes on most home sales have been
eliminated, the code helped create our cur-
rent patterns of development. Section 1034
allowed home sellers to defer capital gains
tax liabilities when buying a home of equal
or greater value, creating an incentive for
sellers to move to a more expensive home to
gain a tax advantage. Bier and Maric esti-
mated in 1994 that because of Section 1034,
movement outward by home sellers in the
Cleveland area was 16 percent greater than
would otherwise be expected.”

Utility Pricing

Low-density developments generally enjoy
subsidized utility costs because utility pricing
is based on average, rather than actual, costs
of providing services. Cable television; devel-
opment impact fees; and electric, phone,
water, gas, and wastewater services all charge

on an average-cost basis. For example, one
regional Bell telephone operating company
provided a rough estimate that, compared to
the monthly costs of serving customers in the
central business district, it costs twice as much
to serve households in the rest of the central
city and 10 times as much to serve households
on the urban fringe.”

Because all customers pay average costs,
residents in more urban, higher-density areas
subsidize those on the fringe. The same prin-
ciple applies to development impact fees.
Many jurisdictions have begun charging fixed
development impact fees, regardless of the
cost of serving the development. One official
of a large western city reported that it costs the
city $10,000 more to serve a house on the
urban fringe than a house in the urban core.”
However, when these fees are based on aver-
age costs, each developer pays the same
amount. This same phenomenon holds true to
varying degrees for electric, phone, gas, water,
sewer, and other linear services.

Capital Costs of Water and Sewer

Good water and sewer service facilities are a
prerequisite for development. Historically, the
federal government has heavily subsidized the
building of new water and sewer facilities with
grant programs and revolving loan funds.
Between 1972 and 1990, federal investments
in wastewater systems, dispersed through the
Construction Grants Program, totaled more
than $60 billion.” These funds were available
primarily for building new infrastructure

Home ownership is one of our shared national goals.

rather than for operating or maintaining of
existing infrastructure. The combination of
grants for new infrastructure and the lower
maintenance costs in new systems encourages
growth at the fringe.

Infrastructure spending patterns within a
jurisdiction have also played an important role
in subsidizing development at the fringe.
Myron Orfield, a member of Minnesota’s
House of Representatives, found that 23 per-
cent of the existing sewer service area in Min-
neapolis in 1990 had less than capacity use.
Rather than directing growth to this area,
between 1987 and 1991 the region provided
new capacity to 28 square miles of land at a
cost of $50 million per year. The capacity went
primarily to serve expansion into the affluent
suburbs. Orfield calculates that by 1992, the
central cities were paying over $6 million
annually to subsidize the flight of their mid-
die class.®
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capita and rural areas took in $98 per person.
The study points out that this spending pattern
prevailed despite transportation legislation that
had a monetary set-aside for urban areas.”

Cumulative Effects of Subsidies

It is difficult to predict the cumulative effect of
these different subsidies on a particular devel-
opment. Archer quantified some of these sub-
sidies for one leapfrog development in Lexing-
ton, Kentucky. The results, presented in Table
4, show that for a 200-acre development, sub-
sidies amounted to $99,334 in 1973 dollars.”

Archer’s study is an illustrative example only
and does not account for many of the factors
discussed above. It demonstrates that develop-
ment is not simply the free market efficiently
responding to consumer demands. Rather, in
addition to consumer preferences, development
is influenced by a number of nonmarket factors.

Consumer Preferences

Any investigation of the market’s influence on
development patterns would be remiss with-
out a discussion of what consumers want.
Consumer choices are based on a number of
factors. Typically, consumers consider price
and proximity to work, family, or schools.
They also might consider transportation
options, local services, long-term investment
value, and flexibility of space. Not surpris-
ingly, a wide variety of preferences exists.

Indeed, in a market survey conducted by
the market research firm American Lives,

prospective and recent home buyers were
asked about their preferences for types of
neighborhoods and amenities. Specifically, the
survey looked at the market potential for
neighborhoods that reflect the traditional town
model typical of pre-1950 development pat-
terns. The survey results are shown in Table 5.

The market researchers concluded from
these and other data that consumers are not
happy with the current styles of development
and that conventional suburbs are no longer a
safe bet. They note further that a major objec-
tion to more traditional town-like development
is density. Lower densities are perceived to

solve the problems of noise, safety, privacy, and
convenient access by car. The study’s authors
believe that these objections can be overcome
with smart design that combines, in very spe-
cific ways, elements of the old and the new.”

Though more examples are needed, sales
figures from recent projects provide support for
this view. A study of six developments in the
Southeast United States—incorporating higher
densities, strong public spaces, and a mix of
uses—showed returns of 25 to 45 percent com-
pared with 9 percent for more standard pro-
jects.*The Woodlands, a master-planned com-
munity in Houston, Texas, incorporates a mix
of incomes, keeps housing and jobs together,
and preserves the site’s environmental features.
Compared to other master-planned communi-
ties in the Houston region, the Woodlands has
ranked first in annual new home sales every
year since 1990.7

Consumers’ desires will change as demo-
graphics and values change. American Lives’
data indicate a growing desire for community,
open space, and town-centered living with less
reliance on the automobile. Demographic shifts
underlie and support these trends. The “typical”
family—a married couple with children—
described 40 percent of all households a gener-
ation ago; it now accounts for only 26 percent.”™

Currently, a full third of the home-buying
market is over the age of 45.” In surveys of this
market segment, most people want to live in
communities with a diversity of ages. Three of
their top four location priorities are based on

Why Smart Growth: A Primer 25



easy transportation: access to shopping, access
to family and friends, and access to medical
care. And of mature home buyers who intend
to move, most will move to smaller houses
with smaller yards to reduce cleanup and yard-
work.” Mature buyers’ preferences, in combi-
nation with the overall trend in the United
States toward smaller households, will create
a greater market for smaller houses on smaller
lots—especially where density’s perceived
problems can be solved through smart design.

GROWTH AS. AN ECONOMIC
DEVELOPMENT STRATEGY

Many local jurisdictions have come to equate
attracting new business with improving the
location’s economy. As Rio Rancho, New
Mexico, did, some cities have found that when
all the impacts are taken into account, the new
business does not have the promised economic
development value.

Sometimes development represents a net
increase in economic activity, but it may also
simply shift economic activity from one area to
another. The new shopping mall on the edge of
town may result in the closure of shops down-
town. Since many smaller stores, like those near
Portland’s light rail, rely on the foot traffic
created by a successful group of stores, when a
few close, the entire area may fail. Thus, the
new jobs created by development may simply
be a transfer from one area to another, and they
certainly call for high levels of scrutiny when
public subsidies are being considered.

Many communities have refused an
“either/or” attitude and have turned this prob-
lem on its head by providing incentives for

2]

locating “big-box” stores and other major retail
chains downtown, thereby increasing competi-
tion and adding value to the existing retail chains
with increased pedestrian traffic. One example
of this strategy is Recreational Equipment Incor-
porated’s (REI) decision to build its new, inno-

vative flagship store in central Seattle, rather
than in an outlying mall. In Carroll, Iowa, a Wal-
Mart agreed to locate downtown instead of at
the fringe and to pay for half the cost of a new
parking lot that could be used by everyone, not
only Wal-Mart customers. Other national retail-
ers have followed Wal-Mart’s example,
strengthening Carroll’s economic vitality.”

For an economy to truly develop, local
governments must also be cognizant of the
nonmarket costs associated with different
development patterns. For instance, will a
mall on the fringe cause greater or reduced
congestion and air pollution? Will it add to
or detract from the community’s social fab-
ric? Is the downtown a focal point for the
community? Does it define the community in
any way? These “livability” factors are
increasingly important in attracting mobile
high-tech businesses. A study of the factors
that anchor people to their home communi-
ties found a correlation between strong small
businesses and a high level of civic engage-
ment in small towns. The study concludes
that the “social capital” of a community
“enhances [the] community’s ability to com-
pete for jobs and residents””™

To further investment in existing commu-
nities and create and preserve social capital at
the same time, some states have turned to direct
incentives for historic preservation. This shift
makes sense especially in communities in
which tourism and related activities, such as
conventions, are a major source of employment
and tax revenues. Seven states currently have
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pounds released into the air each year.” Tech-
nological approaches such as catalytic con-
verters and reformulated gasoline have
reduced the impact of automobile-related air
pollution and have improved air quality dra-
matically. However, the Environmental Pro-
tection Agency predicts that increases in vehi-
cle miles traveled will begin to erode these
gains within the next eight years.”'

Compact, mixed-use, pedestrian, and
transit-oriented communities have a positive
impact on air quality by providing convenient
travel alternatives. The Nationwide Personal
Transportation Survey of 1990 shows that
households in city centers take 18 percent
fewer trips, make on average 18 percent
shorter trips, and travel 36 percent fewer
miles.” City center residents not only reduce
“cold starts” (starting the car when it hasn’t
been used for the past few hours), a major
source of ozone pollution, but also cut vehicle
miles traveled, further reducing smog-forming
emissions.

Studies of growth patterns in Portland pre-
dict that following a strategy of mixed uses with
transit- and pedestrian-friendly design would
lead to 7 percent fewer vehicle trips and vehi-
cle miles traveled, less congestion, and reduc-
tions in nitrogen oxide, hydrocarbons, and car-
bon monoxide.” A similar study of the
Washington, D.C., region conducted by the
Chesapeake Bay Foundation and Environmen-
tal Defense Fund also showed that reductions
in congestion, vehicle miles traveled, and vehi-
cle trips were achievable.” Critical factors in

generating trip reductions appear to be a good
balance between jobs and housing and a mix-
ture of uses, including retail and office centers.”

Water Quality: Urban Runoff

Streets, parking lots, rooftops, and other
impervious surfaces all contribute to urban
runoff. Parking lots generate almost 16 times
as much runoff as an undeveloped meadow.™
As the amount of paved and covered surfaces
within a watershed grows, stream beds are
widened, flooding is increased, and ground-
water recharge is reduced. As the amount of
impervious surface within a watershed rises
above 10 percent, impacts on local water

Impervious surfaces contribute to urban runoff.

bodies are significant. Beyond 30 percent they
are quite damaging.” The most recent National
Water Quality Inventory reports that runoff
from urban areas is the leading source of dam-
age to estuaries and the third largest source of
water-quality damage to lakes.™

Total runoff can be reduced by clustering
development and leaving larger open spaces
and buffers. Although compact development
generates higher runoff and pollution levels
within the development, it is more than offset
by reductions in the undeveloped areas. A
study comparing growth scenarios for a town
in South Carolina found that runoff from the
spread-out, large-lot scenario was 43 percent
higher than the compact “town” scenario. In
addition, sediment, phosphorous, nitrogen, and
other pollutants leaving the site were reduced.”

Water Use

While water tends to be plentiful in the east-
ern and southern parts of the United States,
many areas in the western states suffer from
periodic or chronic water shortages. One way
to reduce water usage is to encourage compact
developments. Because they have relatively
smaller areas of turt and landscaping, which
are major sources of water demand, compact
developments require less water. A major
study in New Jersey estimated outdoor water
use by housing type. The study found that
larger, single-family detached units consume
30 gallons of water per day for outdoor use, 6
times the amount that single-family attached
or multi-family units use. In rural areas,
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COMMUNITY IMPACTS

Each place has its own story. Urban cores
such as downtown Columbus, Ohio, live with
the consequences of disinvestment, popula-
tion decline, and concentration of poverty.
Residents know firsthand the effect this
decline has on their community. Longtime
residents remember when all the neighbors
knew each other and took care of their prop-
erties. Since 1960 the area has lost three-fifths
of its population and, in 1990, their neighbor-
hood was the poorest in Columbus. As jobs
have moved to the suburbs, workers in the
older areas of the central city found it increas-
ingly difficult to get to where the jobs are,
exacerbating decline.” Formerly perceived as
an urban problem, now many suburbs find
Columbus’s story is increasingly familiar.
Seeing disinvestment headed their way, sub-
urbs around Cleveland have formed a group
called First Suburbs to encourage investment
in existing communities.

But even when suburbs are economically
healthy, many residents believe that their com-
munity fabric is weak. A recent article in Amer-
ican Enterprise, “Are Today’s Suburbs Really
Family-Friendly?” argues that typical suburban
development is “desirable for families not so
much for what it is as for what it isn’t: it is not
dangerous, not dirty....It offers more physical
security than cities and greater economic secu-
rity than the average small town.” * The article
states that suburbs isolate those without cars—
the elderly, the young, and the infirm. The neg-

ative impacts of isolation on these groups is
well documented.” When the Wall Street Jour-
nal asked one suburban mother what social
reform would most improve her quality of life,
she replied, “Lower the driving age to 10.” She
had put 40,000 miles on her minivan in the pre-
vious 18 months ferrying her three kids around
the suburbs.”

New development, and how it occurs, pro-
foundly influences community life in towns
and rural areas as well. In Lancaster County,
Pennsylvania, the strong cultural traditions of
the Amish community were rapidly dimin-
ished by the influx of new residents. The
charm and slow pace of a 200-year-old agri-
cultural community were rapidly worn away
by increasing tourism and outlet malls. The
sense of place, commitment of families to the
land, and authentic Amish traditions that
attracted new residents to this part of Pennsyl-
vania 10 or 15 years ago no longer provide
the same central focus for the community.
Along with the loss of more than 50,000 acres
of prime farmland to residential and commer-
cial development, the residents of Lancaster
County have also had to give up a large mea-
sure of the distinctive cultural heritage for
which their community was famous.”™

Putting the Pieces Together

Clearly, growth and development can cut two
ways. Growth can improve quality of life by
adding services, creating opportunity, and
enhancing access to amenities. It can also

Community life in a pedestrian
neighborhood of Toronto.

drive disinvestment, reduce competitiveness,
and degrade the environment. Businesses,
community leaders, developers, and local gov-
ernments need to work to ensure that new
growth improves the economy and environ-
ment of existing communities. In building new
places, we must build places people want to
live in for what they are, rather than for what
they are not. This is smart growth.
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APPENDIX A

STARTING POINT: THE BOTTOM LINE

The following set of questions is a tool to help identify which kinds of
impacts your community might need to address. The questions apply to a
single development or to policy, and they cover a range of fiscal, eco-
nomic, environmental, and social factors. The questions also address both
short- and long-term impacts. The relative importance of each question
depends on the particular goals of your community.

FISCAL: IMPACTS ON COSTS OF
SERVICES AND REVENUES

1. How will this project change our school system?
a. By how much will the costs change and will the development
affect state grant formulas?
b. Will there be more children to educate, and can the current school
facilities accommodate the increased number of students?

c. Will the new residents expect a different level of education than
currently provided?

2. Will other public services change as a result of this project?
a. By how much will the costs change?

b. In particular, will there be a greater need for police and fire
protection?

3. Will infrastructure costs (such as water, sewers, and roads) change
due to this project?
a. Can or should individual wells and septic systems be replaced
with publicly provided water system and sewage treatment?
b. Will the current systems need to be enlarged to provide greater

water and sewage capacity? Road capacity? Other infrastructure
capacity?

4. Will local tax revenues increase as a result of this project?
a. If so, by how much?
b. Who would receive the additional revenues—the municipality,
the county, or the state?

5. Will the project “pay for itself”?

a. In other words, will the tax revenues that the project generates
cover the costs of the additional services needed—at each level
of government?

b. Is there a need for impact fees (or other forms of payment) to
cover the additional costs?

¢. Can impact fees be defended in court?

ECONOMIC: IMPACTS ON THE LOCAL
AND REGIONAL ECONOMIES

6. Will the project make the community more competitive in a commer-
cial sense and more attractive to other businesses?
a. How many jobs will the project create?
b. Will these be high-paying, stable jobs?
c. Will the project encourage other new businesses?
d. Will the project increase personal income in the community?

7. What will be the project’s impact on the cost of housing and property
values in the community?

8. Will the project have a negative effect on other communities in
the area?

a. Will the jobs created employ people in this community or draw
commuters from other areas?

b. Will the project simply shift activities from one part of the area to
another without creating new jobs?
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APPENDIX B

TOOLS TO SHAPE GROWTH PATTERNS

As a preview of what the Smart Growth Network plans to offer, this sec-
tion presents some of the many alternative growth patterns and tools for
communities and local governments.

ALTERNATIVE GROWTH PATTERNS

Market researchers are finding that consumers are not happy with the cur-
rent styles of development and that conventional suburbs are no longer a
safe marketing bet. They note further that a major objection to more tra-
ditional town-like development is density. Lower densities are perceived
to solve the problems of noise, safety, privacy, and convenient access by
car. These problems can be overcome with “smart design” that combine,
in very specific ways; elements of the old and the new.”

. Two widespread alternative physical approaches are infill develop-
ment and neotraditional development. These approaches tend to be of
higher density with less emphasis on the automobile than conventional
development patterns. These development patterns use urban design,
architecture, and open space to shape higher.densities into pleasing
and desirable neighbor-
hoods. Although infill
and neotraditional devel-
opment are explored
below, they are only two
of the many possible
approaches that can
result in smart growth.

Mixed-use infill built on the site of an old gas station.

Infill

Infill intensifies current development patterns in existing neighborhoods.
Infill often saves a community money by making better use of existing
infrastructure so that the community can make other investments in
amenities such as open space, education, or crime prevention. Greater
population densities resulting from infill can also support both neigh-
borhood businesses and a wider range of choices with respect to public

transportation.

In some instances, infill may occur on brownfields. As defined by the
U.S. EPA, brownfields are abandoned, idled, or underused industrial and
commercial facilities where expansion or redevelopment is complicated by
real or perceived environmental contamination. Brownfield redevelopment
encourages environmental cleanup, brings jobs to underemployed commu-
nities, revitalizes deteriorating neighborhoods, and counteracts sprawl.
Examples of infill sites on brownfields include overlooked, underdeveloped,
or vacant parcels in an area with existing infrastructure. The presence of pre-
existing infrastructure for transportation and other services facilitates infill.

Neotraditional Communities

A growing trend in urban design has been toward neotraditional develop-
ment, or “new urbanism.” These forms of development are based on tradi-
tional, small American towns with strong civic centers. Neotraditional
development can occur as infill or in place of new subdivision develop-
ment. The new urbanism wears many faces, ranging from the glossy resort
village of Seaside, Florida, to the neighborly Kentlands in Gaithersburg,
Maryland. These neotraditional communities share many common goals:

* Return to pedestrian or “village” scale

* Decreased reliance on the automobile

* Smaller streets in grid patterns

* Shallow front yards with porches

* Greater efficiency of public infrastructure

* Reduced energy consumption

* Multiple-use development in compact neighborhoods
* A vital town center
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they are not a new idea (Portland, Oregon, established a UGB in 1979),
UGBs have been receiving more attention recently.

Infrastructure Investments That Shape Development—As described in
Part II, the availability of highways, public transit, and water and sewer
lines can encourage development in one location versus another. There-
fore, decisions about where, when, and what kind of infrastructure to
build are decisions about the location, form, and timing of development.
Development patterns are influenced by small infrastructure decisions
as well as major policies such as Portland’s commitment to its public
transit system.

Defining a Community’s Vision—In many large cities, such as Seattle
and Baltimore, and in smaller ones as well, the process of defining the
community’s vision and goals is well advanced. Although each commu-
nity differs in the content of its plans, almost all of the plans rest on a
clear statement of principles and/or values that the community as a whole
wants to preserve and enhance. These principles are usually developed
collaboratively by a diverse group; they are general enough to be inclu-
sive and relevant to different groups, but specific enough to acknowledge
the unique character and resources of the region (for example, Seattle’s
commitment to conservation of natural resources, with particular concern
for preventing the further loss of Pacific salmon populations). This col-
laborative process also builds political will and a constituency for mak-
ing the vision a reality.

Development Impact Assessment—Increasingly, communities are using
formal impact assessment techniques to determine whether a development
will move them toward their goals. Some states, like California, mandate
these assessments through a state environmental quality act. The areas usu-
ally addressed in impact analyses are fiscal, traffic, public facility, and spe-
cial impacts (such as air quality, noise, and exposure to particular hazards).
To get the most out of impact analyses, a community can:

*» Develop a screening process and publish the results for all
developments

« Use extensive impact analysis for only significant projects, not for
minor ones

* Develop in-house capacity

+ Try to minimize delays in the development approval process by estab-
lishing deadlines for reviews and local decisions.'”

Impact analyses are gaining popularity because communities have
realized the importance of knowing where growth is taking them. For
most communities, impacts are measured against informal goals that
already exist and share wide acceptance—fiscal soundness, good schools,
and public and private investments that hold their value. By making goals
explicit, the process becomes more democratic and also allows individu-
als, community organizations, and governments to prioritize their actions.
Citizens can then better hold their governments and others accountable
by measuring progress toward identifiable milestones.

Why Smart Growth: A Primer 37



* James E. Frank, The Costs of Alternative Development Patterns: A
Review of the Literature, Washington, D.C.: Urban Land Institute, 1989.

* Ibid.

* James Duncan and Associates, The Search for Efficient Urban Growth
Patterns: A Study of the Fiscal Impacts of Development in Florida, pre-
sented to the Governor’s Task Force on Urban Growth Patterns and the
Florida Department of Community Affairs, July 1989.

o Apogee Research Inc., Potential for Infill, preliminary report to the
Office of Policy Development, Washington, D.C.: U.S. Environmental
Protection Agency, 1997.

¥ Mary Kay Falconer and James E. Frank, “Sufficiency of Infrastructure
Capacity for Infill Development,” Journal of Urban Planning and Devel-
opment 116, no. 3, December 1990.

* Maine State Planning Office, The Costs and Impacts of Development

Patterns in Maine: Interim Report, Augusta: Maine State Planning
Office, 1996.

* Robert Burchell and David Listokin, “Land, Infrastructure, Housing
Costs and Fiscal Impacts Associated with Growth,” paper prepared for
“Alternatives to Sprawl Conference,” Washington, D.C., 22 March 1995.

* Chesapeake Bay Program, Cost of Providing Government Services.

* Helen F. Ladd, “Population Growth, Density and the Costs of Provid-
ing Public Services,” Urban Studies 29, no. 2, 1992.

* Maine State Planning Office, The Costs and Impacts of Development
Faztterns in Maine.

* Natural Resources Defense Council and Surface Transportation Policy
Project, Preliminary Findings of Density-Related Costs of Services
Study, Washington, D.C.: Surface Transportation Policy Project, 1997.

* Robert W. Burchell et al., Impact Assessment of the New Jersey Interim
State Development and Redevelopment Plan, Report II: Research Find-
ings, New Brunswick: Center for Urban Policy Research of Rutgers
University, 1992.

* Frank, The Costs of Alternative Development Patterns.

* Duncan and Associates, The Search Jor Efficient Urban Growth
Fatterns.

*" Reid Ewing, “Is Los Angeles Style Sprawl Desirable?” Journal of the
American Planning Association 63, no. 1, Winter 1997.

®y oseph Persky and Wim Wiewel, “Central City and Suburban Develop-
ment: Who Pays and Who Benefits?” Chicago: Great Cities Institute,
University of Chicago, 1996.

* Vicki Kemper, “Home Inequity,” Common Cause, Summer 1994:
14-18.

“ George F. Peterson, “Federal Tax Policy and the Shaping of Urban

Development,” in The Prospective City, Cambridge, Mass.: MIT Press,
1980.

*'U.S. Congress Joint Committee on Taxation, Estimates of Federal Tax
Expenditures for FY 1993-1998, Washington, D.C.: U.S. Government
Printing Office, 1993.

* Thomas E. Bier and Ivan Maric, “IRS Homeseller Provision and Urban
Decline, “ Journal of Urban Affairs 16, no. 2, 1994.

“U.S. Congress, Office of Technology Assessment, The Technological

Reshaping of Metropolitan America, Washington, D.C.: U.S. Govern-
ment Printing Office, 1995. OTA-ETI-643.

Why Smart Growth: A Primer 39



" U.S. Environmental Protection Agency, Office of Air Quality Planning
and Standards, National Air Pollutant Emission Trends, 1900-1995,
Washington, D.C.: Government Printing Office, October 1996.

"' U.S. Environmental Protection Agency, Office of Air Quality Planning
and Standards. National Air Pollutant Emission Trends, 1900-1994.
Washington, D.C.: Government Printing Office, October 1995.

?Us. Department of Transportation, Nationwide Personal Transporta-
tion Survey 1990.

7 1000 Friends of Oregon, LUTRAQ Reports, Volume 3: Analysis of
Alternatives, Portland: 1000 Friends of Oregon, 1996.

f Chesapeake Bay Foundation and Environmental Defense Fund, Nerwork

of Livable Communities, Annapolis, Md.: Chesapeake Bay Foundation,
1996.

” Reid Ewing,“Characteristics, Causes, and Effects of Sprawl: A Litera-
ture Review,” Environmental and Urban Issues, FAU/FIU Joint Center,
Winter 1994.

" Tom Schueler, “Site Planning for Urban Stream Protection,” Environ-
mental Planning Series, Center for Watershed Protection, Metropolitan
Washington Council of Governments, December, 1995: 21. Publication
No. 95708.

" Chester L. Arnold and James C. Gibbons, “Impervious Surface Cover-
age: The Emergence of a Key Environmental Indicator,” Journal of the
American Planning Association, Spring 1996: 246.

® U.S. Environmental Protection Agency, Office of Water, National
Water Quality Inventory: 1994 Report to Congress, Washington, D.C.:
U.S. Government Printing Office, 1994.

” South Carolina Coastal Conservation League, “Getting a Rein on

Runoff: How Sprawl and the Traditional Town Compare,” SCCCL Land
Development Bulletin, no. 7, Fall 1995.

% Burchell et al., Impact Assessment of the New Jersey Interim State
Development and Redevelopment Plan, Report I1.

¥ Peter Gordon and Harry W. Richardson, “Are Compact Cities a Desir-
able Planning Goal?” Journal of the American Planning Association 63
no. 1, Winter 1997.

% American Farmland Trust, Saving American Farmland: What Works,
Washington, D.C.: American Farmland Trust, 1997.

¥ American Farmland Trust, Future Urban Growth in California’s Cen-

tral Valley: The Bottom Line for Agriculture and Taxpayers, Washington,
D.C.: American Farmland Trust, 1995.

[ — . . .
Einsweiler and Miness, Community Growth and Change, Volume 1.

% Burchell et al., Impact Assessment of the New Jersey Interim State
Development and Redevelopment Plan, Report II.

% Ibid.

¥ Endangered Ecosystems, Washington, D.C.: Defenders of Wildlife,
1995.

* South Carolina Coastal Conservation League, “Pollution Increases;
Shellfish Beds Close,” Coastal Guardian 7, no. 1, January—February
1996.

* Jon Christensen, “High-Country Common Ground—in the Sierras,
Growth and Preservation Are Not at Odds,” New York Times, 30 Novem-
ber 1996: 39-40.

% Ewing, “Characteristics, Causes, and Effects of Sprawl.”

Why Smart Growth: A Primer 41






~ BOO" "COUNTY PLANNING COMMISSION
Date: ,{3/oYPublic Hearing # Exhibit # =

U

EEEIVE
AU AUG -3 2006 J

~ T BOONE COLNTY
PLANNING CC it 3SI0N
B L ] August 2, 2005

Charles, Viola, and Carolyn O'Donnell
(Property Owners)

225 Walton-Nicholson Road

Walton, KY 41094

Joan O'Donnell

(Property Owner)

539 Walton-Nicholson Road
Walton, KY 41094

Mitchell A. Light, Asst. Zoning Administrator/Enf. Officer
Boone County Planning Commission

2995 Washington Street

Burlington, KY 41005

Dear Mr. Light:

This letter is in regards to the Public Hearing to be held on Wednesday, August 3, 2005, at 7:30 p.m. with
the Boone County Planning Commission for public opinions and questions regarding the request of James
W. Berling (applicant) for Daniel Hance, Evelyn Hance, George Anderson, and Sara Anderson (owners) for
a Zoning Map Amendment from Agricultural Estate (A-2) to Suburban Residential Two (SR-2) for a 48-
acre area located at 247, 273, and 293 Walton-Nicholson Road, Walton, Kentucky, to allow for the Boone
County portion of a subdivision, for single family residences, that will be located in both Boone and Kenton
Counties. Due to work and family commitments, we will not be able to attend the Public Hearing but
request that our opinions and questions in this letter be entered for consideration into the record of the

Public Hearing.

We feel there are several concerns that need to be addressed in your consideration of this request for a
Zoning Map Amendment on this property.

One of the major concerns regards the density of this proposed subdivision and the increase in the amount
of traffic this will bring to Walton-Nicholson Road, a road that already has more traffic than it can safely
handle. This road is already getting 200-250 vehicles per hour one way (total of 400-500 per hour both
ways). This has been counted from the front porch of one of our residences. This road has already had
major accidents, resulting in deaths of drivers/passengers, as well as the airlifting of injured
drivers/passengers to hospitals. With the density of this proposed subdivision, this causes great concern and
we question how this road can handle the increase of vehicles that will be traveling on it, considering the
fact that we are looking at there being at least two people per residence in this subdivision at the minimum
end of the estimate, and more likely, four plus per residence. This road is already at so high a capacity of



vehicles, at 55 MPH, that residents on this road are afraid to let their children play in their front yards due to
the high speed, the accidents, and vehicles running off the road into their yards, knocking down mailboxes,
utility poles, and trees, etc. If we add the traffic volume to this road that this subdivision projects (not only
with the additional volume of residents traveling it, but also with their visitors, additional delivery vehicles,
etc.) going to and from these residences, we feel there is a major concern for not only how the road is going
to hold up, but most importantly the safety of the residents already living along this road, as well as the
people traveling this road daily. We also feel that just reducing the speed limit on this road (which several
residents have agreed does need to be reduced) will not improve the prospect of the density of this project,
because the added volume of traffic will then only cause backups on this road, which may lead some to
propose the widening of this road, which would involve the Highway Department and where to get the
finances for such a project and how far in the future this could even be done. Then, with any consideration
of widening the road comes the fact that some residents who already live on this road will lose their houses

or parts of their yards so the road can be widened.

We have heard that the plan may be to make another road through the proposed subdivision all the way over
to Percival Road. The one end of Percival Road leads to Church Street and into Walton, where
consideration must be given to the fact that the railroad tracks must be crossed to get into Walton, which
leads to the increased risk of accidents at the crossing due to the higher volume of traffic, as well as the fact
that this increase in daily traffic would then be going off of Church Street onto Main Street in Walton,
where another consideration must be given to that intersection's ability to handle that volume of traffic. The
other end of Percival Road, which leads back to Walton-Nicholson Road, is a narrower road that could not-
withstand that amount of traffic either, which would also put those residents and the children living along
that road in more danger, and we feel this must also be taken into consideration.

Another concern that the residents have along Walton-Nicholson Road regarding the density that this
proposed subdivision would bring is the noise factor. Walton-Nicholson Road is a quiet, county,
residential/agricultural area where a lot of the residents have chosen to live for this very reason, which the
density of this proposed subdivision will significantly diminish. The road noise alone at the present time is
high enough, and this proposed subdivision will only add to the noise. This proposed subdivision is not
even near the main downtown district of the City of Walton where the residential density is higher, but is
actually being proposed in a lower density residential/agricultural area. We have spoken with several of the
residents (in both Boone and Kenton Counties) whose properties join the land involved in this Zoning Map
Amendment request, as well as other residents who live along Walton-Nicholson Road. The majority of us
agree that we would not like to see a subdivision developed on this property at all, but since we have
learned about the density of the subdivision projected for this property, our concerns have significantly
increased regarding the ability of this road and this area to be able to handle this density.

Another concern with the density of this project is the ability of the Walton-Verona Independent Schools to
handle the influx of students from this proposed subdivision. With the new subdivisions and buildup
already going on in this school district, we feel this must be taken into consideration. The only way to
handle the influx of new residents with children is to build a new school. Where is the school district going
to get the money to build a new school? Obviously, at least a portion of the money comes from taxes
collected from the residents, but we know it will not just come from taxes from the new residents. The
increased tax burden will also come from the current residents of both Boone and Kenton Counties on taxes



on property, vehicles, utilities, etc. , which leads to the question of how will this affect our tax base?

Another concern which we feel must be addressed is the burden added to the police and fire/emergency
departments in this region for both Boone County and Kenton County and the City of Walton and whether
these departments have the personnel/staff to handle the capacity of the density of this proposed subdivision
or have the finances to increase the personnel/staff needed to handle this, because we all know that with the
increase in population in an area comes the increase in crime, accidents, and emergencies. Of course, this
leads back to the need for additional finances for these departments to handle this increase, which leads
back to an increased tax burden on the residents of these two counties.

It is obvious that a major concern with this requested Zoning Map Amendment and proposed subdivision
for the above-mentioned property is the density of this project and the inability of this road and area to
handle this project.

These are some concerns and questions that we have as residents of Walton-Nicholson Road that we request
be entered for consideration into the record of the Public Hearing regarding the above-mentioned Zoning
Map Amendment request that is being presented to the Boone County Planning Commission.

Sincerely,

Charles O'Donnell

%M@ Y ’%ﬁww«&zg
Viola O'Donnell

ttfole. 6 Bemmadd

Carolyn O'Donnell

Joan O'Donnell

%%Wg ' Froraneldd



BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
COURTROOM 3A
BUSINESS MEETING
September 7, 2005
7:00 P.M.

Mrs. Poston Vice Chairperson, called the meeting to order at 7:02 PM.

COMMISSION MEMBERS PRESENT:

Mr. Randy Barlow

Mr. Greg Breetz

Mr. Kim Bunger

Mr. Jim Carmichael

Mr. Don McMillian

Mrs. Susan Poston, Vice Chairperson
Mr. Bob Schwenke

Mr. Earl White

Mrs. Lisa Wilson, Secretary/Treasurer

COMMISSION MEMBERS NOT PRESENT:

Mr. Arnold Caddell, Chairman

Mrs. Janet Kegley

Mr. Richard Knock, Temporary Presiding Officer
Mr. Robert Newman

Mr. Randy Poe

Mr. Charlie Reynolds

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

Mr. Kevin Costello, AICP, Executive Director

Ms. Jan Hancock, Secretary

Mr. Mitch Light, Assistant Zoning Administrator/ZEO
Mr. Kevin Wall, AICP, CDT - Director, Zoning Services
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Mr. McMillian moved that the salaries, benefits, and bills due be approved and paid as
presented; and indicated approval of those items which have been paid. Mrs. Wilson
seconded the motion and it carried unanimously

ACTION ON PLAN REVIEWS:

1.

Zoning Map Amendment

The request of James W. Berling (applicant) for Daniel Hance, Evelyn Hance,
George Anderson and Sara Anderson (owners) for a Zoning Map Amendment
from Agricultural Estate (A-2) to Suburban Residential Two (SR-2) for a 48-
acre area located at 247, 273, and 293 Walton-Nicholson Road, Walton,
Kentucky. The request is for a zone change to allow the Boone County portion
of a subdivision for single-family residences that will be located in both Boone

and Kenton counties.

Mors. Poston stated that the vote in Committee on this request was a tie. When there
is a tie vote in Committee, the Planning Commission’s procedure is to read both
sets of Findings of Fact. The first version read will be the one that reflects the vote
of the Chairperson. The Chair will entertain a motion based on either set of
Findings of Fact and if that motion is defeated, the Chair will entertain a motion to
accept the other Findings of Fact. She stated that Mr. Barlow was Chairperson of
the Committee and the Findings of Fact that represent his vote will be presented

first,

Staff Member Mitch Light presented the Findings for Approval subject to
conditions (see Berling/Hance/Anderson Zone Change Findings for Approval). The
property owners have signed the letter agreeing to the conditions. Mr. Light then
presented the Findings for Denial (see Berling/Hance/Anderson Zone Change

Findings for Denial).

In accordance with the Planning Commission’s new procedure, Mrs. Poston
allowed the applicant up to five minutes to summarize their position.

Attorney Gerald Dusing stated that the basis for the zone change is Section 308 of
the Zoning Code, Finding #2 that the existing zoning classification is inappropriate
and the proposed zoning classification is appropriate. He stated that the Northern
Kentucky Area Planning Commission Staff at the Kenton County zoning hearing
found numerous reasons why the current zoning classification of A-1 was not
appropriate, including the proximity of the site to the city of Walton and the
possibility that the site would be annexed into the City of Walton, the availability of
utilities, and that K'Y 16 with its topography was suitable for residential
development. He stated that the requested zoning is appropriate because there are
existing substantial residences along Walton-Nicholson Road. Walton-Nicholson
Road is an excellent road for passenger type vehicles. The proposed residential
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subdivision does not intersect or interact with Percival Road, which is too narrow
for increased traffic. SR-2 zoning is a reasonable density that makes efficient use of
the existing infrastructure and makes it economically feasible to expand the public
water and sewer. He stated that Industrial is inappropriate. Many years ago,

~Industrial in southern Kenton County was drawn with a broad brush and was not
meant to pigeonhole this type of small acreage right next to the City of Walton.
Following the Comprehensive Plan and zoning the property Industrial, would put
over sixty existing homes into an Industrial classification, which is not appropriate.
He stated that Industrial belongs on a three- or five-lane road built for tractor-
trailers, but Walton-Nicholson Road is a two-lane road with a double yellow line all
the way to Nicholson Pike. He stated that the subject area is a natural extension of
the residential area in and around Walton and there is a high demand in the Walton
area for the type of housing that SR-2 zoning requires. Residential growth for the
City of Walton is impeded to the north, west and south by existing commercial and
industrial development and the only way residential can develop and the City of
Walton can grow is to the east.

Mrs. Poston asked if there was a spokesperson for the opposition who wished to
summarize their position at this time. There was no response.

Mr. Barlow moved by resolution to the City of Walton to approve the zone
change with the conditions based on the Findings for Approval. Mr. Bunger

seconded the motion.

Mrs. Poston, a member of the Committee, stated that the Comprehensive Plan
designated this property as future Industrial land. She questioned where we will get
industrial land if we use the land set aside for industrial for residential uses. She
stated that you do not go into a Residential area and carve out Industrial or into a
Commercial area and carve out Industrial. She stated that it is seldom you get a
four- or five-lane road going into an area that is not developed. She is opposed to

the zone change request.
Mrs. Poston stated that a “yes” vote is a vote to approve the zone change request.

There being no further comments, Mrs. Poston asked for a roll call vote on the
motion made by Mr. Barlow which found Mr. Barlow, Mr. Breetz, Mr.
Bunger, Mr. Carmichael, Mr. McMillian, Mr. Schwenke, Mr. White, and Mrs.
Wilson in favor. Mrs. Poston was opposed. The motion carried by a vote of 8

to 1.

2. Zoning Map Amendment

The request of James W. Berling (applicant) for Bessmer Lane, LLC (owner)
for a Zoning Map Amendment from Industrial One (I-1) to Suburban
Residential One (SR-1) for a 67.82 acre area located south of the property at
115 Bessmer Lane, south of the current terminus of Mullen Lane, northwest of
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BERLING/HANCE/ANDERSON ZONE CHANGE
FINDINGS FOR APPROVAL

September 7, 2005

The requested zone change from RS & A-2 to SR-2 for 48 acres located at 247, 273 and
293 Walton-Nicholson Road should be approved for the following reason.

1. The applicant adequately demonstrated that the existing zoning classification of RS
& A-2 is inappropriate and that the proposed zoning classification of SR-2 is
appropriate.

The following conditions are necessary to achieve consistency with the specific goals,
objectives, and policies of the 2005 Boone County Comprehensive Plan. The conditions
listed below are necessary to mitigate any foreseeable community impacts that may be
created by the development. The property owners have signed a letter demonstrating
agreement with these conditions.

CONDITIONS

1. The applicant agrees that only single family detached housing will be constructed
within the proposed development.

2. The applicant agrees that there will be no individual driveway access onto the
main boulevard off Walton-Nicholson Road.

3. The applicant agrees that there will be no lots less than 60’ wide.

4. The applicant agrees that sidewalks will be constructed within the proposed
development per the Boone County Subdivision Regulations.

5. The applicant agrees that there will be no more than 40 zoning permits issued
per calendar year for the proposed development.

6. The applicant agrees that the lots fronting Walton-Nicholson Road will have front
yard setbacks consistent with neighboring homes along Walton-Nicholson Road.



BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
COURTROOM 3A
August 3, 2005
7:30 P.M.

PUBLIC HEARINGS

Commission Members Present: Mr. Barlow, Mr. Breetz, Mr. Bunger, Mr. Caddell —
Chairman, Mr. Carmichael, Mrs. Kegley, Mr. McMillian, Mr. Poe, Mrs. Poston - Vice
Chairperson, Mr. Schwenke, Mr. White, and Mrs. Wilson — Secretary/Treasurer.

Staff Members Present: Mr. Kevin Costello, AICP, Executive Director; Ms. Jan
Hancock, Secretary; and Mr. Mitch Light, Assistant Zoning Administrator/ZEQ.

ILegal Counsel Present: Mr. Dale Wilson

Mr. Amnold Caddell, Chairman, called the meeting to order at 7:45 PM and introduced the
first item on the Agenda:

Applicant:  James W. Berling for
Daniel Hance, Evelyn Hance, George Anderson and Sara

Anderson (owners)

Request: Zoning Map Amendment

The request of James W. Berling (applicant) for Daniel Hance, Evelyn
Hance, George Anderson and Sara Anderson (owners) for a Zoning Map
Amendment from Agricultural Estate (A-2) to Suburban Residential Two
(SR-2) for a 48-acre area located at 247, 273, and 293 Walton-Nicholson
Road, Walton, Kentucky. The request is for a zone change to allow the
Boone County portion of a subdivision for single-family residences that will
be located in both Boone and Kenton counties.

Staff Member Mitch Light presented the Staff Report which included a Power
Point presentation (see Staff Report).

Mr. Schwenke left the meeting at this time.

Following an explanation of the Public Hearing process, the Chairman asked for
the applicant’s presentation.
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Mr. Jim Berling, applicant and engineer for the proposed development, stated that
the Anderson family and the Hance family, as well as the gentlemen who will be
developing the property, are present this evening to answer any questions. Mr.
Berling stated that this property is unique in its location and it is especially
appropriate for the residential uses they are proposing. He stated that the Long-
Term Plan and other studies have identified the area for industrial. He stated that
some of his partners in developing this property are also involved with the
adjacent parcel (Public Hearing Item #2 this evening) and they believe industrial
1s not appropriate for this location. He stated that they started in the North Walton
Industrial Park five years ago and they have sold three lots. He stated that the
industrial use has not worked because of the location, the topography, and the
roadway. Mr. Berling asked Staff about the three letters that we received from
neighbors. Mr. Light responded that copies of the letters are in the packets and he
will submit them. Mr. Berling stated that one of the letters states that Walton-
Nicholson Pike had a double yellow line from one end to the other. He stated that
the reason for that is that there are no opportunities to pass in a legal manner
because of the many curves. He reviewed how trucks would have to travel from
the site to get on U.S. 25 and go through the City of Walton to the interstate
system and stated that the site is not suited for industrial development, but it is
well suited for residential development. He stated that the current zoning is
inappropriate and the proposed residential zoning is appropriate. He stated that
there are some interconnecting roadways that they have not shown on the plan,
but it is a Concept Plan. He stated that they will tie into the adjacent properties to
the east, west, and south — they will do whatever is required. They do not know
exactly where the neighbors want to tie in, but they will make the tie-ins when the
time comes. He stated that the road will be a thoroughfare similar to Triple
Crown but going in a north/south direction. He stated that the property is viable
because people can cross the railroad on Walton-Nicholson Pike with the new
loop built over the top. He stated that money has been approved to extend Mary
Grubbs Highway over the railroad so that people will be able to cross down there.,
He stated that the City of Walton is currently limited in getting across the railroad
tracks and connecting a good road like they are proposing from one of the railroad
crossings to the other will open the area for a lot of other developments. He
stated that they have various lot sizes from 50 feet to 100 feet on the plan — they
wanted to mix the lot sizes because it then becomes a total community with
different uses. They have not shown any attached housing and if they have
attached housing in the future, they would have to come back to the Planning
Commission. He referred to the letter from Tri-ED (see e-mail attached to the
Staff Report from Daniel E. Tobergte, President & CEO of Northern Kentucky
Tri-ED), and stated that no one from Tri-ED has sold a lot for industrial
development in this area. The completed the applicant’s presentation.

Chairman Caddell asked if there was anyone else present who wished to speak in
favor of this request. Mr. Light submitted for the record copies of letters (see
Exhibit 1) received in favor of the request from Arthur & Roselle Green, Deane
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and Elizabeth Poore, Daniel Childress and Shawn Murray. Mr. Costello stated
that Staff will verify that their addresses are in Boone County. There being no
one present who wished to speak in support of the request the Chairman asked if
there was anyone present who wished to speak in opposition.

Mr. Wendell Brown, 12228 Percival Road, Walton, stated that the people who
submitted the letters are the owners of the industrial property next door and they
want to develop their property as residential too. He stated that Drees owns the
property behind this property and they will develop that property too. He stated
that this is a beautiful area. He stated that only forty acres of this property is in
Boone County and Kenton County has declined this zone change. He stated that
the applicant is proposing 4 — 8 houses per acre and there will be thousands of
houses if you include the Drees property and the properties next door. This will
not blend into the community. An example of “blending” is the Adams farm with
five, ten, and twenty-acre-acre lots. He stated that he is a longtime resident, and
the new neighbors did not move there to have a huge subdivision in the area.
They want the rural atmosphere. They do not want crowded schools and roads.
He stated that the back of this subdivision comes out onto Percival Road, which is
a one-lane road with Watch Out for Horses signs and kids riding bicycles on it.
He stated that there will have to be a large road built there. He stated that the
industrial zoning retains the rural atmosphere and is preferable to this large
amount of houses. He stated if these were going to be five-acre lots that blended
into the community, they would not be here. He stated that the developer may
decide to make all of the lots 50-foot frontages. He stated that it would be best to
keep the area agricultural and let the subdivisions grow from where they are now.
What is proposed is an unnecessary change of the atmosphere and way of life. He
asked that the request be denied. '

Ms. Sherry Carran, 927 Forest Avenue, West Covington, stated that she spoke at
the Kenton County public hearing. She also spoke at the 2001 meeting in Kenton
County when they were looking at this area to get an industrial base to bring in
money for their budget. She told them that they need to consider agriculture as a
way of bringing money into the county. She stated that agriculture is a land use
that has a benefit. She stated that many people consider agricultural land as land
waiting to be developed, but that not the case. She submitted a copy of a letter
she submitted to Kenton County Fiscal Court in 2001 (see Exhibit 2). She
reviewed the information she submitted to Kenton County and stated that we are
losing our agricultural land. She stated that this is highly productive agricultural
land. There are productive farms on the land to the west of this site in Kenton
County. She stated that we need to find ways to save land that is still in
agricultural production and benefiting the county. She reviewed the 1995 Kenton
County Comprehensive Plan and the highlighted comments in her letter to Judge
Murgatroyd and Commissioners (see Exhibit 2). She stated that she mentioned
“Cost of Community Service” Studies (see Exhibit 2) to Kenton County Fiscal
Court. She has served on the Kenton County Conservation District and has been
involved with farmland issues. She is the Marketing Manager for the Northern
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Kentucky Regional Farmers’ Market in Covington. She stated that they received
a grant from the Greater Cincinnati Foundation to do Cost of Community Services
Studies and they have completed one in Butler County, Ohio (see Exhibit 2). She
stated that these studies show that agricultural land brings in a fiscal surplus that
counties need to balance their budgets. She stated that agriculture should be
considered as a positive land use for Boone County. She stated that if the
property is going to be changed, industrial would be a better change. She stated
that light industrial has less impact on existing adjacent farmland and would be a
more compatible land use. She stated that there was an article in the newspaper a
couple of weeks ago that one in every five jobs in Kentucky is agriculture related.
She stated that the Boone County farmers market is growing and there is a need
for fresh locally grown produce. Ms. Carran reviewed and submitted Why Smart

Growth.: A Primer (see Exhibit 2).

Mr. Mark Petticord, 523 Walton-Nicholson Road, stated that his property adjoins
the subject property and is located in Kenton County. He did not receive a letter
as an adjoining owner, but he got word of the meeting. He stated that he would
not care to have an industrial park in his back yard, but the industrial traffic would
be less than the traffic from a thousand houses. He stated that the City of Walton
has a tight school system and it is hard to get in, even for the people living in the
City of Walton. The schools are overcrowded and even with a new school going
in he does not know how the schools would support all of these houses. He stated
that Walton-Nicholson Road currently has septic systems and questioned the
sewer system for the proposed houses. He stated that he would like the property
to remain agricultural at one house per acre, rather than having four houses per
acre. He has lived on his property for fifteen years and has 8.5 acres — it is nice
country living and he does not want to see it go away.

Mr. Light submitted a letter received in opposition from Charles, Viola, Carolyn
and Joan O’Donnell (see Exhibit 3).

Mrs. Kegley stated that the City of Walton has annexed property in Kenton
County. She stated that she believes people living in Kenton County and paying
taxes in Kenton County would go to school in Kenton County. She stated that
some of the lines are in the middle of lots and questioned what that would mean in
regard to the school system. Mr. Costello responded that the Walton-Verona
School District has district boundaries and the boundaries go beyond the city
limits. He noted the county line within some of the lots and stated that it is not
Just an issue of the School District, but also the Fire District. He stated that there
has been some discussion of realigning the lots so that they are either in Kenton
County or in Boone County. He stated that the lots in Boone County would be
served by Walton-Verona School District.

Mr. Berling stated that the Walton-Verona School District had some concerns
about this development and they met with the School District two or three times
after they wrote the letter (see letter dated June 28, 2005 from Bill Boyle,
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Superintendent, Walton-Verona Independent Schools which is attached to the
Staff Report). Mr. Berling stated that they will make every effort to have the
property lines coincide with the county line which will avoid the property owners
have two tax bills. He stated that Walton-Verona School District boundaries go to
the county line regardless of the city limits and the children in this development
will go to two different school districts. He stated that they did longer cul-de-sacs
in Wildcat Run to get bus service and they are doing a 90-foot cul-de-sac rather
than the normal 60-foot cul-de-sac in this development. He stated that one of the
attractions of Walton is the Walton-Verona School District and they will work

with the school district.

Mr. McMillian questioned why the lots are so much smaller in Boone County
than in Kenton County. Mr. Berling responded that they have changed that.

In response to a question from Mrs. Poston, Mr. Berling stated that the
development will be on city sewers or it will not happen. He stated that there will
be a central system and there will be treatment. He stated that there will not be
septic systems, there will not be individual units — it will be a central sewer

system.

Mr. Berling stated that the lots sizes were done without thought of county line —
they were working with the topography. He stated that this was mentioned by the
School District and the lots are now more evening distributed — which they will
show when they come back with the plan. Mr. McMillian asked if the lots in
Boone County are a lot bigger. Mr. Berling responded “yes” and stated that they
estimate there will not be more than three houses to the acre. He stated that they
have no frontage on Percival Road, but they have shown a road worthy of being
called a north/south connector road and they will probably tie into Percival Road
at some point. He stated that they met with Bill Boyle (Superintendent, Walton-
Verona Independent Schools) and he was happy with the revisions. They will
meet with Bill Boyle again. Chairman Caddell stated that the Planning
Commission has not received any follow-up letters from Walton-Verona School

District.

Mr. McMillian questioned why there are no recreation areas for that many houses.
Mr. Berling responded that there is open space and there are community facilities
with a shelter and a pool. Mr. Light indicated the open space on the Power Point

slide.

Mr. Carmichael asked if the applicant wants to amend the request from SR-2 to
SR-1 since the applicant indicated that there will be three houses per acre. Mr.
Berling responded “no” and stated that SR-1 would not allow less than 65-foot
lots, but with SR-2 they can have 50-foot lots and 100-foot lots and have the
flexibility to do a mix. Mr. Carmichael asked if they would be willing to accept
three houses per acre as a condition of the zone change. Mr. Berling responded

(13 2

yes”.
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Mr. Wendell Brown stated that the Walton-Verona School District is great
because it is small — but with this development and so many more houses, it will

just be another school district.

There being no further comments, the Chairman stated that the Committee Meeting for
this item will be on August 24, 2005 at 5:00 PM. This item will be on the Agenda for the
Business Meeting on September 7, 2005 at 7:00 PM. The Chairman closed this Public

Hearing.

APPROVED:

(i [

Arnold Caddell, Chairman

Attest:

% cﬂ\_

Jan Hancock, Recording Secretary

Exhibits —

1. Letters from Arthur & Roselle Green, Deane and Elizabeth Poore, Daniel
Childress and Shawn Murray submitted by Staff

2. Submitted by Sherry Carran: (1) letter from Ms. Carran to Judge
Murgatroyd and Commissioners dated March 20 2001, (2) letter from Ms.
Carran to Kenton County Fiscal Court dated May 31, 2001, (3) copy of Smart
Growth America, (4) Cost of Community Services Study, Butler County, Ohio —
prepared by American Farmland Trust, December 2004, (5) Farmers
Market Growth, and (6) Why Smart Growth: A Primer by International
City/County Management Association .

3. Letter from Charles, Viola, Carolyn and Joan O’Donnell submitted by Staff



ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

TO: Boone County Planning Commission

FROM: Randy Barlow, Chairman

DATE: August 24, 2005

RE: Requestof James W. Berling (applicant) for Daniel Hance, Evelyn Hance,

George Anderson, and Sara Anderson (owners) for a Zoning Map
Amendment from Agricultural Estate (A-2)to Suburban Residential Two (SR-
2) for a 48 acre area located at 247, 273, and 293 Walton-Nicholson Road,
Walton, Kentucky. The request is for a zone change to allow the Boone
County portion of a subdivision, for single family residences, that will be
located in both Boone and Kenton counties.

REMARKS:

We, the Committee Members were present at the Committee Meeting and voted on the
above request or else were absent from voting. Further, based upon the vote, the
Committee directs the Staff to draft the findings of fact and conditions if deemed necessary
in order to complete the Committee Report.
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Berling/Hance/Anderson
August 24, 2005

27 )

K Dpmbtr/”

Randy Barlow

For Project v~ Absent
Against Project
Abstain Deferred __

Kim Bunger

For Project Absent \/

Against Project
Abstain Deferred

A

For Project l/ Absent
Against Project
Abstain Deferred _

s |
Greg Breetz KX {

[

(X()%M _
v

Janét Kegley

For Project Absent
Against Project _ v/

Abstain Deferred _

/
MM//U Vol

Sysarn Poston

For Project \/szent
Against Project

Abstain Deferred

Charlie Reynolds (Alternate)

For Project Absent
Against Project
Abstain Deferred

Earl White (Alternate

Lisa Wilson (Alternate)

For Project Absent For Project Absent
Against Project Against Project
Abstain Deferred Abstain Deferred
TOTAL: DEFERRED _3__-_ FOR PROJECT __[__ ABSENT

Q/ AGAINST PROJECT ____ABSTAIN




SUPPORTING
INFORMATION



JAMES W. BERLING ENGINEERING, PLLC

Land Surveying * Site Development ¢ Civil Engineering Services * Land Planning KY License No. 5745

1671 PARK ROAD, SUITE ONE » FT. WRIGHT, KENTUCKY 41011 * (859) 331-9191 » FAX (859) 344-7422 Land Surveyor License KY 206

June 14, 2005

LEGAL DESCRIPTION

48 ACRES

Beginning at a point in the south right of way line of Walton-
Nicholson Pike, said point being the northwest corner of the
property of the Hance Family Trust (Deed Book 438, Page 122);
thence in an easterly direction along the south right of way line
of Walton-Nicholson Pike a distance of 1,150.00 feet to the Kenton
Count-Boone County line; thence in a southerly direction along the
Kenton-Boone County line, 3,070.00 feet more or less to an angle
point in said line; thence continuing along the county line in a
southwesterly direction 230.00 feet more or less to a point in the
southwest line of said Hance Family Trust property; thence in a
northwesterly direction along the southwest line of the Hance
Family Trust property 1,485.00 feet more or less to a corner;
thence in a northerly direction along the west line of the Hance
Family Trust property 1,335.00 feet more or less to the place of
beginning.

Containing 48 Acres
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August 30, 2005

James W. Berling
1671 Park Road
Suite One

Ft. Wright, KY 41011

RE:

The request of James W. Berling (applicant) for Danjel Hancs, Evelyn Hance, George

Anderson, and Sara Anderson {owners) for a Zoning Map Amendment from Rural
Suburban (RS) and Agricultural Estate (A-2) to Suburban Resiclential Two (SR-2) for a 48
acre area located at 247, 273, and 293 Walton-Nichalson Rozd, Walton, Kentucky. The
request s for a zone change to allow tha Boone County partion of a subdivision, for single
family residences, that will be located in both Boane and Kentcn countles.

Dear Mr. Berling:

The following represents the conditions of approval for the above retsrenced application as
recommended by the Planning Commission's Zone Change Committe;e at their August 24, 2005
meeting. If you, as the applicant, agree with these conditions, pleasw indicate by providing the
signatures of the property owners in the spaces provided at the end af this letter, and return the
original letter to the Planning Commission office by Tuesday, Septemler 6, 2005.

CONDITIONS

1.

The applicant agrses that only single family detached housing wil; be constructed within the
proposed development.

The applicant agrees that there will be no individual driveway acceys onto the main boulevard
off Waltan-Nicholson Road.

The applicant agrees that thers will be no lots lass than 60" wide.

The applicant agrees that sidewalks will be constructed within the proposed development per
the Boone County Subdivision Regulations.

The applicant agrees that there will be no more than 40 zoning permits issued per calendar
year for the proposed development.

The applicant agrees that the lots fronting Walton-Nicholson Ftoad will have frant yard
setbacks consistent with neighboring homes along Walton-Nichaols on Road.

w
Mitchell A. Light ? /

Assistant Zoning Admin/Enfarcement Officer

MAL/pr

v WUl
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James W. Berling
August 30, 2005
Page 2

AGREE

We, the Property Owners, da hereby agree to the recommendsd canditions of approval stated
above for a Zoning Map Amendment from Rural Suburban (RS) and-Agricultural Estate (A-2) to
Suburban Residential Two (SR-2) for a 48 acre area located at 247, 273, and 293 Walton-
Nicholson Road, Walton, Kentucky, to allow a subdivision for single family residences.
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George Anderson (owner) i Date
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Sara Anderson (owner 7 Date
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CITY OF WALTON, KENTUCKY
ORDINANCE NO. 2005-_|%

AN ORDINANCE APPROVING AND ADOPTING A RESOLUTION OF THE
BOONE COUNTY PLANNING COMMISSION RECOMMENDING APPROVAL FOR A

REQUEST FOR A ZONING MAP AMENDMENT.

WHEREAS, the City of Walton, is a legislative body member of the Boone
County Planning Commission, a joint county-wide planning unit or commission
established under Chapter 100 of the Kentucky Revised Statutes; and,

WHEREAS, the Boone County Planning Commission received a request from
James W. Berling (Applicant) on behalf of Daniel and Evelyn Hance and George and
Sara Anderson (Owners) for a Zoning Map Amendment to the Boone County Zoning
Map, and such Zoning Map Amendment being a zone change from Agricultural Estate
{A-2) to Suburban Residential Two (SR-2) for a forty-eight (48) acre area located at 247,
273, and 293 Walton-Nicholson Road, Walton, Kentucky, in order to aflow single family
residences in the Boone County portion of a subdivision that will be located in both
Boone and Kenton Counties; and,

WHEREAS, the Boone County Planning Commission, as the planning unit for the
City of Walton, was requested to and has conducted a Public Hearing serving as a due
process trial-type hearing and made findings recommending approval for the Zoning
Map Amendment; and,

WHEREAS, the City of Walton, has received Resolution R-05-018-A of the
Boone County Planning Commission recommending approval for this request; and,

WHEREAS, the City of Walton, deems it necessary to enact this Ordinance to
preserve and protect the health, safety and convenience of the inhabitants of the City of
Walton, pursuant to the City of Walton’s legal authority, including but not limited to KRS
Chapter 100;

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY
OF WALTON, KENTUCKY, as follows:

SECTION ONE

The request for a Zoning Map Amendment is hereby approved. The Zoning Map
Amendment is a zone change from Agricultural Estate (A-2) to Suburban Residential
Two (SR-2) for a forty-eight (48) acre area located at 247, 273, and 293 Walton-
Nicholson Road, Walton, Kentucky, in order to allow single family residences in the
Boone County portion of a subdivision that will be located in both Boone and Kenton
Counties. The real estate which is the subject of this request for a Zoning Map
Amendment is more particularly described in Deed Books 234, 659, and 659, Page
Nos. 142, 158, and 160, respectively, (as supplied by the Applicant) as recorded in the
Boone County Clerk’s records.
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SECTION TWO

Resolution R-05-018-A of the Boone County Planning Commission,
recommending approval of the Zoning Map Amendment, is hereby approved and
adopted. The Resolution, along with the minutes and official records for this request, is
attached hereto as Exhibit “A” and incorporated herein by reference.

SECTION THREE

This Ordinance and the Boone County Zoning Regulations, including the zoning
map, adopted and approved, and their parts, sections, subsections, clauses, and
provisions are hereby declared to be severable. If a Court having jurisdiction invalidates
any part, section, subsection, clause, or provision of this Ordinance or the Boone
County Planning and Zoning Regulations, including the Boone County Zoning Map, ali
other parts, sections, subsections, clauses, or provisions shall remain valid and
effective, as they are severable.

SECTION FOUR

This Ordinance shall take effect and shall be in full force after its enactment and
publication as required by law.

PASSED AND APPROVED on first reading by 5 Members of City Council on the
4™ day of October, 2005.

PASSED, AND APPROVED on second reading by (ﬁ Members of City Council on
the JOT" day of October, 2005,

DATE OF PUBLICATION: (9::75/2% Zz; , 2005.

APPROVED:

Y1 Py
Phillip W. 7rzyp/Mayor

ATTEST:
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Peggwydy/ City Clerk J m
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“BOGNE COUNTY

PLANNING COMMISSION City of Walton

P. 0. Box 95
Walton, KY 41094

| S

Phone number: Fax Number:
859-485-4383 859-485-9710

Fax Transmittal Form

To:  Kevin Costello From: Peggy Gray, City Clerk
Phone number: 859- 334-2196 Phone number; 859-485-4383
Fax number: 859-334-2264 Fax number: 859-485-9710
Date: 10-11-05 Time: 11:.00 AM Pages: 3
__Urgent _/_/As Requested
__ Please Reply __ For Review and Comment
___ For your Approval __ Confidential
Message:
Kevin,

| ‘am faxing you a copy of The City of Walton Ordinance No. 2005-13' an
Ordinance approving and adopting a Resolution of the Boone County Planning
Commission recommending approval for a request for a zoning map amendment.

Thank you,

(G s

Peggy Gray
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