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Holmes Street Redevelopment Master Plan

Executive Summary
Project Overview
The City of Frankfort is engaged in a redevelopment process for the Holmes Street corridor.
Holmes Street is a two-lane state facility (State Route 2261) that travels from High Street in
downtown generally to the east on a route as shown in Figure 1-1. Holmes Street travels through
a developed corridor with a variety of residential and commercial activity. The overriding goal of
the planning process is to create an “Environment for Development” that will lead to more home
ownership, fewer vacant structures, and improved infrastructure and neighborhood level
amenities.
Effectively, the Holmes Street corridor serves as the “back entry” to downtown Frankfort from the
east and north. Approximately 2 miles in length, it serves as a centerline in a small valley prone to
flooding and bounded by steep ridges. The neighborhood is extremely diverse; with the housing
and commercial building stock highly variable. The economics of the Holmes Street Corridor,
encompassing 800 to 1000 acres, is equally diverse, supporting both service and commercial
enterprises as well as mix of owner and renter occupied housing. The state government is a major
landowner in the valley floor and, until the recently, Frankfort Scrap Metal anchored the southern
end of Holmes Street.
Because of this diversity, Holmes Street has represented a conundrum for the City; it is an area of
disinvestment while some have invested in residential, commercial and service businesses. It is an
area subject to significant storm water runoff problems while it geography includes areas that are
“high and dry.” There is significant potential – large tracts of land that are underutilized and,
until the Holmes Street Task Force was created, there were no comprehensive plans existing that
treated the corridor holistically.
In the Spring of 2000, representatives of the Frankfort business community approached state, city
and county government officials with an idea of establishing a Holmes Street Redevelopment
Corporation modeled after the Louisville Waterfront Development Authority. Though the proposal
failed to gain local support particularly among the residents of the corridor, it did coalesce a
Neighborhood Association that became active and vocal about the future of the area. Over the
past several years, the Neighborhood Association in conjunction with the City and the University of
Kentucky has undertaken preliminary visioning of potential futures for the Corridor. A more formal
and comprehensive analysis and planning effort for the Holmes Street corridor was the logical next
step.

1. Enhancing the physical appearance of the corridor.
2. Building consensus and cooperation among the many groups and individuals that have a role
in the revitalization process.
3. Strengthening the corridor’s existing economic base.
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The following objectives were established for this study.

Holmes Street Redevelopment Master Plan

To develop a master plan to achieve those objectives, a consulting team led by Jordan, Jones &
Goulding, Inc. was retained by the City to develop this master plan. The plan involved working
with city staff and residents of Holmes Street and encompassed the following tasks:
•
•
•
•

Task 1:
Task 2:
Task 3:
Task 4:

Work with Stakeholders
Conduct Research and Technical Studies
Identify and Evaluate Conceptual Alternative Solutions
Recommend Design Concept and Scope

The public involvement process referenced above included the following:
A general community meeting on May 18, 2006 to introduce the plan to the community.
A meeting on November 20, 2006 to introduce the project alternatives and concepts and to
get input with the plan.
• A presentation on January 11, 2007 to the City Commission and the public about the final
recommendation of the plan.
•
•

This Executive Summary documents the planning process from May 2006 through January 2007
that resulted in the Holmes Street Redevelopment Master Plan. The following sections provide a
brief summary of each major work category. Detailed information on each is included in the full
final report.

Future Land Use Plan
The final recommended land use plan for the neighborhood as defined through the study process
calls for emphasizing redevelopment throughout the neighborhood with an emphasis on a mix of
public and private investment.

•

Code enforcement – residential rental, residential owner, and industrial;

•

Coordinate capital improvement projects to maximize benefit to the neighborhood;

•

Zoning enforcement;

•

Neighborhood cleanup program;

•

Housing redevelopment;

•

Infill housing development associated with the Greenway;

•

Establishment of a redevelopment corporation to focus future incentive programs for
private investment in the corridor; and,

•

Getting a political champion to help get projects funded.
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Key first steps in realizing the plan are:
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Transportation Recommendations
A major purpose of the study was to recommend a preferred roadway section for Holmes Street.
The transportation analysis for this effort is documented in the full project report. The key issue
was whether the roadway should be a five-lane facility, which had been identified in previous
analyses of the corridor.
In examining the conditions on Holmes Street and viewing them within the goals and objectives of
this study, a three-lane roadway is recommended for the following reasons:
•
•
•
•
•

A three-lane facility can be pedestrian friendly and compliments the neighborhood.
Moderate levels of congestion will control speeds
Slower speeds are better for neighborhood commercial developments
Excess purchased right-of-way can be used for bike/pedestrian facilities, off-street parking,
gateway and streetscape features, utilities, etc.
More conducive of a residential area

The disadvantages of a five-lane Holmes Street are:
•
•
•

Pedestrian barrier
Travel speeds would exceed the current 35 mph speed limit and would require constant
enforcement
Typical of a major arterial route, not a neighborhood corridor

Housing Recommendations
As part of the redevelopment master plan, an inventory of housing in the area was conducted by
Kriss Lowrey and Associates. The purpose of the housing inventory was to document the condition
of housing to support long-term planning recommendations and to identify any cultural/historical
issues that may arise during redevelopment efforts.

It is recommended that the cultural assessment be conducted as soon as possible, so that future
projects will not be delayed and so the findings can be considered when finalizing redevelopment
plans for the area. If a portion of the area is an eligible NRHP district, a mitigation plan will need
to be developed. This may include requirements such as Kentucky Heritage Council review of
Federally funded renovation work, the development of architecturally compatible house plans for
new or reconstructed houses, or the implementation of zoning design guidelines for the area. Any
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Prior to using any Federal funds for housing redevelopment activities within the Holmes Street
Redevelopment Area, an environmental assessment of the proposed project must be completed.
One component of the environmental assessment is a determination of the impact of the project
on any properties on or eligible for listing on the National Register of Historic Places. After a
review of the information obtained during the housing inventory, the Kentucky Heritage Council
has made a preliminary determination that this area has potential to be eligible as a National
Register of Historic Places (NRHP) district. Additionally, there may be specific buildings, sites,
structures or objects eligible for individual NRHP listing. As such, the Kentucky Heritage Council
has requested that a cultural assessment of the area be conducted.

Holmes Street Redevelopment Master Plan

house plans developed should also meet Kentucky Housing Corporation’s minimum design
standards and universal design standards.

Storm Water/Sanitary Sewers
The sanitary sewers in the Holmes Street area are a combined system. This means that both storm
water runoff and wastewater from homes and businesses are carried by the same sewer service
lines to the wastewater treatment plant, resulting in system overflows during rain events. Current
state and Federal regulations require separate systems for the handling of storm water runoff and
wastewater. The City of Frankfort Sewer Department is addressing this problem and has
developed a Long-Term Control Plan for its Combined Sewer System (CSO). Under this plan, the
City of Frankfort is pursuing funding for a neighborhood sewer improvement project for the
Holmes Street area which will separate selected sanitary sewer lines from the storm water
collection system. This will improve both the sanitary sewer collection system and storm water
drainage in the neighborhood.
As part of the Holmes Street Redevelopment Plan,
recommendations for conducting the storm water/sewer project with housing and roadway
projects are included in the full study report.

Implementation
The planning process for the Holmes Street Redevelopment Master Plan has involved two planning
efforts, public input and commitment and funds from the City. The plan answers the key question
raised by the neighborhood during the planning process: what is going to happen to my house?
The answer is there is not going to be a massive buyout or relocation program. Rather, the
emphasis is on improving the appearance of the neighborhood, improving the quality and the
appearance of housing stock that is not in good condition (i.e., there are few structures that
require complete demolition), and building the neighborhood’s image as a good and desirable
place to live. Keys to that will be the infrastructure improvement projects, accompanied by
strategic redevelopment projects in key locations along the corridor.
The Final Land Use Master Plan developed for the study is shown in Figure ES-1. The streetscape
concepts that could be implemented to support the plan are shown in Figure ES-2. Table ES-1
presents the defined recommendations for the plan. Of these, the following are considered
critical:
•
•
•
•

Dialog with the State on Highway project;
Dialog with the State on use of their property;
Combine streetscape into sewer project; and,
Conduct cultural resources assessment.
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These initial four recommendations should be initiated immediately so that the information
developed and the conclusion relative to the neighborhood can be incorporated into the initial
capital improvement projects in the Holmes Street area.
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Figure ES-1
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Figure ES-2

Holmes Street Redevelopment Master Plan

Page ES-7

Table ES-1
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1. Introduction
Project Overview
The City of Frankfort is engaged in a redevelopment process for the Holmes Street corridor.
Holmes Street is a two-lane state facility (State Route 2261) that travels from High Street in
downtown generally to the east on a route as shown in Figure 1-1. Holmes Street travels through
a developed corridor with a variety of residential and commercial activity. The overriding goal of
the planning process is to create an “Environment for Development” that will lead to more home
ownership, fewer vacant structures, and improved infrastructure and neighborhood level
amenities.
Effectively, the Holmes Street corridor serves as the “back entry” to downtown Frankfort from the
east and north. Approximately 2 miles in length, it serves as a centerline in a small valley prone to
flooding and bounded by steep ridges. The neighborhood is extremely diverse; with the housing
and commercial building stock highly variable. The economics of the Holmes Street Corridor,
encompassing 800 to 1000 acres, is equally diverse, supporting both service and commercial
enterprises as well as mix of owner and renter occupied housing. The state government is a major
landowner in the valley floor and, until the recently, Frankfort Scrap Metal anchored the southern
end of Holmes Street.
Because of this diversity, Holmes Street has represented a conundrum for the City; it is an area of
disinvestment while some have invested in residential, commercial and service businesses. It is an
area subject to significant storm water runoff problems while it geography includes areas that are
“high and dry.” There is significant potential – large tracts of land that are underutilized and,
until the Holmes Street Task Force was created, there were no comprehensive plans existing that
treated the corridor holistically.
In the Spring of 2000, representatives of the Frankfort business community approached state, city
and county government officials with an idea of establishing a Holmes Street Redevelopment
Corporation modeled after the Louisville Waterfront Development Authority. Though the proposal
failed to gain local support particularly among the residents of the corridor, it did coalesce a
Neighborhood Association that became active and vocal about the future of the area. Over the
past several years, the Neighborhood Association in conjunction with the City and the University of
Kentucky has undertaken preliminary visioning of potential futures for the Corridor. A more formal
and comprehensive analysis and planning effort for the Holmes Street corridor is the logical next
step. This report and master plan reflects that step.
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The Holmes Street Redevelopment Master Plan has been prepared consistent with KRS 99. KRS 99
defines conditions and establishes tools for cities in the Commonwealth to take control of their
destinies and make positive benefits of redevelopment a reality.

Holmes Street Redevelopment Master Plan
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Figure 1-1
Study Area
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The following objectives have been established for this study.
Objective #1 – Enhancing the physical appearance of the corridor.
•
Rehabilitating historic buildings
•
Encouraging supportive new construction
•
Developing sensitive design management systems
•
Planning for the long-term
Objective #2 – Building consensus and cooperation among the many groups and individuals that
have a role in the revitalization process.
•
Engaging the public actively
•
Following the direction of stakeholders and the community
Objective #3 – Strengthening the corridor’s existing economic base.
•
Increasing percentage of home ownership
•
Providing a range of housing opportunities
•
Increasing neighborhood based retain and office uses
•
Increasing neighborhood reinvestment
The study work effort was organized into several tasks, as follows:
Task 1:
Task 2:
Task 3:
Task 4:

Work with Stakeholders
Conduct Research and Technical Studies
Identify and Evaluate Conceptual Alternative Solutions
Recommend Design Concept and Scope

Pictorial Profile
The following pages present images of the Holmes Street corridor. As can be seen, there is a wide
variety of “views” of this area.

Storefront facing Holmes Street.

Page 3

Small park area in Thornhill.

Storefront facing Holmes Street.

A mobile home community.

A variety of housing styles and conditions are found in the neighborhoods off
Holmes Street.

There are a number of auto-related businesses in the corridor.

Holmes Street’s proximity to downtown should be a catalyst for development.

There are a number of locations along the corridor where vacant lots create
unsightly conditions.
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Many of the businesses and parking are immediately adjacent to the road
effectively eliminating any possibility for bicycle or pedestrian activity.

Holmes Street becomes a four-lane facility at the east terminus of the
study area where it intersects with the Thornhill Bypass.

Neighborhood scene.

A large part of the study area south of Holmes Street is in flood plain.
Drainage issues are part of an overall infrastructure improvement
program by the City to improve drainage. There are also significant
amounts of open space and an abandoned rail corridor that could be
used for future bicycle/pedestrian projects.

A significant amount of planning has been done in the Holmes Street
area. This study builds on those visions.
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A church in the neighborhood.
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2. Stakeholder Involvement
Public Information Meeting Number One
On May 18, 2006, the consultant team held a public meeting at Memorial Baptist Church (from
5:30 p.m. to 7:30 p.m.) with residents of the area. The meeting focused on reviewing the history
of the corridor, the objectives of this planning effort, and obtaining input from the residents.
The project presentation included a general overview of the consulting team, tasks to be
performed, schedule, and general group discussions.

•

The Honorable William May, Mayor opened the meeting with a few comments. He
outlined the recent history of activities that have brought this project about.
Paul Slone outlined the agenda for the meeting.
•
•
•
•
•
•
•

•

Project Overview
Team Introduction
Housing Inventory
Planning Issues
Corridor Attractiveness
Question & Answer Period
Public Input & Comment

The consultant team members introduced were:
Warner Moore
Paul Slone, P.E., PTOE JJG
Larry Strange, AICP
David Whittaker, LA
Kristen M. Lowry, AICP
Annie Metcalf

JJG Office Manager
Project Manager
The Corradino Group
Human Nature
Kriss Lowry & Assoc.
PlanGraphics

Principal in Charge
Transportation
Land Planning
Landscape Arch.
Housing
Mapping

•

Also recognized were various City Commission members and city employees representing
planning and public works.

•

Paul highlighted some of the historical points made by Mayor May.
• In 2003 the Holmes Street Task Force was formed and delivered a final report to

the Frankfort City Commission in December 2004
• A UK Department of Landscape Architecture class project was performed

concurrently with the Task Force work.
• In all, 15 recommendations were made for the Holmes Street Corridor
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•
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•

One of the primary purposes of this project is to take those recommendations to the next
level, incorporating them into a Master Plan. This project will develop up to three
alternatives that will examine zoning/land planning issues, housing, corridor attractiveness
and transportation facilities.

•

Kriss Lowry was introduced and gave a brief presentation of her responsibilities for the
project. She will be the most visible to the community. Her firm will be conducting an
inventory of 550 homes in the corridor. A sample of the housing inventory form was
distributed for informational purposes. This inventory will be used by the city and the
Kentucky Heritage Council to determine if any properties within the study area are
potentially eligible for the National Register of Historic Places. The city will also use the
inventory as a resource to determine housing conditions. This information can then be
used to determine potential sources of funding for housing repairs and housing
redevelopment projects.

•

Larry Strange of The Corradino Group was introduced. Larry will be the lead Planner for
the project. He mentioned some things that will be explored as part of this project such as
mixed use developments, zoning issues and incorporating KRS 99 (Kentucky’s Eminent
Domain Statute) into the plan. This plan will provide the vision and the tools necessary for
the vision to become reality.

•

David Whittaker of Human Nature will be the Landscape Architecture lead for the project.
He noted that his purpose is to look for ways of improving the corridors appearance,
defining gateways and building upon the good work done. He mentioned that since
Holmes Street is a pathway into the state Capital, it should be distinguished in that respect.

•

Paul outlined the transportation work that will be performed. JJG has a wealth of
transportation data available from previous studies, especially for Holmes Street. A Safety
Study and long-range traffic forecasts will be performed. An end product envisioned for
the project is to produce short, medium and long-range transportation solutions for
bicycles and pedestrians as well as the widening of Holmes Street.

•

Paul explained that up to three planning alternatives will be developed. These alternatives
will build upon the existing community and explore the best ways of utilizing the Holmes
Street roadway frontage, vacant lots and problem sites like the former scrap yard.

•

The alternatives will be evaluated using predetermined performance measures for success.
Examples of these are increases in housing units, square feet of office, retail, and green
space and net increase of tax base. Using these quantifiable numbers, the consultant
team and the community will be able to select and recommend a Redevelopment Master
Plan that best meets the goals of the community.
Page 7

Kriss specifically pointed out several items that her work will NOT include. She will not be
checking for code violations, looking for illegal activities and illegal immigrants, or
performing work for the Property Valuation Administrator.

Holmes Street Redevelopment Master Plan

•

The alternatives will begin by building upon the existing assets of the corridor such as the
current housing stock and commercial base. They will address deficiencies like the vacant
sites and strive to enhance community amenities.

•

In the end, the Master Redevelopment Plan will be designed to create an environment for
development and present the tools necessary for the plan to succeed.

•

Following the presentation, a group discussion ensued that focused on a variety of topics
pertaining to the corridor. They included:
⎯ Reestablishing a sense of pride
⎯ Parking in the corridor and neighborhood
⎯ Maintaining the existing neighborhood

•

There were several people in attendance who were also part of the Holmes Street Task
Force. There was a strong sense of pride and ownership of the recommendations that
resulted from the group’s hard work.

•

Mayor May interjected that no one is more frustrated that he is regarding the amount of
time required to advance projects. The wheels of progress often turn slowly with
government.

•

The question was asked about hosting a website for the project where materials can be
posted. This will be done with a link established on the city’s website.

•

The meeting was concluded at approximately 7:15 p.m. It was noted that there is strong
local support for acting on this project. This was evident in the positive statements made
by neighborhood residents and business owners, as well as the presence of city employees
and elected officials.

Public Meeting Number Two
On November 20, a second public meeting was held at Memorial Baptist Church. The meeting
began at 5:30 p.m. and adjourned at approximately 7:00 p.m.
The project presentation focused on presenting the findings of the planning process and the
concepts developed as part of the redevelopment plan.
Warner Moore of Jordan, Jones and Goulding headed up the consultant presentation. The
presentation focused on three areas: housing, planning and transportation.
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Kriss Lowry reviewed the housing inventory that had been completed and gave an overall
assessment of the results of the inventory. She noted that the additional work may have to be
completed pending review by the Kentucky State Historic Preservation Office (SHPO) to determine
if individual houses in the entire area were eligible for the National Register of Historic Places as
part of an historic district.

Holmes Street Redevelopment Master Plan

Larry Strange presented the transportation findings, which primarily pointed to a three-lane section
for an improved Holmes Street.
The substance of the information provided in the presentation is presented in the body of this
report in Chapters 3 and 4.
The public discussion included discussions about why the three-lane section for Holmes Street was
identified as the preferred section rather than a five-lane project. There was also discussion about
future additions to the land use planning concept.

Presentation of Draft Plan to City Commission
6, 2007, the consultant presented the Draft Holmes Street Plan to the City
The public was invited and the meeting was well attended. The consultant reviewed
process and the final recommendations with the Commission. This included
of the key recommendations for implementation, which are defined later in this
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On January
Commission.
the planning
identification
report.
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3. Research and Technical Studies
This section presents information related to existing conditions in the Holmes Street area. Figure
3-1 presents an overall view of conditions in the corridor including traffic, housing conditions,
environmental issues, and planned projects. Prior to moving on to other areas, experience for two
other projects conducted by the consultant are presented to give a perspective to the focus for the
redevelopment plan.

Demographics
The information in Table 3-1 illustrates the demographics of the Holmes Street corridor for the
areas depicted in Figure 3-2. The data presented in Table 3-1 presents information for the
“detailed” study area, an “expanded” study area, and the City of Frankfort and Franklin County.
The “detailed” area is comprised of block group data in the blocks that most narrowly fit the
parameters of the corridor. For some categories of information, data was only available at the
tract level and therefore the aggregate is larger. The Holmes Street area which is the focus of this
study has approximately 1,400 residents and 600 households. Of these, nearly 10 percent have
incomes under the poverty level. The largest percentage of households have incomes in the
$20,000 to $24,999 range. Overall, there are lower levels of income per household in Holmes
Street than in Frankfort or Franklin County. According to census data, about 14% of the housing
units are vacant and 53% are renter occupied and 43% owner occupied. Most of the structures in
the study area were built prior to 1960 and (in the expanded study area) over 200 were built
before 1939. A relatively high percentage of households (18%) in the expanded study area have
no vehicle available and almost 40% have only one vehicle available. Values of housing units in
the study area per the 2000 census were under $100,000 with the highest percentage being from
$40,000 to $49,000.

Similar Projects
The first effort in this task is to identify projects similar to
the Holme’s Street redevelopment plan that can be used
to identify “lessons learned” that can be applied to this
effort. Two such efforts are cited – one in Covington,
Kentucky and the other in New Albany, Indiana. Both
have involved development of plans for areas that had
long been considered both candidates for studies and as
perhaps wishful thinking that anything positive could
occur.

This project involved the preparation of a master plan for
the Madison Avenue Corridor in Covington, Ky. Madison
Avenue is a commercial corridor that has a mix of varying
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City of Covington, Madison Corridor Redevelopment Plan,
Covington, Ky.
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Table 3-1
Holmes Street Corridor Demographics
Population

Total Population

Detailed Expanded
City of
Study Area Study Area Frankfort
1408
1801
27,509

Franklin
County
47,687

Source: U.S. Census Bureau, Census 2000.

Race

Total Population
White alone
Black or African American
alone
American Indian and Alaska
Native alone
Asian alone
Native Hawaiian and Other
Pacific Islander alone
Some other race alone
Two or more races
Hispanic or Latino

Detailed Study Area Expanded Study Area
Number
Percent
Number
Percent
1408
100.0
1801
100.0
1248
88.6
1662
92.3

City of Frankfort
Number
Percent
27,509
100.0
22,221
80.8

Franklin County
Number
Percent
47,687
100.0
41,740
87.5

127

9.0

126

7.0

4,131

15.0

4,441

9.3

1
0

0.1
0.0

0
0

0.0
0.0

66
201

0.2
0.7

95
239

0.2
0.5

1
3
16
12

0.1
0.2
1.1
0.9

0
0
8
5

0.0
0.0
0.4
0.3

0
15
433
442

0.0
0.1
1.6
1.6

0
35
604
533

0.0
0.1
1.3
1.1

Source: U.S. Census Bureau, Census 2000.

Household Size

Total Households
1-person household
2-person household
3-person household
4-person household
5-person household
6-person household
7-or-more-person household

Detailed Study Area Expanded Study Area
Number
Percent
Number
Percent
634
100.0
806
100.0
230
36.3
251
31.1
191
30.1
35
4.3
112
17.7
12
1.5
64
10.1
0
0.0
24
3.8
0
0.0
9
1.4
8
1.0
4
0.6
0
0.0

City of Frankfort
Number
Percent
12250
100.0
4691
38.3
630
5.1
51
0.4
14
0.1
4
0.0
10
0.1
0
0.0

Franklin County
Number
Percent
19890
100.0
6083
30.6
871
4.4
73
0.4
14
0.1
4
0.0
14
0.1
0
0.0
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Source: U.S. Census Bureau, Census 2000.
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Table 3-1
(Continued)

Educational Attainment
(population 25 years and over)

Total Population 25 and over
No schooling completed
Nursery to 4th grade
5th and 6th grade
7th and 8th grade
9th grade
10th grade
11th grade
12th grade, no diploma
High school graduate (includes
equivalency)

Expanded Study Area
Number
Percent
1254
100.0
28
2.2
14
1.1
12
1.0
208
16.6
126
10.0
148
11.8
69
5.5
45
3.6

Some college, less than 1 year
Some college, 1 or more
years, no degree
Associate degree
Bachelor's degree
Master's degree
Professional school degree
Doctorate degree

City of Frankfort
Number
Percent
18458
100.0
97
0.5
55
0.3
256
1.4
1009
5.5
719
3.9
677
3.7
524
2.8
505
2.7

Franklin County
Number
Percent
32388
100.0
229
0.7
133
0.4
495
1.5
1946
6.0
1177
3.6
1180
3.6
798
2.5
916
2.8

387

30.9

5523

29.9

10166

31.4

36

2.9

1229

6.7

2348

7.2

130
29
14
8
0
0

10.4
2.3
1.1
0.6
0.0
0.0

2473
797
2933
1193
328
140

13.4
4.3
15.9
6.5
1.8
0.8

4009
1268
4923
1993
603
204

12.4
3.9
15.2
6.2
1.9
0.6

Source: U.S. Census Bureau, Census 2000.

Employment Status
(population 16 years and over)

Total:
In labor force:
In Armed Forces
Civilian:
Employed
Unemployed
Not in labor force

Expanded Study Area
Number
Percent
1436
100.0
839
58.4
0
0.0
839
58.4
735
51.2
104
7.2
597
41.6

City of Frankfort
Number
Percent
22,230
100.0
14,285
64.3
55
0.2
14,230
64.0
13,048
58.7
1182
5.3
7,945
35.7

Franklin County
Number
Percent
38,206
100.0
25,358
66.4
77
0.2
25,281
66.2
23,721
62.1
1560
4.1
12,848
33.6
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Source: U.S. Census Bureau, Census 2000.
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Table 3-1
(Continued)
Household Income

Total Households
Less than $10,000
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $74,999
$75,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 or more

Expanded Study Area
Number
Percent
806
100.0
120
14.9
146
18.1
47
5.8
132
16.4
48
6.0
30
3.7
56
6.9
78
9.7
44
5.5
53
6.6
27
3.3
13
1.6
6
0.7
0
0.0
0
0.0
6
0.7

City of Frankfort
Number
Percent
12250
100.0
1613
13.2
1025
8.4
770
6.3
1014
8.3
848
6.9
858
7.0
864
7.1
707
5.8
541
4.4
991
8.1
1069
8.7
1163
9.5
398
3.2
170
1.4
109
0.9
110
0.9

Franklin County
Number
Percent
19890
100.0
2030
10.2
1431
7.2
1145
5.8
1387
7.0
1239
6.2
1344
6.8
1366
6.9
1149
5.8
1003
5.0
1829
9.2
1983
10.0
2221
11.2
910
4.6
363
1.8
290
1.5
200
1.0

City of Frankfort
Number
Percent
12,250
100.0

Franklin County
Number
Percent
19,890
100.0

Source: U.S. Census Bureau, Census 2000.

Household Poverty Status

Total Households
Income in 1999 below poverty
level

Expanded Study Area
Number
Percent
806
100.0
169

21.0

1,865

15.2

2,316

11.6

Source: U.S. Census Bureau, Census 2000.

Housing Units and Occupancy

Total Housing Units
Occupied
Vacant

Detailed Study Area Expanded Study Area
Number
Percent
Number
Percent
737
100.0
887
100.0
634
86.0
784
88.4
103
14.0
103
11.6

City of Frankfort
Number
Percent
13398
100.0
12283
91.7
1115
8.3

Franklin County
Number
Percent
21409
100.0
19907
93.0
1502
7.0
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Source: U.S. Census Bureau, Census 2000.
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Table 3-1
(Continued)
Tenure

Total Occupied Housing Units
Owner occupied
Renter occupied

Detailed Study Area Expanded Study Area
Number
Percent
Number
Percent
634
100.0
784
100.0
297
46.8
404
51.5
337
53.2
380
48.5

City of Frankfort
Number
Percent
12283
100.0
6373
51.9
5910
48.1

Franklin County
Number
Percent
19907
100.0
12900
64.8
7007
35.2

City of Frankfort
Number
Percent
1115
100.0
673
60.4
80
7.2
93
8.3

Franklin County
Number
Percent
1502
100.0
766
51.0
186
12.4
136
9.1

Source: U.S. Census Bureau, Census 2000.

Vacancy Status

Total Vacant Housing Units
For rent
For sale only
Rented or sold, not occupied
For seasonal, recreational, or
occasional use
For migrant workers
Other vacant

Detailed Study Area Expanded Study Area
Number
Percent
Number
Percent
103
100.0
103
100.0
48
46.6
60
58.3
8
7.8
15
14.6
8
7.8
11
10.7
1
0
38

1.0
0.0
36.9

0
0
17

0.0
0.0
16.5

116
0
153

10.4
0.0
13.7

202
12
200

13.4
0.8
13.3
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Source: U.S. Census Bureau, Census 2000.
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Table 3-1
(Continued)
Units in Structure

Total Housing Units
1, detached
1, attached
2
3 or 4
5 to 9
10 to 19
20 to 49
50 or more
Mobile home
Boat, RV, van, etc.

Expanded Study Area
Number
Percent
887
100.0
600
67.6
23
2.6
154
17.4
21
2.4
30
3.4
8
0.9
21
2.4
0
0.0
30
3.4
0
0.0

City of Frankfort
Number
Percent
13398
100.0
7244
54.1
305
2.3
1162
8.7
1687
12.6
978
7.3
883
6.6
498
3.7
368
2.7
260
1.9
13
0.1

Franklin County
Number
Percent
21409
100.0
13737
64.2
383
1.8
1279
6.0
1733
8.1
1002
4.7
918
4.3
505
2.4
387
1.8
1446
6.8
19
0.1

City of Frankfort
Number
Percent
13398
100.0
133
1.0
943
7.0
730
5.4
1410
10.5
2817
21.0
2629
19.6
1848
13.8
1094
8.2
1794
13.4

Franklin County
Number
Percent
21409
100.0
612
2.9
1837
8.6
1836
8.6
2785
13.0
4764
22.3
3373
15.8
2381
11.1
1328
6.2
2493
11.6

City of Frankfort
Number
Percent
12,283
100.0
1483
12.1
5,349
43.5
4,158
33.9
989
8.1
222
1.8
82
0.7

Franklin County
Number
Percent
19,907
100.0
1621
8.1
7,194
36.1
7,923
39.8
2,384
12.0
582
2.9
203
1.0

Source: U.S. Census Bureau, Census 2000.

Year Structure Built
(housing units)

Total Housing Units
Built 1999 to March 2000
Built 1995 to 1998
Built 1990 to 1994
Built 1980 to 1989
Built 1970 to 1979
Built 1960 to 1969
Built 1950 to 1959
Built 1940 to 1949
Built 1939 or earlier

Expanded Study Area
Number
Percent
887
100.0
5
0.6
24
2.7
0
0.0
40
4.5
57
6.4
143
16.1
151
17.0
214
24.1
253
28.5

Source: U.S. Census Bureau, Census 2000.

Vehicles Available
(by occupied housing units)

Total Occupied Housing Units
No vehicle available
1 vehicle available
2 vehicles available
3 vehicles available
4 vehicles available
5 or more vehicles available

Expanded Study Area
Number
Percent
784
100.0
141
18.0
307
39.2
296
37.8
26
3.3
6
0.8
8
1.0
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Source: U.S. Census Bureau, Census 2000.
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Table 3-1
(Continued)
Housing Values
(owner occupied housing units)

Total owner occupied units
Less than $10,000
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $174,999
$175,000 to $199,999
$200,000 to $249,999
$250,000 to $299,999
$300,000 to $399,999
$400,000 to $499,999
$500,000 to $749,999
$750,000 to $999,999
$1,000,000 or more

Expanded Study Area
Number
Percent
404
100.0
7
1.7
0
0.0
0
0.0
23
5.7
11
2.7
33
8.2
24
5.9
93
23.0
55
13.6
61
15.1
18
4.5
57
14.1
22
5.4
0
0.0
0
0.0
0
0.0
0
0.0
0
0.0
0
0.0
0
0.0
0
0.0
0
0.0
0
0.0
0
0.0

City of Frankfort
Number
Percent
6,373
100.0
98
1.5
23
0.4
13
0.2
51
0.8
71
1.1
72
1.1
117
1.8
234
3.7
277
4.3
565
8.9
877
13.8
1,044
16.4
966
15.2
961
15.1
454
7.1
215
3.4
179
2.8
70
1.1
34
0.5
13
0.2
0
0.0
23
0.4
7
0.1
9
0.1

Franklin County
Number
Percent
12,900
100.0
298
2.3
154
1.2
159
1.2
246
1.9
147
1.1
194
1.5
225
1.7
467
3.6
610
4.7
1,079
8.4
1,483
11.5
1,510
11.7
1,305
10.1
1,651
12.8
1,192
9.2
779
6.0
487
3.8
434
3.4
227
1.8
91
0.7
57
0.4
52
0.4
15
0.1
38
0.3

Source: U.S. Census Bureau, Census 2000.
Notes:
Detailed Study Area is consistent with the Study Area boundary.
Expanded Study Area is slightly larger and includes Census Block Groups 1
and 2 of Tract 702.

and not necessarily complementary uses – churches, auto parts stores, etc. It is the community’s
north/south spine. The plan addressed streetscape design, street parking, blight, economic
potential, and land use. Some of the key work activities were the identification of the goals and
objectives for the corridor, assessment of existing conditions, development of alternatives,
identification of traffic solutions, development of project costs, identification of potential funding
sources and implement action strategies.
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Perhaps overriding what was learned from this plan and subsequent planning efforts in Covington
was that while “great plans” are nice, they often exceed municipal resources. It is important that
the larger plans contain incremental steps and projects that can lead to and support the larger
vision.

Holmes Street Redevelopment Master Plan

New Albany, Ind., Downtown Development Plan
Downtown New Albany, Ind., is in a community of
40,000 people on the Ohio River across from
Louisville, Ky. The community has experienced the
effects of people and businesses moving to suburban
areas. Many parts of downtown New Albany have
buildings and areas in disrepair. The goal of the
Downtown Development Plan was to establish the
vision, process and community support to re-create a
vibrant urban space.
The Downtown Development Plan took shape through
an extensive public participation effort including several
workshops and meetings with an advisory committee
comprised of various representatives of New Albany
neighborhoods, businesses, public agencies and civic
organizations.
Corradino prepared a downtown development plan for New

The plan addressed challenges such as deteriorating Albany, Ind.
and vacant buildings as well as building upon
opportunities such as historic structures and ongoing
waterfront redevelopment. Also incorporated into the study is an economic analysis. The final
product was a physical development plan and recommendations. Accompanying the plan were
detailed implementation steps and a funding strategy.

Transportation Analysis
There has been much discussion about widening Holmes Street to accommodate anticipated
future traffic demand. There has been discussion in both public and private arenas about
building a five-lane facility on Holmes Street. The existing road has only two lanes with no lanes
for turning. Current traffic is about 8,000 cars per day. Although 8,000 cars do not warrant a
road widening, the corridor does experience a high rate of crashes. The thought was if the road is
widened, to three lanes, it should be widened to five lanes so it would never have to be widened
again. However, building a four-lane or five-lane facility has impacts far beyond traffic. It
essentially will divide the neighborhood, eliminate any type of pedestrian activity, and likely
eliminate any type of neighborhood-supported commercial development. This section reviews the
safety issues, reviews the question of widening, and presents recommendations based on the
analysis.

A detailed analysis of the vehicular crashes during the last five years (from April 2001 to April
2006) was conducted. In all, 142 crashes were recorded over the 1.8 mile study area. The crash
analysis considers the length of the study area, the number of years in the data sample, and the
average daily traffic (ADT) and other similar facilities for the Commonwealth of Kentucky.
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Safety Study
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The number of collisions is used to identify spot safety problems; however, transportation analysis
of crashes focuses more upon crash rates. The University of Kentucky Transportation Center
regularly compiles crash statistics throughout the Commonwealth. These statistics are used to
determine if a given roadway is better, worse, or equal to the statewide average crash rates for
similar facilities. If the statewide average is exceeded on a roadway section, then additional
calculations are performed to determine if that section has a statistically critical crash rate.
Predominant crash types in the Holmes Street corridor are rear-end and angle collisions, and
mostly involve property damage only. There were, however, a handful of recorded crashes that
involved pedestrians and cyclists.
Rear-end crashes are synonymous with varying speeds in the traffic stream. With only two traffic
signals in the corridor (at Mero/High Streets and Wright Street), traffic should flow in a nearly
continuous stream. The high number of residential cross streets and commercial accesses creates
a condition where traffic flow is interrupted by turning vehicles and, therefore, rear-end collisions
occur.
Angle collisions occur at intersections from left turning vehicles entering or leaving a driveway or
minor street. These crashes are often more severe than rear-end collisions; they cause greater
damage to vehicles and present a higher risk of injuries to vehicle occupants.
The numbers of both crash types can be reduced by a concept called Access Management.
Access management is a process for providing access to land development, while preserving the
safety and capacity of the transportation system. Some common Access Management strategies
include:
•
•
•
•

Reduction of access points (i.e. sharing of commercial entrances by adjacent businesses)
Restriction of access points (i.e. right-in/right-out)
Realignment of access points (i.e. offset driveways rebuilt to become a four-way
intersection)
Definition of access points (i.e. wide open street frontage becomes a standard driveway
[Lyon’s Lumber])

The table below presents the crash rate calculations for Holmes Street from Mero Street to the
bypass. A statistically Critical Crash Rate Factor (CCRF) was discovered to be greater than 1.0.
The CCRF is a ratio calculated by dividing the Section Crash Rate by the Calculated Critical Crash
Rate. Therefore, if the Section Crash Rate is greater than the Calculated Critical Crash Rate, the
resulting CCRF will be greater than 1.0 and it can be determined that safety problems exist.
Route

1

Holmes Street

Description
Mero to Bypass
Interchange

Begin
MP

8,000

0

End MP

Segment
Length

Number of
Crashes

Section
Crash
Rate

1.837

1.837

142

529

Functional Class

M (100
MVM)

Calculated
Critical
Crash Rate

CCRF

Urban Minor Arterial

0.27

321

1.65
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Section

Avg
AADT
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Figure 3-1 illustrates the hot spots for crashes in the corridor. The red areas identify locations
were there have been eight or more crashes in the last five years. These locations are:
•
•
•
•
•

Wright Street (8 crashes)
Collins Street (14 crashes)
Commercial area between Meagher Avenue and Spring Street (9 crashes)
Alexander Avenue (8 crashes)
Grant Street/Swigert Avenue (10 crashes)

Figure 3-1
Crash Hot Spot Map (8 or more in 5 years)

10
8

9

14
8

There were four intersections in the corridor that had six crashes in the last five years. These
locations are:
Barrett Avenue
Phillips Street
Owenton Avenue
Bypass interchange area

The charts below illustrate some facts about the crashes that were analyzed. About 25 percent
occurred on wet pavement, which is consistent with national statistics. Eight-nine, or nearly 70
percent of the crashes were rear end or angle (t-bone). Less than 25 percent had an injury and
there were no fatalities. This indicates that many of the crashes were at low speeds.
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•
•
•
•
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COLLISION TYPE

PAVEMENT

SEVERITY

120

OTHER

120

113

16

104

REAR TO REAR

100

1

100

SIDESWIPE
OPPOSITE
BACKING

1
80

2

80

HEAD ON

3
60

OPPOSING
LEFT TURN
SINGLE
VEHICLE
SIDESWIPE
SAME
ANGLE

1

40

21

36
10

43

20

60

40
29

20

2

46

0

REAR END

0

0

DRY
SNOW/SLUSH
OTHER

WET
ICE

0
0

10

20

30

40

50

0
FATALITY

INJURY

PDO

At several of the residential side streets, limited sight distance is a problem. As illustrated in the
figures below, sight obstructions such as trees, low level tree limbs and shrubs, mailboxes, road
signs and parked vehicles should be removed to improve safety at intersections.
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Commercial entrances can also be problematic. The diagrams below illustrate how the entrance
roadway should be channelized to avoid mass chaos. It is believed that this is the main reason for
a significant number of crashes.
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Access management can benefit a roadway in multiple ways. First and foremost is safety.
Reducing the number of driveways and minor streets reduces the number of conflict points, or
locations where crashes can easily occur. A secondary benefit from access management is that
roadway capacity is increased without widening the road. Reducing traffic stream interruptions
from slow turning vehicles allows for more uniform speeds closer to the speed limit, therefore
increasing capacity.

A final note about the crashes is in order. In 2003 dollars, the 142 crashes analyzed resulted in
an economic loss of over $750,000. Improvements to Holmes Street in a big way or a small way
will likely greatly ease crashes along this corridor and benefit the community.

Holmes Street Widening
The widening of Holmes Street has been discussed for years. Past studies have recommended a
five-lane road. This has been based on the traditional analysis of maximizing vehicular capacity
as well as the thought that it is not significantly more expensive to widen to 4 or 5 lanes as it is to 3
and it makes sense to do it all at once so the street doesn’t need to be widened again.
Nevertheless, as noted earlier, there are community development issues that will arise with
development of such a facility. This section reviews the question of widening Holmes Street.

1

Frankfort and Urban Area Study, prepared for City of Frankfort, prepared by Jordan, Jones & Goulding,
1999.
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Currently, Holmes Street carries about 7,000 vehicles per day. In 1999, JJG conducted a study1
which indicated Holmes Street traffic would reach 16,000 ADT before 2020. Using the most upto-date traffic data and given the predominantly residential nature of the corridor, JJG conducted
a traffic analysis for the corridor in the study area. Over the past several years, daily traffic
volumes on Holmes Street have decreased. In addition, both the corridor and the downtown
areas of Frankfort are built-out. Even with the redevelopment projects underway, such as the
renovation of the State Office Building, the likelihood that Holmes Street traffic volumes would
exceed 16,000, as predicted in the Frankfort Urban Area Study, in the next 20 years is very low.
The table below summarizes the Average Daily Traffic (ADT) on Holmes Street for the last 12
years.

Holmes Street Redevelopment Master Plan

Year

ADT

2006
2005
2002
2000
1994

6,930*
7,080
8,830
8,180
9,800

*KYTC Estimated Volume for 2006
Data recorded at counting station just west of the bypass interchange.

In addition to the KYTC traffic count data, an additional daily traffic count was made on the
western end of Holmes Street, near Mero Street. This count made in February 2006 revealed that
8,000 vehicles per day were passing this point. Closer to downtown, the traffic count is
approximately 1,100 vehicles per day higher indicating that many of the residents in the Holmes
Street corridor travel to and/or through downtown.
Nevertheless, in no case does traffic exceed 10,000; which indicates it is unlikely to be sufficient to
warrant a five-lane roadway.

Capital Improvements
To be able to create the Environment for Development two issues must be resolved and fully
understood by everyone involved in terms of scheduling and timing. These two items/issues are
the proposed widening of Holmes Street and construction of both the sanitary and storm water
sewers. In addition to the major influence these projects will have on the existing and potential
development, each of these projects will have a major impact on each other and will leave any
future development in limbo for as long as 15 to 20 years. These issues are further compounded
by the uncertainty of the future use of the scrape yard property and any other plans by the state for
their property on Holmes Street.
Potential private developers/investors will not invest in the Holmes Street Corridor with out a clear
definition of their timing.
Regardless of what recommendations are made as part of this study Federal and State regulations
require a lengthily alternatives process for the potential widening that will dictate which side of the
street will be acquired for right-of-way. While the sewer project has been designed and is ahead of
the highway project, in all likelihood it will destroy whatever improvements are made as part of the
sewer work.

An inventory of housing was conducted between June 8 and June, 26, 2006, by Kriss Lowry +
Associates, Inc. The inventory consisted of taking photographs of at least two elevations of all
residential structures and one photograph of all other structures including churches, commercial
and government buildings. A Kentucky Heritage Council Individual Site Identification form for
Community Development and Emergency Management Projects was completed for each
residential structure. The form includes basic information on the type of materials used in the
construction of the structure including roof, walls and foundation and the condition of the exterior
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Housing Inventory
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elements of the structure. Any notable alterations or additions to the structure are also noted on
the form.
For the purpose of the housing inventory, the study area was divided into 28 sub-areas with a map
for each sub-area. Four complete copies of the housing inventory were compiled. These copies
consist of two volumes each in three ring binders and include the map of each sub-area with
photographs and site identification forms for the structures on each map. A copy of the map key,
list of structures, Sanborn maps and compact disks with digital copies of the photographs were
included in each copy of the inventory. Copies were distributed to the City of Frankfort, Jordan,
Jones and Goulding and Kriss Lowry & Associates, Inc.
The fourth copy was submitted to the Kentucky Heritage Council in August, 2006 for a
determination as to whether any of the structures are eligible for listing on the National Register of
Historic Places. In a letter to the City of Frankfort, dated October 17, 2006 from David Morgan,
the State Historic Preservation Officer (SHPO), the city was notified that Holmes Street has the
potential to be eligible for listing in the National Register of Historic Places as part of a historic
district. The SHPO recommended that the area be surveyed by a professional who meets the
Secretary of the Interior’s Professional Qualification Standards. This professional would make a
more detailed evaluation of the buildings and make recommendations of eligibility and the effect
of redevelopment in a report to the SHPO.
A total of 511 primary structures were photographed as part of the housing inventory. Of these,
11 were government buildings, 7 were churches or church related uses, 60 were commercial
structures, six were industrial and four were mixed use. Of the residential structures, 62 were
duplexes, two were mobile homes on single sites, one was the Valley View mobile home park with
29 sites, ten were multi-family and 347 were single family homes. The use of one structure could
not be determined. Many of the duplexes and multi-family structures were once large single family
homes that had been divided into multiple residential units. A complete listing of the housing
inventory is included in Appendix A. A total of 44 structures were obviously vacant including six
commercial structures with the remainder residential. Based on the results of a later door to door
survey of a portion of this area, the actual number of vacant residential units may be much higher.
This confirms data from the 2000 Census (Table 3-1) which indicates that in 2000 there were 737
housing units in the study area with 103 vacant (14 %).
It should be noted that this inventory is a snap shot in time. The Holmes Street neighborhood is
very dynamic with ongoing change. During the inventory there was new construction and
renovation occurring as well as demolition of structures. A number of properties were for sale or
rent. Due to the high number of rental properties in the area, the occupancy status was in a state
of flux with residents moving in or out on any given day.

As part of the housing inventory, a search for readily available information that would indicate the
age of each structure was conducted. Historic building permit information for the City of Frankfort
is not in a digital format. As conducting a search of files in storage was beyond the scope of the
study, no building permit information was obtained. Sanborn maps of a portion of the study area
were located at the Kentucky Historical Society offices in the Thomas D. Clark Center for Kentucky
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Age of Housing
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History in Frankfort. Maps were found for 1901, 1907, 1912 and 1925. The 1925 maps were
also updated in 1943. The 1901 map only covered the end of Holmes Street near downtown. All
of the structures within the study area shown on the 1901 map, including the old Kentucky State
Penitentiary, have long been demolished and replaced with newer state office buildings.
For the most part, the Holmes Street corridor developed from the downtown area out to the east.
Based on a preliminary review of the foot prints of the structures shown on these maps as
compared to existing structures, a number of houses shown on the 1907, 1912, 1925 and 1943
maps are still in existence today. Based on a review of these maps and census data, almost 70
percent of the housing units are at least 50 years old with four percent more than 100 years old.
As many of these structures have been modified by alterations and additions over the years and
other structures have been demolished and replaced with newer structures, the historic integrity of
the area is questionable.

Housing Conditions
Given the age of the houses, the high number of rental units and the conversion of single family
homes into multi-family units, it is not surprising that the vast majority of units are dilapidated or in
need of extensive renovation. The study area was divided into five sub-areas as shown on Figure
3-2 for the purpose of discussing housing conditions. It should be noted that this assessment is
based on a general exterior review of the structures and that an interior inspection would be
required to make a final determination of the condition of any given building. Many of the
structures have basements which are all or partially below ground. In such cases the structural
integrity of the building cannot be determined from an exterior view.
Also, property owners in
an area tend to maintain the exterior of structures better than the interior due to pressure from
adjacent property owners and code enforcement.
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The standards by which housing units are judged will vary depending on the purpose of the
evaluation. As it is anticipated that Federal funding from the Governor’s Office for Local
Development in the form of Community Development Block Grant funds and from Kentucky
Housing Corporation in the form of HOME funds will be used for housing redevelopment in the
study area, their standards were considered. In general these agencies require that the entire
structure be addressed, not just partial or emergency repairs. The International Property
Maintenance Code is considered the minimum standard. In general, if more than $25,000 is
required to renovate the structure, than the entire unit must be brought up to the current residential
building code. Federal regulations also require that lead based paint be addressed. If renovation
costs exceed $25,000, lead paint must be abated, not just repaired or covered. Asbestos
containing materials must also be removed from the unit. Housing units must be made accessible
for handicapped individuals. When Federal funds are used, it is also preferred that all housing
units be made highly energy efficient and that they meet Universal Design standards to make them
accessible to the greatest number of persons. Due to these considerations, it is often impossible to
meet these standards when dealing with older homes without demolishing the structure and
rebuilding it rather than renovating it. Private individuals renovating property, especially for rental
purposes, do not typically meet these standards.

Holmes Street Redevelopment Master Plan
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Figure 3-2
Housing Conditions
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Area A coincides with the first proposed project area for separating the sanitary sewers from the
storm sewers. In order to determine if Area A is eligible for CDBG grant funds to address the
sewers, a door-to-door survey of all residences was conducted from September to November,
2006. While the entire Holmes Street study area is in need of redevelopment, Area A which is the
closest to downtown, has the highest percentage of better housing in the study area. About one
third of the units have been renovated or are newer structures. About another one third are
obviously in poor condition and need to be demolished. The remaining one third need at least
some renovation and many would most likely need to be demolished.
With the exception of a cluster of better homes along Adair Street and Virginia Avenue, the
majority of houses in Area B are in poor condition. While there are a few scattered houses in
better condition between Wright Street and Collins Street, almost all the houses between Collins
Street and Meagher Avenue are in poor or questionable condition.
Area C can be divided into two subgroups. The houses along Willow Street, the west side of
Spring Street and North Lime Street between Willow Street and Spring Street were all constructed
about the same time (the 1960’s according to one resident). They are all ranch style brick homes
on concrete slab foundations. While these houses appear to be structurally sound, most are in
need of some renovation such as replacement windows, to bring them up to modern standards.
The majority of the remaining homes between Spring Street and Phillips Street are in poor
condition.
Area D is a steep sloped area between Owenton Avenue and Hillcrest Street. This area has severe
limitations for housing construction due to the steep slopes. There are only a few scattered homes
in this area and most are in very poor condition. Due to the steep grade, these sites lack off street
parking and are often accessed by numerous, steep steps. It is recommended that these houses
be demolished and that no new houses be constructed in this area.
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Area E is the remaining area of houses on the west end of the study area. The majority of homes
in this area are in poor condition. There are a few scattered houses in better condition.
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4. Conceptual Alternative Solutions
As a first step in developing alternative solutions that can lead to an Environment for
Development, the existing documented vision and adopted zoning for the area must be reviewed.
Figure 4-1 shows how the study area is viewed in the comprehensive plan. Figure 4-2 shows the
zoning for the area. As can be seen, the western part of the study area is classified as downtown
mixed use while the area east of Collins is classified as “commerce center” in the Comprehensive
Plan. The zoning in the study area is a mix of single-family residential, general commercial, both
low and high density residential, mobile home, and several office/industrial categories.

Review of Holmes Street Task Force Report

•

Procure the professional services of a consultant to complete a Master Redevelopment
Plan for the Holmes Street Study Area. This could include a structural survey to determine
the general quality of housing and extent of rehabilitation and repair needed. Also
included would be any Urban Renewal Planning Documents necessary for any potential
funding agency requirements.

•

Focus on the southwest section of the corridor for mixed use development to serve as a
buffer to maintain residential neighborhood feel. Pursue acquisition and redevelopment
of the scrap yard property.

•

Incorporate special development provisions in the Comprehensive Plan that may include
the use of zoning overlays.

•

Retain existing zoning in the northern portion of the Holmes Street corridor.

•

Recommend widening Holmes Street to either three- or five-lanes. Traffic islands,
roundabouts, or some other aesthetic traffic control devices should be incorporated into
the design. City officials should closely work with State Transportation Cabinet officials
and BGADD Transportation staff to elevate the status of Holmes Street improvement as a
need.

•

Infrastructure (sanitary/storm sewer) projects should be phased to better enhance
fundability and implementation timing.

•

Investigate the potential formation of a stormwater utility to provide a continuous funding
stream for stormwater improvements.
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The Holmes Street Task Force was established in 2003 by the City of Frankfort Board of
Commissioners to “… study needs, issues and redevelopment options for the Holmes Street Study
Area. The Task Force conducted a community survey and engaged the University of Kentucky
School of Landscape Architecture to complete a “Visioning Study.” Fifteen recommendations
were presented to the Board of Commissioners. The recommendations are presented below:

CORRADINO

Figure 4-1
Comprehensive Plan Land Use
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CORRADINO

Figure 4-2
Zoning Legend
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•

Encourage public/private partnerships for housing improvements and development
through establishment of a consortium of local lenders. The Consortium would establish
criteria for a housing repair program.

•

Encourage single-family ownership, especially starter homes for young families.
includes development of recreational space in the area for families and children.

•

Identify a specific “target area” for housing and neighborhood redevelopment. The
selected area should be north of Holmes Street so as not to be in the way of any eventual
road widening.

•

Encourage the active involvement of Holmes Street Neighbors to assist with code
enforcement issues. Encourage the formation of additional neighborhood association(s)
to represent specific areas and narrow the focus of concern.

•

As part of any housing redevelopment project, establish a program of homebuyer
education and counseling to inform potential buyers of the home buying process and how
to become a successful homeowner.

•

Identify all funding partners for housing and infrastructure programs. Potential funding
partners would include:
o
o
o
o
o
o

•

This

Kentucky Small Cities Community Development Block Grant
Kentucky Housing Corporation
Fannie Mae
Federal Home Loan Bank
Kentucky Infrastructure Authority
Possible Frankfort Storm Water Authority

Consider maintaining some form of the Task Force as an advisory board throughout the
redevelopment process. The board could work with residents in developing and
implementing projects, and disseminating information.

Review of Holmes Street Corridor Visioning Plan
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The Department of Landscape Architecture in the University of Kentucky used Holmes Street as a
focal point for a Design Studio in the Spring of 2004. The students engaged community leaders
and residents in a variety of forums as part of this effort. Key work products included a set of
design guidelines for the corridor and a conceptual master plan. The master plan emphasized
downtown amenities such as a city plaza on the west end of Holmes Street, a mixed use emphasis
along the corridor and a variety of single-family and mixed use housing scenarios.

Holmes Street Redevelopment Master Plan

Alternative Development Scenarios
Any redevelopment plan for Holmes Street will have common elements. These are:
•

The planned infrastructure (drainage and sewer) improvements.

•

A new road alignment based on the improvement scenario selected.

•

Ongoing housing rehabilitation.

•

Issues associated with the historic character of the area.

•

A bicycle/pedestrian pathway.

The following discussion addresses three development scenarios. Following discussion with the
City and residents, it is expected that a single option may then be defined as a preferred option.
The scenarios identified are:
•

Traditional Urban Neighborhood

•

Traditional Urban Neighborhood/Marketplace

•

Suburban

These alternatives are based on an assessment of existing conditions in the neighborhood,
previous development patterns, and future possibilities as determined through study analysis and
the public meetings held for this plan. The alternatives also assume a common baseline of
improvements that would be targeted for short-term implementation.

Alternative 1: Traditional Urban Neighborhood
Traditional urban neighborhood development is based on the concept of creating vibrant
residential areas with a mixture of single-family and multi-family housing, relatively high densities,
and some neighborhood supportive retail. For Holmes Street, this alternative would focus on
aggressive and phased housing redevelopment programs concurrent with the planned sewer and
water improvements and the future roadway redevelopment. Figure 4-1 illustrates a future land
use plan for the Holmes Street area based on this concept. Key development components would
include:

•
•

Widening Holmes Street to three-lanes with appropriate streetscape components.
A bike/ped path as shown on Figure 4-3 looping the neighborhood and linking to other
Frankfort destinations.
A mixed-use commercial emphasis at Holmes and Mero in the downtown area.

A key strategy in creating this option will be identifying and implementing home ownership
programs. A target goal should be increasing the home ownership percentage in the area to 60
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•
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percent from the current 43). In many communities, increasing home ownership is seen as the
single most important way to strengthen and improve neighborhoods.

Alternative 2: Traditional Urban Neighborhood/Marketplace
Traditional urban neighborhood/marketplace as illustrated in Figure 4-4 differs from Traditional
urban neighborhood in that an aggressive mixed-use commercial program is identified for the
length of Holmes Street. The other target components --- revitalized housing, widening Holmes
Street with concurrent streetscape improvements, etc. continue to be integral elements of the plan.
In this alternative, Holmes Street becomes a brand like Bardstown Road in Louisville. The entire
corridor west of the bypass should be targeted for commercial redevelopment with a focus on
restaurants, shops, and other businesses that attract neighborhoods. Key to the success of this
alternative will be a redeveloped Holmes Street with wide sidewalks, attractive streetscape, and
people moving into the neighborhood to support the local businesses.

Alternative 3: Suburban
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In the suburban option, the emphasis again is on housing redevelopment but in this case there is
an emphasis on eliminating some of the worst houses and creating a less dense neighborhood.
Positive options of the prior options would be incorporated but there would be less emphasis on
infill or new housing development and mixed use commercial activity. Figure 4-5 illustrates how
this alternative could develop.
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Figure 4-3
Traditional Urban Neighborhood
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Figure 4-4
Traditional Urban Neighborhood/Marketplace
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Figure 4-5
Suburban Neighborhood
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Future Land Use Plan
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Following review of the alternative concepts, an overall future land use plan for the corridor was
developed (Figure 4-6). This future land use plan reflects elements of all three development
scenarios, incorporates potential redevelopment zones (areas as suggested by the housing area),
assumes development of a three-lane roadway cross-section, and, is based on a realistic
development scenario. The concept plan shown in Figure 4-6 was presented at the November
public meeting and modified into the Final Land Use Plan as shown in Chapter 5.
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Figure 4-6
Future Land Use Map
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Streetscape Concept Descriptions
The following paragraphs (and attendant graphics) present streetscape solutions that could be
applied to Holmes Street as part of the redevelopment plan. Figures 4-7 through 4-17 illustrate
these concepts.

1. Two-Lane Street with Sidewalks and Street Trees
This streetscape concept enhances the existing two-lane street by widening the pavement and
adding curb and gutter to create a more well-defined street edge. To improve the
appearance of the corridor and provide a variety of environmental benefits, this concept
recommends a 6’ wide planting strip with street trees on both edges of the road. In addition,
6’ wide sidewalks improve the safety and walking experience of pedestrians along Holmes
Street. Of all the concepts, this one requires the least amount of right-of-way: 36 feet.

2. Three-Lane Street with Median & Sidewalks/Street Lights Along Edge
This concept improves the safety, function, and appearance of Holmes Street by providing two
generous travel lanes and a third turn lane incorporated into landscaped medians. The
medians provide access control by minimizing curb cuts and strengthening formal entrances to
streets and retail parking areas. Curbs define the street edges. The concept shows wide 8’
sidewalks that allow people to comfortably walk side-by-side and that provide a place for
decorative street lights. The amount of right-of-way required for this concept is 61 feet.

3. Three-Lane Street with Biofiltration Median and Sidewalks on Both Sides of the Street
This concept improves the safety, function, and appearance of Holmes Street by providing two
generous travel lanes and a third turn lane incorporated into landscaped medians the double
as stormwater biofiltration and storage features. In addition to creating attractive landscaped
areas, these medians can collect stormwater runoff, store it, cleanse it of pollutants, and allow
some portion of the water to infiltrate back into the ground water. Curbs define the street
edges, and 6’ wide planting strips allow street trees to be installed, providing shade and other
environmental benefits. The concept shows 6’ sidewalks on both sides of the street that
increase pedestrian safety and comfort. The amount of right-of-way required for this concept
is 66 feet.

4. Three-Lane Street with Biofiltration Median, Sidewalk, and Bike Path
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This concept improves the safety, function, and appearance of Holmes Street by providing two
generous travel lanes and a third turn lane incorporated into landscaped medians the double
as stormwater biofiltration and storage features. In addition to creating attractive landscaped
areas, these medians can collect stormwater runoff, store it, cleanse it of pollutants, and allow
some portion of the water to infiltrate back into the ground water. Curbs define the street
edges, and 6’ wide planting strips allow street trees to be installed, providing shade and other
environmental benefits. The concept shows a 6’ sidewalk on one side of the street that
increase pedestrian safety and comfort and a 10’ bike path on the other that connects to a
proposed recreational loop shown for the Holmes Street corridor. Rather than an on-street
lane or route, the concept shows a separate path that is typically the safest configuration for a
bicycle path. The amount of right-of-way required for this concept is 70 feet.

Holmes Street Redevelopment Master Plan

5. Four-Lane Highway with Median
This concept represents a transitional strategy for going from the 4-lane cross-section near the
Bypass to the 3-lane concepts described above. It improves the safety, function, and
appearance of Holmes Street by providing 4 travel lanes separated by landscaped medians
the double as stormwater biofiltration and storage features. The median also provides a
location to place a welcome sign for the neighborhood and City of Frankfort. Curbs define
the street edges, and 6’ wide planting strips allow street trees to be installed, providing shade
and other environmental benefits. The concept shows 6’ sidewalks on both sides of the street
that increase pedestrian safety and comfort. The amount of right-of-way required for this
concept is 84 feet.

6. Linear Civic Space
The Holmes Street corridor has the potential to be a vibrant gateway into downtown Frankfort.
In addition to improving the function and appearance of the streetscape, it is also important
that any changes to the corridor support and strengthen the community by creating places for
social gatherings and activities. The master plan indicates one or more potential open space
areas where these types of places can be located. The exact design of the gathering spaces is
less important that the relationship of those spaces to their surrounding land uses. For
example, the concepts on pages 42 to 44 show what could be done along Holmes Street near
the renovated State building where the corridor enters downtown. Here, a linear civic space
accomplishes several goals:








It creates a strong visual gateway to downtown
It provides screening of the large parking lot at the State facility
It takes advantage of the parking lot for community events that take place on weekends
and during the evening
It provides a permanent event structure for all-weather gatherings
It provides space for temporary structures (i.e. tents, shelters, etc.) that could be set up for
special events
It creates multiple seating and socializing opportunities, and
It provides space for interpretive and public art elements
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This location represents only one potential place for such an open space and successfully
capitalizes on synergies between downtown, the State building parking lot, and the Holmes Street
neighborhood.

Holmes Street Redevelopment Master Plan
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Figure 4-7
Two-Lane With Improvements
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Figure 4-8
Two-Lane-With-Improvements-Plan
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Figure 4-9
Three-Lane-With-Median-Sidewalks-At-Curb
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Figure 4-10
Three-Lane-With-Median Sidewalks At Curb
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Figure 4-11
Three-Lane-With Biofiltration-Median-Sidewalks
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Figure 4-12
Three-Lane-With-Biofiltration-Median-Sidewalks-Plan
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Figure 4-13
Three-Lane-With-Biofiltration-Median-Sidewalk-Pathpath
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Figure 4-14
Four-Lane-With Median
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Figure 4-15
Linear-Civic Space-Section A
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Figure 4-16
Linear-Civic Space Section B

Holmes Street Redevelopment Master Plan

Page 50

Figure 4-17
Linear-Civic Space-Plan
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5. Strategic Plan
This section defines the Strategic Plan suggested for the Holmes Street corridor. The plan has
been developed to achieve the goals of the City and its residents as identified through the
planning process and through analysis of three alternatives. Accomplishing the City’s objectives
requires a series of actions, which are discussed next

5.1

Future Land Use Plan

The final recommended land use plan for the neighborhood as defined through the study process
is presented in Figure 5-1. This plan will call for emphasizing redevelopment throughout the
neighborhood with an emphasis on a mix of public and private investment.
Key first steps in realizing the plan are:
•

Code enforcement – residential rental, residential owner, and industrial;

•

Zoning enforcement;

•

Neighborhood cleanup program;

•

Housing redevelopment;

•

Infill housing development associated with the Greenway;

•

Establishment of a redevelopment corporation to focus future incentive programs for
private investment in the corridor; and,

•

Getting a political champion to help get projects funded.

Transportation Recommendations
Therefore, in reexamining the conditions on Holmes Street and viewing them within the goals and
objectives of this study, a three-lane roadway is recommended for the following reasons:
•
•
•
•
•

A three-lane facility is more pedestrian friendly
Moderate levels of congestion will control speeds
Slower speeds are better for neighborhood commercial developments
Excess purchased right-of-way can be used for bike/pedestrian facilities, off-street parking,
gateway and streetscape features, utilities, etc.
More conducive of a residential area

•

Pedestrian barrier
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The disadvantages of a five-lane Holmes Street are:

Holmes Street Redevelopment Master Plan

•
•

Travel speeds would exceed the current 35 mph speed limit and would require constant
enforcement
Typical of a major arterial route, not a neighborhood corridor

A planning level analysis was performed on Holmes Street to determine if a three-lane roadway
could accommodate the 16,000 vehicles per day. The Level of Service (LOS) look-up tables
below present the LOS that can be expected under a variety of conditions.
The information in this table is customized for the Holmes Street corridor. A three-lane roadway
has one (1) through lane per direction, with the center or third lane utilized for turning. The results
presented in the above table illustrates that a three-lane Holmes Street could operate with a LOS
“D” under the following conditions:
•
•
•

1,010 vehicles traveling one-way in the peak direction in one hour
1,690 vehicles traveling bi-directionally in one hour
17,400 vehicles daily

It is customary to design for a LOS “D” in urban areas to reduce impacts and costs of roadway
projects. Combining this information with the goals and objectives of this project, it is clear that a
three-lane cross section for Holmes Street would be safer and better serve the community.

Housing Recommendations
Prior to using any Federal funds for housing redevelopment activities within the Holmes Street
Redevelopment Area, an environmental assessment of the proposed project must be completed.
One component of the environmental assessment is a determination of the impact of the project
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Historic Cultural Assessment
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on any properties on or eligible for listing on the National Register of Historic Places. After a
review of the information obtained during the housing inventory, the Kentucky Heritage Council
has made a preliminary determination that this area has potential to be eligible as a National
Register of Historic Places (NRHP) district. Additionally, there may be specific buildings, sites,
structures or objects eligible for individual NRHP listing. As such, the Kentucky Heritage Council
has requested that a cultural assessment of the area be conducted. In order to complete the
cultural assessment, the area must be surveyed by a professional who meets the Secretary of the
Interior's Professional Qualification Standards. The scope of the work would include a context of
the area (i.e. a history of the project area, including its development); an evaluation of the area's
potential as a district under NRHP Criteria A, B, C, or D as well an evaluation of structures eligible
for individual listing; recommendation of a NRHP boundary; and completion of Kentucky Historic
Resource Individual Survey forms for every structure 45 years or older. The cultural assessment
must be submitted to the Kentucky Heritage Council for review.
It is recommended that the cultural assessment be conducted as soon as possible, so that future
projects will not be delayed and so the findings can be considered when finalizing redevelopment
plans for the area. If a portion of the area is an eligible NRHP district, a mitigation plan will need
to be developed. This may include requirements such as Kentucky Heritage Council review of
Federally funded renovation work, the development of architecturally compatible house plans for
new or reconstructed houses, or the implementation of zoning design guidelines for the area. Any
house plans developed should also meet Kentucky Housing Corporation’s minimum design
standards and universal design standards.

Storm Water/Sanitary Sewers

It is anticipated that the sewer improvement project will be implemented in phases with Area A
being addressed first. The City intends to apply for Community Development Block Grant (CDBG)
funds from the Governor’s Office for Local Development for partial funding of the sewer
improvement project. As the City cannot apply for CDBG funding for both a sewer project and a
housing redevelopment project at the same time, the sewer project will need to be completed
before the City can pursue CDBG funds for a housing redevelopment project. As construction of
the sewer project will result in streets and sidewalks being torn out and replaced in places, it is
recommended that the city include the installation of new curbs, gutters and sidewalks as part of
the sewer improvement project. It is also recommended that the city require the sewer service lines
to each house to be replaced when the house is renovated or reconstructed unless they have
been tested and found to be in good condition and without storm water infiltration.

Page 53

The sanitary sewers in the Holmes Street area are a combined system. This means that both storm
water runoff and wastewater from homes and businesses are carried by the same sewer service
lines to the wastewater treatment plant, resulting in system overflows during rain events. Current
state and Federal regulations require separate systems for the handling of storm water runoff and
wastewater. The City of Frankfort Sewer Department is addressing this problem and has
developed a Long-Term Control Plan for its Combined Sewer System (CSO). Under this plan, the
City of Frankfort is pursuing funding for a neighborhood sewer improvement project for the
Holmes Street area which will separate selected sanitary sewer lines from the storm water
collection system. This will improve both the sanitary sewer collection system and storm water
drainage in the neighborhood.

Holmes Street Redevelopment Master Plan

Housing Redevelopment Strategy
As a greater percentage of the housing stock in Area A has been renovated or better maintained
then other areas and as this is where sewer reconstruction work will begin, it is recommended that
city sponsored housing redevelopment work start in Area A. As such housing redevelopment
efforts would start near downtown Frankfort and proceed to Area B, Area C and then Area E.
Houses which may be acquired and demolished due to future road improvements should not be
eligible for funding. This would include any houses directly on Holmes Street until such time that
specific properties that would be affected by street improvements are identified. It is also
recommended that the houses on the steep slopes of Area D be acquired and cleared rather than
reconstructed on site.
The City of Frankfort has been designated as a Focus Community for their HOME program by
Kentucky Housing Corporation. This means that the City is eligible for set-aside funds for a
HOME funded housing program. HOME funds are Federal funds allocated to each state by the
U. S. Department of Housing and Urban Development (HUD) under the HOME Investment
Partnership Act. In Kentucky, HOME funds are administered by Kentucky Housing Corporation. It
is anticipated that the City of Frankfort will receive $600,000 to $750,000 in HOME funds in
Fiscal Year 2007 (depending on the final Federal budget approved for FY 2007). It is the city’s
intention to use these funds in the Holmes Street area.

Once the City has completed any sewer projects using CDBG funds, it is recommended that the
City apply for CDBG housing funds for neighborhood redevelopment projects. Under this type of
project, the City could use CDBG funds to acquire and clear any vacant structures or dilapidated
rental properties. Occupants who are relocated from these structures will be eligible for a
relocation payment which they could use for downpayment assistance to purchase or construct a
new home. The acquired properties could then be consolidated as necessary to meet current
zoning standards. Larger lots will allow increased setbacks, off street parking and room to grade
sites for proper drainage away from the house. Reducing overall densities will allow less lot
coverage and increase permeable area for better drainage which will help reduce flooding
problems. The consolidated lots would be used for a Homebuyer Program. The source of funds
for construction of houses on the lots would come from other funding sources such as Rural
Development, bank loans and HOME funds. The city could sell the lots to renters using a
forgivable deferred loan. For example, if the lot is worth $10,000 and sold to the low income
family with a ten year forgivable deferred loan, the family would not make payments for the lot as
long as they continue to occupy the property as their primary residence. Ten percent of the loan
would be forgiven each year for ten years. If the family sold the house after five years, they would
have to repay the City $5,000 as only half of the loan would be forgiven. The lots would only be
sold to families who qualify for financing to construct a new home on the lot.
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It is recommended that the HOME funds be used for a Scattered Site Homeowner Rehabilitation
program with Area A being the first target area and Area B the standby target area. HOME funds
can only be used to benefit low income households that meet certain income requirements.
Homeowner applicants would also have to meet certain program requirements such as having
clear title to their property, not be in default on any Federal debt, occupying the house as their
primary residence etc. to qualify.
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It is recommended that the City work with one or more Community Housing Development
Organizations (CHDO) to develop a Homebuyer Program. A CHDO is defined as a not-forprofit, community-based and low-income community service organization whose staff members
have the capacity to develop affordable housing for the community it serves. There are currently
two CHDO’s that serve Franklin County. These are Community Ventures Corp. (CVC) and
REACH, Inc. (Resources, Education and Assistance for Community Housing). Both of these
organizations are located in Lexington, KY.
As government grant funds are limited, it will take many years for City sponsored housing
redevelopment to address a significant number of structures in the Holmes Street Corridor.
Therefore, City housing projects should be seen as a catalyst to encourage private investment in
the Homes Street area housing stock. The City should work with local banks to offer low interest
loans to private individuals or firms who wish to renovate or reconstruct housing in the area. The
City should also use code enforcement as necessary to require property owners to properly
maintain houses and lots in the area.

1. Complete the Cultural Resource Assessment of the neighborhood as required by Kentucky
Heritage Council.
2. Separate storm sewers and sanitary sewers using CDBG and other funding sources.
3. Use 2007 HOME funds for a Scattered Site Homeowner Rehabilitation program. Target
funds in Area A first and then Area B. Require sewer service lines to be replaced when a
house is renovated or reconstructed.
4. Once CDBG funds are available after completion of the sewer work, pursue CDBG funds for
Neighborhood Redevelopment projects to acquire vacant properties and substandard rental
properties. Consolidate acquired land to create lots which meet or exceed current zoning
standards. Larger lots will allow increased setbacks, off street parking and room to grade sites
for proper drainage away from the house. Reducing overall densities will allow less lot
coverage and increase permeable area for better drainage which will help reduce flooding
problems.
5. Use HOME funds, bank funds and Rural Development loans to assist renters in becoming
homeowners and reconstructing new homes on the lots created with CDBG funds. Work with
Community Ventures Corporation or other CHDO’s to provide homeownership counseling
and construction financing for renters who wish to become homeowners.
6. Construct curbs, gutters and sidewalks in redeveloped areas. Start housing redevelopment in
Area A, then proceed to Area B, C and then E. Houses in Area D should be acquired and
demolished and the area should be converted to greenspace.
7. Develop house plans which meet KHC’s minimum design standards and universal design
standards that are architecturally compatible with surrounding houses.
8. Work with local banks to offer a low interest loan program to owners who wish to improve
rental or owner occupied structures themselves.
9. Use code enforcement to require properties to be maintained in accordance with the
International Property Maintenance Code.
10. Work with Kentucky Transportation Cabinet to determine footprint of future street
improvements. Do not use housing funds to renovate or reconstruct homes in areas which
conflict with future street improvements.
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Housing Recommendations - Summary
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5.2

Implementation

The planning process for the Holmes Street Redevelopment Master Plan has involved two planning
efforts, public input and commitment and funds from the City. The plan answers the key question
raised by the neighborhood during the planning process: what is going to happen to my house?
The answer is there is not going to be a massive buyout or relocation program. Rather, the
emphasis is on improving the appearance of the neighborhood, improving the quality and the
appearance of housing stock that is not in good condition (i.e., there are few structures that
require complete demolition), and building the neighborhood’s image as a good and desirable
place to live. Keys to that will be the infrastructure improvement projects, accompanied by
strategic redevelopment projects in key locations along the corridor.
The Final Land Use Master Plan developed for the study is shown in Figure 5-1. The streetscape
concepts that could be implemented to support the plan are shown in Figure 5-2. Table 5-1
presents the defined recommendations for the plan. Of these, the following are considered
critical:
•
•
•
•

Dialog with the State on Highway project;
Dialog with the State on use of their property;
Combine streetscape into sewer project; and,
Conduct cultural resources assessment.
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These initial four recommendations should be initiated immediately so that the information
developed and the conclusion relative to the neighborhood can be incorporated into the initial
capital improvement projects in the Holmes Street area.
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Figure 5-1
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Figure 5-2
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Figure 5-3

Appendix A
Housing Inventory
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Zoning District Regulation Excerpts
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