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Responses to Community Input

Misconception that we are buying houses on Frolic to expand the 
development

We have no intention of expanding the development and have committed 
to that in writing to the Township. We do have one home under contract 
on Frolic that we will be renovating and then re-selling. Additionally, as 
mentioned previously, we will commit to buying the home of any adjacent 
owner at the Hamilton County Auditor fair market value if they are 
worried about future value.



Responses to Community Input

Traffic Through Holiday Acres Neighborhood

Based on the overwhelming sentiment for safety over convenience, our 
recommendation is to block off Happiness Way at the west end of the 
development. This prevents any traffic from our Development coming into 
the Frolic neighborhood and also prevents traffic that is traveling 
eastbound on Galbraith Road from coming into the development via 
Frolic. 
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Responses to Community Input

Traffic Through Holiday Acres Neighborhood
Additionally, we are recommending that the Township introduce a traffic 
calming plan throughout the Holiday Acres neighborhood that would help 
to reduce vehicle speeds, encourage full stops at stop signs and encourage 
thru traffic to use Kenwood Road. We will commit to the Township to 
participate in this effort.

Irwin Ave

Richmond Ave

Styrax

Frolic



Responses to Community Input

We are not protecting residential neighborhoods

In fact we are absolutely protecting the neighborhood to the west of us by 
creating high end residential units adjacent to the residential on Frolic Dr. 
This is creating a buffer between the neighborhood and the commercial 
uses along Kenwood Road.  



Response to Community Input

Proximity of Buildings to single family homes

The zoning code requires that our buildings set back 20 feet from 
adjoining properties. Based on concerns expressed by adjoining 

property owners, we have increased our setbacks to more than 41 
feet along the single family properties. For some residents that 

distance has been increased to 160 feet



Response to Community Input

Size of Buildings

The zoning code allows for buildings 40 feet in height. Originally our 
concept plans had five story apartment buildings on the western 
portion of our site. In response to neighbor concerns, we have 
reduced the height of the buildings along the western portion of the 
site to three and four stories (34’ 2” to 44’ 10”). This stepping of 
building height creates a much more desirable visual impact and 
pulls more residential units further from single family residential.



Response to Community Input

Request for Visual Screening from Single Family Residential

A solid wall 8 foot high fence will be installed along the south and west 
boundaries of the property. Buffer landscaping of trees and shrubs will be 
planted inside this fence. 

Additionally, we are offering to plant 15’ 
high evergreens on the homeowners side 
of the fence for the homes that directly 
abut the property. 



Response to Community Input

Future Property Values
Several studies have shown that homes located near upscale mixed 

use developments actually increase in value at the same rate or 
faster than homes not in close proximity to these developments. 

Notwithstanding this, we will commit in writing to purchase at 
todays fair market value, any of the ten homes whose property 

directly abuts the subject property.
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49 Hundred Property Value Study

Properties Adjacent to 49 
Hundred

Year

9495 
Wynnecrest 
Drive

% 
Change 
yoy

9491 
Wynncrest 
Dr. 

% 
Change 
yoy

9485 
Wynncrest 
Drive

% 
Change 
yoy

9475 
Wynncrest Dr

% Change 
yoy

9467 
Wynncrest Dr

% 
Change 
yoy

9461 Wynncrest 
Dr.

% 
Change 
yoy

4986 
Ridgecrest % Change yoy

4980 
Ridgecrest

% 
Change 
yoy

4981 
Ridgecrest

% 
Change 
yoy

4976 
Doughman 
CT

% 
Change 
yoy

4968 
Doughman 
Ct

% Change 
yoy

Average Value of 
Properties

1996 $85,400.00 $86,400.00 $88,400.00 $80,000.00 $92,600.00 $87,600.00 $117,400.00 $81,400.00 $95,900.00 $109,600.00
$107,700.0
0 $86,033.33

1999 $97,300.00 12% $96,900.00 11% $103,800.00 17% $96,100.00 20% $101,200.00 9% $103,400.00 18% $130,600.00 11% $91,200.00 12% $109,600.00 14% $107,000.00 -2%
$105,800.0
0 -2% $95,241.67 10%

2002 $120,300.00 19% $107,100.00 10% $114,800.00 11% $106,200.00 11% $112,000.00 11% $114,300.00 11% $144,400.00 11% $116,300.00 28% $121,200.00 11% $118,300.00 11%
$117,000.0
0 11% $107,658.33 20%

2005 $127,300.00 5% $130,400.00 18% $136,000.00 18% $118,000.00 11% $123,500.00 10% $121,300.00 6% $157,900.00 9% $146,000.00 26% $127,000.00 5% $125,000.00 6%
$132,400.0
0 13% $120,400.00 29%

2008 $128,580.00 1% $131,700.00 1% $140,000.00 3% $119,180.00 1% $124,730.00 1% $122,510.00 1% $159,480.00 1% $147,460.00 1% $180,000.00 42% $150,740.00 21%
$133,730.0
0 1% $128,175.83 33%

2011 $126,220.00 -2% $115,530.00 -14% $142,210.00 2% $139,000.00 17% $123,710.00 -1% $116,000.00 -5% $147,810.00 -7% $106,510.00 -28% $165,000.00 -8% $144,770.00 -4%
$125,180.0
0 -6% $120,995.00 29%

2014 $126,000.00 0% $161,500.00 28% $146,480.00 3% $146,800.00 6% $127,430.00 3% $119,480.00 3% $152,250.00 3% $150,000.00 41% $185,000.00 12% $149,110.00 3%
$128,930.0
0 3% $132,748.33 35% *49 Hundred 

was under 
construction 
and leasing 
up in 2016-

2018

2017 $138,970.00 9% $185,870.00 13% $168,620.00 15% $142,210.00 -3% $135,960.00 7% $137,310.00 15% $166,250.00 9% $125,150.00 -17% $143,310.00 -23% $162,860.00 9%
$152,540.0
0 18% $138,254.17 38%

39% 54% 48% 44% 32% 36% 29% 35% 33% 33% 29%

Property values 
increased an average 

of 4.15%
All data was from the Hamilton 
County Auditor

from 2014-
2017



Response to Community Input

Apartments/Balconies Facing Frolic and Duneden Homes
In response to resident concerns, the westernmost portion of the 
multifamily building has been reconfigured so that there are fewer 
apartments, and only the corner units have balconies. We have also 
removed all balconies that would be directly facing Duneden.



Response to Community Input

A Hotel will bring transients and drug traffic

As managers for the entire development we cannot allow this to 
happen. We would lose our residents and office tenants if the hotel 
created any issues. Also, the documents that govern management 
of the property will specifically give us the right to deal with any 
issues like this that might occur. Any drug issues that might be 
discovered would be dealt with immediately by the Township 
and/or County.



Response to Community Input

A wet retention pond will cause mosquitos and geese. The retention area has been 
converted to a dry basin, thus eliminating this issue and creating significantly more 

green space 



Alternative Development Plan



Suburban Center/Corridor Kenwood/Montgomery Road Corridor Overlay – Special Public Interest District 

Based on the SPI, do you prefer our mixed use plan which transitions from higher intensity commercial to 
residential, thus providing a buffer to the single family neighborhood to the west or you want a strictly 
commercial development that would be much denser and more commercial in nature. Without seeking any 
variances to the SPI Overlay we could develop an office/retail project in 4 story buildings with an ISR of <.50 
that would include the following:

• 4 office buildings each with a floor plate of approximately 24,000 SF each
• 41,000 square feet of retail/restaurant space
• 329,000 square feet of office space
• 1,890 parking spaces-garage and surface
• Twenty foot building set backs along Frolic and Duneden
• No privacy fence
• No landscape on abutting owners lots
• All existing trees on site will have to be removed
• Office traffic could access the neighborhood



Suburban Center/Corridor Kenwood/Montgomery Road Corridor Overlay – Special Public Interest District 



How this Development Benefits Sycamore Township

New Payroll Taxes - $240,000 per year

New Hotel Tax Revenue - $130,000 per year

400 to 500 new residents who will shop, eat and play in Kenwood

New Restaurant Offerings

250-350 parking spaces for Mercy Hospital – critical for continued   
success and enhancement of hospital services

Much needed Tax Revenue for the Deer Park School System



How this Development Benefits Sycamore Township

Allows Deer Park School District to air condition the High School 
through an upfront capital investment from us

Continues to assist the Township in extending the period of time 
that they have not asked for a tax increase on the ballot

Provides a temporary place for patient families to stay while a 
relative or loved one is in the hospital

Provides much needed additional medical office space for Mercy



Preliminary Concept Rendering

Economic Impact

Total Project Cost
$100,000,000

Total Impact 
$201,000,000+

The combined direct and indirect contribution of apartment construction, operations and resident spending to the city economy. Based on CCIM Methodology

Total Jobs
1,800+

324 office, 80 retail, 85 hotel, 10 apartments, 160 permanent jobs supported from hotel, office, and residential. Over 1,100 Jobs direct and indirect jobs supported 
by construction. 

Estimated Annual Payroll Taxes & Hotel Taxes Generated at the development
$370,000



Additional Developer Commitments

1. We will commit to provide a new 8’ ROW easement between our buildings along           
Kenwood Road and the current western edge of ROW

2. We will commit to removing the southernmost row of apartment units on the fifth 
and fourth floor along the southern section of the building, thus creating a three 
story building in the area adjacent to abutting Duneden properties.

3. We will commit to widening the buffer at the northwest corner of the building to 
47 feet.



Additional Developer Commitments





Additional Developer Commitments
4. We will commit to increasing the height of the privacy fence from 8’ to 10’

5. We will sign an agreement with each single family property owner whose property 
directly abuts our property to purchase their property at todays auditor’s assessed 
value if they decide to sell anytime within 3 years of this date and they cannot sell at 
that price after marketing the property through a licensed real estate broker. 

6. We will commit to sign an agreement with the Township that prevents us from 
acquiring any properties along the east side of Frolic Dr. for expansion of this 
development



Additional Developer Commitments
7. We will commit to include Elizabeth Rising to work with our landscape architect and 
licensed arborist to insure that we implement best practices as it relates to 
preservation of existing trees on our parcel, monitoring of construction limits, and 
working with neighbors to optimize plant selections and locations.

8. We will commit to include Jennifer Polis to work with us to review our community’s 
pet policy and to make recommendations for enhancing that policy as it relates to 
vaccinations and licensing.

9. We will commit to having a maintained dog park, providing refuse stations and 
maintaining the dog park area in such condition as to not create health hazards for 
residents and guests.     



Additional Developer Commitments
10. We will commit to contributing an amount of $25,000 to Sycamore Township 
specifically to be used to evaluate and subsequently implement traffic calming 
measures in the Holiday Acres subdivision.

11. For those situations where our landscape architect and abutting homeowner agree 
that the trees suggested for a particular yard are deemed not to be practical, we will 
commit  to, in lieu thereof, providing a $4,000 allowance for alternative landscaping.
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