
Letter to Ted Hubbard



Additional Dedicated ROW and 2040 Improvements



Traffic Study Summary
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Traffic Study Approval



120 Ft. of ROW



Tree Study Findings



Tree Study Findings



Updated Landscape Plan



Planting List

Plant Name Size Quantity Plant Name Size Quantity Location
Canopy trees Canopy trees
Burr Oak 2.5" 5 Burr Oak 2.5" 7

6" 1 Detention Area
Chinquapin Oak 2.5" 4 Chinquapin Oak 2.5" 5

Shingle Oak 2.5" 5 Shingle Oak 2.5" 15 Street Tree
6" 1 Southwest Corner

Sugar Maple 2.5" 3 Sugar Maple 2.5" 4
6" 1 Southwest Corner

Bald Cypress 2.5" 5 Bald Cypress 2.5" 7
6" 1 Southwest Corner

Sycamore 2.5" 3 Sycamore 2.5" 4
6" 1 Detention Area

Tulip Poplar 2.5" 3 Tulip Poplar 2.5" 4

Black Gum 2.5" 5 Black Gum 2.5" 7
6" 1 Southwest Corner

Total 33 Total 59

Evergreen Trees Evergreen Trees
Black Hills Spruce 6'-8' Ht. 6 Black Hills Spruce 6'-8' Ht. 4
White Pine 6'-8' Ht. 4 White Pine 6'-8' Ht. 5
Total 10 Total 9

Understory Trees Understory Trees
Service Berry (multi-stem) 1.5" Cal. 5 Service Berry (multi-stem) 1.5" Cal. 10 (1) Detention Area
White Fringe Tree (multi-stem) 1.5" Cal. 5 White Fringe Tree (multi-stem) 1.5" Cal. 11 (2) Detention Area; (2) Intersection Corner
Redbud (multi-stem) 1.5" Cal. 6 Redbud (multi-stem) 1.5" Cal. 11 (1) Intersection Corner
Dogwood 1.5" Cal. 3 Dogwood 1.5" Cal. 6
Total 19 Total 38

Shrubs Shrubs
Eastern Red Cedar 24" Ht. 20 Eastern Red Cedar 24" Ht. 76
Arborvitae 24" Ht. 19 Arborvitae 24" Ht. 75
Mohegan Viburnum 24" Ht. 15 Mohegan Viburnum 24" Ht. 61
Black Haw Viburnum 24" Ht. 15 Black Haw Viburnum 24" Ht. 61
Red stem dogwood 24" Ht. 16 Red stem dogwood 24" Ht. 70
Spice Bush 24" Ht. 16 Spice Bush 24" Ht. 61
Total 101 Total 404

Exterior of Fence (on CIG Property) Interior of Fence
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Site Plan Revisions Over Time

Major Revisions that have occurred to plan since July 9th, 2018 Sycamore Township Zoning 
Commission Hearing

1. Removed 18 apartment units (266 to 248)
2. Removed 6,914 SF of Retail 
3. Decreased apartment building heights from 5 and 4 stories to 3 Stories along Duneden and Frolic neighboring 

properties.
4. Increased set backs along residential properties on northern portion of site from 34.9 Feet to 46.9’ 
5. Removed units facing residential properties on northern portion of site. 
6. Increased set backs along Kenwood Road  17.1 Feet and dedicated an additional 8 feet of ROW
7. Increased Fence Height from 8 to 10 ft. 
8. Decreased Impervious Surface Ratio by 5%.
9. Pulled Fence in 8’ from our property line and planting trees on both sides of the fence on our own property.
10. Committed to utilizing a licensed arborist for site plan environmental enhancement and for tree preservation through 

construction.
11. Significantly Increased Canopy tree, Understory tree, and Shrub plantings on site. Trees went from 157 to 178.
12. Changed detention area from wet to dry pond. 
13. Removed all balconies facing Duneden. 
14. Added Trench Drain on Southern Edge of Property.
15. Accommodated all Hamilton County Required Traffic Improvements for 2020.
16. Recommended closing off Happiness Way.
17. Added Traffic Signal and Crosswalk to Happiness Way.



Responses to Community Input

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

We are not 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 re-selling. Additionally, as discussed with 
some residents, we will commit to buying the home of any adjacent 
owner at the Hamilton County Auditor assessed market value if they are 
worried about future value.



Responses to Community Input

Traffic Through Holiday Acres Neighborhood

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

Also, this will cut off the currently existing cut through traffic from Happiness 



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. 
and Duneden Ave. 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 45 feet or more along the majority of 

the property boundary that abuts single family. For some residents that 
distance has been increased to 152 feet.



Response to Community Input

Size of Buildings

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 and 
southwestern portions of the site to three and four stories (32’ 4” to 
42’ 8”). As a comparison, the existing buildings are 33’ in height. 

This stepping of building height creates a much more desirable 
visual impact and pulls more residential units further from single 
family residential.



Existing Building Height – 33 Feet

Proposed Building Height at this Location – 32.25 Feet

Proposed Building Edge



Response to Community Input

Request for Visual Screening from Single Family Residential

A solid wall 10 foot high fence will be installed along the south and west 
boundaries of the property, approximately 8 feet onto our property . Buffer 
landscaping of canopy and understory trees and shrubs will be planted 
between this fence and the property line on our property. 

Additionally, we will be planting 
additional trees and shrubs on the inside 
of the privacy fence for our residents.



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 Auditor’s assessed value, any of the ten homes whose 

property directly abuts the subject property.



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 and the potential for more trees.



Response to Community Input

Revised Storm Water Plan



Response to Community Input



Alternative Development Plan



Alternative Plan Preliminary Approval Email



How this Development Benefits all Sycamore Township Residents

New Payroll Taxes – Conservatively $240,000 per year

New Hotel Tax Revenue – Conservatively $130,000 per year

400 to 500 new residents who will live, shop, eat and play in 
Kenwood and patronize the Crown Jewel, Kenwood Towne Center

New Restaurant Offerings, with additional payroll and sales taxes

Additional 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 Junior and 
Senior High School via acceleration of tax payments.

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



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



In response to input and specific requests from Mr. Connor and Mr. 
LaBarbara, CIG is prepared to make the following Commitments:

1. We will commit to provide an additional 8’ of ROW between our buildings along           
Kenwood Road and the current western edge of the ROW. This has been approved by 
the Hamilton County Engineer and accommodates all 2040 background and build 
requirements.

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 and reducing the 
total number of units by 10.

3. We will commit to widening the buffer at the northwest corner of the building to 
46.75 feet.
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Additional Dedicated ROW and 2040 Improvements



Additional Developer Commitments

4. We will commit to increasing the height of the privacy fence from 8’ to 10’. Additionally,  
we believe that, as suggested by Mr. Mara, that pulling the fence off the property line will  
help to preserve the existing trees and vegetation along the fence line and will provide a 
much better long term visual buffer for abutting residences.

5. We will, at the property owner’s discretion, execute an agreement with each single 
family property owner whose property directly abuts our property, to purchase their 
property at todays Hamilton County Auditor’s assessed value if they decide to sell anytime 
within 3 years of this date and they unable to sell at that price after marketing the 
property through a licensed real estate broker. 



Additional Developer Commitments
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.

7. We have committed, if she is willing, to engage Elizabeth Rising, a neighbor, to work 
with our landscape architect and our 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, based on our approved landscape plan.



Additional Developer Commitments

8. Based on input from Jennifer Polis, a neighbor and veterinarian, we will offer to 
engage her 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 a period of 3 years, we will agree to remove at our cost, any tree whose base is 
within 20 feet of our property line, that is deemed to be in good condition now by our 
arborist and dies during that time period. Replacements will be same or similar 
species, as selected by owner - 2.5 in caliper.



Submission – Renderings



Submission – Renderings
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