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' #1
STAFF REPORT

Request of Towne Development Group Ltd. (applicant) for Emmitt C.

Pennington, Jr., Linda G. Pennington, James R. Perry and Patricia Perry
(owners) for a Zoning Map Amendment from Suburban Residential One
(SR-1) and Suburban Residential Two (SR-2) to Suburban Residential
Two/Planned Development (SR-2/PD) for an approximate 40.65 acre site
located at the southern terminus of Burgundy Hill Drive, including the
property addressed as 1787 Burlington Pike, east of the Willow Bend
Subdivision, north of Perry Lane and west of Oakbrook Road and
Gunpowder Creek, Boone County, Kentucky. The request is for a Zoning
Map Amendment to allow condominiums. ’

February 1, 2006

PROPOSAL

This request is for a Zoning Map Amendment from Suburban Residential One (SR-1) and
Suburban Residential Two (SR-2) to Suburban Residential Two/Planned Development
(SR-2/PD) for an approximate 40.65 acre site located at the current dead end of Burgundy
Hill Drive (includes the residence at this same point which is addressed as 1787 Burlington
Pike). The existing SR-1 zone is within the south and central parts of the site and
encompasses roughly three quarters of its area. in turn, the SR-2 zone is in the northern
part of the site and encompasses roughly one quarter of its area.

The Concept Development Plan proposes a total of two hundred and ninety (290)
condominium units within twenty six (26) buildings (an average of slightly more than 11
units per building). The gross density proposed is 7.13 units per acre based on the 40.65
acre site size stated on the application form (7.21 units per acre based on the 40.2 acre
size noted on the plan). Three basic building types are proposed: the seven (7) unit
“Gallery” model (stacked condominiums); the fourteen (14) unit “Gallery” model (stacked
condominiums), and the eight (8) unit “Villa” model (townhouse structures). lllustrative
examples of the proposed buildings are included in the application booklet. All structures
are two stories at the front facade (some are effectively three stories along the rear where
walk outs are opted).

The site is organized into three basic building clusters placed along a central street route
that runs from the current dead end of Burgundy Hill Drive to Garcia Drive in Shaker Run,
Phase 2 Subdivision to the south (this route is composed of four separate interconnecting
streets that are shaded on the Concept Development Plan). The northern-most cluster is
a strip of three of the larger Gallery buildings placed along an east-west running street.
The central cluster is composed of a street “loop” around a central open space.
Condominium structures are placed around this loop (three of the larger Gallery buildings
and nine of the Villa buildings); a clubhouse and pool facility with a supplemental parking
lot are located in the western part of the central cluster. The southern cluster includes nine
of the large Gallery buildings and two of the smaller Gallery buildings placed along the
main street route and several short local streets.
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Condominium style streets that are publicly dedicated are proposed throughout (24
pavement width for the main street route and 22' pavement width for the local streets).
Parking is proposed to be provided within the garages and driveways for the individual
units, as well as within common parking areas spread throughout the development and at
the pool/clubhouse facility. Integral curb walks (4' width) are proposed on one side of each
street. An east-west running hiking trail is shown in the valley just south of the central
building cluster which runs from the main road to the Gunpowder Creek valley. An area
along the Gunpowder Creek valley will be reserved for future dedication to allow the
construction of a public trail along the creek. Approximately twenty two (22) acres of the
site is open space (approximately 54%). The existing tree cover around the perimeter of
the site is proposed to be retained, as are several clusters of existing vegetation within the
interior of the site as indicated by the conceptual grading.

Conceptual locations for detention basins are shown around the site. Public water and
sanitary sewer service are proposed, and all utilities will be underground. Conceptual
landscape schemes, buffer yard sections, and a signage package were included in the
application booklet. The signage package includes representative entry monuments,
various types of temporary signage, and traffic control and street signs. The application
booklet also includes a narrative about compliance with the Planned Development District
requirements and the Comprehensive Plan. A traific study was also submitted.

ADJACENT LAND USES AND ZONING

The land uses and zoning adjacent to the site include the following.

A. A subdivision of detached single family residences is located to the west (Willow
Bend Subdivision; SR-1 and SR-2). A multi-family development is located to the
northwest along the west side of Burgundy Hill Drive (Burgundy Hill Apartments; SR-
2/PD), and the Shoppes at Burlington commercial development is located further
to the north along Patrick Drive (C-4/PD).

B. Single family residences on generally estate style lots are located along Perry Lane
to the south and southwest of the bulk of the site, and to the west of the southern-
most area (SR-1). A developing subdivision for detached single family residences
is located to the south (Shaker Run, Phase 2 Subdivision; SR-1).

C. Gunpowder Creek, Oakbrook Road, and several phases of attached dwelling units
are located to the east (Oakbrook Subdivision; SR-1/PD).

D. A multi-family development is located to the north (Crossings of Oakbrook; UR-
1/PD), and several commercial developments are located further to the north along
Patrick Drive (C-2/PD).
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SITE CHARACTERISTICS

As noted above, the site contains slightly more than 40 acres. Other than where it adjoins
Burgundy Hill Drive and will connect to Garcia Drive in Shaker Run, Phase 2 Subdivision
to the south in the future, it has no road frontage. A detached single family residence is
located in the northern part of the site near the dead end of Burgundy Hill Drive, and two
barns are located on the northeast corner of the site. The topography of the site is
generally hilly, with two gentler plateaus which extend from two different points along the
west boundary into the center of the site, and with two east-running valleys and a
substantial grade along the Gunpowder Creek valley. The plateau areas are generally
pasture areas which have been cultivated in the past.

Varying degrees of tree cover exist around the perimeter of the site, within the valley areas
(and is notably thinner in the northern east-west running valley than the other two), and in
smaller pockets around the site. The elevation on the site ranges from approximately el.
752 along Gunpowder Creek to approximately el. 824 at two different points along the west
property line adjoining Willow Bend Subdivision. An intermittent blue line stream runs from
Willow Bend Subdivision through the northern east-west running valley into Gunpowder
Creek. Public water adjoins or is in close proximity to the site in several locations, and
several sanitary mains run across the site. Soil types on the site include Rossmoyne silt
loam (RsB and RsC), Jessup silt loam (JeD), and Lindside silt loam (Ln).

RELATIONSHIP TO COMPREHENSIVE PLAN

The 2005 Boone County Comprehensive Plan’s Future Land Use Map designates the
southern portion of the site (approximately 13%) for “Suburban Residential” (SR) uses, the
middle portion of the site (approximately 80%) for “High Suburban Density Residential”
(HSD) uses, and the northern portion of the site (approximately 6%) for “Urban Density
Residential” (UD) uses (figures do not add to 100% due to rounding). These designations

are described as follows. '

Suburban Residential (SR) - Single family housing of up to four units per acre. This
classification does not preclude low density or estate residential developed as a formal
subdivision.

High Suburban Density Residential (HSD) - Single-family and/or attached housing of up
to 8 dwelling units per acre. This classification is typified by townhouse, condominium, and
zero-lot line development, and also pertains to existing mobile home parks.

Urban Density Residential (UD) - Attached housing, generally condominiums or
apartments, of over 8 dwelling units per acre. '
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The Land Use Element text makes the following statements that relate to the overall area.

A.

The developing residential area south of KY 18, west of Oakbrook Drive and east

~ of Camp Ernst Road must include street connections that enable traffic generated

by the area to travel in all four directions. This should allow Oakbrook traffic to
proceed to KY 237 in the Rogers Lane area, and Shaker Run traffic to access KY
18 without traveling Camp Ernst Road or Oakbrook Road (“13. Burlington Area,” pp.
150 and 151).

The Land Use Element provides the following general comments that relate to the
proposal. :

A

Developments in Boone County should begin with an assessment of the existing
site features to determine positive and useful attributes, as well as features which
should or can be preserved. Development design should incorporate the use of
these attributes for the benefit of the development and the County as a whole,
rather than leveling an entire site to meet a pre-conceived project design.
Development plans should identify such areas, and delineate disturb limits to protect
those areas that have been defined (“Utilization of Existing Vegetation and
Topography,” pg. 140).

Developments in Boone County must recognize the potential impacts upon
adjoining land uses and incorporate a transition of land uses, building setbacks,
and/or landscaping to minimize these impacts. Potential impacts include visual,
noise or vibrations, odors, dust, smoke, and light. Buffering to mitigate these
impacts should be an integral part of the design of proposed projects; existing site
features should be used in meeting this guideline. Developments should provide
buffering along public roadways, to soften the visual impact. Appropriate wooded
areas and stream valleys should remain as greenbelts and open space within
developments and between developments. Developments proposed adjacent to
planned or established greenbelts should provide pedestrian access where
appropriate . . .

Typically, buffering is required and provided between unlike land uses, however, as
the development of Boone County fills in previously rural areas, different lot sizes
and designs of residential development sometimes impact each other. Where an
appropriate gradation of lot size and setbacks cannot be designed into a proposed
residential subdivision development of a significantly higher density than existing
adjacent residential uses, deliberate vegetation buffering may need to be
incorporated into the design to help protect low density residential areas. Buffer
areas should use and supplement existing site features where possible (“Buffering,”

pg. 141).
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C. Developments in Boone County must include landscaping to accompany the
proposed project. This landscaping should be designed to improve the public view
of a development, and should be incorporated into parking lots and other vehicle
circulation areas, as well as within open spaces and around structures.
Landscaping is intended to minimize the visual impacts of the development from
adjoining properties and roadways.

Developments along major roadways in Boone County must include landscaping
between the development and the right-of-way in order to promote the aesthetic
appearance from the roads and to facilitate the compatibility of differing land uses
(“Landscaping,” pg. 141).

D. Developments in Boone County must recognize the potential impacts of associated
traffic on adjoining properties and transportation systems. The need exists to
protect the capacity of the existing roadway network, and to plan improvements to
accommodate new development and travel patterns. Access management
provisions include the coordination of curb cuts, adequate corner clearance and site
distance for access points, adequate space between access points, shared access
points and parking facilities, provisions for access connections to adjoining
properties, and dedication of public right-of-way. In subdividing property, arterials
or collectors should not be used for direct access to lots, rather a system of local
streets should feed into the collector and arterial system (“Access Management,”
pp. 141 and 142).

E. Developments in Boone County must be designed, where appropriate, to improve
the County's transportation network system of roadways, and functional
classifications must be used in the planning for and designing of new developments.
Collector roadways should be extended and developed to provide for the safe
movement of traffic through and between subdivisions. Development along existing
arterials and collector roadways should not have direct driveway access, but be
served by a local street. Appropriate road connections should be constructed to
provide alternate routes for traffic to and through specific projects and to enhance
the capacity of existing streets.

Appropriate pedestrian networks should be incorporated into the design of
developments which will generate or experience significant pedestrian use. These
networks should not only provide internal paths, but should provide connections to
adjoining uses where appropriate (“Transportation and Pedestrian Network,” pg.

142).

F. Developments in Boone County should give consideration to the overall design of
the area. Design should be a primary concern at the early stages of the
development, with an emphasis on the aesthetic impact of the proposed use. The
minimal use of signs is encouraged; signage should be adequate to identify a
specific development, but should not be used as a means to compete for motorist
attention (“Design, Signs, and Historic Preservation,” pg. 142).
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The Housing Element provides the following comments that relate to this proposal.

A.

A variety of housing opportunities within the established urban areas and within
developing areas would encourage some of the higher income residents to reside
there and thus encourage mixing of differentincome levels. Therefore, single-family
housing should remain an ingredient of the urban areas instead of being targeted
only for rural or suburban areas. Large, left-over parcels in urban service areas are
well suited for planned residential development that includes high density housing.
However, established single-family housing areas in urban settings should not
experience an influx of multi-family or duplex construction unless adequate buffering
or proper development design can be provided (“Population Needs,” pg. 72).

Large lot areas, including Union, will see multi-family construction, although this
higher density development should occur close to highway arterials and urban
services, and be sensitively developed in terms of building height, setbacks, mass,
and visual impact. Throughout Boone County, high density developments should
be close to thoroughfares to achieve a gradation of building site dimensions and
land uses outlined in the Future Land Use Plan.

Multi-family housing developments should have convenient access to commercial
districts or should provide their own supporting commercial uses. The developments
should be designed to offer the shortest trips to the most people. High density
residential developments help to hold down the cost of individual units due to many
variables including lower land cost per unit, lower land development cost and
building unit costs per unit. Clustering of the dwelling units allows this by requiring
less site work and utility construction. Better design can correlate with more density,
and walkable, multi-modal communities. This also provides a supply of affordable
housing for county residents (“Housing Types,” pg. 75).

High density residential areas should be located sufficiently near and with
convenient access to major streets, highways, and shopping and public facilities.
A progression of densities of residential uses from high (multi-family) to low (single
family) shall be encouraged. Where traditional progressions of high to low net
density are not possible through creative development design, an appropriate and
attractive visual transition should be achieved. This could include existing
vegetation or new landscaping and/or fencing. Existing vegetation (such as wooded
fence rows) should be retained as much as possible to provide buffer strips and
stormwater filters. This serves a dual purpose in that woodland is becoming
relatively scarce in the eastern uplands of the county, and these areas buffer
different land uses. Housing that is proposed on smaller, remnant tracts need to be
carefully designed (“Housing Densities,” pg. 76).
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D. The design of true open space housing development should be strongly
encouraged, as an alternative to the conventional subdivision divided entirely into
ownership lots. To accomplish this, densities within portions of a site can be
increased while the overall intensity on the site can remain basically the same.
Topography, vegetation, and public improvement costs reduction should be
incentives for open space design (“Open Space Subdivision Design,” pg. 77).

E. The undeveloped land on the southwest quadrant of KY 18 and KY 237 would be
an excellent site for a transit-oriented, mixed-use planned development, even with
the planned future urban interchange at this location. New subdivisions throughout
the west Florence and Burlington areas should provide interconnections between
their developments and adjacent developments to promote safe and easy
transportation access. Overall, the KY 18 Corridor represents a prime opportunity
to promote high density residential uses in a transit corridor (“Geographic Housing
Issues; Florence-Burlington Area, pg. 79).

The Population Element outlines population projections based on the Ohio-Kentucky-
Indiana Regional Council of Government’'s (OKIl) transportation analysis zones. The
population for the zone in question (822) is expected to increase from 7,611 in the year
2000, to 9,437 in 2010, and to 12,788 in 2020 (pp. 24 and 25).

The Recreation Element makes the following comments that generally relate to this
proposal.

A. Develop a system of greenways, hike and bikeways and linkages that connect the
parks, schools, playgrounds, neighborhoods, appropriate historic resources, and
green spaces throughout the County (“County Wide Recommendations; Future
Vision,” pg. 87).

The Transportation Element provides the following comments that relate to this proposal.

A. In the late 1970's and early 1980's, a new prototype of residential development
arrived in Boone County-the Planned Unit Development (PUD). Primary examples
are Oakbrook, Triple Crown, and Plantation Pointe Subdivisions. This form of
development is characterized by being divided into "pods" of separate housing
types - i.e. apartments, condominiums, single family houses, and including a
commercial area. The "local" streets of the "pods" are connected to an internal
collector street, such as Oakbrook Road.

Oakbrook is often used as an example of better than usual pedestrian facilities,
exemplified by the meandering pedestrian pathway along Oakbrook Road.
Plantation Pointe, Farmview, Steeplechase, Orleans, Thornwilde, and Triple Crown
are later examples. However, the pedestrian facilities within the different "pods" are
sometimes insufficient within the multifamily areas. Again, because of the
separation of the different "pods", automobile travel continues to be necessary for
most trips (“Planned Unit Developments-A Prototype for Residential Development,”
pg. 135).
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If Boone County continues to develop in this same low-density, dispersed form of
development, which mainly accommodates travel by the automobile, it would almost
certainly guarantee chronic traffic congestion, increased air pollution problems and
negative impacts on the quality of life for residents of the county (“The Future:
Integrating Transportation and Land Use,” pg. 135).

The Transportation Element lists a “Summary of the 2005 Transportation Plan
Recommendations.” Operational improvements listed of relevance to this area include “KY
18 at Taylor Dr. east signal study,” “KY 18 Access Management study,” and “KY 18 speed

study.”

The Goals and Objectives include the following pertinent statements.

A

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

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

Future growth shall be accompanie’d by adequate infrastructure and services.
Existing infrastructure and services shall be monitored, maintained and improved
as needed ("Overall," Objective 4). _

Boone County shall strive to achieve both a diversity and balance in land use. Land
use and zoning decisions shall strive to balance the rights of landowners with the
rights of the general public in a fair and impartial manner (“Overall,” Objective 6).

Innovative development design methods shall continue to be pursued and
supported through incentives (“Overall,” Objective 9).

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

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

New development or redevelopment shall attempt to design sites utilizing existing
topography and vegetation, and encourage preservation of the existing character
of the land. New development shall be designed in harmony with the physical
environment in such a way that each site's existing physical assets are used.
Residential development design in particular should minimize grading work as
opposed to clearing the entire site. Existing trees and pasture land shall be
evaluated during the design and construction process as a visual and economic
benefit to the community ("Environment," Physical Objective 2).
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l. Existing vegetation shall be considered as both an important site characteristic and
a community resource ("Environment," Social Objective 4).

J. A broad range of housing opportunities shall be provided which meet the needs and
desires for all household types (“Housing,” Objective 1).

K. Housing supply in Boone County shall be balanced against present and planned
commercial, industrial, and education needs. Primary and secondary education
capacity shall be evaluated during housing development review (“Housing,”
Obijective 4).

L. In order to offer the citizens of Boone County maximum choice in living
environment, residential development shall be judged primarily on the impact on
infrastructure, buffering, and development design with only secondary consideration
given to the type of dwelling units (“Housing,” Objective 5).

M. The interior street system of new residential developments shall insure continuity
with adjacent built or planned neighboring areas. Residential developments shall
be encouraged to provide interconnections between sections of their developments
and with adjacent developments to promote safe and easy transportation access
and a sense of neighborhood interaction. Based on certified traffic analysis,
collector and sub-collector streets shall be evaluated to determine design without
individual lot or driveway access. Lot and home buyers shall have access to
approved plans regarding future connections. The interior street system shall also
coordinate with and continue the evolving multi-modal transportation system
(pedestrian and bicycle facilities, mass transit stops) (“Housing,” Objective 8).

0. New or redeveloped residential areas shall be designed to establish clearly defined
neighborhoods with a mix of retail, public and recreational uses. Established
neighborhoods shall be protected and enhanced and deteriorated neighborhoods
shall be regenerated (“Housing,” Objective 9).

P. Mixed use, higher density neighborhoods shall be encouraged to locate at proposed
mass transit stations near commercial districts and public facilities (i.e. parks) and
also have convenient access to major streets and highways (“Housing,” Objective
10).

Q. Clustering (increasing net density while not altering overall usable density) shall be
promoted by appropriate incentives in order to preserve green space, scenic views,
other identified significant site features, and land for public facilities or recreation.
The usability of green space must be carefully reviewed, and the provision of green
space shall not in itself guarantee an increase of density. Clustered housing, or
Open Space Subdivisions shall be permitted not only in planned developments, but
in appropriately designed subdivisions under conventional zoning (“Housing,”
Objective 12).
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Residential developments shall be encouraged to plan and build in a manner which
is compatible not only with the general housing density and design planned for the
area but also with the existing conditions of the site, including the suitability of
adjoining lands for appropriate access, and significant site features (“Housing,”
Objective 13).

Where existing infrastructure, services and the public school system are not
adequate, developments shall be phased to coordinate with the provision of these
items (“Housing,” Objective 14).

New infrastructure systems shall be built to definite planned and balanced
capacities and for definite urban and rural forms (“Public Services and Facilities,”
Objective 2).

New connector streets shall be developed where needed and feasible thus
lessening the total dependence on arterial, collector, and local streets. Existing
connector streets shall be improved where needed (“Transportation,” 2™ Goal,
Objective 2).

Proper vehicular and pedestrian access to adjoining property shall be provided
and/or retained when a property develops or redevelops (“Transportation,” 2" Goal,
Objective 3). '

STAFF COMMENTS

1.

The governing bodies will need to determine whether the proposal is in agreement
with the Comprehensive Plan. The Future Land Use Map designates the majority
of the site for “High Suburban Density Residential” (HSD) uses (single family or
attached housing including townhouses and condominiums up to eight units per
acre), a smaller portion of the southern part of the site for “Suburban Residential”
(SR) uses (single family housing up to four units per acre), and an incidental portion
of the northern part of the site for “Urban Density Residential” (UD) uses (attached
housing over eight units per acre). The proposal is for townhouses and stacked

‘condominiums with a density of 7.2 units per acre based on the 40.2 acre figure

stated on the plan.

The Land Use Element text doesn’t provide a great deal of specific language for this
area, but it does state that “the developing residential area south of KY 18, west of
Oakbrook Drive and east of Camp Ernst Road must include street connections that
enable traffic generated by the area to travel in all four directions.” It continues by
stating that such connections would allow Shaker Run traffic to access KY 18
without traveling Camp Ernst Road or Oakbrook Road. Such a connection (albeit
not a direct connection) is proposed on the submitted Concept Development Plan.
Due to no other remaining opportunities, the Shaker Run-KY 18 connection must
go through the subject site and connect to Burgundy Hill Drive if it is to be
implemented. Such connections are also generally advocated by the Future Land
Use Development Guidelines, Housing Element, and Goals and Objectives.
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The Housing Element provides substantial direction on the issue of attached
residential uses and “higher” density developments. The Element stresses the
importance of “gradations” or transitions between uses and densities as evidenced
by the statements “high density developments should be close to thoroughfares to
achieve a gradation of building site dimensions and land uses outlined in the Future
Land Use Plan” and “a progression of densities of residential uses from high (multi-
family) to low (single family) shall be encouraged. Where traditional progressions
of high to low net density are not possible through creative development design, an
appropriate and attractive visual transition should be achieved. This could include
existing vegetation or new landscaping and/or fencing. Existing vegetation (such as
wooded fence rows) should be retained as much as possible to provide buffer strips
and stormwater filters.”

The Housing Element also provides direction regarding the location of such
developments. It states “multi-family housing developments should have
convenient access to commercial districts or should provide their own supporting
commercial uses” and “high density residential areas should be located sufficiently
near and with convenient access to major streets, highways, and shopping and
public facilities.” The site in question is within close proximity to KY 18 and the
major commercial district in the immediate area. The Housing Element and the
Future Development Land Use Guidelines also advocate the use of open space
style developments, while the Recreation Element recommends the development
of greenways and trails - the proposal at hand includes the dedication of an open
space strip along the Gunpowder Creek valley and a trail link to the creek area.

The Population Element forecasts a substantial increase in population for the traffic
‘ zone in question, although the population forecast is for the zone at large and
| should not, in and of itself, be construed to endorse a particular land use or density
on a specific parcel. The governing bodies will also need to consider whether the
current zoning is inappropriate and the proposed zoning is appropriate, and whether
there have been changes of an economic, physical, or social nature not anticipated
in the comprehensive plan that substantially alter the area’s character.

2. Staff offers the following comments regarding the standards set forth in Section
1514 “Planned Development Standards” of the Boone County Zoning Reqgulations.
Concept Development Plan proposals in Planned Developments are to be primarily
evaluated against these criteria.

1. Mixed Use Development and Pedestrian Orientation: Although the proposal can
not be accurately depicted as "mixed use" in a true sense, it does involve a
combination of two different types of condominium structures and open space. |t
would also help to diversify uses in the general area and act as somewhat of a “step
down"” use between the commercial and apartment style developments to the north
and single family developments to the south and west.
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Regarding “pedestrian orientation,” 4 foot wide integral curb walks are proposed on
one side of all streets, as is a trail link in the valley between the central and southern
building clusters to the open space along the creek valley. A future trail is intended
to be provided in the open space and connect the various properties along this
greenway. Staff has two comments regarding the sidewalks: 1.) The sidewalks
along the main street route through the development (shaded streets between
Burgundy Hill Drive up to the intersection with the extension of Garcia Drive in
Shaker Run, Phase 2) should be 5 feet wide consistent with the requirements of the
subdivision regulations for walks along subcollectors; and, 2.) sidewalks should be
provided on both sides of the Garcia Drive extension to the first intersection in the
south end of the development, consistent with street section in the adjoining
subdivision. Otherwise, the walk on the west side of the street will dead end mid
block and require a cross walk at this point. Regarding the “hard” improvements
overall, the buildings are proposed to be set close to the internal roads, which helps
reinforce a pedestrian scale (typical setback is 25' for garages and 15' for the front
entries on the “Gallery” units).

2. Compatibility of Uses: The proposed structures are comparable in size, scale,
and demeanor as the multi-family structures to the north and northwest in Burgundy
Hill Apartments and the Crossings of Oakbrook, and are located up a large grade
with a notable setback (approximately 250" at the closest point) from Oakbrook
Road. Additionally, the curve in the Garcia Drive connection at the south end of the
site will help to some degree diffuse the direct view into the site through street
alignment.

However, the proposed buildings are substantially larger than the adjoining
detached, single family residences located to the south at the end of Perry Lane
and to the west in Willow Bend Subdivision, and will also be substantially larger than
the future structures in Shaker Run, Phase 2. The structures are two stories at the
front and some are effectively three stories high when considering walk-outs. Site
sections which show the proximity of the proposed buildings to the buffer areas and
neighboring properties have been provided as part of the application booklet.
Sections A1 through A4 show that the ridge lines of the new structures are
comparable in height or lower than the adjoining structures in Willow Bend
Subdivision. Sections A5 and A6 show that the proposed structures in the south
part of the site are higher than both the adjoining Smith residence and the tree
buffer. Based on topography, the southern structures will be notably higher than the
future residences in Shaker Run, Phase 2.

A number of measures could be incorporated into the development to help mitigate
compatibility issues including:
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A.

Substantial landscaping should be provided in the curve area of the Garcia
Drive extension at the south end of the site (area labeled as “possible
stormwater detention basin”) and the area adjoining Building 22 (the Concept
Development Plan generically shows new plant materials in these areas).
In combination with any existing vegetation along the property line, which is
sparse in this specific area, the new plantings should minimally include the
plantings from Buffer Yard C (four deciduous trees and eight evergreen trees
per 100 linear feet). Also, Staff recommends that the ground cover in this
area, as well as the large graded slope behind Buildings 7 through 12,
include a hardwood seed/seedling mix so that these areas will reforest.

The Concept Development Plan proposes to retain a band of existing
vegetation around the perimeter of the site, with new plantings added where
necessary to make up a total of seven trees per 100 linear feet (large or
medium deciduous trees, and/or evergreen trees) along the north property
line, and the property lines that adjoin Willow Bend Subdivision to the west
and the Smith residence at the southwest corner of the site. While Staff has
no issue with the tree species shown or the specific plant quantities
proposed along the north property line adjoining the Crossings of Oakbrook,
the proposed plant density will not create an effective visual shield from the
adjoining single family residences. While the existing vegetation in these
areas help to define the character of the site, it is basically second
generation growth which does not have substantial screening qualities.
Again, Staff recommends the combination of retaining the existing, healthy
vegetation along these property lines and sufficient new plantings that are
equivalent to Buffer Yard C, along with a hardwood seed/seedling mix as
ground cover. The minimum buffer yard width shown on the plan (25') is the
minimum width required for Buffer Yard C. '

The designs of the proposed structures are typical for stacked condominiums
and townhouses, and images of the rear facades of the buildings have not
been provided. To better assimilate the structures to the adjoining areas,
especially the single family areas, Staff recommends that the governing
bodies consider a condition similar to #6 for the “Gallenstein/Anhofer” zone
change approval (attached). The basic tenets of the condition are directly
transferable based on some of the adjacent uses and the proposed building
types (the “Gallery” model proposed with this development is also one of the
prototypes that was discussed for the Gallenstein/Anhofer project).
Condition #6 could readily be modified to correlate to the three building
clusters now proposed and to require consistent materials and detailing on
all facades to prevent the appearance of utilitarian "back” sides.
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For comparison purposes, the proposed buildings are setback at least 150 feet from
the houses in Willow Bend Subdivision (from Building 15), approximately 130 feet
from the Smith residence at the south (from Building 26), and approximately 190
feet from the McNabb residence to the east (from Building 3). Building 22 will be
as close as 65 feet to the future house on the northern-most lot in Shaker Run,
Phase 2 to the south.

3. Open Space: This standard states that “useable open space(s), in an amount
over and above setback areas and open areas required by the underlying zone,
shall be provided.” Approximately 22 acres of open space is proposed, which is
approximately 54 percent of the site area. In addition to the trail, the open space
dedication along the creek, and the central open space within the “loop” of the
middle building cluster, the proposal also includes a clubhouse and pool facility,
which does qualify as “open space” (athletic and recreational areas) in the context
of this standard. To make best use of the flood plain area along Gunpowder Creek
as a green space corridor, Staff recommends that the width of the dedication be
expanded up to at least the toe of the slope of the adjoining grade (this will not alter
how the development’s density is calculated, nor will it alter the project design). In
order to maximize the utility of the open space and the future trail along Gunpowder
Creek, Staff recommends that another trail link be provided through the northern
east-west running valley by the intermittent blue line stream.

4. Multi-Modal Transportation System: Walkways have been discussed under
number 1 above. The provision of bike racks and some sidewalk links are required
by Article 33 of the zoning regulations. No multi-modal facilities such as bus stops
are proposed within the development, although the site is within the walking
distance of the TANK park and ride lot and bus stop along Patrick Drive.

5. Preservation of Existing Site Features: This standard states "existing
topography, significant tree cover, and water courses and water bodies shall be
largely preserved and incorporated into the project design, where appropriate and
consistent with the remainder of this article." As noted previously the perimeter
vegetation is proposed to be retained. While the conceptual grading generally
respects the existing topography, notable grading is proposed in the east and west
parts of the site, especially in the southwest part of the site which would cause the
removal of an existing wooded area - such grading will significantly change the
character of this corner of the site. Regarding grading in the east part of the site,
a large fill is proposed on the slope behind Buildings 7 through 12. Staff
recommends that this work be minimized or eliminated if at all possible, and should
include the hardwood seed/seedling ground cover mentioned above if not possible.
Additionally, the existing valleys on the site contain some large diameter trees,
generally sycamores and some oaks - these trees should be mapped and retained
with the development (this should also include the two sycamores that adjoin the
existing residence at the north end of the development). Based on field
observations, the potential detention basin shown along Gunpowder Creek appears
to be in the flood plain.
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6. Landscaping: A buffer yard concept and building landscaping vignettes have
been provided. Buffer yard recommendations have been outlined above, and Staff
has no issue with the building landscaping presented. For other areas of the site,
Staff recommends that the proposal follow the normal requirements of Article 37 of
the zoning regulations, and that a formal street tree scheme be provided for the
main street route through the development (shaded route on the plan). This would
entail providing a large canopy tree every 40 to 50 linear feet along the street,
except where buildings and parking are located.

7. Architecture: Comments regarding architectural design issues are made under
#2 “Compatibility of Uses” above.

8. Historic and Prehistoric Features: Staff is not aware of any such features on the
subject site.

9. Signage: A signage package has been provided in the application booklet, and
includes the following three basic types of signage.

Entry Monuments: Masonry monument concepts for each of the two entry points
have been shown. Larger wall style monument signs are shown on each side of the
main entry at the end of Burgundy Hill Drive, and smaller column style monuments
have been shown at the southern entry. This standard advocates the use of
monument style signs (which are required under the normal requirements of Section
3410). Staff has no issue with this aspect of the signage package provided the
designs correlate to the architectural theme of the development and meet the height
and size requirements of Section 3410 (8' maximum height; one sign of up to 100
square feet or two signs of up to 50 square feet for each entrance).

Regulatory Signage: These include street signs and regulatory traffic control
signage on architectural posts. Staff has no issue with this part of the proposal
provided the signs are approved by the Boone County Public Works Department.

Temporary Signage: These include a sales office sign on a masonry column (total
column height is 6' with a 10.83 square foot shingle style panel), various low-scaled
signs with the names of the different models stated (2.5' high, 3.38 square feet
each), a “coming soon” sign (6' high, 32 square feet) placed along Burgundy Hill
Drive, a temporary sale sign (6' high, 32 square feet) also placed along Burgundy
Hill Drive, a temporary sign (13" high, 120 square feet) for the clubhouse/pool facility
at the clubhouse site, separate “welcome” and “thank you for visiting” signs (5' high,
9 square feet each), and a “Paragon Mills condo models” directional type sign
presumably to be placed off-site along Burgundy Hill Drive near KY 18 (6' high, 16
square feet). The plan states (note #2 on sign legend) a “permanent semi-sub entry
sign and temporary (4' X 8') marketing sign” for the last sign mentioned.
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First, the terminology for the “permanent semi-sub entry sign” needs to be
explained. Second, the off-site sign is not permitted as it is not located within the
zone change area for this request (is off-site) and appears to be located within the
road right-of-way. Third, the temporary sighage proposed is well in excess of the
amount permitted under Section 3406.1 of the zoning regulations (allows one
temporary sign in residential zones that is up to 8' high and 50 square feet). Also,
the amount of temporary signage is not in keeping with the Comprehensive Plan
which states “the minimal use of signs is encouraged; signage should be adequate
to identify a specific development, but should not be used as a means to compete
for motorist attention.”

Staff recommends that the governing bodies consider the following ideas as
signage conditions:

A. The permanent masonry entry monuments shown at each entrance shall be
permitted provided they meet the size and height requirements of Section
3410.

B. The street signs and regulatory traffic control signage shall be permitted

provided they are approved by the Public Works Department.

C. One of the 6 foot high, 32 square foot temporary signs shall be permitted
along Burgundy Hill Drive on the subject property until the permanent
masonry monument(s) at the north entry is (are) constructed. An additional
6 foot high, 32 square foot temporary sign shall be permitted on the
clubhouse/pool site until this facility is constructed. The sales office sign
shown shall be permitted at the office location. The small-scaled model
identification signs shall be permitted provided only one sign is used for each
model type, regardless of the overall number of available units for the
specific model type in question.

10. Transportation Connections and Entry Points: As noted previously, the
Comprehensive Plan recommends a north-south street connection through this site,
| and the main street route through the development will basically function as such.
| Additionally, the street that serves the northern building cluster should be extended
| to the east property line to provide public street access to the neighboring “McNabb”
| property (site is basically landlocked otherwise). The Burlington Fire Protection
District has recommended a connection to Perry Lane if at all possible (refer to
attached 1/17/06 memo from Captain Shaun Klaserner).

Regarding entry points, monumentation is discussed immediately above. To further
demarcate the southern entry into the development from Shaker Run, Phase 2
along the Garcia Drive extension, a decorative pavement such as a pigmented,
stamped concrete product could be provided at the project boundary.
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11. Conformance with Comprehensive Plan: The Comprehensive Planis discussed

above.

3. Staff has the following comments regarding traffic issues.

A

Staff has several comments regarding the submitted traffic study. First, the
document recommends adding right-in/right out movements only on both
legs of Patrick Drive at the intersection with Burgundy Hill Drive to improve
stacking on Burgundy Hill Drive to the KY 18 intersection. As Patrick Drive
was intended to function as a frontage road, the road’s essential purpose
would be eliminated, and such an improvement would only benefit through-
movements on Burgundy Hill Drive. The study mentions signal timing
alterations to the KY 18/Burgundy Hill Drive/Taylor Drive intersection,
although such changes were made in the recent past - the applicant’s traffic
engineer should explain whether the recommendation accounts for these
changes or not.

The study recommends that the storage lane and taper for the southbound
KY 18 to Burgundy Hill Drive left hand turn lane be extended to a 370 foot
length (the maximum that can be accommodated in the space, the study
states that a longer lane is actually necessary). Because the traffic
generated from the proposed development has a direct impact onto this
turning lane, Staff recommends that the governing bodies consider requiring
the developer to financially participate in this improvement based on a
proportionate share of the peak hour traffic that the development will create.
The study estimates that the proposed development would add almost half
of the total new traffic forecasted for this left turn movement in 2014.

The Boone County Sheriff's Office has commented that the area is very
congested now, and that traffic should be acceptable if all of the
recommendations in the traffic study are completed before the project is
complete (refer to attached 1/27/06 e-mail from Lt. Col. Robert Reuthe).

The local streets within the development are proposed to be 22 feet wide
and the normal width standard for a residential condominium street is 24
feet. Additionally, a two way driveway within a private parking lot that is
double loaded with parking is required to have a 24 foot width per the zoning
regulations. Because the streets are proposed to be public and must
accommodate two way traffic that are double loaded with parking, Staff does
not support a reduction in the pavement width and recommends that the
streets follow the normal requirements of the subdivision regulations.



| Respectfully submitted,
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C. The Boone County Transportation Plan 2030 includes several projects which
affectthe area. These include signal modifications at the KY 18/Taylor Drive
intersection (pg. 5-9) and a series of access management improvements
along KY 18 per a future study (pp.6-7, 6-8, 6-19, and 6-20; referenced
pages are attached). This plan was adopted by the Fiscal Court on 1/17/06.

4, Comments from the Boone County Schools are summarized in the attached letter
from Bryan Blavatt, Superintendent.

5. Staff has requested written comments on the proposal from the Boone County
Engineer, Boone County Water District, Kentucky Division of Water, Kentucky
Transportation Cabinet, and Sanitation District#1. Such written comments have not
been received as of this writing. Any written comments received from these
agencies will be forwarded to the Zone Change Committee for review.

CONCLUSION

This request needs to be evaluated by the Boone County Planning Commission and the
Boone County Fiscal Court in terms of the three criteria necessary for approving a Zoning
Map Amendment as stated in Article 3 “Amendment” of the Boone County Zoning
Regulations, the requirements of Article 15 "Planned Development District" of the zoning
regulations, and the potential impacts on the existing and planned uses in the area. The
Future Land Use Map would need to be amended to reflect “High Suburban Density
Residential” (HSD) uses in the northern and southern parts of the site if this request is
approved.

- (//”“"“p

i ‘_ /'

T4
Kevin T. Wall, AICP
Director, Zoning Services

KTW/pr
attachments:

location map

aerial photo w/zoning

Future Land Use Map excerpt

topographic map

Condition #6 (pg. 5) of Gallenstein/Anhofer Zoning Map Amendment Committee
Report

. 1/17/06 memo from Captain Shaun Klaserner of the Burlington Fire Protection
District

L ] * ® L ] L
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1/27/06 e-mail from Lt. Col. Robert Reuthe of Boone County Sheriff's Office
1/16/03 letter from Bryan Blavatt, Superintendent, Boone County Schools
referenced pages from the Boone County Transportation Plan 2030

application materials including Concept Development Plan, application booklet, and

traffic study (w/o appendixes)
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Gallenstein/Anhofer Family Limited Partnership
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6. The architectural design of the structures shall have multiple jogs in the building
footprints to create smaller building massings, shall include bays, eaves, or other
three dimensional projections on the facades, shall break the long roof lines into
muiltiple roof forms with varying ridge lines, and provide secondary roof forms such
as dormers and gables. Additionally, a warm color palette and natural appearing
materials (unit masonry, lap siding, et al) shall be used. Each basic phase (each
townhouse area on either side of the valley/lake area and each gallery home area
on either side of Three Fountains Drive) shall be developed with a different
architectural theme so that each building grouping will read as a sub-neighborhood
versus a repetitive part of a large development. The architectural designs shall be
subject to the review and approval of the Zone Change Committee through the site

plan process.

7. The developer shall contribute a proportionate share of the cost of the traffic signal
based on the traffic between Hopeful Church Road and this development.

A copy of the Public Hearing minutes accompanies the findings and recommendation
serving as a summary of the evidence and testimony presented by the proponents and
opponents of this request. Attached is the signature page forthe Zone Change Committee

Vote.




MEMORANDUM

TO: Kevin T. Wall, AICP
Director, Zoning Services B @ E [ VARE ”
FROM: Shaun D. Klaserner :
Captain, Burlington FPD | JAN 17 2006
: : BOONE COUNTY
DATE: January 17, 2006 PLANNING COMMISSION |
RE: Zone Change Request for “Paragon Mills”

After a careful review of the proposed “Paragon Mills” condominium development I have
just one comment and one question.

1. I know there have been problems in the past with streets in condominium
developments not holding up to the traffic they carry. So my question is this.
Will the streets within the development be able to hold the largest fire

‘apparatus that we currently own? The apparatus is a 100’ ladder truck that
weights 55,000 pounds and is 42’ long, -~ . .-

2. If at all p0831b1e the District would like fo see a connectlon to Perry Lane. A
connection at Perry Lane would allow the District to have several access
points into the development. Until Holbrook Lane is connected with Camp
Ernst Road, an alternative response for us from our fire station on Burlington
Pike would take us past Burgundy Hill Drive, to Oakbrook Drive and through
the Shaker Run subdivision. While going through the Shaker Run
development is acceptable, that route of travel does increase our response

time.

In closing, the development should not have any adverse affects on the response ability of
the District. When fully developed the District is expecting that fire/EMS call generation
from the development would be between 10 and 15 runs per year, according to national

trends.

If you should have any further questions feel free to give me a call at 859-586-6161 or e-
mail me at sklaserner@burlingtnkyfire.org.




Kevin Wall

From: Rob Reuthe

Sent: Friday, January 27, 2006 9:55 AM
To: Kevin Wall

Subject: "Paragon Mills"

Mr. Wall,

| have reviewed the information you sent to us in the traffic study packet. This area is very congested
right now. This future development will only add to the congestion. IF all of the recommendations are
completed BEFORE the project is complete, traffic should be ok. However if lane additions and or

expansions are not completed before completion, the problems in that area will be escalated. Please

feel free to contact me if you have any further questions.

Since the merger, | have been handling traffic related issues. In the future, please forward this
information to me as Jack Prindle has been moved to the electronic crimes division. Thank you.

Robert E. Reuthe

Lt. Colonel, Field Operations
Boone County Sheriff's Office
Office: 859-334-2171

Fax: 859-334-2234

218 Session

k=

Rob Reuthe.vcf (3
KB)
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Flarence, XY 410«
Phone: (859) 283.10
Fax: (859) 282-233

BOOME COUMTY SCHOOLS wirw.boone k12, ky.

BRYAM A, BLAVATT
Superintendent of Schoolis

Burlington, KY 41005 BODME COuNTY
PLAMMING COMMISSION

January 16, 2003 ‘ ﬂ E @ E ﬂ W] E H '
Mr. Kevin Castallo ‘PL‘ JAN 22 2003 [ '
Boane County Planning Commission :
2995 Washington Street —_—

]

Dear Kevin,

At the outset, | would like to personally thank you and the Planning Commission for all the assistance
you have provided to Boone County Schools in the past. We look forward to the continuation of the
high level of collaboration between the Planning Commission and Boone County Schoals that has
taken place over the last several years. While | do not believe the school district needs ta communicate
with the Commission on every housing plan that is praposed, there are a few concerns related to the
development of large housing projects that obviate comment and could be addressed in the

Camprehensive Plan.

As you know, the schoal district recognizes and is supportive of continued growth within Boone County.
. However, the future development of large subdivisions will place an increased strain on the
infrastructure of the schoal district. We believe that the Planning Commission needs to work with
developers to move towards slow 'build out' plans, rather than massive immediate development. This
would allow the district to phase in the increased costs of dealing with these large developments and
provide a mare natural growth pattern. Moareover, we suggest that the Planning Commission make it
part of the conditions relative to zone change that the developer provide land for possible use by the
school district. This would provide for the necessary future infrastructure to handle the Student growth

related to the development and offer a true selling paint for the development.

Anather poaint of concern is related to approval of individual developments that start as of small tracts of
land and are later aggregated into a larger development. Itis problematic that developers will propose
a small subdivision grows into a large development, however, many times contiguous tracts are
purchased in quick succession. This leaves the school district uninformed and ill prepared to take the

- necessary steps. Please encourage the Commission to review these multi-tracts. If at all possible, we
would recommend applying the same criteria for these plans as you wauld a large development.

As always, thank you for your cansideration. With your help, new large and muilti-tract zone changes
will be structured so that the School System can respond proactively. If you have further questions;

please feel free to call me.

Singeraly,
> '

Bryan Blavatt

Superintendent of Schoals
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from two lanes to four. Further study should
be done to determine if this is feasible; an
alternative solution is to provide an improved
two-lane section if there is insufficient right-
of-way for a four-lane section.

16. Richwood Church Road/KY
2951 Chambers Road

The purpose of this project is to provide a
four-lane connection between Hicks Pike and
US 25 Dixie Highway at the north end of
Walton. In providing a through route,
relocation of Richwood Church Road and/or
Chambers Road likely will be necessary to
avoid the Richwood Presbyterian Church
Cemetery. Mud Lick Creek also may have an
impact on the alignment of this project.

17. Spiral Boulevard-Cavalier
Court Connector

This project is carried over from the
Northeast Boone County Major Investment
Study (MIS), which was completed in 1999.
The project involves the extension of Spiral
Boulevard over 1-71/75 to a connection with
Cavalier Court. The MIS recommended this
as a four-lane street. Sidewalks and bicycle
lanes also should be included. The project is
intended to reduce congestion on Turfway
Road and, to a lesser extent, along Houston
Road and Burlington Pike.

18. KY 20 Petersburg Road - West

The recommended improvement is to widen
KY 20 Petersburg Road from two to four
lanes from KY 8 Idlewild Bypass to KY 237
North Bend Road. The project is needed to
serve traffic  generated by additional
development in this portion of Boone County

Boone County Transportation Study

and to serve as a local, parallel east-west -

alternative to 1-275.

19. Gunpowder Road

‘Gunpowder Road lies in a rapidly growing

area of Boone County. The recommendation
is to widen the road from two lanes to four
between US 42 and Mt. Zion Road. The road
runs alongside Gunpowder Creek, which may
provide  alignment and  right-of-way
challenges.  With  this  improvement,
opportunities to incorporate a combined
bike/pedestrian facilities and/or recreational
trails should be investigated. An agreement
has been reached between the Kentucky
Transportation Cabinet and Boone County in
which Gunpowder Road will become a State
highway.

20. I-71/75-t0-KY 16 Connector

The planned industrial development in
southeastern  Boone and  southwestern
Kenton counties has access to I-71/75 at two
points — via Mary Grubbs Highway through
Walton and via Richwood Road. The
Richwood Road interchange is congested
already and further industrial development
will exacerbate the problem. Increased truck
traffic through Walton is undesirable as well.
This project would provide connectivity
between I-71 and I-75 at their interchange to
existing and new industrial parks in this area.
The project involves the extension of the I-
71/75 interchange ramps to KY 16 near
Walton and reconfiguration of the US 25/KY
16 interchange. It is recognized that Federal
requirements for modifications to existing
Interstate access must be met and that an
Interchange Modification Study will be

required. :

21. KY 18 Burlington Pike - East

KY 18 between Burlington and 1-71/75 is a
four-lane, median-divided facility with ample
capacity. However, year 2030 traffic
projections may result in over-saturation and
significant congestion along some sections.
The recommendation is for implementation

Bovne (ouity
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of a series of access management retrofit
projects as a means of preserving the available
capacity. By  managing access and
consolidating access points to Burlington
Pike, both  operational and  safety
improvements can be realized. This is seen as
a desirable alternative to adding lanes here,
which would involve taking out the grass
median that separates the eastbound and
westbound lanes. This recommendation is for
a group of projects; a detailed access
management study must be undertaken first
to identify and develop specific projects.

22. KY 20 Petersburg Road - East

Widening this section of KY 20 Petersburg
Road from KY 237 to KY 212 will complete
the four-lane, parallel east-west alternative to
1-275. Increased development around the
Greater  Cincinnati/Northem  Kentucly
International Airport will create additional
traffic demand in the corridor. The

recommended improvement is to widen the

road to four lanes. It is recognized that the
western segment of this project goes through
the remnants of downtown Hebron. Further
studies should be undertaken to determine
whether widening through this segment is
possible and feasible. An alternative is to
maintain an improved two-lane cross-section
through Hebron,

'23. Bullittsville Road

- With increased future development * in

northern Boone County, there is a need for
additional capacity and north-south mobility
in the area. The recommendation is to widen
Bullitsville” Road to four lanes from
Petersburg Road to Burlington. At the
northern end, the alignment should be shifted
so that Bullitsville Road lines up directly with
Graves Road.

Boone County Transportation Study

24. New KY 212 Connector/Ohio
River Bridge

The Transportation Element of the 2005
Boone County Comprehensive Plan calls for a
northward extension of KY 212 and new
bridge over the Ohio River. This project is
included in the Boone County Transportation
Study in order to maintain consistency with
the Comprehensive Plan. The project would
greatly enhance north-south mobility in
northern Boone County and western
Hamilton County, Ohio. It would also
increase  accessibility to the  Greater
Cincinnati/Northern Kentucky International
Airport. A new bridge would have significant
regional  transportation  impacts  and
considerable additional study would be
required in order for this project to advance.
Numerous Federal guidelines would have to
be followed and requirements met. Traffic
forecasts for this project were not prepared as
part of this transportation plan, due to its
regional significance.

25. Maher Road-Frogtown Road
Connector

The current US 25 widening project, from
Industrial Road to Richwood Road, involves
lowering the grade on Dixie Highway between
Maher Road and Frogtown Road: This project
is recommended as a companion to the US 25
widening. The project involves constructing a
connector road from Maher Road to
Frogtown Road, east of the Norfolk Southern
Railroad, and constructing an east-west stub
from the connector to Dixie Highway. This
will allow for the elimination of at-grade rail
crossings at Maher Road and Frogtown Road.

26. Longbranch Road

The recommendation is to widen Longbranch
Road from two lanes to four from Camp
Ernst Road to US 42. This project will
increase connectivity between the two primary

Boune County
Transporiation Plan 2030
Pt Corey tomrte
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PRIDRITIES

Recommended Transportation Plan projects
were prioritized according to three categories:

* High Priority - Completed within 10 years

o Medium Priority - Completed in 11 to 20
years

e Low Prorty - Completed in more than
20 years

A number of factors were involved in the
development of project priorities. These
factors included:

e Relative urgency of the project in meeting
current or anticipated transportation
deficiencies or needs

o Cost

* Relation to other planned or programmed
projects o

e Overall importance to improving safety
and mobility in Boone County

Prioritization of recommended projects is
shown in Exhibit 6-13. Within each of the
three categories, projects were not prioritized
further, as a number of additional factors
(funding, environmental mitigation, duration,
etc.) can affect scheduling and completion.

A balloting process was used to develop
project priorities, with participants being the
Boone County Judge/Executive, County

Administrator, ~ Planning ~ Commission
Director, County  Engineer, and
representatives from the Transportation

Cabinet district office. The final prioritized list
of projects was presented to stakeholders at
the August 2005 meeting for review and
comment.

STUDIES

There are three specific areas of need where
the scope of this transportation study was

Boone County Transportation Study

insufficient  to identify ~ necessary
transportation projects that will improve
capacity and safety. These studies should
include considerable public involvement to
obtain input and provide an opportunity for
the public to be heard. The recommended
studies are discussed in detail below:

KY 18 Access Ménagement Study

An access management study of KY 18
Burlington Pike should be conducted for the
section from I-71/75 to Burlington. The

~ focus of the study should be to develop access

management retrofit projects that will serve to
preserve the capacity of the existing four-lane
divided highway. Examples of retrofit projects
that may be recommended as a result of the
study include:

o eliminating driveways through use of
shared driveways

e use of median channelization

e construction of frontage and backage
roads

e provision of turning lanes
e restriction of left turns
» elimination of signals

e modification (closure or reconstruction)
of median openings
e provisions for U-turn movements

» relocation of driveways away from major
intersections

The study should incorporate collaboration
with local businesses and neighborhoods that
have frontage along Burlington Pike.
Recommendations for individual projects
could be implemented through revisions to
the Six Year Plan, maintenance activities, and
safety improvements. A 12-month time frame
for the study is projected at an estimated cost
of $100,000.

N
Bopne County .
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Boone County Transportation Study

Exhibit 6-13. Recommended Transportation Plan Project Prioritization

. MapID.- [+ . Location o] s~ Description o
: S n R Tl High Priority Projects (Completed within:10:Years)
2 KY 338 Richwood Road Widen to 4 lanes from Chambers Road to US 25 Dixie Highway
5 Camp Ernst Road Reconstruction/Extension |Upgrade to existing Camp Ernst Road and extension from KY 237

Pleasant Valley Road to I-71 at KY 14. Construct as four-lane divided,
partially controlled access facility.

6 New |-275 Interchange New 1-275 interchange in vicinity of Graves Road/Williams Road-Watts
Road

10 Hicks Pike Widen/improve US 42 to KY 338 Richwood Road

12 Frogtown Connector Extension - North Extend Frogtown Connector from KY 3060 Frogtown Road to KY 536
Mt. Zion Road .

14 US 42 Widening Widen lo 4 lanes from Union to KY 14 Verona-Mudlick Road

15 KY 3060 Frogtown Road Widen/improve from US 42 to US 25 Dixie Highway

19 Gunpowder Road Widen/improve from US 42 to KY 536 Mt. Zion Road

24 New KY 212 Connector/Ohio River Bridge New connector road from KY 212/Greater Cincinnati-Northern Kentucky]

Internationat Airport to US 50 in western Hamilton County, Ohio,
including new Ohio River Bridge

26 Longbranch Road Widen/improve Longbranch Road from Camp Ernst Road to US 42
27 KY 3076 Mineola Pike Widen/improve from KY 236 Donaldson Road to [-275
i itivid-Medium Priority Projects(Completed-within:11:t0:20-Years) >¢:
3 I-75/US 42 Interchange Reconstruct interchange to include flyover ramp from SB [-75 and
connection to Industrial Road
7 Graves Road Re-align with Bulfittsville Road and widen/improve from KY 20
Petersburg Road to KY 237 North Bend Road
9 Rice Pike Widen/improve from Camp Ernst Road to Hicks Pike and re-align with
Hicks Pike
18 KY 20 Petersburg Road - West Widen/improve from KY 8 Idlewild Bypass to KY 237
21 __IKY 18 Burlington Pike Access management retrofit projects from 1-71/75 to KY 237
22 KY 20 Petersburg Road - East Widen/imprave from KY 237 to KY 212
25 Maher Road-Frogtown Road Connector Re-alignment of Maher Road and new connector to KY 3060 Frogtown
Road
28 US 25 Dixie Highway Widen to 4 lanes from KY 338 to Walton
29 KY 18 Burlington Pike Widen to 4 lanes from Vice Lane to KY 338 in Burlington

ow Priority'Projects (Compléted After.20:Years) i
Extend Mall Road from KY 18 to Woodspoint Drive

1‘ Mall Road Extension

1-75/KY 1017 Turfway Road Interchange Reconfigure interchange to re-align NB and SB ramps

8 KY 536 Hathaway Road Widen/improve from Camp Ernst Road to US 42

11 Frogtown Connector Extension - South Extend Frogtown Connector from KY 338 Richwood Road to KY 1292
Beaver Road

13 KY 1292 Beaver Road Widen/improve from Camp Ernst Road Extension to Frogtown
Extension Connector - South (Project #11)

16 Richwood Church Road/KY 2951 Chambers HWiden/improve from Hicks Pike to US 25 Dixie Highway

17 Spiral Boulevard-Cavalier Court Connector  JConstruct new bridge over I-71/75 and connect Spiral Boulevard with
Cavalier Court

20 1-71/1-75-to-KY 16 Connector Modify I-71/I-75 interchange and construct connector road to KY 16 at
Walton

23 Bullittsville Road Re-align with Graves Road and widen/improve from KY 20 Petersburg

Road to Burlington

Fone Covt. 6-20 Chapter 6
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APPLICATION FORM , CDEC 90 ek

ZONING MAP AMENDMENT - MR-
BOONE COUNTY PLANNING COMMISSION Al T,

(See Boone County
Zoning Regulations)

SECTION A (To be completed by applicant)

oo wN s

10.
11.

12.

13.
14.

15.
16.
17.

Name of Project ///772”7‘50/(]/%4‘“/’4 . |

Location of Project BuULMeTon, /e’ @ EURLUNDY bl S IV TR 78 Vel e
Total Acreage of Site__ —rZsr-F—AL LD T ) L8 - AR !
Current Zoning of Site <R-| 3 SR-7- A

Proposed Zoning (Classification being requested) SK-2- FN 2 c‘:f)ﬂ/% :
Proposed Uses (please specify each use) 2 , )
| (A2 PRI

Names of Applicant(s)__Towanle DEVELOPAERNT GROVY , LTD.

-Phone Number <\3- 381 -RLA Fax No_ S\3 -234 [ -6l0

Address of Applicant(s)__ oS ST. PAUL.  PULACE
CNCIONAT] Ol 4570
City State Zip
Name of Property Owner(s)___ (86 B&lowm) '
Phone Number _Fax No.
Address-of Property Owner(s)
City State Zip

24 BONYILS

Proposed Building Intensities (please specify
LG YT

Are there any existing buildings on the site? YES

How many?___. 3
Deed Book __ < SCE BElplw ) Page No{( S£F B.ow)  Group No. 203\

Are you also applying for:
Conditional Use Permit’

Dimensional Variance

Have you submitted a Concept Development Plan? CONEU REENST
Have you had a pre-application meeting with BCPC Staff? Les
s which you have discussed the proposed

Please check the following organizations/agencie
development within the last several months:
/’ - PeoPeaTy OWNERS.
Boone County Water District )
Florence Water and Sewer Dept. . L Epaner £, TR B LinDA G

" Cinergy/U.L.H.&P. Co. : P NI Ge ToN
v~ Sanitation District #1 1187 BogLINGTON P(EE
Cincinnati Bell ' -
Owen County Rural Electric BogLiveTom ey 4leoS
D e P. (52

Boone County Public Works Department

Kentucky Transportation Cabinet
City of Florence Public Services Department .
Boone County Building Department 2. IAMES B. % PaTRie(p PerRy

34176 LiNpeNweop PE,
Erirneee, KY 4lolg
DB, (86 P.47
C8s9) Fe/-g503

Css4) 525-/2/8

PROEREI————

(over)



ZONING MAP AMENDMENT
APPLICATION
PAGE 2

Northern Kentucky Heaith District

USDA NRCS/Boone County Conservation District
KY Division of Water

Local School District

Local Fire District

Other:

K

18. Project,Jurisdiction/Location

Unincorporated Boone County Walton

Union

Florence o
19 Applicant's Signature li*
@ Property Owner's Signature M

(T,

@ PacerrTt Oweet's Sqw&\wr_f

CAON

/ A
AL

SECTION B (To be completed by BCPZ Staff)

1. Date Received /2 37’05

Review Fee H /931 00 (& F9573

3. Check what has been submitted:
= Application

4 Fee
~~__ Legal Description

4/ Concept Development Plan
Address of Adjoining Property Owners

&‘;{ Number of copies of plan received*”
Is application complete? es No
Staff Reviewer__A7Th/

Committee Chairman

Vi ;
Scheduled Public Hearing Date =/ /QQ‘)
Boone County Planning Commission Action:;

Approval
Approval with Conditions

Denial

®Nooa

9. Other:
** Five (5) Copieé Are Required

Boone County Planning Commission
2995 Washington Street
Burlington, Kentucky 41005
(859) 334-2196 - Phone
(859) 334-2264 - Fax
plancom@boonecountyky.org - E-mail
www.boonecountyky.org - Web Page

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

completed application form.

BCPC:4/2003




. w..gineers e oo v .
P 1 14 East Eighth Street
i boyer | powes || - A Elan e
, R o \ i Covington, KY 41011
bec er architects W DEC 20 W05

soveyors |7 o p.859.261.1113
I £.859.261.1710

| :

www.bayerbecker.com

AR December 20, 2005

Mr. Kevin Wall, AICP,CDT

Zoning Administrator

Boone County Planning Commission
2995 Washington Street

Buriington, Kentucky 41005

RE: Paragon Mills
Zoning Map Amendment
Concept Development Plan
Burgundy Hill Drive
Boone County, KY

Dear Kevin,

Enclosed please find the following information for the above-mentioned Zoning Map Amendment request:

Application for Zoning Map Amendment
Review Fee for $1,931.00
Five Copies of the Concept Development Plan
One reduced copy of the Concept Development Plan
Legal Description of the area to be reviewed
List of adjoining property owners
Five copies of the Conceptual Landscape Plan
One reduced copy of the Conceptual Landscape Plan
Five copies of a written narrative addressing the PD requirements and Comprehensive Plan Goals and
Objectives along with the 8-1/2 X 11 copies of the foliowing:
a. Typical building elevations
b. Typical signage details
c. Typical building landscaping details
d. Sight Line Profiles

CHEND OB LN

in addition to the above information, the traffic impact study will be forwarded in the next few weeks upon
completion. Also, a disk with jpg format copies of the conceptual drawings will also be provided, for your use.

The site is currently zoned SR-1, SR-2, and C-4/PD/CD and is proposed to be amended to zone SR-2/PD. ltis
the applicant's request to construct approximately 290 condominiums with primary access from Burgundy Hill
Drive with a proposed secondary connection to Shaker Run Subdivision.

It is the applicant's opinion that the request is in agreement with the adopted Comprehensive Plan and its Future
Land Use Map. Specifically, the Future Land Use map identifies the majority of the area for Suburban Residential
uses which allows up to 8 dwelling units per acre. The proposal will allow for a gross density of approximately 7.2
dwelling units per acre, well below the permitted 8 dwelling units per acre.

Please call if you have any questions or need any additional information.

itacre, PLS
Cc: Brad Austing; Towne Development Group, Ltd.
Fritz Kruetzkamp; Grand Communities, Ltd.
700 Nilles Road 14 East Eighth Street 6900 Tylersville Road 777 Eads Pkwy., Suite C

Fairfield, OH 45014 Covington, KY 41011 Mason, OH 45040 L.awrenceburg, IN 47025
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Cole e e TOWNE PROPERTIES
: : - anar at the Monastery
: DEC 20 2% 1055 St. Paul Place
(‘ Cincinnati, OH 45202
- (513) 381-8698
; (513) 345-6949 Fax
info@tpl.com

PARAGON MILLS
PLANNED DEVELOPMENT DISTRICT COMPLIANCE

“Paragon” is defined as ideal, and that is our vision for the Paragon Mills community.

Paragon Mills is a well planned, well designed community that supports standards set
forth in the Zoning Code for Planned Development Districts, and is consistent with the
Comprehensive Plan. More specifically the community promotes, provides and creates a
choice of housing types serving a broad demographic in Boone County.

Paragon Mills will offer two building types with ten unique unit designs of varying size
to supply area residents with quality housing for their lifestyle needs. This type of
condominium community is very attractive to residents without school-age children, who
are young professionals, empty nesters or residents just looking for a maintenance-free
lifestyle. “Paragon” means ideal, and that is our intent with this development.

Paragon Mills has been designed to be environmentally sensitive to reduce the impact on
the natural features of the site. By offering a condominium-designed community versus a
conventionally zoned small lot single family subdivision, we are able to preserve 22 acres
of the 40 acres for open space. Much of this open space is located around the perimeter
of the site which is a tree-lined buffer, to our neighbors, that is being preserved as much
as possible. Furthermore, this preservation of the natural site features enhances
enjoyment of future residents as well as existing residents adjacent to the site.

Paragon Mills will offer first class amenities such as a clubhouse, fitness and pool facility
connected to a large, usable open space. The pedestrian experience is enhanced by a
sidewalk system that connects throughout the community with land set aside for a future
Boone County linear park and pathway system.

Architectural design throughout Paragon Mills will be consistent in theme. Entry
monumentation, signage, landscaping, street signs and other community elements will
tastefully blend together to “speak the same design language” creating a sense of place
and a communal feel. Although Paragon Mills will be positioned as its own community,
it is sensitive and compatible with the surrounding land uses creating a natural transition
to the single family, multifamily and commercial areas adjacent to the site.
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TOWNE PROPERTIES

at the Monastery
1055 St. Paul Place
Cincinnati, OH 45202

(513) 381-8698
(513) 345-6949 Fax
info@tpl.com

In addition to the design goal of preserving and enhancing the natural buffer to the
westerly single family subdivision, the spacial relationship and orentation of buildings
were important in the design intent. All new buildings were generally designed to be
150’ from the existing homes, and arranged so that typically the front and side elevations
of our buildings are exposed to the rear elevations of the existing homes.

In closing, Paragon Mills is the ideal use for this property, and will support and be in
harmony with the surrounding properties and Boone County collectively.
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Comprehensive Plan Supporting Information:

The future Land Use Map shows the property as mostly “High Suburban Density”
(attached housing — condominiums or town homes up to 8 units per acre), while a portion
of the site is identified as “Suburban Residential” (up to 4 units per acre) and “Urban
Density” (attached housing, generally condominiums over § units per acre).

It is the applicant’s opinion that the proposal is consistent with the general boundaries of
the future Land Use Map as the proposed overall gross density is approximately 7.2

dwelling units per acre.

The Land Use Element relates the following about the area:

“The developing residential area south of KY 18, west of Oakbrook Drive and east of Camp Ernst
Road must include street connections that enable traffic generated by the area to travel in all four
directions. This should allow Oakbrook traffic to proceed to KY 237 in the Rogers Lane area, and
Shaker Run traffic to access KY 18 without traveling Camp Ernst Road or Oakbrook Road.”

With the inclusion of the Perry property at the south end of the development, this section
of the Land use Element is addressed. Although the Perry property has a general land use
designation of SR, by including this parcel in the overall plan for the area the connection
to Shaker Run Subdivision to the south becomes a possibility.

The adopted 2005 Boone County Comprehensive Plan Goals and objectives include the
following pertinent statements and are addressed with this proposal as noted:

Goal: Proper planning is achieved through accepted land use management tools and coordination with
public infrastructure (Unincorporated Boone County only) (“Overall” Goal).

As stated above, the proposal is in general conformance with the Future Land Use Map and adequate
infrastructure exists at the site.

Objective: Proper design principles shall be applied in development. ("Overall”, Objective #3)

it is the applicant's opinion that proper design principles have been applied to the site. The plan includes
buffering and additional building setback distances along existing single-family residential uses to the west
and south boundaries and orienting the interior buildings such that only the front or side elevation is visible
from the adjoining properties. The proposal also provides a street inter-connection and the provision for
public “condominium standard” streets throughout the development.

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

#4)

Unlike many new developments that stretch the limits of infrastructure and services into outlying areas, this
proposal is mostly surrounded by properties that are already developed where adequate infrastructure and
services are already in place.

Goal: The needs of Boone County's population are measured and fulfilled through the provision of orderly
growth. (“Population” Goal)

There are existing commercial uses along SR 18 to the north and higher density multifamily developments
between the site and the aforementioned commercial uses. Adjoining the eastern boundary of the site is
QOakbrook Drive which provides access to the higher density multi-family sections of the Oakbrook
community. Adjoining the subject property to the south is higher density single-family uses in the Shaker
Run Subdivision and immediately to the west are existing single-family residences. It is the applicant's
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opinicn that the proposal is an orderly transition of development intensities in this general area based on the
overall proposed density, provision of open space and location of buffer yards.

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

The existing site has a number of physical assets such as a wooded buffer area along Gunpowder Creek
along the east side of the development, two drainage courses that bisect the site in a wesl-to-east direction,
and mature existing vegetation along the north, west, and south property lines. The proposed plan utilizes
these existing site assets by preserving the wooded creek corridor along Gunpowder creek and offering a
permanent dedication for the provision of a future hiker/biker trail along this creek route. Grading is mainly
focused on the ridge tops in an effort to minimize disturbance to the drainage courses bisecting the site
utitizing these swales mainly for storm water detention. Building setbacks along the perimeter of the site
have been increased in many areas so that as much of the existing vegetation as possible along the north,
west and east property lines will be retained to help fulfill landscape and buffering needs.

Objective: A broad range of housing opportunities shall be provided which meet the needs and desires for
all household types. ("Housing” Objective #1)

Clearly, with the variety of unit types proposed, and the ever increasing market demand for "maintenance-
free” living, this objective is met with the proposed plan.

Objective: The interior street system of new residential developments shall insure continuity with adjacent
built or planned neighboring areas. Residential developments shall be encouraged to provide
interconnections between sections of their developments and with adjacent developments to promote safe
and easy transportation access and a sense of neighborhood interaction.... ("Housing” Objective #8)

As mentioned previously, the development has been proposed to provide interconnection with the Shaker
Run development to the South. The “main road” through the development has been designed with a
number of intersections and a curvilinear layout to help promote calm vehicular movements and avoid
having a “straight-shot” from Holbrook Lane to KY SR18 which would lend itself to higher speeds.

Objective: Mixed use, higher density neighborhoods shall be encouraged to locate at proposed mass transit
stations near commercial districts and public facilities (i.e. parks) and also have convenient access to major

streets and highways. (“Housing” Objective #10)

This development will have it's main entrance from KY#18 off of Burgundy Hills Drive which also provides
access to the existing commercial uses along KY#18 (i.e. Kroger's and Walgreen's, etc..) The proposed
sidewalk system will connect to the existing sidewalk along Burgundy Hills Drive providing pedestrian
access to the commercial uses and the existing mass transit stop in the commercial development. Although
this is not a “higher density” type of development, the applicant feels that this objective is still relevant and is

met by this proposal for this site.

Objective: Greenways or greenbelts located along creek valleys or abandoned country roads shall be
promoted as a possible linear park system that would serve the multiple purposes of recreation, ecological
conservation and alternative transportation.... (‘Recreation and Open Space” Objective #8)

Through a number of pre-application meetings with the staff, it was learned that the area along Gunpowder

Creek is envisioned as one day being part of a linear park system that would benefit the County. The
applicant has proposed, with this plan, to set aside an area along the creek corridor to facilitate the location

of this “greenway” that could be developed by the county or other entity in the future.
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Traffic Impact Study
Paragon Mills — Burgundy Hills Drive
Boone County, Kentucky

Introduction and Summary

',‘Purpose of Report and Study Objectives

The purpose of this study is to determine the traffic impacts of the proposed residential
development, Paragon Mills, located south of Burgundy Hills Drive and KY-18 (Burlington Pike),

and to satisfy Boone County’s requirements for traffic impact studies.

Executive Summary

The proposed residential development is situated on approximately 40 acres in Boone County,
Kentucky. The proposed development will consist of 290 condominium units (ITE Land Use 230)
with the primary full access on Burgundy Hills Drive. A secondary access is to be provided to Oak
Creek Drive; however, because of the circuitous layout of the adjacent subdivision and the

expected route of the secondary access, it is not expected to generate a significant amount of cut-

through traffic.

The following intersections comprise the siudy area of this report and were analyzed to determine

the levels of service for the existing year and horizon year conditions:
o KY-18 (Burlington Pike) and Burgundy Hills Drive/Taylor Drive.
¢ Burgundy Hills Drive and Patrick Drive.

To evaluate the key intersections, the following assumptions were made:
» Full build-out of the proposed development expected to occur in approximately 5 to 8 years.

Therefore, an assumed full build-out year (horizon year) of 2014.
* Key intersections analyzed for 2014 total conditions, which includes site traffic of the

proposed development of the Pennington property known as Paragon Mills.
» Key intersections analyzed for 2006 existing conditions and 2014 background conditions,

assuming no development on the Pennington property (excluding site traffic).

Based on the analysis contained within this report, no improvements are recommended to

accommodate Paragon Mills site traffic.

Irrespective of the development of the Pennington property, Paragon Mills, the following

improvements need to be made to the existing public infrastructure:

Ba yver Becker
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Extend the westbound left-turn lane storage length on KY-18 at Burgundy Hills Drive by
approximately 70 feet so that a total of 370 feet (not including diverging taper) is provided.
e Widen and restripe the northbound approach to the KY-18/Burgundy Hills Drive/Taylor

AR
L ]

Drive intersection to provide a separate left-turn lane and a combination through/right-turn
“lane. Provide 250 feet of storage (not including diverging taper) for the left-turn lane.

o Widen and restripe the southbound approach to the KY-18/Burgundy Hills Drive/Taylor
Drive intersection to provide a separate left-turn lane and combination through/right-turn
lane. Provide 100 feet of storage (not including diverging taper) for the left-turn lane.

e The improved KY-18/Burgundy Hills Drive/Taylor Drive intersection should be aligned
properly to avoid conflict points. |

+ Reconstruct the intersection of Burgundy Hills Drive and Pafrick Drive such that the two

legs of Patrick Drive are right-in/right-out only drives off of Burgundy Hills Drive.

Qualifications
..The technical material and data contained in this document was prepared by Bayer Becker under

the supervision and direction of a Professional Engineer licensed to practice in the State of

Kentucky.

Ba_ yer Becker
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Proposed Development

Off-Site Development
At this time, additional development or roadway improvements planned in the area of the project
site include the following:
e Development of an additional 305 apartment units at the Burgundy Hills Apartments, which
are located northwest of the project site and also accesses Burgundy Hills Drive.
o Construction of an interchange at the intersection of KY-18 and KY-237 located northwest

of the site.
s A proposed signal northwest of the site, at the intersection of KY-18 and McGrath Lane.

Construction of the proposed signal and interchange are expected to occur simultaneously and

construction is expected to begin in the spring of 2008.

_.On-Site Development
The proposed residential development is situated on approximately 40 acres in Boone County,
Kentucky, with a proposed full access on Burgundy Hills Drive. A secondary access is to be
provided to Oak Creek Drive; however, because of the circuitous layout of the adjacent subdivision

and the expected route of the secondary access, it is not expected to generate a significant

amount of cut-through traffic.

The project site is comprised of vacant property. It is currently zoned “SR-1” (Suburban
Residential One) and “SR-2” (Suburban Residential Two), according to the Boone County Zoning
GIS Map. The proposed zoning is “SR-2/PD” (Suburban Residential Two/Planned Development

Overlay District).

The proposed development will consist of 290 condominium units (ITE Land Use 230). Full build-
out of the proposed development is expected to occur in approximately 5 to 8 years. For purposes

~ of this study, the assumed full build-out year will be 2014.

A vicinity map of the study area is provided in Figure 1.

Ba ver Becker
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Figure 1
Vicinity Map
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4. Institute of Traffic Engineer's (ITE),

Development - A Recommended Practice.

The concept development plan is provided in Appendix A.
The following references were used in preparation of this study:

Site reconnaissance and field observations by Bayer Becker,

2. Turning movement traffic counts at the intersection of KY-18 and Burgundy Hills
Drive/Taylor Drive and at the intersection of Burgundy Hills Drive and Patrick Drive,
performed by Bayer Becker on Wednesday, December 14, 2005, from 7:00 AM to 9:00 AM
and from 4:00 PM to 6:00 PM.

3. Communications with Mr. David Gechegan (Boone County Planning Commission) and Mr.

Kevin Wall (Boone County Planning Commission).
Traffic Access and Impact Studies and Site

Bayer Becker
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5. Boone County Zoning GIS Map, obtained from the Boone County Planning Commission
website.

6. 2005 Boone County Comprehensive Plan, adopted by the Boone County Planning

Commission on October 19, 2005.

Highway Capacity Manual, 2000.

ITE Trip Generation Manual 7" Edition.

Trip Generation Handbook, An ITE Recommended Practice.

Traffic Volume Guidelines for Addition of Right Turn Lahes at Intersections figure from

® N o o

NCHRP Report 279: Intersection Channelization Design Guide, 1985.
9. Synchro 6 and SimTraffic 6 software for analysis of the intersections.
10. Kentucky Transportation Cabinet (KYTC) Highway Design Manual, dated June 16, 1995.
11. Communications with Ms. Carol Callan-Ramler (KYTC) and Mr. Mike Yaeger (KYTC).
12. Signal timing for the KY-18/Burgundy Hills Drive/Taylor Drive intersection provided by

KYTC.
13. Future roadway improvement plans of the intersection of KY-18 and KY-237 provided by

KYTC.

On November 29, 2005, a meeting with the Boone County Planning Commission staff was held to

establish the scope of the study.

The primary objective of this traffic impact study is to determine the traffic impacts of the proposed
development and to determine what off-site improvements are required to mitigate the site’s

impact. Based upon the scoping meeting, the following key intersections define the study area of

this report:
» KY-18 (Burlington Pike) and Burgundy Hills Drive/Taylor Drive.

» Burgundy Hills Drive and Patrick Drive.

Bayer Becker
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Area Conditions

Study Area
The project site is currently bound by residential land uses to the north, east, south, and west. Just .

north of the site is Burgundy Hills Drive followed by retail and commercial property and KY-18

(Burlington Pike).

Regional access is provided by 1-275 and I-75/I-71. Interchange access for |-275 is located north
of the study area and for |-75/1-71, east of the study area. Within the study area, KY-18 is an east-
west, four-lane divided highway with a posted speed limit of 45 MPH. ~According to the 2005
Boone County Comprehensive Plan, KY-18 is classified as an urban minor arterial roadway.
Burgundy Hills Drive and Taylor Drive are north-south, two-lane roadways with a posted speed limit
of 25 MPH. Patrick Drive is an east-west, two-lane roadway with a posted speed limit of 20 MPH.

Burgundy Hills Drive, Taylor Drive, and Patrick Drive were not classified in the comprehensive

plan.

Study Area Land Use

The project site is comprised of vacant property. It is currently zoned “SR-1” (Suburban
Residential One) and “SR-2” (Suburban Residential Two), according to the Boone County Zoning
GIS Map. The proposed zoning is “SR-2/PD” (Suburban Residential Two/PIanned Development

Overlay District).

The proposed development will consist of 290 condominium units (ITE Land Use 230).

Site Accessibility
The proposed residential development will be accessed via a proposed full access on Burgundy
Hills Drive. A secondary access is to be provided to Oak Creek Drive; however, because of the

circuitous layout of the adjacent subdivision and the expected route of the secondary access, it is

not expected to generate a significant amount of cut-through traffic.

The intersection of KY-18 and Burgundy Hills Drive/Taylor Drive is signalized. A designated left-
turn lane and right-turn lane are provided on both the eastbound and westbound approaches, with

two through lanes for each direction. On the northbound and southbound approaches to the

intersection, a right-turn lane is provided along with a combination left-turn/through lane.

Bayer Becker
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The intersection of Burgundy Hills Drive and Patrick Drive is located approximately 130 feet south
of the KY-18/Burgundy Hills Drive/Taylor Drive intersection. The Burgundy Hills Drive/Patrick Drive

intersection is configured such that Burgundy Hills Drive is a continuous through movement and

bt

Patrick Drive is stop controlled. Currently, there are no turn lanes at the intersection.

, To determine AM and PM peak hour traffic volumes for the existing key intersections, Bayer
Becker performed turmning movement counts at the KY-18/Burgundy Hills Drive/Taylor Drive
intersection and at the Burgundy Hills Drive/Patrick Drive intersection. The counts were performed
on Wednesday, December 14, 2005, from 7:00 AM to 9:00 AM and from 4:00 PM to 6:00 PM. The

count data between intersections was balanced to provide continuity between intersections.

Complete traffic count data is provided in Appendix B. The existing 2006 AM and PM peak hour

volumes are presented in Figure 2.
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Traffic Impact Study
Paragon Mills — Burgundy Hills Drive
Boone County, Kentucky

Projected Traffic

Site Traffic
The proposed development will consist of 290 condominium units (ITE Land Use 230). The
procedures outlined in the ITE Trip Generation Manual, 7" Edition and the ITE Trip Generation

Handbook (March 2001) were used to estimate trip generation (see Appendix C).

Site trips generated by the proposed development are presented in Table 1.

Table 1

Trip Generation

B ITE AM Peak Hour PM Peak Hour
Land Use Code Size Unit Enter | Exit | Total | Enter | Exit | Total |
Residential Condominium/
Townhouse 230 290 D.U. 21 100 121 96 48 144

_Trips generated by the proposed development were distributed based on existing travel patterns
observed during the turning movement counts performed by Bayer Becker. Based on these
conditions, approximately 30% of traffic is assumed to travel westbound on KY-18, approximately

64% is assumed to travel eastbound on KY-18, and approximately 6% is expected to travel

northbound on Taylor Drive.

The site traffic assignment, based upon the previously discussed generation and distribution, is

presented in Figure 3.

Background Traffic
To assess the impact of the total site traffic on the adjacent roadway network, the full build-out year

of 2014 was evaluated. A growth rate of 2.7% compounded annually, per the 2005 Boone County
Comprehensive Plan, was used to project existing through volumes along KY-18 to future 2014
background traffic volumes. In addition to the growth rate, trip generation for the addition of 305
apartment units (future development of the Burgundy Hills Apartments) was estimated using ITE
Trip Generation Manual and Trip Generation Handbook (see Appendix C). The 2014 background

traffic volumes for the key intersections are presented in Figure 4.

Bder Becker
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Total Traffic ,
The 2014 background traffic volumes and site-generated traffic volumes were combined to

determine the 2014 total traffic volumes at study area intersections for full build-out conditions.

The 2014 total traffic volumes are presented in Figure 5.

10
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Figure 4

Paragon Mills
2014 Background Traffic Volumes
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Traffic Impact Study
Paragon Mills — Burgundy Hills Drive
Boone County, Kentucky

Traffic Analysis

Site Access

The proposed residential development will be accessed via a proposed full access on Burgundy
Hills Drive. A secondary access is to be provided to Oak Creek Drive; however, because of the
circuitous layout of the adjacent subdivision and the expected route of the secondary access, it is

not expected to generate a significant amount of cut-through traffic.

Capacity and Level of Service Analysis

Level of service (LOS), as defined in the Highway Capacity Manual 2000 (HCM) is a function of
average delay encountered by the motorist. It is the standard used to evaluate traffic flow and
delay on a segment of roadway. LOS takes into account such factors as speed, traffic volumes
and geometric features. Typically, the minimum acceptable overall level of service for signalized

intersections in urban areas is “D.” Where unsignalized driveway levels of service are calculated

_below “D,” signalization or other improvements should be considered.

The criteria used by HCM are provided in Tables 2 and 3.

Table 2

Level of Service Criteria for Signalized Intersections

Level of Delay Range Expected Delay

Service (sec/veh)

A <10 Extremely Favorable Progression.
B >10and <20 Good Progression.

C >20 and < 35 Fair progression.

D >35 and < 55 Unfavorable progression.
E >55 and < 80 Poor progression

F s> 80 Excessive traffic delay.
Table 3

Level of Service Criteria for Unsignalized Intersections

Level of Delay Range Expected Delay

Service (sec/veh)

A <10 Little or no delay.

B >10and < 15 Short traffic delay.

C >15 and < 25 Average traffic delay.

D >25 and < 35 Long traffic delay.

E >35 and < 50 Very long traffic delay

F > 50 Excessive traffic delay

Bayer Becker 14
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The 2006 existing conditions and 2014 horizon year (both background and total conditions) levels
of service were determined using Synchro 6 software. Intersection LOS for the AM and PM peak
hour conditions are provided in Table 4. Complete LOS calculations for AM and PM peak hour

volumes are provided in Appendix E.

i
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Table 4
Levels of Service
B AM Peak Hour PM Peak Hour
2006 2014 2006 2014
Existing Background 2014 Total Existing Background 2014 Total
LOS LOS LOS LOS LOS LOS

KY-18 and Burgundy Hills Drive/TaylorDrive - Signalized™ | N N
L C D D D D D

EB T B C C C D D
R A B A A A A
Approach B C C C C C
L C D D F F F
T B B B C D D

w8 R A A A A B - B
Approach B B B E F F
LT C C C D D D

NB R B A A A B B
Approach C B C C D D
LT C C C C C C

SB R B B B B B B
Approach C C C - C C C

Overall B C C D E F

Burgundy Hills:Drive and Patrick Drive - Unsignalized ==~ , T

EB LTR A B B C D D
Approach A B B C D D

WB LTR A B B C F F
Approach A B B C F F

NB LTR - - - A A

SB LTR A A A A A A

EB = Eastbound L = Left-Turn Movement

WB = Westbound T = Through Movement

NB = Northbound R = Right-Turn Movement

SB = Southbound LT = Left-Turn/Through Movement

LTR = Left-Turn/Through/Right-Turn Movement

Table 4 shows that the addition of the proposed site traffic to the 2014 background traffic utilizing
existing geometry and timing, does not significantly lower the LOS for the key intersections. An
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overall LOS of “C” is maintained for the AM peak hour. The LOS for the PM peak hour changes
from “E” to “F’ at the KY-18/Burgundy Hills Drive/Taylor Drive intersection. The average

intersection delay expected during the PM peak hour increases by approximately 20 seconds (from

69.8 seconds to 89.8 seconds).

The LOS for the Burgundy Hills Drive/Patrick Drive intersection, utilizing existing geometry,
remains unchanged from 2014 background conditions to 2014 total conditions. The LOS during
the AM peak hour ranges from “A” to “B,” and during the PM peak hour, from “A” to “F." The

£ average intersection delay expected during the PM peak hour increases by ‘approximately 19.8

seconds (from 14.3 seconds to 34.1 seconds).

The key intersections were also analyzed including various improvements during the PM peak hour

@ only (worst case scenario), as follows:
i : Improvement 1 — Construction of recommended turn lanes at the KY-18/Burgundy Hills

,; ‘[ [ ]
Drive/Taylor Drive intersection, optimization of signal timing, and reconfiguration of
Burgundy Hills Drive and Patrick Drive as a right-in/right-out only driveway.

Improvement 2 — Optimization of signal timing and reconfiguration of Burgundy Hills Drive

and Patrick Drive as a right-in/ right-out only driveway.
Improvement 3 — Optirnization of signal timing and reconfiguration of northbound and

southbound approach of the KY-18/Burgundy Hills Drive/Taylor Drive intersection.

R R T e il i
SR TR m i
*

Intersection LOS for the PM peak hour conditions with the various improvement scenarios are

; ‘; -‘,v:':;k :< ; e 67 e Yl

provided in Table 5.
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Paragon Mills — Burgundy Hills Drive
Boone County, Kentucky

RO BT

Table 5 ) ‘
Levels of Service — With Various Improvement Scenarios
M PM Peak Hour
‘ Improvement 1 Improvement 2 Improvement 3
2014 : 2014
Baokaround | 2014 Toal | g (0% 4| 2014 Total Baci‘;:gun 4 | 2014 Total
LOS . LOS LOS LOS LOS LOS
KY-18 and Burgundy Hills DriVe/Taylor Drive <:Signalized: ~ ~ ;i & o 0 07 oL
L D D D D D D
EB T D D D D D D
R A A A B A B
Approach C D C D C D
L E E E E E E
T B B B C B C
w8 R A A A A A A
Approach C C C C C C
L D D D D D D
T/TR D D B B B 8
NB R B A - - - -
Approach C C C C C C
L C C C C C C
T/TR D D C C C C
SB R B B - - - -
Approach C C C C C C
Overall C C C C C C
Burgundy. Hills Drive and Patrick Drive — Unsignalized o L ‘
L - - - - D E
EB R/TR B B B B C D
Approach - B B B B C D
L - - - - E F
wB R/TR B B B B C C
Approach B B B B D F
NB L - - - - A A
SB L - - - - A A

Table 5 shows that with various improvements to the intersections, the LOS does not significantly
change from 2014 background conditions to 2014 total conditions. An overall LOS of “C" is
maintained for the PM peak hour at the KY-18/Burgundy Hills Drive/Taylor Drive intersection. The
LOS during the PM peak hour at the Burgundy Hills Drive/Patrick Drive intersection remains a “B”
for improvement scenario 1 and improvement scenario 2 and varies from “A” to “E” to “A” to “F" for
improvement scenario 3. While improvement scenario 1 results in the least overall delay; it is not
feasible due to the amount of widening necessary and the lack of available ground. improvement

scenario 2 is feasible and will only increase delay by 0.6 seconds over scenario 1.
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Boone County, Kentucky

A comparison of Tables 4 and 5 shows that the various improvement scenarios improve the LOS

and decrease the intersection delay for both 2014 background and 2014 total conditions.

Critical Lane Analysis

The need for right-turn lanes at the intersection of KY-18 and Burgundy Hills Drive/Taylor Drive
and at the intersection of Burgundy Hills Drive and Patrick Drive was checked using the “Traffic
Volume Guidelines for Addition of Right Turn Lanes at Intersections” figure from NCHRP' Report
279: Intersection Channelization Design Guide. The need for left-turn lanes was checked using

information from the Kentucky Transportation Cabinet Highway Design Manual.

Based upon analysis, provided in Appendix D, the following turn lanes are warranted for 2006
existing conditions at the intersection of KY-18 and Burgundy Hills Drive/Taylor Drive:
* Northbound left-turn lane on Burgundy Hills Drive.

 Southbound left-turn lane on Taylor Drive.

The current layout of the intersection includes right-turn lanes and left-turn lanes on KY-18 and

right-turn lanes on Burgundy Hills Drive and Taylor Drive. A combination left-turn lane/through
lane on the northbound and southbound approaches is currently present. Approximately 250 feet
(including diverging taper) of storage is provided for both the right-turn lane and the left-turn lane
on the eastbound approach and approximately 300 feet (including diverging taper) of storage is
provided for both the right-turn lane and the left-turn lane on the westbound approach. The
northbound and southbound right-turn lanes extend from the adjacent intersection to the north or
south of the KY-18/Burgundy Hills Drive/Taylor Drive intersection. Therefore, approximately 100
feet of storage is provided for the northbound right-turn lane and approximately 55 feet of storage

is provided for the southbound right-turn lane.

At the Burgundy Hills Drive/Patrick Drive ihtersection, the following turn lanes are warranted for
2006 existing conditions: |

 Northbound right-turn lane on Burgundy Hills Drive.

* Southbound left-turn lane on Burgundy Hills Drive.

*  Westbound left-turn lane on Patrick Drive.

Currently, no turn lanes are provided at the intersection.

Bayer Becker 18
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The results of the turn lane warrants do not change for 2014 background conditions or for 2014

total conditions.

Based upon intersection capacity and turn lane analysis, the following turn lane storage lengths are
recommended for 2006 existing conditions and/or 2014 background conditions at the KY-
18/Burgundy Hills Drive/Taylor Drive intersection:
e 400 feet (not including diverging taper) westbound left-turn lane on KY-18 (currently, there
is an existing 300 feet (including diverging taper) westbound left-turn lane).
« 250 feet (not including diverging taper) northbound left-turn lane on Burgundy Hills Drive.

« 100 feet (not including diverging taper) southbound left-turn lane on Taylor Drive.

Based upon turn lane analysis, turn lanes are warranted at the Burgundy Hills Drive/Patrick Drive
intersection for 2006 existing conditions. However, based upon intersection capacity analysis (the
addition of turn lanes do not improve the LOS of the intersection) and existing layout of the

_intersection and its surroundings, turn lanes at the Burgundy Hills Drive/Patrick Drive intersection

are not recommended.

For 2014 total conditions, the previously recommended storage lengths still apply for turn lanes at
both the KY-18/Burgundy Hills Drive/Taylor Drive intersection and the Burgundy Hills Drive/Patrick
Drive intersection: however, the westbound left-turn lane on KY-18 at Burgundy Hills Drive should

be extended by 50 feet for a total storage length of 450 feet (not including diverging taper).

Traffic Safety

The 2005 Boone County Comprehensive Plan, adopted by the Boone County Planning
Commission on October 19, 2005, identified the intersection of KY-18 and Burgundy Hills
Drive/Taylor Drive as a problem intersection. =~ Recommendations of “lane configuration

improvements” were made to address the issues of the intersection, however, the status of

improvements is “unscheduled.”

Currently, the KY-18/Burgundy Hills Drive/Taylor Drive intersection is signalized with a designated
left-turn lane and right-turn lane provided on both the eastbound and westbound approaches of
KY-18. Two through lanes for each direction are also provided on KY-18. On the northbound and
southbound approaches to the intersection (Burgundy Hills Drive and Taylor Drive), a right-turn

lane is provided along with a combination left-turn/through lane for each direction. The intersection
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is aligned such that the combination left-turn/through lanes for the northbound and southbound
approaches are lined up opposite one another. This geometry may cause confusion with
oncoming trafﬁc aligned with oncoming traffic; however, the northbound and southbound
approaches are each protected signalized movements and therefore, northbound traffic should not

enter the intersection while southbound traffic is in the intersection.

The intersection of Burgundy Hills Drive and Patrick Drive is located approximately 130 feet south
of the KY-18/Burgundy Hills Drive/Taylor Drive intersection. According to the intersection capacity
analysis, the PM peak hour 95" percentile queue length for the northbound left-turning and through
movements on Burgundy Hills Drive at KY-18 is 285 feet for 2014 background conditions and 324
feet for 2014 total conditions. Standard engineering practice is to locate full movement drives such
that adequate queuing length can be provided at the adjacent intersections. By restricting the
movements at Patrick Drive to right-in/right-out only, adequate queue length can be obtained.
Inadequate spacing has been provided between the KY-18/ Burgundy Hills Drive/Taylor Drive

intersection and the Burgundy Hills Drive/Patrick Drive intersection.
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Improvement Analysis and Findings

Need for Improvements to Accommodate Base Traffic
The following conclusions, relevant to existing and background traffic, were reached during this
study:

1. Currently, left-turn lanes and right-turn lanes are provided on KY-18; however, combination
left-turn/through lanes on the northbound and southbound approach to the intersection are
provided along with right-turn lanes for each direction. '

2. The westbound left-turn lane at the KY-18/Burgundy Hills Drive/Taylor Drive intersection
needs to be extended to accommodate additional storage length.

3. A northbound left-turn lane at the KY-18/Burgundy Hills Drive/Taylor Drive intersection is
warranted for 2006 existing conditions.

4. A southbound left-turn lane at the KY-18/Burgundy Hills Drive/Taylor Drive intersection is
warranted for 2006 existing conditions.

5. The PM peak hour 95™ percentile queue length for the northbound left-turning and through
movements on Burgundy Hills Drive at KY-18 is 200 feet for 2006 existing conditions and
285 feet for 2014 background conditions.

6. Currently, the Burgundy Hills Drive/Patrick Drive intersection is located approximately 130
feet south of the KY-18/Burgundy Hills Drive/Taylor Drive intersection. In order to provide
adequate queue length for the northbound left-turn movement at KY-18, Patrick Drive
should be restricted to right-in/right-out only movements. No turn lanes are provided at the
Burgundy Hills Drive/Patrick Drive intersection.

7. A right-turn lane on the northbound approach and a left-turn lane on the southbound and
westbound approaches at the intersection of Burgundy Hills Drive and Patrick Drive are
warranted for 2006 existing conditions.

8. Recommendations of “lane configuration improvements” to the KY-18/Burgundy Hills Drive/
Taylor Drive intersection were made in the 2005 Boone County Comprehensive Plan to
address issues of the north-south intersection alignment. Currently, the northbound
combination left-turn/through lane is located opposite the southbound combination left-turn/
through lane. However, the signal is timed such that the northbound and southbound

movements are separate protected phases.
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Need for Additional Improvements to Accommodate Site Traffic

The following conclusions, relevant to Paragon Mills site traffic, were reached during this study:
1. The proposed development is expected to generate 21 entering and 100 exiting new trips
during the weekday AM peak hour; and 96 entering and 48 exiting new trips during the

weekday PM peak hour.
2. Based on our analysis, projected traffic at the KY-18/Burgundy Hills Drive/Taylor Drive.

intersection warrants an extension of the westbound left-turn lane on KY-18.

o Bl L,
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Recommendations and Conclusions

Improvements to Accommodate Base Traffic

Based on the analyses contain herein, the following recommendations are made to address

existing and background traffic issues:

1.

Storage length calculations indicate that 400 feet of storage is needed for the westbound
left-turn lane on KY-18 at Burgundy Hills Drive. In order to obtain the 400 feet of storage,
the existing left-turn lane would need to be extended by 100 feet. Currently, there is
approximately 250 feet available to construct the additional 100 feet of storage and the 180
feet diverging taper between the existing westbound left-turn at Burgundy Hills Drive and
the existing eastbound left-turn lane at Limaburg Road. Due to the existing intersection
spacing, the westbound storage length can only be extended to 370 feet.

Widen and restripe the northbound approach to the KY-18/Burgundy Hills Drive/Taylor
Drive intersection, such that the existing combination left-turn/through lane becomes a
separate left-turn lane, and the existing rightturn lane becomes the combination
through/right-turn lane. Provide 250 feet of storage (not including diverging taper) for the
left-turn lane.

Widen and restripe the southbound approach to the KY-18/Burgundy Hills Drive/Taylor
Drive intersection to provide a separate left-turn lane and combination through/right-turn
lane. Provide 100 feet of storage (not including diverging taper) for the left-turn lane.

The improved KY-18/Burgundy Hills Drive/Taylor Drive intersection should be aligned
properly to avoid conflict points.

Reconstruct the intersection of Burgundy Hills Drive and Patrick Drive such that the two

legs of Patrick Drive are right-in/right-out only drives off of Burgundy Hills Drive.

Additional Inprovements to Accommodate Site Traffic

Based on the analyses contain herein, the following Paragon Mills site-specific recommendations

are made:

1.

Storage length calculations indicate that 450 feet of storage is needed for the westbound
left-turn lane on KY-18 at Burgundy Hills Drive. However, as previously stated, the

westbound storage length can only be extended to 370 feet, due to the existing intersection

spacing.
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BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
COURTROOM 3A
February 1, 2006
7:30 P.M.

PUBLIC HEARING

Commission Members Present: Mrs. Arnett, Mr. Barlow, Mr. Breetz, Mr. Bunger, Mr.
Caddell — Chairman, Mr. Carmichael, Mrs. Kegley, Mr. Knock — Temporary Presiding
Officer, Mr. McMillian, Mr. Poe, Mrs. Poston - Vice Chairperson, Mr. Reynolds, Mr.
Rolfsen and Mr. Schwenke.

Staff Members Present: Mr. Kevin Costello, AICP, Executive Director; Ms. Jan
Hancock, Secretary; and Mr. Kevin Wall, AICP, CDT - Director, Zoning Services.

Legal Counsel Present: Mr. Dale Wilson

Mr. Armnold Caddell, Chairman, called the meetmg to order at 7:50 PM and introduced the
first item on the Agenda:

Applicant:  Towne Development Group Ltd. for
Emmitt C. Pennington, Jr., Linda G. Pennington, James R.
Perry and Patricia Berry (owners)

Request: Zoning Map Amendment

The request of Towne Development Group Ltd. (applicant) for Emmitt C.
Pennington, Jr., Linda G. Pennington, James R. Perry and Patricia Perry
(owners) for a Zoning Map Amendment from Suburban Residential One
(SR-1) and Suburban Residential Two (SR-2) to Suburban Residential
Two/Planned Development (SR-2/PD) for an approximate 40.65 acre site
located at the southern terminus of Burgundy Hill Drive, including the
property addressed as 1787 Burlington Pike, east of the Willow Bend
Subdivision, north of Perry Lane and west of Oakbrook Road and
Gunpowder Creek, Boone County, Kentucky. The request is for a Zoning
Map Amendment to allow condominiums.

Staff Member Kevin Wall presented the Staff Report which included a Power
Point presentation (see Staff Report).
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Following an explanation of the Public Hearing process, the Chairman asked for
the applicant’s presentation.

Mr. Brad Austing with Towne Properties, 1055 St. Paul Place, Cincinnati,
introduced Mr. Gil Whitacre with Bayer & Becker Engineers, Mr. Fritz
Kruetzkamp with Fischer Homes, and traffic engineer Ms. Etta Reed. Mr.
Austing stated that Towne Properties has been in the business of building,
constructing and managing residential properties for forty-five years. Fischer
Homes will be the sole premium builder on the site and Towne Properties will
manage the property during and after construction. He stated that they want to be
sensitive to the transition areas against the existing single-family homes. They
have tried to have a 150-foot separation between the houses, which also helps to
preserve the trees. They tried to put all of the buildings on one side of the road.
Very few of the buildings face the single-family area and when they do, they are a
couple of hundred feet away. The PD zone allows them to be sensitive to that
area. He reviewed the exhibit and noted the orientation of the buildings in
relation to the existing homes. He stated that they want to be sensitive with
distance, vegetation, and differences in elevation to help buffer the properties.
The PD allows them to preserve some of the natural features including the large
trees. He indicated on the exhibit the location of the single-family homes in
relation to the creek and noted the large buffer area along the creek to preserve the
natural area. He stated that this is a 40-acre site and 22 acres are open space. He
stated that condominiums generally attract empty nesters. He stated that there is a
sense of arrival with the monumental entrance. There is not a long length of street
between the intersections and there are stop signs, so there is not a lot of speeding,
which encourages pedestrian traffic. There are interconnecting sidewalks
throughout the site. He noted the location of the future bike path that will connect
to the Boone County hiker/biker trail along Gunpowder Creek. They will donate
the necessary easement to Boone County. He stated that emergency vehicles will
be able to access throughout the site. They have an elaborate clubhouse, fitness
facility and pool. He stated that the request generally complies with the
Comprehensive Plan. There will be commercial uses transitioning to attached
housing densities and then single-families with buffering. He stated that this is an
infill project that is in agreement with the Land Use Element and the intent of the
Comprehensive Plan. He stated that a five-foot sidewalk is reasonable and they
are willing to comply. Staff recommended a double sidewalk on Garcia Drive
and they are willing to comply. In regard to the street extension, he stated that
they do not want to encourage people to go on the McNab property, but will
comply with extending the right-of-way so that in the future they would be able to
make the connection. They currently have a privacy separation between their
property and the McNab residence and they want to keep a buffer area there for
the benefit of both property owners. He stated that a left hand turn lane is
reasonable and they will pay their proportional share based on impact.

Mr. Fritz Kruetzkamp with Fischer Homes stated that they have Gallery and Villa
IT buildings similar to what they are building in Tara at Plantation Pointe off U.S.
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42. He stated that it is an empty-nester young professional type of community:.
There will be primarily one and two-person families. He stated that they have
51.4% one-person homes and 42.5% two-person homes. He stated that 52% of
the homebuyers in a community like this are age 45+ and 18.5% are young
professionals ages 25 — 29. He stated that 45% of the homebuyers are move-
down buyers who have owned single-family homes. Typically, 49% - 50% of the
buyers earn $65,000 per year or more. He stated that the Gallery building is 14
units (three stories of stacked condominiums). Each unit has its own entry. At
street level, it is a two-story building and there are four units behind in the taller
elevation. The buildings are brick and siding and tend to follow a theme in regard
to color. Prices range from $95,000 to $150,000. Villa IT homes are eight units
per building. The exterior is a mix of brick and siding. Each home has an
individual entry and its own garage. They are stacked condos with finished lower
level walkouts. He stated that they will have a theme from the street signs and
entry monument to the colors and interior decoration of the clubhouse. In the
packet is a typical Landscaping Plan. They try to have four trees in the front of
the buildings. They pay attention to high profile rears of buildings and may add
additional landscaping, brick or architectural features. He stated that he does not
know that they have a plan for a tree every 40 or 50 feet along the boulevard, but
they will have landscaping or planted berms to hide dumpsters and utility boxes
and spruce up the drive. He stated that Staff was also concerned about the
signage. He stated that the signage is important to making this a successful
community. He stated that people need more direction to a private residential
property than to a Burger King. The signage is a part of creating the community.
They like to have a welcome sign and a sign to thank people for visiting.

Mr. Gil Whitacre, Bayer & Becker Engineers, stated that they are willing to look
at Staff’s concerns regarding the buffering and signage. He stated that this is a
unique site. It is an infill site surrounded by development. All of the
infrastructure and utilities are in place. There is adequate sanitary sewer capacity.
There are two sewer lines running through the site. The Sanitation District has
indicated that there is capacity in the lines to serve this development. Water and
the public street will be extended. There will be a connection between Burgundy
Hill Drive and the Shaker Run development to provide a loop system. He stated
that the site is at the bottom of the watershed area and most of the water from the
adjoining subdivisions runs through this site to get to Gunpowder Creek. They
will provide stormwater detention per the requirements. They have identified
possible areas on the plan for stormwater detention and they hope to take
advantage of the natural drainage course. He indicated the location of the
proposed detention basin. He stated that the grading shown is conceptual. He
indicated the ridge and stated that the site falls from west to east. They will have
to make some cuts on the upper side and do some filling around the bottom. They
will do the least amount of grading possible. He indicated the fill area. He stated
that most of the treeline is along the creek area. He indicated where there will be
a berm to prevent headlights from shining onto the adjoining property. They will
take advantage of the flexibility that the PD allows and have a slightly narrower
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street section in two areas, which will reduce speeds. They will do this on two of
the shorter side street stubs. There will be no on-street parking on those streets
and off-street parking will be provided. If the County Engineer requires the
streets to be 24-feet wide, they will comply. He stated that the request is
generally consistent with the Goals and Objectives and the Land Use Plan
Element of the Comprehensive Plan. In their packet is a written narrative listing a
number of the Goals and Objectives and how the request conforms to them. He
offered to answer any questions.

Ms. Etta Reed, Bayer & Becker Engineers, stated that they prepared the Traffic
Impact Study for the development. She stated that they obtained the signal timing
from the Transportation Cabinet, but due to Staff’s concern, they will go back to
the Transportation Cabinet to make sure the information they have is correct.
They will provide the information to the Committee. She offered to answer any
questions regarding the Traffic Study.

Chairman Caddell stated that he is satisfied that most of the traffic will travel
towards Florence and back. He noted that Mr. Wall stated in the Staff Report that
they cannot build a left turn storage lane long enough to cover this many units.
He stated that he travels Burlington Pike several times a day and the left turn
signal currently lets 3 or 4 cars through. He questioned what percentage of people
will turn left at the traffic light as compared to turning left onto Oakbrook Road
and cutting up through the service road or cutting onto the next exit to the west,
which would be Kroger’s main entrance, or what number of vehicles would turn
in at the Burger King and go via the service road to Burgundy Hill. Ms. Reed
responded that they anticipate all of the traffic for this development to utilize the
Burgundy Hill intersection, which is signalized. Most people will go to the
signalized intersection because of safety considerations. Chairman Caddell stated
that the concern is moving traffic east/west on the main corridor of Burlington
Pike. He stated that the signalization and left turn lane is probably the minimum
possible. They will need all of the left turn storage lane time that they can get,
especially in the A.M. and P.M peak times. Ms. Reed responded that the
Transportation Cabinet’s interest is to keep the traffic moving on KY 18. She
stated that they need 400 feet and they can provide about 370 feet of left turn
storage lane. One of their recommendations was to improve the timing at the
intersection, which they can address with the Transportation Cabinet. She
believes timing changes can be done to Burgundy Hill Drive and Taylor Drive.
Chairman Caddell stated that he is concerned that people will get in the high-
speed lane and make a U-turn. He believes that a police offer will be able to write
100 tickets a day at this intersection. Ms. Reed responded that they will look at it
and discuss it at the Committee Meeting.

Chairman Caddell asked if there was anyone else present who wished to speak in
favor of the request. There being no response, he asked if there was anyone
present who wished to speak in opposition.
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Mr. Don Berg, 1708 Deer Run Drive, stated that getting out on Camp Ernst Road
now is horrendous. They only have one access in and out of their development
and there is no emergency access. He stated that there is not much of a tree line
in between the properties now. The average time for a tree to grow and be able to
buffer noise and wind is three years and they cannot plant enough shrubs to help
with the noise factor. He is concerned about the impact while the development is

going on.

Mr. Larry Smith, 1742 Perry Lane, stated that they will get all of the street noise
and they will hear all of the construction going on. He works at night and sleeps:
during the day. He is concerned that his property will be devalued.

Mr. Stan Gregory, 1916 Deer Run Drive, stated that there is a road in front of
their house and now there will be a road behind them. He questioned the effect
on his property value.

Mr. Steve Hudgman, 6487 Southgate Place, is concerned that his property value
will go down. He is also concerned about the noise. He asked if taxes will go up.

The Chairman asked if there was anyone else who wished to speak in opposition.
There being no response, he asked if there were any comments or questions from
the Commissioners.

Mr. Knock asked if the ingress/egress is one-way or two-way. Mr. Wall
responded that it is a two-way street. Mr. Knock asked if when they talk about
one- and two-person families they are talking about one- and two-bedroom units.
Mr. Kruetzkamp responded that it is one- and two-person families and he believes
all of the units have two or more bedrooms.

Mr. Knock asked if the amenities are similar to Tara. Mr. Wall responded that the
basic concept of the pool and clubhouse facilities is comparable. This
development has more open space and he does not believe that it will feel as
compact as Tara. The creek valley does not seem like it is part of Tara and it
probably would in this development.

Mr. Knock questioned restrictions on the number of automobiles an owner can
have and he asked if they can park pickup trucks there. Mr. Austing responded
that they typically have restrictions on the amount and type of vehicles that can be
parked there. They do not allow campers or boats to be parked there.

Mr. Costello asked, considering the problem they have with extending the turn
lane, if they have looked at negotiating with Drees and putting a bridge over the
creek and using Oakbrook Road for access and signage instead of building this
road network and advertising off-premise. Mr. Austing responded that they
contacted Drees and they had no interest in transferring land for a connection.
Mr. Costello stated that at one time they were interested in donating the land to
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the county. He stated that the existing road network is in good shape and
Oakbrook Road could be the primary entrance to this development to take some
of the burden off of the road network that serves the commercial area and the
apartments. He suggested they reexamine this opportunity. Mr. Austing stated
that they contacted the Drees Company. Mr. Costello asked if they contacted the
county. He stated that the Planning Commission required Shaker Run to cross the
creek. He questioned if the possibility has been thoroughly explored. Chairman
Caddell stated that the applicant may want to ask someone from the county to
intercede in regard to the possibility of the Oakbrook connection, and they may
want to address this prior to the Committee Meeting,

Mr. Knock asked if they require the rental agreement to be for a year or more if an

owner wants to rent his unit so that they do not have transient people. Mr.

Austing responded that it does not tend to be a problem and he does not know that
- they can make that restriction.

There being no further comments, the Chairman stated that the Committee Meeting for
this item will be on February 22, 2006 at 5:00 PM in this room. This item will be on the
Agenda for the Business Meeting on March 1, 2006 at 7:00 PM.

The Chairman closed this Pﬁblic Hearing at 8:54 PM.

APPROVED:

Conid iy

Arnold Caddell, Chairman

Attest:

s o

Jan Hancock, Recording Secretary
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Mrs. Susan Poston, Vice Chairperson, called the meeting to order at 7:06 PM.

COMMISSION MEMBERS PRESENT:

Mrs. Judy Arnett

Mr. Greg Breetz

Mr. Kim Bunger -

Mrs. Janet Kegley

Mr. Richard Knock, Temporary Presiding Officer
Mr. Don McMillian

Mr. Randy Poe

Mrs. Susan Poston, Vice Chairwoman
Mr. Charlie Reynolds

Mr. Charlie Rolfsen

Mr. Bob Schwenke

Mrs. Lisa Wilson, Secretary/Treasurer

COMMISSION MEMBERS NOT PRESENT:

Mr. Randy Barlow
Mr. Arnold Caddell, Chairman
Mr. Jim Carmichael

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

Mr. Kevin Costello, AICP, Executive Director

Ms. Patty Bachman, Planner

Ms. Jan Hancock, Secretary

Mr. Mitch Light, Assistant Zoning Administrator/ZEO
Mr. Todd Morgan, AICP, Planner

Mr. Kevin Wall, AICP, CDT - Director, Zonirg Services
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County, Kentucky; the second site is located along the north and west sides of
Ridgedale Drive, and east of the property at 826 Ridgedale Drive, Boone
County, Kentucky. The request is for a Zoning Map Amendment to allow
hotels and other commercial uses.

Mrs. Poston stated that Agenda Item #2 is recommended for deferral to the April 5,
2006 Business Meeting at 7:00 PM. The Committee meeting will be on March 29,
2006 at 5:00 PM in this room. Mrs. Wilson so moved. Mr. McMillian seconded
the motion and it carried unanimously.

3. Zoning Map Amendment

The request of Towne Development Group Ltd. (applicant) for Emmitt C.
Pennington, Jr., Linda G. Pennington, James R. Perry and Patricia Perry
(owners) for a Zoning Map Amendment from Suburban Residential One (SR-
1) and Suburban Residential Two (SR-2) to Suburban Residential
Two/Planned Development (SR-2/PD) for an approximate 40.65 acre site
located at the southern terminus of Burgundy Hill Drive, including the
property addressed as 1787 Burlington Pike, east of the Willow Bend
Subdivision, north of Perry Lane and west of Oakbrook Road and Gunpowder
Creek, Boone County, Kentucky. The request is for a Zoning Map
Amendment to allow condominiums. -

Staff Member Kevin Wall presented the Committee Report which recommended
approval of the request based on the Findings of Fact, but subject to conditions (see
Committee Report). The applicant has signed the letter agreeing to the conditions.

Mrs. Poston stated that the Agenda incorrectly lists her as the Committee
Chairperson. The Chairperson for this Committee was Mr. Breetz.

Mrs. Poston offered the applicant the opportunity to make a summary statement.
Mr. Brad Austing with Towne Properties stated that the process with the Staff,
Committee, and the Planning Commission has been professional and
comprehensive. He offered to answer any questions.

Mrs. Poston asked if there was anyone present who wished to make a summary
statement on behalf of the opposition. There was no response.

. Mr. Breetz moved to approve the request based on the Committee Report with
the conditions. Mr. Rolfsen seconded the motion.

Mrs. Poston questioned Condition #4. She asked who would determine the
percentage of traffic generated by the development and how that determination
would be made. Mr. Wall responded that the Transportation Cabinet does studies
when they do their warrant analysis and the study will show how much of the traffic
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is based on this use. Mr. Costello questioned what would initiate the turning lanes.
Mr. Wall responded that Staff could request that the Transportation Cabinet do it if
they were not already doing an analysis. Mrs. Poston questioned how this could be
flagged when the request goes to Fiscal Court. Mr. Wall responded that Staff will
present the Planning Commission’s recommendation to Fiscal Court and they will
fully explain the condition and how it would be implemented. He stated that it
could be that Fiscal Court will disagree with the condition and want the applicant to
do something different.

Mr. Poe asked if there will be a connection to Oakbrook Drive. Mr. Wall
responded “no” and explained that the County Engineer had an issue with the grade
and with having another bridge crossing in close proximity to the others. Mr. Poe
asked if Condition #4 was in regard to the comments made by Chairman Caddell at
the Public Hearing regarding stacking on KY 18. Mr. Wall responded that
Chairman Caddell’s comments were in regard to that stretch of KY 18 and that
when there are stacking problems people go to the other intersections and turn
where they should not turn and they make u-turns. He stated that the applicant’s
traffic engineer verified that when the KY 237/KY 18 urban interchange project
gets underway, the intersection by Burger King will be signalized.

There being no further discussion, Mrs. Poston asked for a vote on the motion made
by Mr. Breetz and it carried unanimously.

4. Technical Design Review - Miyoshi'
8714 Bankers Street

Staft Member Todd Morgan presented the Design Review request for Miyoshi,
which is located between Executive Springs Car Wash and Macaroni Grill on
Bankers Street in Florence. He stated that they made some honest errors during
construction. Some of the contractors thought there had been conversations with
the Planning Commission about changes in building materials, but they were never
approved. They are now asking for approval of the modifications that were made in
the field. On the west facade (facing the car wash) they constructed the middle
60% of the back wall with concrete block. The Committee recommended that
veneer be applied. He showed the Commissioners a sample of the existing brick
(no white specs) and the brick veneer (with white specs) proposed to be used on the
60% of the back wall that is currently concrete block. They constructed a ladder on
the west facade, which the Committee was agreeable to, but it must be painted to
match the color of the brick. On the north and east facades (see Page 11 of the
packet) they show horizontal steel pipe, which has been replaced with glazed brick
and the Committee did not have a problem with that change. The Committee
recommended approval of the request with the conditions that (1) brick veneer will
be placed on the section of the back wall that is constructed of concrete block and it
will match the sample; (2) the turquoise detail will not have to be carried through on
the veneer section; (3) the mortar used on the veneer will need to match the existing
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#3
ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT

TO: Boone County Planning Commission

FROM: Greg Breetz, Chairman

DATE: March 15, 2006

RE: Request of Towne Development Group Ltd. (applicant) for Emmitt C.

Pennington, Jr., Linda G. Pennington, James R. Perry and Patricia Perry
(owners) for a Zoning Map Amendment from Suburban Residential One
(SR-1) and Suburban Residential Two (SR-2) to Suburban Residential
Two/Planned Development (SR-2/PD) for an approximate 40.65 acre site
located at the southern terminus of Burgundy Hill Drive, including the
property addressed as 1787 Burlington Pike, east of the Willow Bend
Subdivision, north of Perry Lane and west of Oakbrook Road and
Gunpowder Creek, Boone County, Kentucky. The request is for a Zoning
Map Amendment to allow condominiums.

REMARKS:

We, the Committee, recommend approval of the above referenced request based on the
following findings of fact and with the following conditions.

FINDINGS OF FACT

1. The Committee has concluded that the proposed Zoning Map Amendment and
accompanying Concept Development Plan are in agreement with the
Comprehensive Plan due to the following reasons.

A. The Future Land Use Map designates the majority of the site for “High
Suburban Density Residential” (HSD) uses (single family or attached housing
including townhouses and condominiums up to eight units per acre), a
smaller portion of the southern part of the site for “Suburban Residential”
(SR) uses (single family housing up to four units per acre), and an incidental
portion of the northern part of the site for “Urban Density Residential” (UD)
uses (attached housing over eight units per acre). When considering that
the Map represents land use concepts, the Committee has concluded that
itis reasonable to construe the entire site as being designated for HSD uses.
The proposal is for townhouses and stacked condominiums with a density
of 7.2 units per acre based on the 40.2 acre figure stated on the plan.
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B.

The text of the Comprehensive Plan discusses this particular area. The
Land Use Element (“13. Burlington Area,” pp. 150 and 151) states “the
developing residential area south of KY 18, west of Oakbrook Drive and east
of Camp Ernst Road must include street connections that enable traffic
generated by the area to travel in all four directions. This should allow
Oakbrook traffic to proceed to KY 237 in the Rogers Lane area, and Shaker
Run traffic to access KY 18 without traveling Camp Ernst Road or Oakbrook
Road.” The Concept Development Plan includes a street connection route
that will connect the current dead end of Burgundy Hill Drive and the future
extension of Garcia Drive in Shaker Run, Phase 2 Subdivision. Due to no
other remaining opportunities, the Shaker Run-KY 18 connection must go
through the subject site and connect to Burgundy Hill Drive if it is to be
implemented. Such connections are also generally advocated by the Future
Land Use Development Guidelines (“Access Management,” pp. 141 and
142; "Transportation and Pedestrian Network,” pg. 142), Housing Element
("Geographic Housing Issues; Florence-Burlington Area, pg. 79),
Transportation Element (“Street Connections,” pg. 130), and the Goals and
Objectives (“Housing,” Objective 8; "Transportation,” 2" Goal, Objectives 2
and 3). ‘

The Housing Element provides substantial direction regarding the
appropriate placement and design of attached and/or higher density
residential developments. In particular, the Element states “multi-family
housing developments should have convenient access to commercial
districts or should provide their own supporting commercial uses” ("Housing
Types,” pg. 75) and “high density residential areas should be located
sufficiently near and with convenient access to major streets, highways, and
shopping and public facilities. A progression of densities of residential uses
from high (multi-family) to low (single family) shall be encouraged. Where
traditional progressions of high to low net density are not possible through
creative development design, an appropriate and attractive visual transition
should be achieved. This could include existing vegetation or new
landscaping and/or fencing. Existing vegetation (such as wooded fence
rows) should be retained as much as possible to provide buffer strips and
stormwater filters” (*Housing Densities,” pg. 76).

The site is situated as part of a progression from commercial uses along KY
18 and Patrick Drive, to apartment style residential units immediately to the
north and northwest, to single family dwellings to the south and west with
attached dwellings to the east across Oakbrook Road. The retail areas, KY
18, and the TANK park and ride lot are within walking distance of the site.
Additionally, the Concept Development Plan and agreed conditions include
ample building setbacks, buffer areas, and retention of existing vegetation
around the perimeter of the site, especially where these boundaries adjoin
single family residences.
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D. The Recreation Element (“County Wide Recommendations; Future Vision,”
pg. 87) recommends developing “a system of greenways, hike and bikeways
and linkages that connect the parks, schools, playgrounds, neighborhoods,
appropriate historic resources, and green spaces throughout the County.”
The Concept Development Plan includes a green space corridor along
Gunpowder Creek that the developer will dedicate to the County for open
space/recreation purposes. The intent is for this dedication to be included
as part of a larger greenway system along with other land acquisitions.

E. The Population Element outlines population projections based on the Ohio-
Kentucky-Indiana Regional Council of Government's (OKI) transportation
analysis zones. The population for the zone in question (822) is expected
to increase from 7,611 in the year 2000, to 9,437 in 2010, and to 12,788 in
2020 (pp. 24 and 25). In short, a notable increase in population for the zone
at large is forecasted.

F. The Committee has concluded that the proposal is in agreement with the
applicable Future Land Use Development Guidelines as described in the
Comprehensive Plan and the Goals and Objectives. Specific references to
the guidelines and Goals and Objectives are outlined in the staff report for
this request.

The Committee has concluded that the Concept Development Plan, coupled with
the agreed conditions, fulfill the applicable requirements of Article 15 "Planned
Development District" of the Boone County Zoning Requlations, including the
requirements of Section 1514 “Planned Development Standards.”

The Committee has concluded that the attached conditions are necessary to
achieve consistency with the specific goals, objectives, and policies of the 2005
Boone County Comprehensive Plan and the standards and policies of Article 15
"Planned Development District.” The Committee has also concluded that the
attached conditions are necessary to mitigate any foreseeable community impacts
that may be created by the development. The property owners have signed a letter
demonstrating agreement with these conditions.

CONDITIONS

1.

Sidewalks shall be provided on both sides of Garcia Drive, consistent with the street
section approved for Shaker Run, Phase 2 Subdivision. The sidewalks along the
main street route through the development (from the current terminus of Burgundy
Hill Drive to the intersection with Garcia Drive) shall be 5 feet in width.
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2. The local streets in the development shall have a 24 foot pavement width,
consistent with the Residential Condominium Street standards.

3. A dedicated right-of-way connection shall be provided from the end of the northern-
most east/west running street to the McNabb property to the east.

4, The developer shall pay a proportionate cost of the turn lane improvements
identified in the Traffic Impact Study for the west bound left turn lane on KY 18 onto
south bound Burgundy Hill Drive when the Kentucky Transportation Cabinet
determines that the appropriate warrants have been met. The proportionate costs
shall be based on the percentage of traffic generated by this development that will
use the turn lane during the PM peak hour.

5. Signage on the site shall be limited to the following signs:

A. The permanent, masonry entry monuments at each entrance into the
development that were submitted with the original signage package. The
size and height of these signs shall meet the requirements of Section 3410
of the Boone County Zoning Regulations.

B. One sign which states “welcome” on one side and “thank you for visiting” on
the other which is placed near the Burgundy Hill Drive entrance. This sign
shall be a maximum of 5 feet high and a maximum size of 9 square feet,
which is consistent with the design submitted with the original signage
package.

C. One sign which identifies the sales office. Consistent with the design
submitted with the original signage package, this sign shall be mounted on
a 6 foot high masonry column, and the sign board shall be limited to 10.4
square feet.

D. One 4 foot by 8 foot temporary sign along Burgundy Hill Drive and placed on
the subject site which shall be removed when construction in the
development is complete. An additional 4 foot by 8 foot temporary sign shall
be permitted on the clubhouse/community facility site and shall be removed
when the permanent clubhouse/community facility has been constructed.

E. The small-scaled model identification signs outlined in the original signage
package shall be permitted provided only one sign is used for each model
type, regardless of the overall number of available units for the specific
model type in question.

F. The street signs and regulatory traffic control signage in the original signage
package shall be permitted provided they are approved by the Public Works
Department.
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All temporary signs shall be maintained and kept free from visible deterioration. No
lighting shall be permitted for temporary signs. :

6. Lighting on the site shall be downcast and use cut-off shields to avoid glare onto
adjoining properties.

7’} The developer shall follow good construction practices and control dust during
construction through watering or other means. The developer shall keep dust and
mud from migrating off the subject site.

8. Perimeter buffering, street tree plantings, and additional internal plantings shall
follow the landscaping exhibit submitted at the 2/22/06 Zone Change Committee
meeting (attached). However, the buffer yard along the west property line from a
point parallel to the front of Building 4 to the southwest corner of the development
shall be enhanced to Buffer Yard C along this entire span. The buffer yards along
the common property lines with the Smith property at the end of Perry Lane shall
also be enhanced to Buffer Yard C. Healthy, existing trees that are retained may
be credited toward the buffer yards per the normal requirements of Article 37.
Landscaping not specifically addressed on the exhibit or in this condition shall follow
the normal requirements of Article 37.

9. The developer shall not lease or rent any units except as may be necessary for a
_temporary business office for the sale of on-site units. Additionally, there shall be
no parking or storage of recreational vehicles in the development.

10.  Dumpsters shall be located no closer to the property lines of the adjoining single
family residences than as indicated on the attached exhibit.

11. Thelocation of Building 23 shall be adjusted to increase the setback from the Smith
property by at least 10 feet.

12.  Construction access shall be from improved public roads only.

A copy of the Public Hearing minutes accompanies the findings and recommendatibn
serving as a summary of the evidence and testimony presented by the proponents and
opponents of this request. Attached is the signature page for the Zone Change Committee

Vote.
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BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
COURTROOM 3A
‘February 1, 2006
7:30 P.M.

PUBLIC HEARING

Commission Members Present: Mrs. Armnett, Mr. Barlow, Mr. Breetz, Mr. Bunger, Mr.
Caddell - Chairman, Mr. Carmichael, Mrs. Kegley, Mr. Knock ~ Temporary Presiding
Officer, Mr. McMillian, Mr. Poe, Mrs. Poston - Vice Chairperson, Mr. Reynolds, Mr.
Rolfsen and Mr. Schwenke.

Staff Members Present: Mr. Kevin Costello, AICP, Executive Director; Ms. Jan
Hancock, Secretary; and Mr. Kevin Wall, AICP, CDT - Director, Zoning Services.

Legal Counsel Present: Mr. Dale Wilson

Mr. Amold Caddell, Chai‘nnAan, called the meeting to order at 7:50 PM and introduced the
first item on the Agenda: :

Applicant:  Towne Development Group Ltd. for
Emmitt C. Pennington_, Jr., Linda G. Pennington, James R.
Perry and Patricia Berry (owners)

Request: Zoning Map Amendment

The request of Towne Development Group Ltd. (applicant) for Emmitt C.
Pennington, Jr., Linda G. Pennington, James R. Perry and Patricia Perry
(owners) for a Zoning Map Amendment from Suburban Residential One
(SR-1) and Suburban Residential Two (SR-2) to Suburban Residential
Two/Planned Development (SR-2/PD) for an approximate 40.65 acre site
located at the southern terminus of Burgundy Hill Drive, including the
property addressed as 1787 Burlington Pike, east of the Willow Bend
Subdivision, north of Perry Lane and west of Oakbrook Road and
Gunpowder Creek, Boone County, Kentucky. The request is for a Zoning
Map Amendment to allow condominiums.

Staff Member Kevin Wall presented the Staff Report which included a Power
Point presentation (see Staff Report). '
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Following an explanation of the Public Hearing process, the Chairman asked for
the applicant’s presentation.

Mr. Brad Austing with Towne Properties, 1055 St. Paul Place, Cincinnati,
introduced Mr. Gil Whitacre with Bayer & Becker Engineers, Mr. Fritz
Kruetzkamp with Fischer Homes, and traffic engineer Ms. Etta Reed. Mr.
Austing stated that Towne Properties has been in the business of building,
constructing and managing residential properties for forty-five years. Fischer
Homes will be the sole premium builder on the site and Towne Properties will
manage the property during and after construction. He stated that they want to be
sensitive to the transition areas against the existing single-family homes. They
have tried to have a 150-foot separation between the houses, which also helps to
preserve the trees. They tried to put all of the buildings on one side of the road.
Very few of the buildings face the single-family area and when they do, they are a
couple of hundred feet away. The PD zone allows them to be sensitive to that
area. He reviewed the exhibit and noted the orientation of the buildings in
relation to the existing homes. He stated that they want to be sensitive with
distance, vegetation, and differences in elevation to help buffer the properties.
The PD allows them to preserve some of the natural features including the large
trees. He indicated on the exhibit the location of the single-family homes in
relation to the creek and noted the large buffer area along the creek to preserve the
natural area. He stated that this is a 40-acre site and 22 acres are open space. He
stated that condominiums generally attract empty nesters. He stated that there is a
sense of arrival with the monumental entrance. There is not a long length of street
between the Intersections and there are stop signs, so there is not a lot of speeding,
which encourages pedestrian traffic. There are interconnecting sidewalks
throughout the site. He noted the location of the future bike path that will connect
to the Boone County hiker/biker trail along Gunpowder Creek. They will donate
the necessary easement to Boone County. He stated that emergency vehicles will
be able to access throughout the site. They have an elaborate clubhouse, fitness
facility and pool. He stated that the request generally complies with the
Comprehensive Plan. There will be commercial uses transitioning to attached
housing densities and then single-families with buffering. He stated that this is an
infill project that is in agreement with the Land Use Element and the intent of the
Comprehensive Plan. He stated that a five-foot sidewalk is reasonable and they
are willing to comply. Staff recommended a double sidewalk on Garcia Drive
and they are willing to comply. In regard to the street extension, he stated that
they do not want to encourage people to go on the McNab property, but will
comply with extending the right-of-way so that in the future they would be able to
make the connection. They currently have a privacy separation between their
property and the McNab residence and they want to keep a buffer area there for
the benefit of both property owners. He stated that a left hand turn lane is
reasonable and they will pay their proportional share based on impact.

Mr. Fritz Kruetzkamp with Fischer Homes stated that they have Gallery and Villa
I buildings similar to what they are building in Tara at Plantation Pointe off U.S.
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42. He stated that it is an empty-nester young professional type of community.
There will be primarily one and two-person families. He stated that they have
51.4% one-person homes and 42.5% two-person homes. He stated that 52% of
the homebuyers in a community like this are age 45+ and 18.5% are young
professionals ages 25 — 29. He stated that 45% of the homebuyers are move-
down buyers who have owned single-family homes. Typically, 49% - 50% of the
buyers earn $65,000 per year or more. He stated that the Gallery building is 14
units (three stories of stacked condominiums). Each unit has its own entry. At
street level, it is a two-story building and there are four units behind in the taller
elevation. The buildings are brick and siding and tend to follow a theme in regard
to color. Prices range from $95,000 to $150,000. Villa IT homes are eight units
per building. The exterior is a mix of brick and siding. Each home has an
individual entry and its own garage. They are stacked condos with finished lower
level walkouts. He stated that they will have a theme from the street signs and
entry monument to the colors and interior decoration of the clubhouse. In the
packet 1s a typical Landscaping Plan. They try to have four trees in the front of
the buildings. They pay attention to high profile rears of buildings and may add
additional landscaping, brick or architectural features. He stated that he does not
know that they have a plan for a tree every 40 or 50 feet along the boulevard, but
they will have landscaping or planted berms to hide dumpsters and utility boxes
and spruce up the drive. He stated that Staff was also concerned about the
signage. He stated that the signage is important to making this a successful
community. He stated that people need more direction to a private residential
property than to a Burger King. The signage is a part of creating the community.
They like to have a welcome sign and a sign to thank people for visiting.

Mr. Gil Whitacre, Bayer & Becker Engineers, stated that they are willing to look
at Staff’s concerns regarding the buffering and signage. He stated that this is a
unique site. It is an infill site surrounded by development. All of the '
infrastructure and utilities are in place. There is adequate sanitary sewer capacity.
There are two sewer lines running through the site. The Sanitation District has
indicated that there is capacity in the lines to serve this development. Water and
the public street will be extended. There will be a connection between Burgundy
Hill Drive and the Shaker Run development to provide a loop system. He stated
that the site is at the bottom of the watershed area and most of the water from the
adjoining subdivisions runs through this site to get to Gunpowder Creek. They
will provide stormwater detention per the requirements. They have identified
possible areas on the plan for stormwater detention and they hope to take
advantage of the natural drainage course. He indicated the location of the
proposed detention basin. He stated that the grading shown is conceptual. He
indicated the ridge and stated that the site falls from west to east. They will have
to make some cuts on the upper side and do some filling around the bottom. They
~ will do the least amount of grading possible. He indicated the fill area. He stated
that most of the treeline is along the creek area. He indicated where there will be
a berm to prevent headlights from shining onto the adjoining property. They will
take advantage of the flexibility that the PD allows and have a slightly narrower
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street section in two areas, which will reduce speeds. They will do this on two of
the shorter side street stubs. There will be no on-street parking on those streets
and off-street parking will be provided. If the County Engineer requires the
streets to be 24-feet wide, they will comply. He stated that the request is
generally consistent with the Goals and Objectives and the Land Use Plan
Element of the Comprehensive Plan. In their packet is a written narrative listing a
number of the Goals and Objectives and how the request conforms to them. He
offered to answer any questions. '

Ms. Etta Reed, Bayer & Becker Engineers, stated that they prepared the Traffic
Impact Study for the development. She stated that they obtained the signal timing
from the Transportation Cabinet, but due to Staff’s concern, they will go back to
the Transportation Cabinet to make sure the information they have is correct.
They will provide the information to the Committee. She offered to answer any
questions regarding the Traffic Study.

Chairman Caddell stated that he is satisfied that most of the traffic will travel
towards Florence and back. He noted that Mr. Wall stated in the Staff Report that
they cannot build a left turn storage lane long enough to cover this many units.
He stated that he travels Burlington Pike several times a day and the left turn
signal currently lets 3 or 4 cars through. He questioned what percentage of people
will turn left at the traffic light as compared to turning left onto Oakbrook Road
and cutting up through the service road or cutting onto the next exit to the west,
which would be Kroger’s main entrance, or what number of vehicles would turn
in at the Burger King and go via the service road to Burgundy Hill. Ms. Reed
responded that they anticipate all of the traffic for this development to utilize the
Burgundy Hill intersection, which is signalized. Most people will go to the
signalized intersection because of safety considerations. Chairman Caddell stated
that the concern is moving traffic east/west on the main corridor of Burlington
Pike. He stated that the signalization and left turn lane is probably the minimum
possible. They will need all of the left turn storage lane time that they can get,
especially in the A M. and P.M peak times. Ms. Reed responded that the
Transportation Cabinet’s interest is to keep the traffic moving on K'Y 18. She
stated that they need 400 feet and they can provide about 370 feet of left turn
storage lane. One of their recommendations was to improve the timing at the
intersection, which they can address with the Transportation Cabinet. She
believes timing changes can be done to Burgundy Hill Drive and Taylor Drive.
Chairman Caddell stated that he is concerned that people will get in the high-
speed lane and make a U-turn. He believes that a police offer will be able to write

- 100 tickets a day at this intersection. Ms. Reed responded that they will look at it
and discuss it at the Committee Meeting.

Chairman Caddell asked if there was anyone else present who wished to speak in
favor of the request. There being no response, he asked if there was anyone
present who wished to speak in opposition.
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Mr. Don Berg, 1708 Deer Run Drive, stated that getting out on Camp Ernst Road
now is horrendous. They only have one access in and out of their development
and there is no emergency access. He stated that there is not much of a tree line
In between the properties now. The average time for a tree to grow and be able to
buffer noise and wind is three years and they cannot plant enough shrubs to help
with the noise factor. He is concerned about the impact while the development is

going on.

Mr. Larry Smith, 1742 Perry Lane, stated that they will get all of the street noise
and they will hear all of the construction going on. He works at night and sleeps
during the day. He is concemned that his property will be devalued.

Mr. Stan Gregory, 1916 Deer Run Drive, stated that there is a road in front of
their house and now there will be a road behind them. He questioned the effect

on his property value.

Mr. Steve Hudgman, 6487 Southgate Place, is concerned that his property value
will go down. He is also concerned about the noise. He asked if taxes will go up.

The Chairman asked if there was anyone else who wished to speak in opposition.
There being no response, he asked if there were any comments or questions from

the Commissioners. :

Mr. Knock asked if the ingress/egress is one-way or two-way. Mr. Wall
responded that it is a two-way street. Mr. Knock asked if when they talk about
one- and two-person families they are talking about one- and two-bedroom units.
Mr. Kruetzkamp responded that it is one- and two-person families and he believes
all of the units have two or more bedrooms.

Mr. Knock asked if the amenities are similar to Tara. Mr. Wall responded that the

. basic concept of the pool and clubhouse facilities is comparable. This
development has more open space and he does not believe that it will feel as
compact as Tara. The creek valley does not seem like it is part of Tara and it
probably would in this development.

Mr. Knock questioned restrictions on the number of automobiles an owner can
have and he asked if they can park pickup trucks there. Mr. Austing responded
that they typieally have restrictions on the amount and type of vehicles that can be
parked there. They do not allow campers or boats to be parked there.

Mr. Costello asked, considering the problem they have with extending the turn
lane, 1f they have looked at negotiating with Drees and putting a bridge over the
creek and using Oakbrook Road for access and signage instead of building this

- road network and advertising off-premise. Mr. Austing responded that they
contacted Drees and they had no interest in transferring land for a connection.
Mr. Costello stated that at one time they were interested in donating the land to
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the county. He stated that the existing road network is in good shape and
Oakbrook Road could be the primary entrance to this development to take some
of the burden off of the road network that serves the commercial area and the
apartments. He suggested they reexamine this opportunity. Mr. Austing stated
that they contacted the Drees Company. Mr. Costello asked if they contacted the
county. He stated that the Planning Commission required Shaker Run to cross the
creek. He questioned if the possibility has been thoroughly explored. Chairman
Caddell stated that the applicant may want to ask someone from the county to
intercede in regard to the possibility of the Oakbrook connection, and they may
want to address this prior to the Committee Meeting.

- Mr. Knock asked if they require the rental agreement to be for a year or more if an
owner wants to rent his unit so that they do not have transient people. Mr.
Austing responded that it does not tend to be a problem and he does not know that

they can make that restriction.
There being no further comments, the Chairman stated that the Committee Meeting for
this item will be on February 22, 2006 at 5:00 PM in this room. This item will be on the
Agenda for the Business Meeting on March 1, 2006 at 7:00 PM.

The Chairman closed this Public Hearing at 8:54 PM.

- APPROVED:

Arnold Caddell, Chairman

. Attest:

—é;%@ﬁx

Jan Hancock, Recording Secretary




ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

TO: Boone County Planning Commission

FROM: Greg Breetz, Chairman

DATE: February 22, 2006

RE: Request of Towne Development Group Ltd. (applicant) for Emmitt

C. Pennington, Jr., Linda G. Pennington, James R. Perry and
Patricia Perry (owners) for a Zoning Map Amendment from
Suburban Residential One (SR-1) and Suburban Residential Two
(SR-2)to Suburban Residential Two/Planned Development (SR-2/PD)
for an approximate 40.65 acre site located at the southern terminus
of Burgundy Hill Drive, including the property addressed as 1787
Burlington Pike, east of the Willow Bend Subdivision, north of Perry
Lane and west of Oakbrook Road and Gunpowder Creek, Boone
County, Kentucky. The request is for a Zoning Map Amendment to
allow condominiums.

REMARKS:

We, the Committee Members were present at the Committee Meeting and voted on the
above request or else were absent from voting. Further, based upon the vote, the
Committee directs the Staff to draft the findings of fact and conditions if deemed necessary
in order to complete the Committee Report.
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Towne Development Group/Pennington/Perry

February 22, 2006

S

Greg Bre tz,|Chairman

For Project /Absent

Against Project
Abstain Deferred

Dol LrnP
Jud@rnett |
For Project _ﬁ Absent

Against Project
Abstain Deferred

_MAQD_W
Kim Bunger
For Project | .~ Absent

Against Project
Abstain Deferred

Janet Kegley

For Project Absent 3/
Against Project
Abstain Deferred

Susan Poston

A/m [ 2

/]
@%e}\mﬁhmate)

For Project ___ Absent _y For Project / Absent
Against Project __ Against Project
Abstain Deferred Abstain Deferred
7 )
T lbaloi My pnly—
Charlie Reyv’olé/s (Alternate) Bob Schwenke (Alternate)
For Project 1/ Absent For Project Absent
Against Project Against Project
Abstain Deferred Abstain Deferred
Lisa Wilson (Alternate)
For Project Absent
Against Project
Abstain Deferred
TOTAL: DEFERRED i FOR PROJECT ____ABSENT
AGAINST PROJECT _____ABSTAIN
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February 27, 2006 PLANNING COMMISSION

BOONE COUNTY E-mail: plancom@boonecountyky.org

Mr. Emmit C. Pennington
Mrs. Linda G. Pennington
Mr. James R. Perry

Mrs. Patricia Perry

cla Mr_ Gil Whitacre
Bayer-Becker

14 East 8" Street
Covington, KY 41011

FAX:

RE:

261-1710

Recommended Conditions,of Approval for Towne Development Zone Change Application
from SR-1 and SR-2 to SR-2/PD for Pennington and Perry Properties Located at End of
Burgundy Hill Drive, Boone County, Kentucky

Dear Mr. & Mrs. Penngington and Mr. & Mrs. Perry:

The following represents the conditions of approval for the above referenced application as agreed
by the Planning Commission’s Zone Change Committee at their February 22, 2006 meeting. If
you, as the property owners agree to these conditions, please so indicate by signing in the space
provided at the end of this letter and return the original letter to the Planning Commission’s office
by the end of Tuesday, February 28, 2006.

CONDITIONS

1.

Sidewalks shall be provided on both sides of Garcia Drive, consistent with the street section
approved for Shaker Run, Phase 2 Subdivision. The sidewalks along the main street route
through the development (from the current terminus of Burgundy Hiii Drive to ine
intersection with Garcia Drive) shall be 5 feet in width.

The local streets in the development shall have a 24 foot pavement width, consistent with
the Residential Condominium Street standards.

A dedicated right-of-way connection shall be provided from the end of the northern-most
east/west running street to the McNabb property to the east.

The developer shall pay a proportionate cost of the turn lane improvements identified in the
Traffic Impact Study for the west bound left turn lane on KY 18 onto south bound Burgundy
Hill Drive when the Kentucky Transportation Cabinet determines that the appropriate
warrants have been met. The proportionate costs shall be based on the percentage of
traffic generated by this development that will use the turn lane during the PM peak hour.



. M. & Mrs, Pennington

Mr. & Mrs. Perry
February 27, 2006
Page 2

5.

Signage on the site shall be limited to the foliowing signs:

A. The permanent, masonry entry monuments at each entrance into the development
that were submitted with the original signage package. The size and height of these
signs shall meet the requirements of Section 3410 of the Boone County Zoning
Regulations.

B. One sign which states “welcome” on one side and “thank you for visiting” on the
other which is placed near the Burgundy Hill Drive entrance. This sign shall be a
maximum of 5 feet high and a maximum size of 9 square feet, which is consistent
with the design submitted with the original signage package.

C. One sign which identifies the sales office. Consistent with the design submitted with
the original signage paciiage, this sign shall be mountad ofi a 8 foot high masonry
column, and the sign board shall be limited to 10.4 square feet.

D. One 4 foot by 8 foot temporary sign along Burgundy Hill Drive and placed on the
subject site which shall be removed when construction in the development is
complete. An additional 4 foot by 8 foot temporary sign shall be permitted on the
clubhouse/community facility site and shall be removed when the permanent
clubhouse/community facility has been constructed.

E. The small-scaled modelidentification signs outlined in the original signage package
shall be permitted provided only one sign is used for each model type, regardless
of the overall number of available units for the specific model type in question.

F. The street signs and regulatory traffic control signage in the original signage
package shall be permitted provided they are approved by the Public Works
Department.

All temporary signs shall be maintained and kept free from visible deterioration. No lighting
shall be permitted for temporary signs.

Lighting on the site shall be downcast and use cut-off shields to avoid glare onto adjoining
properties.

The developer shall follow good construction practices and control dust during construction
through watering or other means. The developer shall keep dust and mud from migrating
off the subject site.

Perimeter buffering, street tree plantings, and additional internal plantings shall follow the
landscaping exhibit submitted at the 2/22/06 Zone Change Committee meeting (attached).
However, the buffer yard along the west property line from a point parallel to the front of

Building 4 to the southwest corner of the development shall be enhanced to Buffer Yard C
along this entire span. The buffer yards along the common property lines with the Smith

property at the end of Perry Lane shall also be enhanced to Buffer Yard C. Healthy,
existing trees that are retained may be credited towards the buffer yards per the normal
requirements of Article 37. Landscaping not specifically addressed on the exhibit or in this
condition shall follow the normal requirements of Article 37.

The developer shall not lease or rent any units except as may be necessary for atemporary
business office for the sale of on-site units. Additionally, there shall be no parking or
storage of recreational vehicles in the development.



Mr. & Mrs. Pennington
Mr. & Mrs. Perry
February 27, 2006
Page 3

10. Dumpsters shall be located no closer to the property lines of the adjoining single family
residences than as indicated on the attached exhibit.

11. The location of Building 23 shall be adjusted to increase the setback from the Smith
property by at least 10 feet.

12. Construction access shall be from improved public roads only.
Sincerely,
.--/ . 7 '
Kevin T. Wall, AICP CDT
Director, Zoning Services

KTW/vim

Enclosures

AGREEMENT

We, the owners of the approximate 40 acre area located at the end of Burgundy Hill Drive, Boone
County, Kentucky, agree to the conditions listed herein for the above referenced Zoning Map
Amendment application.

&/ C. m Wae M 2004

Emmit C. Pennington, Property Ownerd / Date
ﬁ% / % L- 3 /0~ w0p
Llnda G. Pennington, Prope ywner Date
L@W /4 ; \3 "/\S”‘Z@@é}
Ja,m_QR Perry, Property Ownerd\» - Date

Patricia Perry, Property Qwned Date




I IGNPERITO N

oL QO\NN\A,\

Ay Qapzsay

i
i
N snQauls w::_n_f ld AU 1-g u
‘ LT eebind wemal T s L) 0P8R0 5 T G0y g it
AT SM3IA aNY mmz@ mﬂw_m %»m mwwmw\mo@ ; SSiGE 8351 ssnads Tewon” 5 Vi3 Mﬂ
L SSYW El ] . i ST SIS ra
Ky e e — e
Koied any, siimprues S855) " " Bropey Asueg 15503 Wz g H
SNIIWONIAT 30 39VINIINIS HOTH LA " e
TR UG, € Bon; Srowe aidiieder Ssipimdin, uz |y !
- 38103 FSfEA, 2SR Shur g dedswy Sy foitn wy g {
ONINIIHIS HILNIM § — T o S e M-w i
d04 $IY0 eSS Sng 0 upopRest iz 1y
40 ERSRORNG. ISP HUsa] T et vepoe, g :
S3LLIIVA R SRR T T T R iy Twg Ty ;
== 03180sSve Fpeikis e 5 :
zs| os - = snpeiaiiy| H
g3 pad - —£B9 dwniny, eqouq obyig; i
nel <28 RIBUOF, WIRIES Fany H
N EL LT g B i !
e SSYI ONY 3RLEL O3150ssy [ o morng i sy :
e BuossvuorsI s | | Thmiiven |
S T~ 031808SveI T By, e o3y,
2 //’!\\\u\\\\\q\nﬂ.a\\\\\\\\ ~ Sl ;
- el NIV HOWWOD' 2215 JUNoG | ATy i
= T  GEsITInaS :
w AIE 3FE AT ST imTiinys 3 :
-~ e e
T P |
o R
3 ; P - e
X - \\ —————
. ™~ o 7 -~ d
SSYW ONY 34NIX31 g31y0Ssy N .- I e R I P NN
| ONY HOI03 v Nj P Pt ase o, )
» AMIYYA 5 (e
ALINN¥O4 STIIVW 40 )" i :
SLIGVA
. 0314055v9

S$3341 133413

3

N

'
N
I sl
8 - N3 .L :
s e (R
J . . ]
i SONIgTNg 7% RO d
JOSMavg . A — t
, NILJOS (=2 y
0300y §334] ;

TYNOLLIOGY

MIIA NIJO NIVLNIVN OL
NOIS3a Ag
mzmmmumm?m S$S371

~ s .\

1377 001434
S3IIHIZL 4 ONIQQY OGNV

ADIJ\Omm SIHL NI saIv 0V 3dos SLHOIMAVIH REE!SIek]

oV IVIZIVIN TNV Opi L Sixg
Ol 3H1 NO a3vI507 ATIVIISI VYIS

7 i - ] i
v : ONIAHOINIAN] VIA |
SN G [ _ d30IA084 38 17
I L oo Saaa ]
] i SN3FWOU3AT 30 IDVINTIUIS HorL) : % j _

- —lae L




7 5741

Noow 5

T8

i

LA
=Y

I

RGO salenig

. B
it IR S hand
i L .

=

....\‘.u
- D
; LR
A TR e X -
e e e ey

¢

t

NOISSINNOD SNINIY 1
ALNNOD 3NOOE /-

”’
’
yo——
ty

- 5

| | INEGERL




engineers 14 €ast €ighth Street
plonners Covington, KY 41011
architects L.859.261.1113
_ surveyors AL f.859.261.1710
wwuw.bayerbecker.com EXCELLENCE
| 3 Vj ! :'f'. , /
DESCRIPTION: Rezone Parcel — 40.2 Acres -
LOCATION: Burgundy Hill Drive / - DEC 20 2008
. |
DATE: December 6, 2005 ;

Situated in the County of Boone, Commonwealth of Kentucky, lying on the East side of Burgundy Hill
Drive (50’ R/W) approximately 590 feet South of the centerline intersection of Burgundy Hill Drive and
Burlington Pike (Ky. Hwy. 18 — R/W varies) and being all of a 34.60 acre tract and all of the remainder
of a 0.14 acre tract conveyed to Emmett C., Jr. and Linda G. Pennington in Deed Book 283, Page 152
and all of a 5.20 acre tract conveyed to James R. and Patricia Perry in Deed Book 186, Page 42 of the
Boone County Clerk’s Records at Burlington and more particularly described as follows:

Begin at the Northeast corner of the remainder of the above mentioned 0.14 acre tract, said corner

being in the existing East right-of-way line of Burgundy Hill Drive (Dedicated in Plat Cabinet 4, Page 71

and Plat Cabinet 4, Page 206) and the TRUE POINT OF BEGINNING:

thence from the TRUE POINT OF BEGINNING, leaving the existing East right-of-way line of Burgundy
Hill Drive and with the West line of a 21.732 acre tract conveyed to Drees-Bartlett Joint Venture
IV in Deed Book 464, Page 76 South 13°10’36” West, 1005.29 feet;

thence with the South line of said 21.732 acre tract South 85°51’16” East, 125.00 feet;

thence South 05°47°21” West, 86.00 feet;

thence South 85°30°05” East, 313.44 feet to the Northwest corner of a 5.48 acre tract conveyed to
Norman and Marilyn McNabb in Deed Book 168, Page 290;

thence with the West line of said 5.48 acre tract South 00°06’41” East, 288.55 feet;

thence South 02°54’05” East, 266.75 feet;

thence South 23°49°34” East, 131.93 feet;

.thence South 10°27'52” East, 297.57 feet;

thence South 76°38’01” East, 84.50 feet to the Southmost corner of the above mentioned 5.48 acre
tract, said corner being in the West line of the remainder of a 5.2135 acre tract conveyed to The
Drees Company in Deed Book 275, Page 140;

thence with the remainder of said 5.2135 acre tract South 48°17'58” West, 582.00 feet;

thence South 11°27°02” East, 578.06 feet to the Southeast corner of the above mentioned 34.60 acre
tract;

thence with the East line of the above mentioned 5.20 acre tract South 23°57°01” East, 92.66 feet;
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DESCRIPTION: Rezone Parcel — 40.2 Acres

LOCATION: Burgundy Hill Drive
DATE: December 6, 2005
Page 2 of 3

thence South 08°40'32” West, 308.38 feet to the Northeast corner of a 6.75 acre tract conveyed to Bill
Hasank Construction, Inc. in Deed Book 880, Page 898;

thence with the North line of said 6.75 acre tract and the North line of a 5.026 acre tract conveyed to Bill
Hasank Construction, Inc. in Deed Book 862, Page 996 North 84°34’36” West, 566.23 feet to
the Southeast corner of a 4.40 acre tract conveyed to Larry A. and Kathy L. Smith in Deed Book

551, Page 158;
thence with the East line of said 4.40 acre tract North 05°44’58” East, 390.52;

thence with the North line of said 4.40 acre tract North 84°09'16” West, 326.35 feet to the Southeast
corner of Willow Bend Subdivision, Section 19 as recorded on Plat Slide 199B;

thence with the East line of said Willow Bend Subdivision, Section 19 and the East line of Willow Bend
Subdivision, Section 18 as recorded on Plat Slide 188A North 10°05’35” East, 530.90 feet to the
Southeast corner of Willow Bend Subdivision, Section 17 as recorded on Plat Slide 162B;

thence with the East line of said Willow Bend Subdivision, Section 17 North 10°36'24” East, 308.89 feet
to the Southeast corner of Willow Bend Subdivision, Section 14 as recorded in Plat Book 17,
Page 47;

thence with the East line of said Willow Bend Subdivision, Section 14 North 10°41'50” East, 549.55 feet
to the Southeast corner of Willow Bend Subdivision, Section 13 as recorded in Plat Book 19

Page 21;

thence with the East line of said Willow Bend Subdivision, Section 13 North 10°59’38” East, 553.41 feet
to a point in the South line of the remainder of a 34.5258 acre tract conveyed to JWG2
Investments IV, LLC, JWG2 Investments V, LLC, and JWG2 Investments VI, LLC in Deed Book

856, Page 472;

thence with the South line of the remainder of said 34.5258 acre tract South 84°31'07” East, 130.03
feet to the South terminus of the existing East right-of-way line of Burgundy Hill Drive;

thence with the existing East right-of-way line of Burgundy Hill Drive North 13°43'22” East, 45.67 feet;

thence continuing with said existing East right-of-way line of Burgundy Hill Drive along a curve to the
left having a radius of 275.00 feet, an arc length of 136.11 feet, a chord bearing North 27°54°01”

East, and a chord distance of 134.71 feet;

thence North 13°43'22” East, 75.00 feet;

thence along a curve to the left having a radius of 245.00 feet, an arc length of 81.44 feet, a chord
bearing of North 04°12’03" East, and a chord distance of 81.07 feet;

thence North 05°19°17” West, 72.02 feet to a point in the East line of the remainder of the above

mentioned 34.5258 acre tract;
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DESCRIPTION: Rezone Parcel — 40.2 Acres

LOCATION: Burgundy Hill Drive
DATE: December 6, 2005
Page 30of 3

thence with the East line of the remainder of said 34.5258 acre tract and the East line of a 23.1046 acre
tract conveyed to JWG2 Investments VI, LLC, JWG2 Investments VIII, LLC and JWG2
Investments I1X, LLC in Deed Book 862, Page 788 North 13°09’40” East, 482.61 feet to a point
in the existing East right-of-way line of Burgundy Hill Drive mentioned above;

thence with the existing East right-of-way line of said Burgundy Hill Drive North 25°28'36” East, 80.46
feet;

thence continuing with the existing East right-of-way line of Burgundy Hill Drive along a curve to the left
having a radius of 350.00 feet, an arc length of 21.77 feet, a chord bearing of North 23°41°41”
East, and a chord distance of 21.77 feet;

thence North 21°54’45” East, 113.78 feet;
thence South 79°34'26” East, 1.50 feet to the TRUE POINT OF BEGINNING.

Containing 40.2 acres of land and subject to all easements and rights-of-way of record. The reference
meridian is Kentucky State Plane Coordinates, North Zone (1601).

The above description was prepared for zoning purposes only by Chris R. Gephart, Licensed
Professional Surveyor #3292 in the Commonwealth of Kentucky, December, 2005. This description is
not the result of a field survey and monuments will not be set. Not for recording purposes.
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BOONE COUNTY
PLANNING COMMISSION

ORDINANCE 06-07

N ORDINANCE OF THE BOONE COUNTY FISCAL COURT APPROVING,
WITH CONDITIONS, FOR A REQUEST OF TOWNE DEVELOPMENT GROUP
LTD. (APPLICANT) FOR EMMITT C. PENNINGTON, JR., LINDA G.
PENNINGTON, JAMES R. PERRY, AND PATRICIA PERRY (OWNERS) FORA
ZONING MAP AMENDMENT, SUCH ZONING MAP AMENDMENT BEING A
ZONE CHANGE FROM SUBURBAN RESIDENTIAL ONE (SR-1) AND
SUBURBAN RESIDENTIAL TWO (SR-2) TO SUBURBAN RESIDENTIAL
TWO/PLANNED DEVELOPMENT (SR-2/PD) FOR AN APPROXIMATE 40.65
ACRE SITE GENERALLY LOCATED AT THE SOUTHERN TERMINUS OF
BURGUNDY HILL DRIVE, INCLUDING THE PROPERTY ADDRESSED AS 1787
BURLINGTON PIKE, EAST OF THE WILLOW BEND SUBDIVISION, NORTH
OF PERRY LAND AND WEST OF OAKBROOK ROAD AND GUNPOWDER
CREEK, BOONE COUNTY, KENTUCKY.

WHEREAS, the Boone County Planning Commission received a request
for a Zoning Map Amendment to the Boone County Zoning Map, and such Zoning
Map Amendment being a zone change from Suburban Residential One (SR-1)
and Suburban Residential Two (SR-2) to Suburban Residential Two/Planned
Development (SR-2/PD) for an approximate 40.65 acre site generally located at
the southern terminus of Burgundy Hill Drive, including the property addressed as
1787 Burlington Pike, East of the Willow Bend Subdivision, north of Perry Land
and west of Oakbrook Road and Gunpowder Cree, Boone County, Kentucky,
which is more particularly described below; and,

WHEREAS, the Boone County Planning Commission as the planning unit
for the unincorporated areas of Boone County, Kentucky, was requested to and
has conducted a Public Hearing serving as a due process trial-type hearing and
made findings recommending approval, with conditions, for the Zoning Map
Amendment and Variances.

NOW, THEREFORE, BE IT ORDAINED BY THE BOONE COUNTY
FISCAL COURT AS FOLLOWS:

SECTION |

That the request for a Zoning Map Amendment for the real estate which is
more particularly described below shall be and hereby is approved with
conditions, this Zoning Map Amendment being a zone change from Suburban
Residential One (SR-1) and Suburban Residential Two (SR-2) to Suburban
Residential Two/Planned Development (SR-2/PD) for an approximate 40.65 acre
site generally located at the southern terminus of Burgundy Hill Drive, including
the property addressed as 1787 Burlington Pike, East of the Willow Bend
Subdivision, north of Perry Land and west of Oakbrook Road and Gunpowder
Cree, Boone County, Kentucky. The real estate which is the subject of this
request for a Zoning Map Amendment in both a Suburban Residential One (SR-1)
and a Suburban Residential Two (SR-2) zone is more particularly described in
DEED BOOKS 283 and 152, PAGE NOS. 186 and 42, respectively (as supplied
by applicant) as recorded in the Boone County Clerk’s office.



SECTION Il

That as a basis for approval of this Zoning Map Amendment request and
Variances are the findings of fact and conditions of the Boone County Planning
Commission as set forth in its minutes and official records for this request shall
be and are hereby mcorporated by reference as if fully set out-i Bhls Ordinance - K

marked as “Exhibit A.” Olo~0 ]
ORDINANCE 0603 M@/o» 7/
/ ,?/G)J/‘A
The Committee reco ed’aﬁroval of the request based on the C

findings of fact and conditions as set forth in the Committee Report and the 7 A ,i d
Boone County Planning Commission Business Meeting minutes and marked as , / )S, /@u
"Exhibit B." ‘\,,0 g

SECTION Il

That this Ordinance shall take effect and be in full force when passed,
published and recorded according to law.

Introduced and given First Reading on the 18" day of April, 2006.

Adopted by the Fiscal Court of Boone County after Second Reading at a
regular meeting on the @'th day of 125006, and on the same occasion
signed in open session by the County Judge/Executwe as evidence of his
approval, attested under seal by the County Fiscal Court Clerk and declared to be
in full force and effect.

r/j(/’;zw &2 /%O/LQ
GARY W. {JOORE
BOONE COUNTY JUDGE/EXECUTIVE

ATTEST:

LOUIS KELLY
FISCAL COURT CLERK

JAMES R SCHRAND
BOONE COUNTY ORNEY

6- /- 0é

DATE PUBLISHED
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e w ooy TOWNE PROPERTIES
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e L“l I ol at the Monastery
1 3 1R 1055 St. Paul Place
| 2 DEC 20 W05 v ‘ Cincinnati, OH 45202

| k o - (513) 381-8698

i it e | (513) 345-6949 Fax
Ry el o info@tp1.com

PARAGON MILLS
PLANNED DEVELOPMENT DISTRICT COMPLIANCE

“Paragon” is defined as ideal, and that is our vision for the Paragon Mills community.

Paragon Mills is a well planned, well designed community that supports standards set
forth in the Zoning Code for Planned Development Districts, and is consistent with the
Comprehensive Plan. More specifically the community promotes, provides and creates a
choice of housing types serving a broad demographic in Boone County.

Paragon Mills will offer two building types with ten unique unit designs of varying size
to supply area residents with quality housing for their lifestyle needs. This type of
condominium community is very attractive to residents without school-age children, who
are young professionals, empty nesters or residents just looking for a maintenance-free
lifestyle. “Paragon” means ideal, and that is our intent with this development.

Paragon Mills has been designed to be environmentally sensitive to reduce the impact on
the natural features of the site. By offering a condominium-designed community versus a
conventionally zoned small lot single family subdivision, we are able to preserve 22 acres
of the 40 acres for open space. Much of this open space is located around the perimeter
of the site which is a tree-lined buffer, to our neighbors, that is being preserved as much
as possible. Furthermore, this preservation of the natural site features enhances
enjoyment of future residents as well as existing residents adjacent to the site.

Paragon Mills will offer first class amenities such as a clubhouse, fitness and pool facility
connected to a large, usable open space. The pedestrian experience is enhanced by a
sidewalk system that connects throughout the community with land set aside for a future
Boone County linear park and pathway system.

Architectural design throughout Paragon Mills will be consistent in theme. Entry
monumentation, signage, landscaping, street signs and other community elements will
tastefully blend together to “speak the same design language” creating a sense of place
and a communal feel. Although Paragon Mills will be positioned as its own community,
it is sensitive and compatible with the surrounding land uses creating a natural transition
to the single family, multifamily and commercial areas adjacent to the site.

Great Places to Live, Work, Shop & Play since 1961

www.towneprop.com




TOWNE PROPERTIES

at the Monastery
1055 St. Paul Place
Cincinnati, OH 45202

(513) 381-8698
(513) 345-6949 Fax
info@tpl.com

In addition to the design goal of preserving and enhancing the natural buffer to the
westerly single family subdivision, the spacial relationship and orientation of buildings
were important in the design intent. All new buildings were generally designed to be
150’ from the existing homes, and arranged so that typically the front and side elevations
of our buildings are exposed to the rear elevations of the existing homes.

In closing, Paragon Mills is the ideal use for this property, and will support and be in
harmony with the surrounding properties and Boone County collectively.

Great Places to Live, Work, Shop & Play since 1961

www.tonwneprop.com




Comprehensive Plan Supporting Information:

The future Land Use Map shows the property as mostly “High Suburban Density”
(attached housing — condominiums or town homes up to 8 units per acre), while a portion
of the site is identified as “Suburban Residential” (up to 4 units per acre) and “Urban
Density” (attached housing, generally condominiums over 8 units per acre).

It is the applicant’s opinion that the proposal is consistent with the general boundaries of
the future Land Use Map as the proposed overall gross density is approximately 7.2

dwelling units per acre.

The Land Use Element relates the following about the area:

“The developing residential area south of KY 18, west of Oakbrook Drive and east of Camp Ernst
Road must include street connections that enable traffic generated by the area to travel in all four
directions. This should allow Oakbrook traffic to proceed to KY 237 in the Rogers Lane area, and
Shaker Run traffic to access KY 18 without traveling Camp Ernst Road or Oakbrook Road.”

With the inclusion of the Perry property at the south end of the development, this section
of the Land use Element is addressed. Although the Perry property has a general land use
designation of SR, by including this parcel in the overall plan for the area the connection
to Shaker Run Subdivision to the south becomes a possibility.

The adopted 2005 Boone County Comprehensive Plan Goals and objectives include the
following pertinent statements and are addressed with this proposal as noted:

Goal: Proper planning is achieved through accepted land use management tools and coordination with
public infrastructure (Unincorporated Boone County only) (“Overall” Goal).

As stated above, the proposal is in general conformance with the Future Land Use Map and adequate
infrastructure exists at the site.

Objective: Proper design principles shall be applied in development. ("Overall”, Objective #3)

It is the applicant's opinion that proper design principles have been applied to the site. The plan includes
buffering and additional building setback distances along existing single-family residential uses to the west
and south boundaries and orienting the interior buildings such that only the front or side elevation is visible
from the adjoining properties. The proposal also provides a street inter-connection and the provision for
public “condominium standard” streets throughout the development.

Objective: Future growth shall be accompanied by adequate infrastructure and services. Existing
infrastructure and services shall be monitored, maintained, and improved as needed. (“Overall’, Objective

#4)

Unlike many new developments that stretch the limits of infrastructure and services into outlying areas, this
proposal is mostly surrounded by properties that are already developed where adequate infrastructure and

services are already in place.

Goal: The needs of Boone County's population are measured and fulfilled through the provision of orderly
growth, (“Population” Goal)

There are existing commercial uses along SR 18 to the north and higher density muitifamily developments
between the site and the aforementioned commercial uses. Adjoining the eastern boundary of the site is
Oakbrook Drive which provides access to the higher density multi-family sections of the Oakbrook
community. Adjoining the subject property to the south is higher density single-family uses in the Shaker
Run Subdivision and immediately to the west are existing single-family residences. Itis the applicant’s



opinion that the proposal is an orderly transition of development intensities in this general area based on the
overall proposed density, provision of open space and location of buffer yards.

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

The existing site has a number of physical assets such as a wooded buffer area along Gunpowder Creek
along the east side of the development, two drainage courses that bisect the site in a west-to-east direction,
and mature existing vegetation along the north, west, and south property lines. The proposed plan utilizes
these existing site assets by preserving the wooded creek corridor along Gunpowder creek and offering a
permanent dedication for the provision of a future hiker/biker trail along this creek route. Grading is mainly
focused on the ridge tops in an effort to minimize disturbance to the drainage courses bisecting the site
utilizing these swales mainly for storm water detention. Building setbacks along the perimeter of the site
have been increased in many areas so that as much of the existing vegetation as possible along the north,
west and east property lines will be retained to help fulfill landscape and buffering needs.

Objective: A broad range of housing opportunities shall be provided which meet the needs and desires for
all household types. (“Housing” Objective #1)

Clearly, with the variety of unit types proposed, and the ever increasing market demand for “maintenance-
free” living, this objective is met with the proposed plan.

Objective: The interior street system of new residential developments shall insure continuity with adjacent
built or planned neighboring areas. Residential developments shall be encouraged to provide
interconnections between sections of their developments and with adjacent developments to promote safe
and easy transportation access and a sense of neighborhood interaction.... (“Housing” Objective #8)

As mentioned previously, the development has been proposed to provide interconnection with the Shaker
Run development to the South. The “main road” through the development has been designed with a
number of intersections and a curvilinear layout to help promote calm vehicular movements and avoid
having a “straight-shot” from Holbrook Lane to KY SR18 which would lend itself to higher speeds.

Objective: Mixed use, higher density neighborhoods shall be encouraged to locate at proposed mass transit
stations near commercial districts and public facilities (i.e. parks) and also have convenient access to major

streets and highways. (“Housing” Objective #10)

This development will have it's main entrance from KY#18 off of Burgundy Hills Drive which also provides
access to the existing commercial uses along KY#18 (i.e. Kroger's and Walgreen's, efc..) The proposed
sidewalk system will connect to the existing sidewalk along Burgundy Hills Drive providing pedestrian
access to the commercial uses and the existing mass transit stop in the commercial development. Although
this is not a “higher density” type of development, the applicant feels that this objective is still relevant and is

met by this proposal for this site.

Objective: Greenways or greenbelts Jocated along creek valleys or abandoned country roads shall be
promoted as a possible linear park system that would serve the multiple purposes of recreation, ecological
conservation and alternative transportation.... (“Recreation and Open Space” Objective #8)

Through a number of pre-application meetings with the staff, it was learned that the area along Gunpowder
Creek is envisioned as one day being part of a linear park system that would benefit the County. The
applicant has proposed, with this plan, to set aside an area along the creek corridor to facilitate the location
of this “greenway” that could be developed by the county or other entity in the future.
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monument. The actual entry monument

This is representative of the size, scale
and material for the proposed entry
design for Paragon Mills will vary.

Entry Monument
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En

This is representative of the size, scale
and material for the proposed entry

monument. The actual entry monument
design for Paragon Mills will vary.




Secondary Entry Monument

This is representative of the size and scale
for the proposed secondary entry monument.
The actual secondary entry monument design
for Paragon Mills will vary.
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