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ZONING MAP AMENDMENT
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STAFF REPORT

Requestof James Rybolt and Subhas Patel (applicants) for Kentucky Wayturf,
LLC (owner) for a Zoning Map Amendment from Recreation/Planned
Development (R/PD) to Commercial Two/Planned Development (C-2/PD) for an
approximate 3.84 acre site located on the northeast corner of the Turfway
Road/Thoroughbred Boulevard intersection and immediately to the north/west of
the building at 7484 Turfway Road (Tumbleweed Restaurant), Florence, Kentucky.
The request is for a zone change to allow a hotel and a commercial building.

September 20, 2006

REQUEST

The applicants have requested a Zoning Map Amendment from Recreation/Planned
Development (R/PD) to Commercial Two/Planned Development (C-2/PD) for an approximate
3.84 acre site which is located on the northeast side of the Turfway Road/Thoroughbred
intersection and immediately northwest of Tumbleweed restaurant.

The submitted Concept Development Plan shows that the property will be split into two lots of
record. Lot 1is 3.053 acres in area and contains an approximate 59,520 square foot, four-story
hotel with 103 sleeping rooms and 124 parking spaces (proposed building intensity = 19,496
square feet of building per acre of land). The site contains a single curb cut on Turfway Park
Access Road. The submitted elevation drawings show that the front and sides of the building
will be constructed with brick and E.I.F.S. and that the approximate building height will be 55 feet
(average of the highest eave and ridge). '

In order to reach the desired intensity on lot 1, the applicants have applied for the 30% building
intensity bonus that is permitted in the PD district. While the C-2 district typically permits an
intensity of 15,000 square feet of building per acre of land (3.053 x 15,000 = 45,795), the
intensity bonus would allow 19,500 square feet of building per acre of land (3.053 x 19,500 =
59,634). The applicants are also seeking a waiver to allow the building height to be increased
from 50 feet to approximately 55 feet.

Lot 2 is 0.787 acres in area and is shown in following alternative layouts:

Alternative #1 (Sheet DD2) shows a 3,000 square foot, one-story building with a drive-through
lane and 38 parking stalls. The plan indicates that any principally permitted Commercial Two
(C-2) use could locate in the building. Access to the site is provided by driveway connections
to lot 1 and Tumbleweed restaurant. A Waiver would need to be approved with this Concept
Plan because Section 3155 of the Zoning Regulations does not permit drive through lanes in the
front yard of a development.
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Alternative #2 (Sheet DD3) shows a one-story, 6,760 square foot restaurant with an outside
eating area and 26 parking stalls. Access to the site is provided by driveway connections to lot
1 and Tumbleweed restaurant.

Alternative #3 (Sheet DD4) shows a one-story bank which is approximately 2,430 square feet

in area. The plan shows that bank would have two drive-through lanes and 18 parking spaces.
Access to the site is provided by driveway connections to lot 1 and Tumbleweed restaurant.

SITE CHARACTERISTICS

The 3.84 acre parcel is located on the northeast corner of Turfway Road/Thoroughbred
Boulevard signalized intersection. The property has approximately 535 feet of frontage on
Turfway Road and 618 feet of frontage on the Turfway Park Access Road. Except for the
northeastern portion of the site where a pond exists, the majority of the parcel is flat and contains
no tree cover. Water and sanitary sewer mains exist along the parcel frontage

ADJACENT LAND USES AND ZONING

Northeast:  Turfway Park Access Road and Turfway Park (R/PD)

Northwest:  Turfway Park Access Road, Turfway Park (R/PD, and Danbarry Theater (R/PD)
Southeast:  Tumbleweed Restaurant and Target (C-2/PD)

Southwest:  Turfway Road and Multi-Tenant Building with Dicks Sporting Goods (C-2/PD)

RELATIONSHIP TO COMPREHENSIVE PLAN

The 2005 Boone County Comprehensive Plan’s “2030 Land Use Plan” designates the site for
‘Commercial” uses. This designation is described as "retail, corporate and professional office,
interchange commercial, indoor commercial recreation, restaurants, services, etc.”

The Land Use Element (Florence Commercial Area, pp. 144-145) makes the following
statements regarding the general area:

A. “Regionally-oriented growth should be confined to Mall road and Houston Road, and
should not expand onto U.S. 42, KY 18 or Hopeful Church Road. However, the highway-
scaled, automobile appearance of this growth should be minimized through the provision
of pedestrian improvements, smaller facilities within outlots in conjunction with larger
strip-style centers, multiple scattered parking areas in lieu of large central parking areas,
and street trees along Mall Road. This growth should also include multi-modal
transportation amenities.”
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B.

‘Any commercial development in the Houston Road area should be consistent with the
recommendations of the Houston-Donaldson Study. The Study recommended an
employment district to include a mix of office, commercial, and industrial uses for the
existing Houston Road corridor, with a preferred emphasis on office development along
I-75 and high-technology industrial uses west of Houston Road. The development of the
southern portion of the corridor has been more commercial in nature, and contains less
office or industrial than recommended in the Study. The northern portion has
experienced office, commercial, industrial, and education development.”

“Commercial development in this section should remain near the arterial roads or close
to the interstate. These consumer service and traffic-oriented developments must be
contained to specific areas adjacent to the arterial roads and interstate. The coordination
of curb cuts and parking lot connections in the already developed areas must occur in
order to maintain a reasonable ease of travel along these roads. Undeveloped tracts of
commercial land should connect to and coordinate with any adjoining commercial, office,
or industrial development in existence. Where no development has yet occurred,
provisions for Access Management must be made for future development. This includes
the use of frontage roads as well as parking lot connections and shared curb cuts.”

The Land Use Element provides the following Future Land Use Development Guidelines 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. True
Open Space subdivision design should be considered to blend new subdivisions in with
areas that have a rural character (“Utilization of Existing Vegetation and Topography,” pg.
140).

As described in the Goals and Objectives, different development densities can occur in
Boone County as long as the development is designed in a proper manner and the
infrastructure exists or is planned to support the development.

Business, commercial, or industrial parks should be designed and developed to allow
future residential or other uses to access through them where the corridor may extend to
large developable tracts or may provide a future road connection. A roadway that is
suitable for mixed use development should serve side streets for businesses rather than
serving individual businesses directly, include an urban curb and gutter design, and
provide pedestrian amenities and green space along the right-of-way. In this way, future
residential development could be developed beyond the initial development, but be
readily marketed.
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These recommendations are site specific and should be evaluated on a case-by-case
basis. In fact, there may be other design mechanisms not identified here that may work
in some instances (“Development Layout, Lot Sizes, and Setbacks,” pp. 140 and 141).

C. 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 prov;de 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).

D. 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).

E. Developments in Boone County must recognize the potential impacts of stormwater
runoff. Developments must design and incorporate adequate provisions for the
channelization and control of the rate of stormwater flow on and from the site. One goal
of local storm water programs should be to minimize the amount of storm water
generated by decreasing the amount of pavement and encouraging green rooftops.
Creating less runoff is a method of managing runoff.

Control and mitigation practices for erosion associated with developments must be
provided. At a minimum, developments must seed and mulch all graded areas and
provide siltation controls. Stormwater management and erosion control measures must
be concurrent with site work in order to be effective. Stormwater management officials
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must also consider the cumulative effects of increased development runoff in watersheds
(“Stormwater Management and Erosion Control, pg. 141).

F. 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).

G. 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).

H. 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. The objective is to avoid the
confusion and/or distraction of motorists, and to avoid the potential negative impacts of
signs on the visual appearance of a development or corridor. Overhead utility lines
should be placed underground wherever possible, and junction boxes screened from
public view. Neo-traditional residential and commercial development should be
encouraged to provide quality development that blends with the natural or historic
character of parts of Boone County. This Comprehensive Plan encourages the
restoration, renovation and/or adaptive re-use of historically significant structures in
Boone County.

The proper application of these guidelines help, in part, to achieve an overall objective
of this Comprehensive Plan. This goal states that proper future growth management for
Boone County is implemented. As a minimum, proper design and development must
include the consideration and application of the above guidelines (“Design, Signs, and
Historic Preservation,” pg. 142).
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The Business Activity Element provides the following comment that relates to the general area:

A.

Since the immediate Florence area figures so prominently in Boone County's commercial
activity, this region has the momentum to continue dominating any expansion of
commercial activity. Currently, “big box” retail has been overbuilt in the county. As a
result, building vacancies and tenant changes are visible along the major commercial
corridors in Florence. The market and infrastructure impacts of future large scale or
regional commercial uses on the existing Florence commercial districts must be
considered. Furthermore, it is important to encourage the reuse of vacant commercial
buildings and ongoing maintenance and rehabilitation of older business districts, instead
of creating new commercial districts. Three studies, the Houston-Donaldson Study, the
Main Street Study, and the Mall Road Corridor Study, have defined the scale and type
of commercial uses in the City of Florence and surrounding area. The Houston Road
area will mature with expansion of the retail and office base, and expansions of St. Luke
West Hospital (Recommended Areas of Commercial Activity, pp. 62-65).

The Transportation Element provides the following comments that relate to the proposal:

A.

The Transportation plan has served as a guide for long range transportation improvement
decisions. The thoroughfare component has assisted in the preservation of right-of-ways
for transportation facilities and established a consistent framework for the design of new
transportation facilities (Boone County Transportation Plan, pg. 128).

The Transportation Plan is not an amendment to the Comprehensive Plan. Rather, it is
intended to be one of many planning tools utilized during the review of applications
submitted for development in this county (Boone County Transportation Plan, pg. 128).

Relationship to the Boone County Transportation Plan 2030

The following passages and information relates to the request:

A.

The current level of service (LOS) on Turfway Road, U.S. 25 and Thoroughbred
Boulevard, is LOS F. The average daily trips on this section of road is 25,478 (Exhibit 2-
7).

The widening of Turfway Road, from Dixie Highway to Thoroughbred Boulevard is
currently on the State’s Six Year Plan (Exhibit 3-1). This project is currently under
construction and is scheduled to be completed by the summer of 2007.

The 2005 Boone County Comprehensive Plan's Goals and Objectives include the following
pertinent statements:

A.

B.

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

Future growth shall be accompanied by adequate infrastructure and services. Existing
infrastructure and services shall be maintained or improved as needed (Overall,
Objective).
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C.

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 maintained and enhanced. Development within Boone County
preserves and promotes a better quality of life (Environment, Goal).

The incremental effects of development on the environment, including, but not limited to
storm water, erosion, woodlands, streams, and views shall be evaluated and addressed
(Environment, Objective).

Boone County shall have a sustainable economy that both restores and protects the
environment and also brings forth innovation and prosperity with meaningful employment
opportunities for all its citizens (Economy, Goal).

Employment opportunities shall be encouraged for the citizens of Boone County
(Economy, Obijective). :

Boone County businesses are developed in appropriate locations and are compatible with
their surrounding areas (Business Activity, Goal).

Commercial uses shall be designed and located to coordinate with surrounding land uses
and shall have safe and effective access and ample parking spaces (Business Activity,
Objective).

Safe, efficient and environmentally sound public services and facilities shall exist for all
development (Public Services and Facilities, Goal).

Existing infrastructure and services (e.g. systems and facilities for: water treatment and
distribution, wastewater collection and treatment, natural gas distribution, electric power
distribution, communication lines, police and fire services and associated municipal
buildings, schools, public roads and storm water management) shall be utilized efficiently.
The phasing of proposed development shall demonstrate a means of addressing
significant impacts on existing infrastructure and services (Public Services and Facilities,
Objective).

The incremental effects of developments on public facilities and services shall be
evaluated and addressed (Public Services and Facilities, Objective).

- The local transportation system in Boone County shall be maintained and improved so

that overall safety and level of service will be enhanced. Inefficiencies in the system will

- beidentified and addressed. New land development shall be closely coordinated with the

local transportation system to assure efficiency and continuity with the regional multi-
modal transportation system (Transportation, Goal).

Priority shall be given toward maintaining, protecting, and improving the capacity and
safety of the existing road system (Transportation, Objective).
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N. Proper vehicular and pedestrian access to adjoining property shall be provided and/or
retained when a property develops or redevelops.

Relationship to the Houston-Donaldson Study

A. The property is located in Site 28 (Turfway Park) of the Study. The Study recommends
that the race track continue on this approximate 212 acre site. The recommended zoning
for the Turfway Park site is to remain Recreation/Planned Development. New recreation
uses or alternative uses not related to the track operation should be revised through the
public hearing process. Recreation uses directly related to the track operation, however,
may undergo the short review process (see attachments).

B. The property is subject to the Site Design Standards, Architectural Design Review, and
Special Sigh Regulations (see attachments).

Planned Development Standards

Because the property is proposed to be rezoned to Commercial Two/Planned Development (C-
2/PD), the submitted Concept Development Plans needs to be evaluated against the Planned
Development Standards that are found in Section 1514 of the Boone County Zoning Reqgulations
(see attachments). A proposed Concept Development Plan shall fulfill the criteria outlined in this
section “unless a portion of the criteria do not apply or relate, in whole or part, to a specific
proposal.”

STAFF COMMENTS

1. The applicant, Planning Commission, and Florence City Council should work toward
implementing the following Planned Development (PD) Standards into the Concept
Development Plans:

A. Mixed Use Orientation and Pedestrian Orientation: This standard states that
Planned Developments shall have a pedestrian orientation. Staff recommends
that following pedestrian improvements:

. A sidewalk connection shall be provided through the shared !andsoabing
buffer between the two sites.

. The sidewalk which runs between Hansel Avenue and the Tumbleweed
driveway connection shall extend into lot 2. The sidewalk shall run out to
Turfway Park Access Road if lot 2 is short on required parking and needs
to obtain a shared parking agreement with Turfway Park.

. Both buildings shall have sidewalk connections to the public sidewalks
which are being constructed on Turfway Road.
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B.

Compatibility of Uses: One of the submitted Concept Plans shows that all
the principally permitted uses of the Commercial Two (C-2) zone could locate in
a 3,000 square foot building. Staff recommends that the list of principally

-permitted C-2 uses should be examined by the applicants and Zone

Change/Concept Development Plan Committee to determine if all the uses are
appropriate.

Open Space: This standard calls out that useable open space in an amount over
the setback area shall be provided. Although both sites exceed the 22% green
space requirement of the Houston-Donaldson Study, Staff recommends that some
sidewalk connections should connect the two sites to the pond.

Landscaping: This standard states that substantial landscaping shall be provided
in Planned Developments with emphasis given to street scape areas and buffer
zones. Staff would like the applicant to contact the City of Florence to find out if
they can install landscaping in the sanitary sewer easement along Turfway Road.
In addition, Staff recommends that the landscaping island in the back of lot 2

- should extend to the property line.

Architecture: This standard states that a consistent architectural theme shall be
provided in Planned Developments. The architectural theme shall also relate to
the existing structures on the project site and adjacent sites. Staff is concerned
that the front and side elevation drawings of the hotel seem to show a lot of
E.LLF.S. In addition, no elevation drawings were submitted for the rear facade of
the hotel or for any facade on lot 2. Staff recommends that both buildings should
be constructed with coordinating brick and/or masonry and that E.|.F.S. should be
limited to trim and detailing. Staff would like the applicants to add building material
labels to the elevation drawings for the Zone Change Committee meeting.

Signage: This standard states that a consistent signage theme shall be provided
within a Planned Development. All three Concept Development Plans show that
each lot will have a monument sign. These monument signs can be a maximum
8' tall and 60 square feet in area and will be reviewed through the Design Review
process.

Staff would like the applicants to address site lighting due to the proximity of the parcels

to Turfway Road. If the project is approved, Staff recommends conditions dealing with
the maximum height of light poles, cut-off shields, and the orientation of the lighting.

Staff is concerned that Concept Development Plan #2 shows a 6,760 square foot

restaurant, an outside seating area, and 26 parking spaces. The parking requirement for
a restaurant is currently 1 parking stall for every two seats located inside and outside the
restaurant. The amount of parking shown means the restaurant could have a maximum
of 52 seats unless the Zoning Administrator approved a shared parking agreement with
an adjoining site.
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4. Staff would like the applicants to address the filling of the pond. Will any approvals be
required from the Division of Water to fill the pond?

5.  Staff obtained copies of the Turfway Road Widening project plans from the Kentucky
Transportation Cabinet (see attachments). These plans show that the portion of Turfway
Road which adjoins the site will be upgraded to six automobile traffic lanes (four direct
lanes a center turn lane, and a right hand deceleration lane), 4' wide bike lanes, and 8'
wide sidewalks. The road project is scheduled to be completed by the Summer of 2007.
The Transportation Cabinet had no comment regarding the submitted Concept Plan
because they do not show any access points on Turfway Road.

6. Alternative layouts for the South Airfield Bypass are currently being analyzed by Boone
County Fiscal Court. This road will connect the KY 18/Oakbrook Road intersection to
Turfway Road/Thoroughbred Boulevard intersection (see attachments). Staff does not
believe that the design of the road will be impacted by the subject project because there
are no access points being proposed on Turfway Road.

7. Staff contacted Florence Fire Department regarding the project. Fire Marshall Krebs
indicated that he had some concerns regarding the parking lot design and the turning
movements of fire trucks. He provided a turning radius exhibit of the department's largest
aerial truck (see attachments)

8. Staff received a letter from the Cincinnati/Northern Kentucky International Airport
regarding the request (see attachments). The letter indicates that the proposed use is
compatible with airport operations but that State Form 5650 and Federal Form 7460 will
need to be approved before any construction occurs.

CONCLUSION

The Zoning Map Amendment request needs to be evaluated by the Boone County Planning
Commission and Florence City Council in terms of Articles 3 and 15 of the Boone County Zoning
Regulations and the potential impacts on existing and planned uses in the area.

Respectfully Submitted, .

j-u /(.74/(*23@-/\

Todd K. Morgan, AICP
Senior Planner, Zoning Services

TKM/pr
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Attachments:

*Aerial Map :

*Concept Development Plans

*Elevation Drawings of Proposed Hotel

*Pictures of Similar Hotels

*Zoning Map

*Topographical Map

*Future Land Use Map

*Turfway Road Widening Plans

*Turfway Road Typical Sections

*Preliminary Layouts for South Airfield Bypass

*Site 28, Houston-Donaldson Study

*Site Design Standards, Houston-Donaldson Study
*Architectural Design Review, Houston-Donaldson Study
*Planned Development Standards

*Fire Truck Turning Radius Exhibit

*Letter from Cincinnati/Northern Kentucky International Airport
*Application
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and landscaping must be sensitive to the remaining residential uses
along Turfway Road and O’Hara Lane. Industrial uses should have a
low rise office appearance from public viewpoint to help accomplish
this objective. The 11 lots purchased by the airport on the west
side of Turfway Road should remain zoned Suburban Residential
One/Planned Development at least until the Airport Master Plan
Update is completed. All property not owned by the airport west of
Turfway Road, is recommended to be zoned Industrial One/Planned
Development.'

Access/Improvements - One major access point is recommended on
Turfway Road near the southern end of Site 27. O0‘Hara Road may
contain several access points, however, development of Site 27
industrial uses off of O‘Hara Road may require improvements to the
O’Hara Road intersection. with . Turfway. road :to eliminate..the.
existing turning radius constraints. Any proposed access from
Turfway Road should include appropriate left-turn lanes and
deceleration lanes.

SITE 27 - TRIP GENERATION

24 AM PEAK ~ PM PEAK
LAND USE HOUR IN =~ OUT IN ouT
[110] GENERAL LIGHT
INDUSTRY
465,000 GSF 3,371 382 78 60 443
TOTAL 3,371 382 78 60 443

SITE 28, TURFWAY PARK

The existing horse race facility has been upgraded during the
1980’s, and currently new horse barns are being constructed on.the

northwest portion of the site. This Study recommends-that the race- -

track continue on this approximately 212 acre site. The
recommended zoning. for the Turfway Park site is to remain
Recreation/Planned Development. New recreation uses or alternative
uses not related to the track operation should be reviewed through
the public hearing process. Recreation uses directly related to
the track operation, however, may undergo the short review process.

| SITE 28 - TRIP GENERATION
LAND USE

Existing Land Use
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SITE DESIGN IN THE HOUSTON/DONALDSON STUDY AREA

This section is important for the implementation of the
Houston-Donaldson Study because much of the Study Area comprises
the highly visible Houston Road Corridor. As pointed out in the
Mall Road Study of 1990, the roadway corridor shapes the public
perception of a community. As described in that study, many
commercial, office,. and industrial corridors across the United
States have experienced a common set of problems, including traffic
congestion, confusing driveway -alignments, proliferation of strip.
centers, poor landscaping, lack of corridor identity, and excessive
signage. The objective of this section of the Houston-Donaldson
Study is to enhance the identity of the Study Area and avoid the
above problems. ‘

Each development should meet the following specific
development guidelines at Site Plan Review in addition to the
standard requirements of Article 30 of the Boone County Zoning

Requlations:

1. Placement or location of buildings - Buildings shall be placed
on a site so that a) building frontages are diagonal to the
street where possible, b) large blank building walls are
partially screened with vegetation or made visually less.
intrusive with architectural treatment, and c) landscaping and
planting spaces are created. 1In addition, restaurant and bank

outlot buildings-along-Houston Road:should be placedmsozthatmﬂwMy;m

the building frontage is diagonal from the public roadway
similar to previously approved Concept Development Plans in
the Study Area. A minimum 20 foot landscaped setback should
be maintained between the parking area and the public right-

of-way.

2. Impervious Area Coverage - Impervious areas include all
building and pavement coverage on a site. Green Space areas
include all landscape areas that have a meaningful visual
impact on a development. Consistent with the previous

- approvals of Concept Development Plans in the Study Area, all

commercial, office, and industrial developments:shall containiw. ... .

a minimum of 22 percent of the development site as permanent
green space. The computation of this green space ratio can
include landscaped parking islands, buffer areas, and
aesthetically suitable wet stormwater retention areas, but
will not include any area on public right-of-way or dry
detention areas that will have a negative visual impact on the
development. Interior road systems, sidewalk networks, and
parking lots of new developments must be designed with this in
mind. In industrial zones, any parking in the front yard area
should be devoted to office employee and visitor parking.
Other employee parking in industrial zones, will be placed on
the side and rear portions of the building. Parking areas
should include decorative elements, such as suitable fences,
wall extensions, plantings, and/or berms between the- public.-

- 55 -



right-of-way to screen parking areas from public view.
Parking lots must be designed  with landscaped: islandsvas -
described under requirement 3. Concrete curbs should be used
around the perimeter of the parking lot. Landscaped areas
with trees and bushes will be installed at the entrances of
any commercial, office, or industrial development. Continuous
curbs or wheel blocks should be placed between a parking area
and a sidewalk. As. approved for the Houston Lakes development
in 1990, pedestrian crossings at interior intersections should
be constructed of suitable brick, cobblestone, or similar
surface to emphasize the crossing location.

3. Landscaping - The simplest and most effective method to
enhance the appearance of a roadway corridor is to provide

. adequate ‘landscaping. -Landscaping.also reduces glare and.thew: « -,

amount of reflected and absorbed sunlight, resulting in a. more
comfortable environment and reduced energy costs. Landscaping
and buffering should meet the requirements under Article 30
Site Plan Review of the 1991 Boone County Zoning Requlations.
These requirements were developed for the Mall Road Study in
1990, however, are generally consistent with several approved
developments in the Study Area. A list of reference source
" books for suitable plant species can be found in the Mall Road

Study.

4. Pedestrian Connectionss - Each. development.or:land: use withing: . ..

the Study Area will provide pedestrian connections to other
developments, recreation facilities, and public open space
areas, if appropriate. An area-wide pedestrian network that
connects developments, recreation areas, and existing green
areas should be developed for the Study Area. Innovative and
practical pathway designs other than typical sidewalks are
encouraged within developments. Certain sites within the
Study Area, such as the Marydale property, World of Sports
site, Seligman property, and Houston Lakes site are important
to the overall pedestrian network of the corridor, and are
addressed in detail in the Individual Site BAnalysis and
Recommendations. section - of “this’® Study.= - -In -additionjw. .
pedestrian crossings on public and private roadways within
planned developments may be required to be of distinct
pavement treatment, such as brick or cobblestone to emphasize
these crossings. This feature will provide a safer pedestrian
environment because motorists can actually feel the pavement

difference at the crossing.

ARCHITECTURAL DESIGN REVIEW

Architectural Design Review is based upon the third goal of
the Houston/Donaldson Study, or more specifically, "to ensure that
the recommended land uses and the type of development occurs in

conjunction with appropriate exterior- appearances: to :the:general: .y s
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public." Design review is important because many sites within the
Study Area have an enormous amount of public visibility from major.
public thoroughfares, and the Study Area represents one of the. few..
locations in Boone County where the opportunity exists to achieve
a distinct corridor of planned uses.

The purpose or intent of establishing a procedure for
reviewing exterior design features of new development, site
improvements, and exterior renovations is to protect the existing
and planned public investment in the Houston/Donaldson Study Area.
The public investment refers to the existing infrastructure such as
the road and utility systems and future improvements. Recommended.
land uses in the Study Area are sensitive to the existing
infrastructure and needed improvements. Any future improvements to

the existing infrastructure system will -most.likely:be:the result.i. ;. .

of actions by local and state government officials and by
developers in the area. What makes this area unique to Boone
County is the rapid pace of development and the amount of
investment already occurring. A formal design review process would
help ensure orderly and compatible development in the Study Area.

‘Architectural Design review is based upon the recommendations of

the Study and would only include those sites or structures subject
to public view from a public street. This section should not be
used as a criteria in determining the review process to be followed
for a specific application, as described in the Implementation
section. Design review is based upon the following objectives:

1. To formulate a procedure or process which would protect the
' public’s view and create a harmonious development pattern in
a specified area. . '

2. To protect and promote the economic and'general welfare of the
public and to encourage complementary, orderly and efficient
growth and development. :

3. To ensure that future development occurs with appropriate
exterior appearance because the area has. a high level of
visibility from major public thoroughfares.

4. To encourage compatibility and visual continuity among

structures and land uses in the Study Area.

5. To be consistent with the objectives of Planned Development
(PD), Article 15, Boone County Zoning Requlations and the
goals and objectives section of the 1990 Boone County
Comprehensive Plan, which recommends the utilization of proper
design principles among land uses.

7. To create public awareness concerning the importance of
aesthetics based upon a study of recommended land uses and
zoning. :
8. To assure that appropriate design features -are. built and.- i .
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maintained according to approved plans.

9. To establish criteria and standards for evaluating the
exterior appearance of a proposed or existing building or
structure. |

Procedure/Application

Submittal is' required for any proposed office, commercial, and

~industrial building(s), exterior building renovations (including

painting), or site improvements visible from a public viewpoint in
the Study Area. The Zoning Administrator shall make a
determination whether Architectural Design Review is required for
a specific project.. Each applicant will submit four (4) sets of

architectural drawings or renderings -of the'-site. and proposed:, : - nire

building plans showing the external features of the building
(including elevations), which are subject to public view or from a
public street. These features are described in more detail in the

following section..

At the same time a Site Plan is being reviewed by the Boone
County Planning Commission, the building plans and architectural
drawings or renderings of a site will be reviewed by the
appropriate committee of the Boone County Planning Commission.
Time limitations will remain the same or in accordance with Site
Plan Review unless .otherwise indicated. The Committee will be

working with Staffirand+ should«possess.ithe rappropriate-technicalim v, v

background to review:.and evaluate the set of plans. The Committee
and/or Staff may at some time seek the technical assistance of
experts in reviewing .these plans or drawings. The experts and
Staff will not vote on the approval or disapproval of any design
plans. During the review process, a meeting will be arranged with

~the applicant to discuss the details of the design plans.

If for some reason an applicant does not submit the building
plans, architectural drawings or renderings at the Site Plan Review
stage, then the applicant can only receive conditional approval of
the Site Plan pending final approval on the building plans,

architectural drawings or renderings.'-~The. applicant.will have-up:u «. i v

to thirty (30) days to submit the building plans, architectural
drawings or renderings from the date of approval of a Site Plan.
Upon submittal of the Design Review' Drawings, the Boone County
Planning Commission will approve or disapprove the Design Review
Drawings within forty-five (45) days.

Criteria and Standards Used for Evaluating Architectural Design
Plans

Based upon the following standards, the Committee will
determine if the submitted plans are consistent with the Purpose,
Intent and Objectives sections of this element and the criteria and
standards used for evaluating such plans:
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Height - The height of any structure will be in accordance
with the 1limitation of' the underlylng ‘zone- and : will be
compatible with .the nearby existing buildings in the Study
Area. Other restrlctlons may include airport clearance

regulatlons

Building Facades - Building facades shall be designed in the
same archltectural style if part of a large commercial, retail

or office center. Individual building facades not part of
larger development or industrial building facades 'will . be
compatible with surrounding structures. If a structure has

double-frontage or double entry (faces two or more streets),
the type of facade shall be same for both frontages.

Windows and Doors ‘- The ‘type, ‘location and -size:of . -any. w1ndow
and door should be dependent upon the relationship of width to.
height of any proposed structure. Service or delivery doors
or windows shall be limited from public view or from a public
street. Appropriate screening shall be required in order to
minimize their visual effect.

Relationship of Materials - At least 30 percent of the front
elevation portion of a building in industrial areas shall be
of non-metal material such as but not limited to brick,
refined stone, stucco, wood, decorative masonry, or

architectural’ concrete.«An'appropriate: type of architecturals: i i s s

metal siding may be permitted. Regqular palnted concrete block
or smooth face block will not be permitted in the area if open
to view from a public street. At least 60 percent of the
building in the office and commercial zones should be of non-
metal material as previously mentioned above. Materials
should be of durable quallty and should be in harmony with
surrounding buildings in color and texture.

Relationship of Color - Consideration should be given to the
predominant color that may be of a natural material or a
patina color over time. Color refers to trim work and a

majority of a building and should-'be in harmony:with.adjacent s s

structures and the natural environment. Colors should be
harmonious, and only compatible accents should be used for any
trim work. Unusually bright colors should not be used on the
majority of any building, but may be permltted as a compatible
accent to any building.

Entrances and Porch Projections - Entrances and porch
projections (enclosed or open) should be designed so as to
provide rhythm and open space at an intimate scale.

Architectural Details - Archltectural details lncludlng, but
not limited to arches, cornlces, balustrades, iron work and
chimneys shall be designed in relationship to the structure

itself and to the architecture of. surrounding- buildings. ..t =
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10.

11,

12.

13.

14.

Architectural details may be required to enhance or downplay

the shape or size of a building. If adjacent ‘buildings are of -
inconsistent architectural styles, they may be required to .be

separated by some sort of buffer.

Roof Types and Shapes - Roof types and shapes shall be
designed in accordance with the design of surrounding
buildings. Utility equipment to be located on building roofs
in commercial, office, and industrial zones must be screened
from public view with materials harmonious with the building.

A parapet of sufficient height should be used in office and

commercial zones to screen the roof utility equipment from a
public street. Such equipment should be located away from the
edge of the building to assist in hiding it. Utility

equipment :shall. also be screened.in industrialmzonesrmehisﬁﬁfmfuwu
equipment should be located in areas not directly visible from.

public view.

Scale - Consideration should be given to the scale of each

building and architectural detail, which relates to the size
of man’ and the natural environment. In rendering this

decision, emphasis should be given to building mass and how it
relates to open space.

Elevation - The elevation of any site or structure should be
determined by the grade of any existing or proposed public

road. Consideration* should :begiven -to ﬁthemrelationshipwmﬁwmnw~

between the width and height of the front, side .and rear
elevation of any building as viewed from a public road.
Exposed foundations visible from a public street shall be

- minimized.

Signage - A signage package for the entire site shall be
developed in accordance with the Special Sign Requlations of
this Study and in uniformity with the existing signs in the
Study Area.

Detention/Retention Ponds or Lakes - Large detention/retention

ponds or lakes shall not be placed in. the front yard-or invan: . ..

area subject to public view from a public street, unless also
designed for aesthetic purposes.

Lighting - Exterior . lighting, whether free-standing or
building mounted, shall enhance the building design and the

adjoining landscape. Lighting fixtures shall be of a design

and size compatible with the building and adjacent areas.
Lighting will be designed and placed to prevent excessive
brightness and glare on adjacent properties or public streets.

Retaining Walls - The placement of retaining walls, which are

visible to a public street, should be minimized. If located
in an area subject to view from a public street, then either

brick facing or some other ‘type of decorative  masonry .or. . ..
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textured concrete material or appropriate landscaping shall be
used.

15. Rear of Buildings and Storage Areas - The rear of buildings
and outside storage areas shall be sufficiently screened from
public view by the orientation of the building or the use of
berms, landscaping, walls of materials similar to the front
facade of the building. Any portion of the rear wall or
seasonal display area that is visible from public view shall :
be faced with materials similar in texture and color as the
front of the building. :

16. Utilities - All utility service lines to the building and main

~ lines to or within the site shall be located and installed

underground, or.located along a low.visibility rear, lot- line...

New development .or redevelopment of a site should include the
placement of existing overhead utility lines underground.

17. Maintenance - The property owner of each parcel is responsible
for the proper maintenance and visual appearance of each
building within the development. Documentation 'shall be
provided at the Design Review stage.

18. Registered Kentucky Seal or Stamp - Each set of architectural
drawings or renderings and building plans should include the
stamp or seal of a registered architect and/or. engineer from
the Commonwealth' of Kentucky. .- -

19. Waiver of Requirement - The Boone County Planning Commission,
upon recommendation of the Committee’s report, may waive any
requirement or standard based upon a sufficient alternate
design; the discovery of a new type of technology; or apparent
minimal impact on the public. The purpose of this waiver is
to allow some flexibility based upon sound design principles
and the economic realities of such design.

Committee Recommendation on Architectural Design Review

Based upon the ' thorough - review -and : evaluationw:byQ-theMwwwrnwn

appropriate committee of the Boone County Planning Commission and
Staff, the Committee shall recommend approval or denial to the full
Planning Commission in the form of a report. The Committee
decision or report is based upon a majority vote of the Committee.
By a majority vote of the members present, the Boone County
Planning Commission will vote to approve or deny the building
plans, architectural drawings and renderings of the site, which
relate to the exterior appearance of the project subject to public
view. If the applicant’s sign package is ready at the Site Plan
stage, it may be incorporated into the Committee’s report so that
the necessary sign permit(s) may be issued. The signage package
may be submitted at a later date and follow the approval procedure
described in the next section, Special Sign Requlations - Houston-

Donaldson Study Area. The absence. of a signage .package' foruthe <. -

- 61 -



It is also provided that the amount of land devoted to each use in a Planned Development shall be
determined through the Concept Development Plan review and approval process. The appropriate
legislative body or Fiscal Court shall-have final decision making authority and the Planning
Commission is a recommending body pursuant to the provisions of this article.

SECTION 1512

Intensity
The intensity of use in a Planned Development may exceed by no more than thirty (30) percent the

maximum intensity permitted in the underlying zone district.

SECTION 1513 ¢

Minimum Size
The minimum size or area reqwred for a Planned Development overlay shall be no less than five (5)

acres.

SECTION 1514

Planned Development Standards .

Concept Development Plan proposals in a Planned Development shall be primarily evaluated against
the criteria listed below. The Concept Development Plan shall fulfill the following criteria unless a-
portion of the criteria do not apply or relate, in whole or part, to a specific proposal.

1. Mixed Use Development and Pedestrian Orientation: Planned Developments shall generally have
a mixed use orientation (combination of differing types of residential, commercial, and/or industrial
uses) both within the development itself and relative to the relationship between the proposed
planned development and adjacent sites. In general, planned developments shall have a .
pedestrian orientation. The additional intensity allowed in a Planned Development by Section 1500
shall only be permitted when a mixed use development as described in this standard is provided.

2. Compatibility of Uses: Measures shall be taken to assure compatibility of land uses within a
planned development itself and adjacent sites. Such measures may include the provisions of buffer
zones, common open space dreas and landscape features, transitional land uses, or a mixed-use
development in which no specific type of land use is dominate. Compatibility measures/mitigation
measures shall exceed the usual minimum standards of this order when needed to address

impacts of the proposed development.

3. Open Space: Useable open space(s), in an amount over and above setback areas and open areas
required by the underlying zone, shall be provided. These spaces may be provided in the form of
parks, plazas, arcades, commons, trails, sports courts or other athletic and recreational areas,
outdoor areas for the display of sculptural elements, etc. Land reservations for community facilities

may be considered in lieu of useable open space.

4. Multi-Modal Transportation System: Planned developments shall incorporate multi-modai
transportation elements through the development, depending on the foreseeable needs of future
residents and users of the site, and the relationship of the project site to the community at large.
Such multi-modal elements may include provisions for mass transit stops or stations, car pooling
lots, pedestrian and bicycle paths and lanes, bicycle parking areas, etc.

15.3



5. Preservation of Existing Site Features: 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.

6. Landscaping: Substantial landscaping shall be provided in a planned development with emphasis
given to street scape areas, buffer zones, and the provision of significant landscaping (in terms of
size of landscape areas, and quantity and quality of landscape materials) within the developed
portions of the site. The use of landscape design guidelines is required for multi-phased projects.

7. Architecture: A consistent architectural theme shall be provided in planned developments. The
theme shall largely use traditional, regionally influenced architectural forms and elements and shall
allow variations within it. The architectural theme shall also relate to existing structures on the
project site and adjacent sites, especially if such existing structures are historic. The use of
architectural guidelines is required for multi-phased projects.

‘8. Historic and Prehistoric Features: Historic and prehistoric features on the project site shall be
retained, utilized, and incorporated into the overall project design if physically and economically

feasible.

9. Signage: A consistent signage theme shall be provided within a planned development. Building:-
mounted signs shall be the predominate signage on the project site. Freestanding signs shall be
monument style and of a limited size and height. The use of signage design guidelines is required

for multi-phased projects.

10.Transportation Connections and Entry Points: The provision of transportation connections (street
connections, pedestrian paths and sidewalks, bicycle facilities) shall be provided in all planned
development unless physically unfeasible or undesirable due to land use characteristics.. In
addition, the various'entry points (streets, paths, etc.) into a planned development shall be marked
or otherwise defined through the use of landscaping, low-key signage on retaining walls,
architectural or sculptural elements, archways, markers, etc.

11.Conformance with Comprehensive Plan: All planned developments shall conform to the provisions
of the adopted Comprehensive Plan and take into account the limitations or existing or planned

infrastructure. '

Further, Concept Development Plan proposals within areas that are subject to a specific land use or
corridor study shall be evaluated against the criteria or requirements of such study as well as the

criteria in this section.

A Planned Development and its uses, buildings or structures shall be minimally subject to the
supplemental performance and development standards of this order, unless superseded by any
special requirements, conditions, variances or other particulars imposed by the Planning Commission
during the concept or preliminary application and hearing phases described in this article. Such
special conditions may include provisions governing, common open space, lands or facilities,
disposition of open land, infrastructure provisions including any physical design and/or any other
requirement found to be necessary, appropriate or desirable for the purposes of this district.

Such conditions shall be made a part of the terms under which the development is approved. Any
violation of such conditions shall be deemed a violation of this order.
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09/18/2006 MON 15:04 FAX 8597677813 KCAB PURCHASING

CIN CINNATI/NORTHERN KENTUCKY INTERNATIONAL AIRPORT

[@ooL/002

P.0. BOX 752000 CINCINNATI, OH 45275-2000 (859) 767-3151 FAX (859) 767-3080

September 18, 2006 ECEIVE

VIA FACSIMILE (859) 334-2264

SEP 18 2006

Mr. Todd Morgan, AICP o BOONE COUNTY
PLANNING COMMISSION

Senior Planner

Boone County Planning Commission
2950 Washington Street, Room 317
P.O. Box 958

Burlington, Kentucky 41005

Re:

James Rybolt and Subhas Patel (applicants) or Kentucky Wayturf, LLC (owner)
for a Zoning Map Amendment from Recreation/Planned Development (R/PD) to
Commercial Two/Planned Development (C-2/PD) for an approximate 3.84 acre
site located on the northeast corner of the Turfway Road/Thoroughbred

Boulevard

Dear Mr. Morgan:

Our staff has reviewed the aforementioned project and offer the following comments:

A

The proposed use of the land is compatible with airport operations with respect to
aircraft noise.

The location of the project will require the completion of a Federal Form 7460,
and State Form 5650, both of which relate to heights of structures around
airports. Approval time with both agencies is two (2) to four (4) months. Both
forms are available from Bill Martin at our Planning and Development
department. Both of these forms would also be required to approve construction
cranes if their use is contemplated for this project. ‘

Mr. Martin is willing to review propased structure heights to see if there may be any
_concerns from the approving agencies.




09/18/2006 MON 15:04 FAX 8597677813 KCAB PURCHASING [fooz2/002

Mr. Todd Morgan, AICP
September 18, 2006
Page 2

For this project he will need the floor elevation of the building(s) expressed in terms of
MSL. Also required will be the height of all structures, antennas, light poles, and towers

contemplated for the site.

Thank you for keeping us apprised of these projects in the airport environs.

Dale Huber
Deputy Executive Director

DH/VIs

cc:  Robert Holscher
Bill Martin




(See Boone County
Zoning Regulations)

APPLICATION FORM

ZONING MAP AMENDMENT
BOONE COUNTY PLANNING COMMISSION

SECTION A (To be completed by applicant)

e S

10,
11,

12.

13.
14.

15.
16.
17.

‘Names of Applicant(s \jLMEg qérBDl/Tan/}

Name of Project_ SSpmialfatble. SOTES }\LDTEL/ Eravere

Location of Project ’L‘I“)Q:T:MJAY PARK. /ToRFLysy by :IT';LP%%]C.}IZ,O

Total Acreage of Site__ HaBsieRey A/ Qs 3,84 +/- i L

Current Zoning of Site . Pl AR e

Proposed Zoning (Classification being requested) C‘;—Q_ / 2

Proposed Uses (please specify each use) LT 4t | - o1 -
(FS

LT %  C-2

Phone Number APt | ZHf Fax No.__ ST, AL, o &
Address of Applicant(s)_{(DE0D"F  STE (A~ QAT
CONfr R L VAT oHro 5250,
it tat Zip
Name of Property Owner(s QE&JT'UCK“F ST R Lie
Phone Number_£5H] | (0 2/ =204 FaxNo. 59 . (pH 7 4/ S0 %
Address of Property Owner(s) ZZ!M s FE J l/ﬁ*‘L‘MY SOMTE Z@
1~ Maz e L T ey '—27‘}@)’7-
City State

Proposed Building Intensities (please specify) LT & | - ‘5? R2Zaot <p
O F = i@ z S‘r 2B,
760
Are there any existing buildings on the site? ‘!\vlh
How many?

3
Deed Book =93 §44 Page No. 285/;/ GroupNo. 2027

Are you also applying for:
Conditional Use Permit

Dimensional Variance
Have you submitted a Concept Development Plan? \és 4
Have you had a pre-application meeting with BCPC Staff? Y—Eg
Please check the following organizations/agencies which you have discussed the proposed

development within the last several months:

Boone County Water District

Florence Public Services Dept.

Duke Energy

Sanitation District #1

Cincinnati Bell

Owen Electric Cooperative, Inc.

Boone County Public Works Department

Kentucky Transportation Cabinet

Cincinnati/N. KY International Airport (KY Airport Zoning Commission for height
restrictions near the airport)

HIHHH

(over)



BOONE COUNTY PLANNING COMMISSION ' September 20, 2006
Public Hearing Item #3 Page 1

Public Hearing Item No. 3:

Commission Members Present: Mrs. Arnett, Mr. Breetz, Mr. Bunger, Mr. Caddell -
Chairman, Mr. Carmichael, Mr. McMillian, Mr. Poe, Mr. Rolfsen, and Mrs. Wilson -
Secretary/Treasurer.

Staff Members Present: Mr. Kevin Costello, AICP, Executive Director; Ms. Jan
Hancock, Secretary; and Mr. Todd Morgan, AICP, Senior Planner.

Legal Counsel Present: Mr. Dale Wilson

3. Applicant:  James Rybolt and Subhas Patel for
Kentucky Wayturf, LL.C (owner)

Request: Zoning Map Amendment

The request of James Rybolt and Subhas Patel (applicants) for Kentucky
Wayturf, LL.C (owner) for a Zoning Map Amendment from
Recreation/Planned Development (R/PD) to Commercial Two/Planned
Development (C-2/PD) for an approximate 3.84 acre site located on the
northeast corner of the Turfway Road/Thoroughbred Boulevard intersection
and immediately to the north/west of the building at 7484 Turfway Road
(Tumbleweed Restaurant), Florence, Kentucky. The request is for a zone
change to allow a hotel and a commercial building.

Staff Member Todd Morgan presented the Staff Report which included a Power
Point presentation (see Staff Report).

- The Chairman asked for the applicant’s presentation.

Ms. Megan deSola, a planner with Viox & Viox, introduced the applicant’s team:
Jonathan Brown, Engineer with Viox & Viox; Bill Viox; James Rybolt; and
Subhas Patel with Keystone Management Group. She stated that the proposal is
for a four-story Springhill Suites by Marriott on the vacant lot directly northwest
of Tumbleweed Restaurant. The proposal is in compliance with the Future Land
Use Map which indicates the site for commercial use. Keystone Management
Group is a Cincinnati based hotel management and development company that
manages hotel brands including Country Inn and Suites by Carlson, Comfort
Suites, and Comfort Inn by Choice. They developed Country Inn and Suites on
KY 20 next to the Marriott. Reviewing the applicant’s Power Point presentation
(a CD copy was submitted) she indicated a hotel similar to the proposed hotel,
except that the proposed hotel will have a brick fagade. She submitted a hard
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copy of the applicant’s Power Point slides and biographies of the applicant’s team
(see Exhibit 2).

Mr. Jonathan Brown reviewed the Power Point slide in regard to the road
connection discussed in Public Hearing Item #2. He noted that the surrounding
areas and adjoining properties are essentially the same as those in Public Hearing
Item #2. He stated that the hotel use is compatible with the adjoining properties
and will provide lodging for people going to the racetrack. The Tumbleweed
Restaurant will provide eating facilities for people staying at the hotel. He stated
that the Future Land Use Map calls for the area to be commercial. The request is
in compliance with the Comprehensive Plan. He presented the Concept Plan. He
stated that Staff noted three alternatives: (1) A 6,000 square foot building with
limited parking for a restaurant. There have been discussions that the small lot
could be sold to Tumbleweed to build their new prototype restaurant. He noted
that if it was a stand-alone restaurant, there would be cross parking: (2) A
restaurant with a drive-through, and (3) a bank with a drive-through. He stated
that it is a speculative commercial use. The fall-back option would be to add a
couple of rooms to the hotel. He stated that they are limited on the square footage
by the intensity requirements. They plan to add a small fountain to the lake and
turn it into a feature. The fountain will help to aerate it and deal with the existing
algae problem. He stated that the Staff Report states that the height of the hotel
will be 55 feet, but the maximum height is 60 feet. He stated that there will not be
any curb cuts on Turfway Road. Access is through the Tumbleweed site and the
Turfway access easement. The location of that curb cut is dictated by an
agreement between the property owner and the racetrack when the property was
sold. He stated that the proposal is in compliance with the Comprehensive Plan
and compliments the existing surrounding uses. He stated that they plan to build
the hotel 90% brick as opposed to the prototype elevations that were presented.

This concluded the applicant’s presentation,

The Chairman noted that there was no on else present in the audience and asked if
there were any comments or questions from the Commissioners.

Mrs. Wilson asked the applicant to bring information to the Committee Meeting
regarding the sign. The Committee would like to look at where they anticipate
placing the monument signage.

Mr. Breetz questioned the proposed height of the building. Mr. Brown responded
that it is between 55 and 60 feet and he believes it is 58 feet tall. Mr. Breetz
questioned the height of the grandstand at the racetrack. Mr. Brown will bring
that information to the Committee Meeting. Mr, Breetz commented that
information about the height of the grandstand would help to put the building in
perspective.
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Mr. Poe asked the Committee to take a hard look at the shared parking
arrangement in relation to the standards the Planning Commission has recently
discussed for restaurants with shared parking. Mr. Costello stated that Staff will
look at the agreements with the racetrack. There is a lot of parking at the
racetrack. Chairman Caddell questioned the proximity of the potential shared
parking at the racetrack to this site. How far away is it? Mr. Morgan stated that
the distance will be looked at in Committee and added that there should be a
sidewalk connection between the restaurant site and the racetrack so that it is
walkable. Mr. Poe stated that the shared parking for O’Charley’s is across the
street and it is dangerous in the evening. It is not well lit and people have to walk
through a parking lot because there is no sidewalk. He asked the Committee to
consider those issues.

Mr. Bunger asked if there is a planned restaurant for the hotel. Mr. Patel
responded that the extent of the food and beverage service at the hotel will be a
complimentary continental breakfast. He stated that, depending on the market,
they may have a managers’ reception in the evening for business guests to have
drinks. He stated that the 6,000 square foot restaurant was presented to show
what Tumbleweed might come in and request if they have a transaction with
them. '

Mr. Morgan asked if there will conference rooms that are rented out. Mr. Patel
responded that they normally have a 35 — 50 person conference room and will do
studies to see if they require more. He stated that any conference room additions
would increase the required on-site parking, Mr. Morgan asked that the
information be provided so that Staff can determine if more on-site parking is
needed.

There being no further comments, the Chairman stated that the Committee Meeting for
this item will be on October 11, 2006 at 5:00 PM in this room. This item will be on the
Agenda for the Business Meeting on October 18, 2006 at 7:00 PM. The Chairman closed
this Public Hearing at 10:03 PM.

APPROVED:

o

Arnold Caddell, Chairman

Attest:

Jan Hancock, Recording Secretary

Exhibits
1. Applicant’s Power Point presentation (CD)
2. Hard copy of the applicant’s Power Point slides and biographies of the
applicant’s team
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SPRINGHILL SUITES HOTEL AND
COMMERCIAL SITE

FLORENCE, KENTUCKY

Clvil Engineers: Developer:
Viox & Viox Kaystone Hotel Group, LLC.
466 Edanger Road 9011 Fields Edel RD. Sle 301

Edanger, KY 41018 Cincinnall, OH 45249

September 20, 2006
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PICTURES OF PROPOSED SITE:

+Viox & Viox was founded In
Erlanger, Kentucky in 1945

*Malntains a long history of
successful site layout design
and englneering.

KEYSTONE HOTEL GROUP, LLC. BACKGROUND

+Keystone Hotel Group Is a Cincinnati based Hotel
Management and Development firm.

*Keystone Hotel Group manages multiple hotel
brands including Country Inn & Suites by Carlson
and Comfort Suites & Comfort Inn by Choice.

+Locally, Keystone Hotel Group developed the
Country Inn & Suites, Greater Cincinnati Airport,
located on KY 20 in Hebron.
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Viox & Viox ~ PROJECT TEAM

WILLIAM R. VIOX, P.E., P.L.S. (Principal)

Mr. Viox graduated from Louisiana Technical University with a Bachelor of Science in Civil Engineer-
ing in 1970, Bill began work as partner with Viox & Viox immediately following his graduation. Bill is responsi-
ble for the day-to-day operation of the firm and all quality control reviews performed by the office. He oversees
all submittals, quantity take-offs, and professional estimates produced by Viox & Viox. His primary area of
expertise is land development and public projects. Bill has been the City Engineer for Florence, Kentucky
since 1980. Bill served on the Boone County Planning Commission from 1980 to 1999, and was the Chairman
for 5 years. In 2000, Bill received the Northern Kentucky Home Builders Association’s “Donald M. Wiedeman
Award” for community service. He is a resident of Florence, Kentucky.

MEGAN V. de SOLA, AICP - Project Coordinator

Ms. de Sola graduated with a Bachelor of Public Administration from the University of Mississippi in
1994. In 2002, Megan received a Master of Community Planning from the University of Cincinnati, as well as a
Certificate in Historic Preservation. While at U.C., Megan was awarded the AICP Planning Student Award.
Megan began working at Viox & Viox as a high school student in 1989. She became a full-time employee in
1996 as Viox & Viox's Financial Manager. Upon receiving her degree in Planning, Megan began a new posi-
tion at Viox & Viox as Director of Planning Services. In 2005, Megan became a member of the American Insti-
tute of Certified Planners (AICP). She is a member of the Kentucky Chapter of the American Planning Asso-
ciation (KAPA) and serves on the Professional Development Committee. She is a resident of Fort Thomas,

Kentucky.

CARTER P. DICKERSON - Landscape Designer

Mr. Dickerson began work with Viox & Viox in 2004, after graduating with a Bachelor of Landscape
Architecture from Mississippi State University. Carter provides landscape and streetscape design services for
the firm. He has recently finished master plan designs for two city parks in Northern Kentucky, one for the City
of Florence and one for the City of Erlanger. In addition, Carter prepares illustrative exhibits for public hear-
ings, assists engineers with erosion prevention plans (BMP), and is actively involved in presentations for zone
changes, site plan approvals, and board of adjustment applications. Carter is an associate member of the
American Society of Landscape Architects; he serves on the Dixie Renaissance Committee, the Northern Ken-
tucky Chamber of Commerce's Eggs and Issues Committee as well as the Environmental Issues Commit-
tee. He currently resides in Boone County, Kentucky.

JONATHAN L. BROWN, E.I. - Design Engineer

Mr. Brown began working at Viox & Viox during the summers of 2001 and 2002, while he was pursu-
ing a Bachelor of Science in Civil Engineering from the University of Kentucky. During his time at U.K., Jona-
than also completed multiple classes in organic chemistry and environmental issues. Jonathan has assisted in
presentations and performed research for zone change applications across Northern Kentucky. His position at
Viox & Viox also includes a balance between civil design and surveying work. His versatility makes him an
integral part of our engineering team. Jonathan is actively involved with the Northern Kentucky Chamber of
Commerce and the Kentucky Society of Professional Engineers. He currently resides in Hebron, Kentucky.

JAMES E. RYBOLT - Principal, SRA Architects

Mr. Rybolt received a Bachelor of Architecture from the University of Cincinnati, College of Design,
Architecture, Art, and Planning. He is a registered architect in Kentucky, Ohio, and Indiana and National
Council of Architectural Registration Boards (NCARB) certified. Jim was with Suhar & Associates Architects
for eleven years prior to purchasing the firm in July 2004. He has experience in hotel, muiti-family, housing for
the elderly, apartment, townhouse, and office building design and construction.

SUBHAS PATEL - CEQ, Keystone Management Group
“Mr. Patel has a Bachelor degree in Accounting and Information Systems from the Univer-
sity of Cincinnati. He became a Certified Public Accountant in 1993. Mr. Patel has been the CEO

of Keystone Management Group since 1998.

VIOX&V[OX Keystone Hotel Group

Engineer Sorvepars snd Cundicipa Arhacs Turfway Road Hotel Site




BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
FIRST FLOOR FISCAL COURTROOM
BUSINESS MEETING
October 18, 2006
7:00 P.M.

Mr. Arnold Caddell, Chairman, called the meeting to order at 7:02 PM.

COMMISSION MEMBERS PRESENT:

Mrs. Judy Arnett

Mr. Randy Barlow

Mr. Greg Breetz

Mr, Kim Bunger

Mr. Arnold Caddell, Chairman

Mr, Jim Carmichael

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 MEMBER NOT PRESENT:

Mrs. Janet Kegley

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

Mr. Kevin Costello, AICP, Executive Director

Ms. Jan Hancock, Secretary

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

Mr. Kevin Wall, AICP, CDT - Director, Zoning Services
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Staff Member Todd Morgan presented the Committee Report which recommended
approval of the request based on the Findings of Fact, but subject to conditions (see
Committee Report). The property owner has signed the letter agreeing to the
conditions.

Mr. Bill Viox stated that a condition stated in the Committee Report is different
from the condition letter signed by Jerry Carroll. He stated that the first paragraph
on Page 3 of the Committee Report states that “the applicant has committed to
providing the following sidewalk connections: (1) between the front of the
buildings and the planned sidewalks on Turfiwvay Road, (2) between the shared
landscape buffer which separates the two lots, and (3) along Turfivay Park Access
Road”. Mr. Morgan stated that the sidewalks along Turfway Park Access Road will
“meet up with the Danbarry Theater site. He stated that agreement regarding
sidewalks was made through the Committee process. It is in the Findings of Fact
and the rationale was that it would meet the requirements of the Houston-
Donaldson Study. It was not an agreed upon condition. Mr. Viox responded “that’s

b

fine”.

The Chairman asked if there was anyone present who wished to make a summary
statement in regard to the discussion at the Committee Meeting, There was no

response.

There being no further comments, Mrs. Arnett moved by resolution to the City of
Florence that the request be approved based on the Committee Report with

the conditions. Mr. Schwenke seconded the motion. Mr. Costello stated that the
property is currently in unincorporated Boone County but it is in the process of
being annexed and the recommendation will be forwarded to the City of Florence.
The Chairman asked for a vote on the motion made by Mrs. Arnett and it carried

unanimously.

3. Zonihg Map Amendment

The request of James Rybolt and Subhas Patel (applicants) for Kentucky
Wayturf, LL.C (owner) for a Zoning Map Amendment from
Recreation/Planned Development (R/PD) to Commercial Two/Planned
Development (C-2/PD) for an approximate 3.84 acre site located on the
northeast corner of the Turfway Road/Thoroughbred Boulevard intersection
and immediately to the north/west of the building at 7484 Turfway Road
(Tumbleweed Restaurant), Florence, Kentucky. The request is for a zone
change to allow a hotel and a commercial building.

Staff Member Todd Morgan presented the Committee Report which recommended
approval of the request based on the Findings of Fact, but subject to conditions (see
Committee Report).
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The Chairman asked if there was anyone present who wished to make a summary
statement in regard to the discussion at the Committee Meeting. There was no

response.

There being no discussion, Mrs. Arnett moved by resolution to the City of
Florence that the request be approved based on the Staff and Committee
Reports with the conditions. Mr. Bunger seconded the motion and it carried
unanimously. '

4. Houston-Donaldson Study Review - Donaldson Road Center II
1325-1335 Donaldson Road

Staff Member Mitch Light presented the Committee Report which recommended
that the request follow the short Houston-Donaldson Study review process based on
the Findings of Fact, but subject to one condition (see Committee Report). The
property owner has signed the letter agreeing to the condition.

There being no discussion, Mr. Knock moved that the request follow the short
Houston-Donaldson Study review process based on the Committee Report.
Mr. Poe seconded the motion and it carried unanimously.

5. Technical/Design Review - Cheddar’s
6935 Houston Road

Staff Member Mitch Light presented the Committee Report. He reviewed his
memorandum dated October 18, 2006, re: Cheddar’s, Design Review (Signage),
6935 Houston Road - #5. He stated that the Committee recommends (1) approval
of'a 23.33 square foot sign located on the rear elevation along Doering Drive, and
(2) approval of the casual café letters on the front elevation being illuminated
individual channel letters. The Committee recommends (3) denial of the
applicant’s request that LED type lighting be permitted around the entire perimeter
of the building.

Mr. Schwenke moved to approve a (1) 23.33 square foot sign located on the
rear elevation along Doering Drive and (2) the casual café letters on the front
elevation being illuminated individual channel letters, and (3) to deny the
applicant’s request that LED type lighting be permitted around the entire
perimeter of the building, based on the Committee Report. Mr. Barlow
seconded the motion.

Chairman Caddell asked if the applicant understands the motion. Mr. Phil Grier,
1125 Bridlewood, Lexington, KY responded “yes”.

There being no discussion, the Chairman asked for a vote on the motion made by
Mr. Schwenke and it carried unanimously.
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ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT

TO: Boone County Planning Commission

FROM: Judy Arnett, Chairwoman

DATE:  October 18, 2006

RE: Request of James Rybolt and Subhas Patel (applicants) for Kentucky

Wayturf, LLC (owner) for a Zoning Map Amendment from
Recreation/Planned Development (R/PD) to Commercial Two/Planned
Development (C-2/PD) for an approximate 3.84 acre site located on the
northeast corner of the Turfway Road/Thoroughbred Boulevard intersection
and immediately to the north/west of the building at 7484 Turfway Road
(Tumbleweed Restaurant), Florence, Kentucky. The request is for a zone
change to allow a hotel and a commercial building.

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

The Committee has concluded that the proposed Zoning Map Amendment and
accompanying Concept Development Plan (exhibit 1) subject to conditions are in
agreement with the Boone County Comprehensive Plan due to the following reasons:

A. The 2005 Comprehensive Plan's 2030 Future Land Use map designates the site
for Commercial uses. This designation is described as "retail, corporate and
professional office, interchange commercial, indoor commercial recreation,
restaurants and services, etc. The proposed uses are consistent with the
recommendations of the Comprehensive Plan and are compatible with adjacent
uses such as Turfway Park Racetrack and other hotel and commercial uses in the
Houston-Donaldson Study area."

B. The proposed design and uses of the site are consistent with the overall
recommendations outlined in the Houston-Donaldson Study. This includes shared
access to adjoining properties (Turfway Park Racetrack and Tumbleweed
Restaurant) and connections to a new sidewalk system along Turfway Road.
Further the Houston-Donaldson Study recognizes that uses should serve not only
the interstate traveler but also local businesses in the area. The proposed uses
will accomplish this objective.

C. The proposed uses subject to the following conditions meet the requirements of
the Future Land Use Development guidelines that are stated in the Land Use
Element of the Comprehensive Plan.
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CONDITIONS

1.

2.

The proposed building will have a brick facade (see exhibit 1).

The approved Concept Development Plan will include two options for development.
Option 1 will involve only the hotel use with a maximum of 119 rooms. Option 2 will
involve 103 rooms and a 3,000 square foot retail or office building (see exhibit 2).

If Option 2 is preferred, the proposed 3,000 square foot building will be restricted to only
the following uses:

a) Eating and drinking establishments including alcoholic beverages

b) Department stores, mail order houses, direct retail selling organizations of general
merchandise.

Apparel stores

Photographic, stenographic and other duplicating and mailing services.

Legal services, engineering and architectural services

Security brokers, dealers and flotation services

Title abstracting services, holding and investment services

Advertising services

Business and management consulting services

Employment services

Consumer and mercantile credit reporting, adjustment and collection services
Travel arranging, transportation ticket or promotional booking agencies

Radio and television broadcasting studios excluding transmitting stations and towers
Art, music and dancing schools, libraries and museums
‘Medical and dental laboratory services

Medical clinics - out patient services

Business associations and professional membership organizations including civil,
social and fraternal organizations .

Art and craft galleries and similar exhibit space

—— e — —_—
cz3TzTozZesese
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In addition, only principally permitted office uses in the Office One (O-1) are allowed in the
proposed 3,000 square foot building.

4,

The maximum height of the hotel building will be 60 feet. The applicant will be required
to file federal and state aviation permits as a result of the building's proximity to the
airport. :

The applicant is required to improve the existing lake in order to make it a water feature
for the site.

The applicant will be required to meet the landscaping requirements applicable to sites
located in the City of Florence. A preliminary landscaping plan has been submitted (see

- exhibit 2).
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7. If Option #2 is selected, a shared parking and access agreement will be provided to serve
both uses. Adequate parking must be provided for both uses.

8. A sidewalk will be constructed from the existing road behind the Tumbleweed restaurant
across the rear portion of the lot along the existing lake to the entrance near Turfway
Park. In addition, an interior sidewalk system will be constructed to connect to a future
sidewalk along Turfway Road.

9. All site lighting will be directed towards the building(s) and not on the Turfway Road right-
of-way.

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 for the Zone Change/Concept Development Plan

Committee Vote.



EXHIBIT 1

3715 4TvH
ANRId G30Na3y

L@d

»
»

SNOLLVAITZ ONIGUNg

NOSSIIENS
ISMONYES So0zvEeD

ET]

» E—————————
 —— e

EZ030 TON LO3roud

MINY

YIGWNN 13IHS

g.E:::

L

%%%%%%F@@%%%%%%%

e Z0E T8

“NOILVAZ T3 4vag

FIF

D e2tE VS

NOILVATTI INOYH

Houey

SILINS TTIHONIY4S

2

390 0 J0L

T

09 0 gai

vt ar s o s
wiis t NOILVA3T3 3GIS NOILVA3I3 3415
B i U B = ] e e [ E .
SIDIIIHDYY 3 H ﬁ = | 2 5 ° B i ,_
i == | = bt 1 =7 s
.S (SN .
4 — , — 7 T = = ]
- - e D mmem o [ |E ;
= = = 0 = _ .
T 4 : B
a2 = .m_\l.wn_.wx oo © .M u 5 f |
= B — EX i
B .ﬂu " wone O Mx..m ]
> =T kB = = P g
ﬂ//ﬂ/y .. = 5SS o O = ) _‘E'_
SSad =
KB e —
N T - f ~g~
N I _
H « /I oot © . 5




CEXHIBIT 2

= sozrum

E]

D ———
3 —————
EZ02C . TON 1D3rQMd

AIDNINIA “IINZUO
eV AVMINNL

MINY

05 R 3t e e

Jozoatvers gy
SAUDGEEY TR/ «<wns
SIDILIHOYY

INVHNVLISEY
QO33M3TENNL.
ONLLSIX3

LETEETTH

ONINOZ -0

H{]

L
T

wisg coneay | [ T T iy, TS OMATE  Gsmsay e o1
S3I3vdS § EIIVLS INDIEYS Vo *$30vdS SNDMEYL
Laois 1) 39 CIHOEH oNtgINg AHOEH SNIgUNE
@@@ 4 08, VY INTING {s3m0Ls ¥) 35 WT5's5 YIUY SNITTING
SOV 81T Rerigiiig YIYY ANS
53sAz23 5N 03504048 2SN G3SDJ0Nd
w101 107 Soa ﬂ\k\\j
YV YIOL X 1—‘
HIGANN L3THS N Boens NV1d 31IS 1d3DNOI\ )
B I———————— "ONINOZ SNUSIXS
NOLLYWHOLNI 31IS
Nvd o ~
3US 1430N0D ——— — — ==
E— — — . < —
Bmprgogezy — <= i <=
EarF17] B
»2E aqvod AVMJddnl P —— >
WSS LA SRV . n
—D o
¥

S3DVdS B21

{43 coce)
FENZT-D

UOOT LSHIA 4S 099
AMOLS + - WOOH 501
“TELOH AL THHONELS

[TTTTTT

|

S$30vdS By

ATXE A
of
=




BOONE COUNTY PLANNING COMMISSION September 20, 2006

Public Hearing Item #3 Page 1

Public Hearing Item No. 3:

Commission Members Present: Mrs. Arnett, Mr. Breetz, Mr. Bunger, Mr, Caddell -
Chairman, Mr. Carmichael, Mr, McMillian, Mr. Poe, Mr. Rolfsen, and Mrs. Wilson -
Secretary/Treasurer.

Staff Members Present: Mr. Kevin Costello, AICP, Executive Director; Ms. Jan
Hancock, Secretary; and Mr. Todd Morgan, AICP, Senior Planner.

Legal Counsel Present: Mr. Dale Wilson

‘3. Applicant:  James Rybolt and Subhas Patel for
Kentucky Wayturf, LL.C (owner)

Request: Zoning Map Amendment

The request of James Rybolt and Subhas Patel (applicants) for Kentucky
Wayturf, LLC (owner) for a Zoning Map Amendment from
Recreation/Planned Development (R/PD) to Commercial Two/Planned
Development (C-2/PD) for an approximate 3.84 acre site located on the
northeast corner of the Turfway Road/Thoroughbred Boulevard intersection
and immediately to the north/west of the building at 7484 Turfway Road
(Tumbleweed Restaurant), Florence, Kentucky. The request is for a zone
change to allow a hotel and a commercial building.

Staff Member Todd Morgan presented the Staff Report which included a Power
Point presentation (see Staff Report).

The Chairman asked for the applicant’s presentation.

Ms. Megan deSola, a planner with Viox & Viox, introduced the applicant’s team:
Jonathan Brown, Engineer with Viox & Viox; Bill Viox; James Rybolt; and
Subhas Patel with Keystone Management Group. She stated that the proposal is
for a four-story Springhill Suites by Marriott on the vacant lot directly northwest
. of Tumbleweed Restaurant. The proposal is in compliance with the Future Land
Use Map which indicates the site for commercial use. Keystone Management
Group is a Cincinnati based hotel management and development company that
manages hotel brands including Country Inn and Suites by Carlson, Comfort
Suites, and Comfort Inn by Choice. They developed Country Inn and Suites on
KY 20 next to the Marriott. Reviewing the applicant’s Power Point presentation
(a CD copy was submitted) she indicated a hotel similar to the proposed hotel,
except that the proposed hotel will have a brick fagcade. She submitted a hard
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copy of the applicant’s Power Point slides and biographies of the applicant’s team
(see Exhibit 2).

Mr. Jonathan Brown reviewed the Power Point slide in regard to the road
connection discussed in Public Hearing Item #2. He noted that the surrounding
areas and adjoining properties are essentially the same as those in Public Hearing
Item #2. He stated that the hotel use is compatible with the adjoining properties
and will provide lodging for people going to the racetrack. The Tumbleweed
Restaurant will provide eating facilities for people staying at the hotel. He stated
that the Future Land Use Map calls for the area to be commercial. The request is
in compliance with the Comprehensive Plan. He presented the Concept Plan. He
stated that Staff noted three alternatives: (1) A 6,000 square foot building with
limited parking for a restaurant. There have been discussions that the small lot
could be sold to Tumbleweed to build their new prototype restaurant. He noted
that if it was a stand-alone restaurant, there would be cross parking. (2) A
restaurant with a drive-through, and (3) a bank with a drive-through. He stated
that it is a speculative commercial use. The fall-back option would be to add a
couple of rooms to the hotel. He stated that they are limited on the square footage
by the intensity requirements. They plan to add a small fountain to the lake and
turn it into a feature. The fountain will help to aerate it and deal with the existing
algae problem. He stated that the Staff Report states that the height of the hotel
will be 55 feet, but the maximum height is 60 feet. He stated that there will not be
any curb cuts on Turfway Road. Access is through the Tumbleweed site and the
Turfway access easement. The location of that curb cut is dictated by an
agreement between the property owner and the racetrack when the property was
sold. He stated that the proposal is in compliance with the Comprehensive Plan
and compliments the existing surrounding uses. He stated that they plan to build
the hotel 90% brick as opposed to the prototype elevations that were presented.

This concluded the applicant’s presentation.

The Chairman noted that there was no on else present in the audience and asked if
~ there were any comments or questions from the Commissioners. '

Mrs. Wilson asked the applicant to bring information to the Committee Meeting
regarding the sign. The Committee would like to look at where they anticipate
placing the monument signage.

Mr. Breetz questioned the proposed height of the building. Mr. Brown responded
that it is between 55 and 60 feet and he believes it is 58 feet tall. Mr. Breetz
questioned the height of the grandstand at the racetrack. Mr. Brown will bring
that information to the Committee Meeting. Mr. Breetz commented that
information about the height of the grandstand would help to put the building in
perspective.
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Mr. Poe asked the Committee to take a hard look at the shared parking
arrangement in relation to the standards the Planning Commission has recently
discussed for restaurants with shared parking. Mr. Costello stated that Staff will
look at the agreements with the racetrack. There is a lot of parking at the
racetrack. Chairman Caddell questioned the proximity of the potential shared
parking at the racetrack to this site. How far away is it? Mr. Morgan stated that
the distance will be looked at in Committee and added that there should be a
sidewalk connection between the restaurant site and the racetrack so that it is
walkable. Mr. Poe stated that the shared parking for O’Charley’s is across the
street and it is dangerous in the evening. It is not well lit and people have to walk
through a parking lot because there is no sidewalk. He asked the Committee to
consider those issues. :

Mr. Bunger asked if there is a planned restaurant for the hotel. Mr. Patel
responded that the extent of the food and beverage service at the hotel will be a
complimentary continental breakfast. He stated that, depending on the market,
they may have a managers’ reception in the evening for business guests to have
drinks. He stated that the 6,000 square foot restaurant was presented to show
what Tumbleweed might come in and request if they have a transaction with

them.

Mr. Morgan asked if there will conference rooms that are rented out. Mr. Patel
responded that they normally have a 35 — 50 person conference room and will do
studies to see if they require more. He stated that any conference room additions
would increase the required on-site parking. Mr. Morgan asked that the
information be provided so that Staff can determine if more on-site parking is
needed.

There being no further comments, the Chairman stated that the Committee Meeting for
this item will be on October 11, 2006 at 5:00 PM in this room. This item will be on the
Agenda for the Business Meeting on October 18, 2006 at 7:00 PM. The Chairman closed

this Public Hearing at 10:03 PM.
APPROVED:

gl

Arnold Caddell, Chairman

Attest:

./

Jan Hancock, Recording Secretary

Exhibits
1. Applicant’s Power Point presentation (CD)
2. Hard copy of the applicant’s Power Point slides and biographies of the

applicant’s team



ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

TO: Boone County Planning Commission

FROM: Judy Afnett, Chairwoman

DATE: October 11, 2006

RE: Request of James Rybolt and Subhas Patel (applicants) for Kentucky

Wayturf, LLC (owner) for a Zoning Map Amendment from
Recreation/Planned Development (R/PD) to Commercial Two/Planned
Development (C-2/PD) for an approximate 3.84 acre site located on the
northeast corner of the Turfway Road/Thoroughbred Boulevard intersection
and immediately to the north/west of the building at 7484 Turfway Road
(Tumbleweed Restaurant), Florence, Kentucky. The request is for a zone
change to allow a hotel and a commercial building.

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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o A, [

Judy Arnhett, Chaifwoman

For Project _g~ Absent
Against Project
Abstain Deferred

i Bunger/
For Project

Absent
Against Project
Abstain Deferred
Susan Poston
For Project Absent ¥
Against Project
Abstain Deferred

Charlie Reynolds (Alternate)

7

PAGE 2

B
Greg Bree%

For Project _y~~  Absent
Against Project
Abstain Deferred

Janet Kegley

For Project Absent
Against Project
Abstain Deferred

Jim Carmichael (Alternate)

Against Project
Abstain Deferred

For Project Absent

Bob Schwenke (Alternate)

For Project . Absent For Project Absent
Against Project Against Project
Abstain/’ Deferred Abstain Deferred
7/
N ,
SN —
/‘/L’isg’Wﬁsgn (Alternate)
| For Project Absent
Against Project
Abstain Deferred
TOTAL.: DEFERRED 4 FOR PROJECT | ABSENT
AGAINST PROJECT ABSTAIN
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BEOONE COUNTY PLANNING COMMISSION

www.boonecountyky.org/pc : Boone County Administration Building
www.boonecountygis.com 2950 Washington Street, Room 317.
P.O. Box 958

Burlington, KY 41005

Phone (859) 334-2196; Fax (859) 334-2264
plancom@boonecountyky.org

October 12, 2006

Mr. James Rybolt
SRA Architects

6507 Stewart Road
Cincinnati, OH 45236

RE: Request of James Rybolt and Subhas Patel (applicants) for Kentucky Wayturf,
LLC (owner) fora Zoning Map Amendment from Recreation/Planned Development
(R/PD)to Commercial Two/Planned Development (C-2/PD) for an approximate 3.84
acre site located on the northeast corner of the Turfway Road/Thoroughbred
Boulevard intersection and immediately to the north/west of the building at 7484
Turfway Road (Tumbleweed Restaurant), Florence, Kentucky. The request is for
a zone change to allow a hotel and a commercial building.

Dear Mr. Rybolt and Mr. Patel:

The following represents the conditions of approval for the above referenced application
as recommended by the Planning Commission's Zone Change Committee at their October
11, 2006 meeting. If you, as the applicant, agree with these conditions, please indicate by
providing the signature of the property owner, as well as your own in the spaces provided
at the end of this letter, and return the original letter to the Planning Commissions office
by Tuesday, October 17, 2006.

Conditions:

1. The proposed building will have a brick facade (see exhibit 1),

2. The approved Concept Development Plan will include two options for development.
Option 1 will involve only the hotel use with a maximum of 119 rooms. Option 2 will

involve 103 rooms and a 3,000 square foot retail or office building (see exhibit 2).

3. If Option 2 is preferred, the proposed 3,000 square foot building will be restricted
to only the following uses:



Mr. James Rybolt
SRA Architects
October 12, 2006
Page 2

a) Eating and drinking establishments including alcoholic beverages
b) Department stores, mail order houses, direct retail selling organizations of
general merchandise. :

c) Apparel stores

d) Photographic, stenographic and other duplicating and mailing services.

e) Legal services, engineering and architectural services

f)  Security brokers, dealers and flotation services

g) Title abstracting services, holding and investment services

h) Advertising services

)  Business and management consulting services

i)  Employment services

k) Consumer and mercantile credit reporting, adjustment and collection services

l) . Travel arranging, transportation ticket or promotional booking agencies

m) Radio and television broadcasting studios excluding transmitting stations and
towers

) Art, music and dancing schools, libraries and museums

) Medical and dental laboratory services

) Medical clinics - out patient services

) Business associations and professional membership organizations including
civil, social and fraternal organizations

r)  Artand craft galleries and similar exhibit space

In addition, only principally permitted office uses in the Office One (O-1) are allowed in the
proposed 3,000 square foot building.

4.

The maximum height of the hotel building will be 60 feet. The applicant will be
required to file federal and state aviation permits as a result of the building's

proximity to the apphecant. A\ppog‘v

The applicant is required to improve the existing lake in order to make it a water
feature for the site.

The applicant will be required to meet the landscaping requirements applicable to
sites located in the City of Florence. A preliminary landscaping plan has been
submitted (see exhibit 2).

If Option #2 is selected, a shared parking and access agreement will be provided
to serve both uses. Adequate parking must be provided for both uses.
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8. A sidewalk will be constructed from the existing road behind the Tumbleweed
restaurant across the rear portion of the lot along the existing lake to the entrance
near Turfway Park. In addition, an interior sidewalk system will be constructed to
connect to a future sidewalk along Turfway Road.

9. All site lighting will be directed towards the bulldmg( ) and not on the Turfway Road
right-of-way.

Sincerely,

=

Kevin P. Costello, AICP
Executive Director

KPC/pr

Agreement

We, the property owner and Applicants, do hereby agree to the recommended conditions
of approval stated above for a Zoning Map Amendment from Recreation/Planned
Development (R/PD) to Commercial Two/Planned Development (C-2/PD) for a 3.84 acre
site located off Turfway Road, Florence, Kentucky. The request is for a zone change to

allow a hotel and g.commercial building.
1w0//§ /%

Mark Simi er Pr(eﬂéent owner) . Date
Kentucky Wayturf LL

M’% Igtée\%{%

James Rybolt (applicant)

M [0~ /806

SUbH4s Patel (applicant) Date
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A VIOX&VIOX.

Civil Engineers, Surveyors, and Landscape Architects

466 Erlanger Road
Erlanger, Kentucky 41018

Tel: 859.727.3293
Fax: 859,727.8452
www.vioxinc.com

DESCRIPTION OF
3.93+- ACRES TO BE REZONED
FROMR/PD TO C-2/PD

Located in Boone County, City of Florence, Commonwealth of Kentucky, on the
northeasterly side of Turfway Road (Kentucky Highway 1017) approximately 250
feet northwest of Hansel Drive and is more particular described as follows:

Beginning at the most westerly corner of Lot 6 of Saratoga Square Subdivision,
Section Two, in the northeasterly right-of-way line of Turfway Road; thence with
said right-of-way line N 38-47-46 W, 451.12 feet to a point; thence leaving said
right-of-way line N 05-50-14 E, 91.68 feet to a point; thence N 48-33-13 E,
174.22 feet to a point; thence S 57-15-48 E, 311,97 feet to a point; thence S 66-
27-34 E. 79.19 feet to a point; thence S 74-24-07 E, 82.17 feet to a point; thence S
51-10-50 W. 39.30 feet to a point; thence S 38-49-10 E, 30.00 feet to a point;
thence S 51-10-50 W, 385.13 feet to the point of beginning containing 3.93 acres
and being subject to all right-of-ways and easements of record.
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ORDINANCE No. O-30-0¢

AN ORDINANCE ADOPTING AND APPROVING A ZONING MAP AMENDMENT FOR
AN APPROXIMATE 3.84 ACRE SITE GENERALLY LOCATED ON THE NORTHEAST
CORNER OF THE TURFWAY ROAD/THOROUGHBRED BOULEVARD
INTERSECTION AND IMMEDIATELY TO THE NORTH/WEST OF THE BUILDING AT
7484 TURFWAY ROAD (TUMBLEWEED RESTAURANT), FLORENCE, KENTUCKY, TO
REZONE THIS SITE FROM RECREATION/PLANNED DEVELOPMENT (R/PD) TO
COMMERCIAL TWO/PLANNED DEVELOPMENT (C-2/PD) TO ALLOW A HOTEL AND
A COMMERCIAL BUILDING. (WAYTURF, LLC PROPERTY)

WHEREAS, the City of Florence, Kentucky, is a member of the county-wide
planning unit with a county-wide planning commission known as the Boone County Planning
Commission, and

WHEREAS, the Boone County Planning Commission by Resolution No. R-06-026-A
recommended approval, with conditions, of a zoning map amendment, such amendment being a zone
change to allow a hotel and a commercial building, and

WHEREAS, the recommendation for approval by the Boone County Planning
Commission is based upon certain findings and conditions attached to the Commission’s Resolution,
all of which have been reviewed by the City Council for the City of Florence, Kentucky:.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY OF FLORENCE,
KENTUCKY, AS FOLLOWS:

SECTION1

That the request of James Rybolt and Subhas Patel (Applicants) for Kentucky
Waytwrf, LLC (Owner), for a zoning map amendment, said amendment being a zone change from
Recreation/Planned Development (R/PD) to Commiercial Two/Planned Development (C-2/PD) for
an approximate 3.84 site generally located on the northeast corner of the Turfway
Road/Thoroughbred Boulevard intersection and immediately to the north/west of the building at
7484 Turfway Road (Tumbleweed Restaurant), Florence, Kentucky, shall be and is hereby approved,
subject to agreed conditions for this site, this zone change being to allow a hotel and a commercial
building. The zoning map of Boone County, Kentucky, as it applies to the City of Florence,
Kentucky, shall be designated to reflect the approval of this zoning map amendment for this subject

property.
SECTION IT

The approval of this zoning map amendment is granted subject to the conditions,
terms and provisions of the Boone County Planning Commission recommendation, including its
Committee Report, made a part of that recommendation, and all provisions comprising the
development plan herein, a copy of that recommendation and Committee Report of the Boone
County Planning Commission being attached, marked Exhibit “A” and incorporated herein as if fully
set out, this recommendation being in the form of Resolution No. R-06-026-A of the Boone County
Planning Commission, including the exhibits referenced to that Resolution.

SECTION HI

In addition to those conditions set forth in the recommendation of the Boone County
Planning Commission, this approval of the City of Florence, Kentucky, through its City Council
shall be and is hereby subject to those additional conditions that have been agreed to in writing by
the property owner/applicant as shown on Exhibit “B”, a copy of which is attached and incorporated
herein by reference as if fully set out.



SECTION IV

This approval is granted based on the Findings of Fact made by the Boone County
Planning Comumission and contained within its recommendation that is attached and part of the
Commission’s Resolution No. R-06-026-A, marked as Exhibit “A”, and attached hereto,

SECTIONV

If the approval for this zoning map amendment shall be held invalid, in whole or in
part, by any Court of proper jurisdiction, that invalidity shall not affect the validity of any of the
other zoning regulations, zoning map, comprehensive plan, or other portions, provisions or terms
ofthe approved concept development plan for this property as they are severable from this Ordinance
and are intended to have full force and effect regardless of any invalidity relating to this particular

Ordinance,
SECTION VI

Publication of this Ordinance is hereby authorized to be by summary publication in
accordance with Kentucky law,

PASSED AND APPROVED ON FIRST READING THIS ['Lf\' DAY OF &(,\zrh&gf , 2006,

PASSED AND APPROVED ON SECOND READING AND PUBLICATION ORDERED THIS
(4t DAY OF _ Qecentor , 2006.

APPROVED:

;\O_L O 7 C\/ )ka/@“—'—*

MAYOR

ATTEST:

LY
CITY %R_K /







RESOLUTION R-06-026-A

ARESOLUTION OF THE BOONE COUNTY PLANNING COMMISSION RECOMMENDING
APPROVAL, WITH CONDITIONS, FOR A REQUEST OF JAMES RYBOLT AND SUBHAS

PATEL (APPLICANTS) FOR KENTUCKYWAYTURF. LLC (OWNER) FOR A ZONING MAP
AMENDMENT, SUCH ZONING MAP AMENDMENT BEING A ZONE CHANGE FROM
RECREATION/PLANNED DEVELOPMENT (R/PD) TO COMMERCIAL TWO/PLANNED
DEVELOPMENT (C-2/PD) FOR AN APPROXIMATE 3.84 ACRE SITE GENERALLY
LOCATED ON THE NORTHEAST CORNER OF THE TURFWAY ROAD/THOROUGHBRED
BOULEVARD INTERSECTION AND IMMEDIATELY TO THE NORTH/WEST OF THE
BUILDING AT 7484 TURFWAY ROAD ({TUMBLEWEED RESTAURANT), FLORENGE,
KENTUCKY, AND PROVIDING THE RECOMMENDATION BE FORWARDED TO THE GITY
OF FLORENCE, 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 Recreation/Planned Development (R/PD) to Commercial Two/Planned
Development (C-2/PD) for an approximate 3.84 acre site generally located on the northeast
comer of the Turfway Road/Thoroughbred Boulevard intersection and immediately to the
north/west of the builﬁing at 7484 Turfway Road (Tumbleweed Restaurant), Florence,
Kentucky, which is more particularly described below: and,

WHEREAS, the Boone County Planning Commission as the planning unit for the City
of Florence, 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.

NOW, THEREFORE, BE IT RESOLVED BY THE BOONE COUNTY PLANNING

COMMISSION AS FOLLOWS:

SECTION I

That the request for a Zoning Map Amendment for the real estate which is more
particularly described below shall be and is hereby recommended for approval, with
conditions, this Zoning Map Amendment being a zone change from Recreation/Planned
Development (R/PD) to Commersial Two/Plannad Development (C-2/PD) for an approximate
3.84 acre site generally located at on the northeast corner of the Turfway Road/Thoroughbred
Boulevard intersection and immediately to the north/west of the building at 7484 Turfway
Road (Tumbleweed Restaurant), Florence, Kentucky. The real estate which is the subject of
this request for a Zoning Map Amendmentin a Recreation/Planned Development (R/PD) zone
is more particularly described in DEED BOOKS 439 & 344, PAGE NOS. 285 & 11 (as

supplied by the applicant) as recorded in the Boone County Clerk's office.
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RESOLUTION R-06-026-A
PAGE TWO

SECTION |

That as a basis for the recommendation of approval for a Zoning Map Amendment
réquest 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
incorporated by reference as if fully set out in this Resolution and marked as "Exhibit A."

The Committee recommended approval for this request based on the findings of fact

. and conditio;'ns as set forth in the Committee Report and the Boone County Planning

Commission Business Meeting minutes and marked as "Exhibit B."

SECTION Il

That a copy of this Resolution recommending approval for a Zoning Map Amendment
for a zone change from Recreation/Planned Development (R/PD) to Commercial
Two/Planned Development (C-2/PD) for an approximate 3.84 acre site generally located on
the northeast corner of the Turfway Road/Thoroughbred Boulevard intersection and
immediately to the north/west of the building at 7484 Turfway Road (Tumbleweed
Restaurant), Florence, Kentucky, shall be forwarded to the City of Florence, Kentucky, having
jurisdiction over the property for its action on the recommendation of the Boone County

Planning Commission,

PASSED AND APPROVED ON THIS 1ST DAY OF NOVEMBER, 2006,

APPROVED:

L fideny

ARNOLD CADDELL
CHAIRMAN

ATTEST:

Vil /W/W/

VICKI L. MYERS
MANAGER, ADNIINISTRATIVE SERVICES

AC:vim
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Public Hearing Item No. 3:

Commission Members Present: Mrs. Amett, Mr. Breetz, Mr, Bunger, Mr. Caddell -
Chairman, Mr. Carmichael, Mr., Mchlhan Mr. Poe, Mr. Rolfsen, and Mrs. Wilson -
Secretary/Treasurer.

Staff Members Present: Mr. Kevin Costello, AICP, Executive Director; Ms. Jan
Hancock, Secretary; and Mr. Todd Morgan, AICP, Senior Planner.

Legal Counsel Present: Mr, Dale Wilson

3. Applicant:  James Rybolt and Subhas Patel for
Kentucky Wavturf, LLC (owner)

Request: Zoning Map Amendment

The request of James Rybolt and Subhas Patel (applicants) for Kentucky
Wayturf, LLC (owner) for a Zoning Map Amendment from
Recreation/Planned Development (R/PD) to Commercial Two/Planned
Development (C-2/PD) for an approximate 3.84 acre site located on the
northeast corner of the Turfway Road/Thoroughbred Boulevard intersection
and immediately to the north/west of the building at 7484 Turfway Road
(Tumbleweed Restaurant), Florence, Kentucky. The request is for a zone
change to allow a hotel and a commercial building,

Staff Member Todd Morgan presented the Staff Report which included a Power
Point presentation (see Staff Report). -

The Chairman asked for the appliéant’s presentation.

Ms. Megan deSola, a planner with Viox & Viox, introduced the applicant’s team:
Jonathan Brown, Engineer with Viox & Viox; Bill Viox; James Rybolt; and
Subhas Patel with Keystone Management Group. She stated that the proposal is
for a four-story Springhill Suites by Marriott on the vacant lot directly northwest
of Tumbleweed Restaurant. The proposal is in compliance with the Future Land
Use Map which indicates the site for commercial use. Keystone Management
Group is a Cincinnati based hotel management and development company that
manages hotel brands including Country Inn and Suites by Carlson, Comfort
Suites, and Comfort Inn by Choice. They developed Country Inn and Suites on
KY 20 next to the Marriott. Reviewing the applicant’s Power Point presentation
(a CD copy was submitted) she indicated a hotel similar to the proposed hotel,
except that the proposed hotel will have a brick facade. She submitted a hard
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copy of the applicant’s Power Point slides and biographies of the applicant’s team
(see Exhibit 2).

Mr. Jonathan Brown reviewed the Power Point slide in regard to the road
connection discussed in Public Hearing Item #2. He noted that the surrounding
areas and adjoining properties are essentially the same as those in Public Hearing
Item #2. He stated that the hotel use is compatible with the adjoining properties
and will provide lodging for people going to the racetrack. The Tumbleweed
Restaurant will provide eating facilities for people staying at the hotel. He stated
that the Future Land Use Map calls for the area to be commercial. The request is
in compliance with the Comprehensive Plan. He presented the Concept Plan. He.
stated that Staff noted three alternatives: (1) A 6,000 square foot building with
limited parking for a restaurant. There have been discussions that the small lot
could be sold to Tumbleweed to build their new prototype restaurant. He noted
that if it was a stand-alone restaurant, there would be cross parking. (2) A
restaurant with a drive-through, and (3) a bank with a drive-through. He stated
that it is a speculative commercial use. The fall-back option would be to add a
couple of rooms to the hotel. He stated that they are limited on the square footage
by the intensity requirements. They plan to add a small fountain to the lake and
turn it into a feature. The fountain will help to aerate it and deal with the existing
algae problem. He stated that the Staff Report states that the height of the hotel
will be 55 feet, but the maximum height is 60 feet. He stated that there will not be
any curb cuts on Turfway Road. Access is through the Tumbleweed site and the
Turfway access easement. The location of that curb cut is dictated by an
agreement between the property owner and the racetrack when the property was
sold. He stated that the proposal is in compliance with the Comprehensive Plan
and compliments the existing surrounding uses. He stated that they plan to build
the hotel 90% brick as opposed to the prototype elevations that were presented.

This concluded the applicant’s presentation.

The Chairman noted that there was no on else present in the audience and asked if
there were any comments or questions from the Commissioners.

Mrs. Wilson asked the applicant to bring information to the Committee Meeting
regarding the sign. The Committee would like to look at where they anticipate
placing the monument signage.

Mr. Breetz questioned the proposed height of the building. Mr. Brown responded
that it is between 55 and 60 feet and he believes it is 58 feet tall. Mr. Breetz
questioned the height of the grandstand at the racetrack. Mr. Brown will bring
that information to the Committee Meeting. Mr. Breetz commented that
information about the height of the grandstand would help to put the building in
perspective.
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Mr. Poe asked the Committee to take a hard look at the shared parking
arrangement in relation to the standards the Planning Commission has recently
discussed for restaurants with shared parking. Mr. Costello stated that Staff will
look at the agreements with the racetrack. There is a lot of parking at the
racetrack. Chairman Caddell questioned the proximity of the potential shared

- parking at the racetrack to this site. How far away is it? Mr. Morgan stated that
the distance will be looked at in Committee and added that there should be a
sidewalk connection between the restaurant site and the racetrack so that it is
walkable. Mr. Poe stated that the shared parking for O’Charley’s is across the
street and it is dangerous in the evening. It is not well lit and people have to walk
through a parking lot because there is no sidewalk. He asked the Committee to
consider those issues. ' '

Mr. Bunger asked if there is a planned restaurant for the hotel. Mr. Patel

- responded that the extent of the food and beverage service at the hotel will be a
complimentary continental breakfast. He stated that, dependin g on the market,
they may have a managers’ reception in the evening for business guests to have
drinks. He stated that the 6,000 square foot restaurant was presented to show
what Tumbleweed might come in and request if they have a transaction with
them.

Mr. Morgan asked if there will conference rooms that are rented out. Mr, Patel
responded that they normally have a 35 — 50 person conference room and will do
studies to see if they require more. He stated that any conference room additions
would increase the required on-site parking. Mr. Morgan asked that the
information be provided so that Staff can determine if more on-site parking is
needed. ‘

There being no further comments, the Chairman stated that the Committee Meeting for

this item will be on October 11, 2006 at 5:00 PM in this room. This item will be on the

Agenda for the Business Meeting on October 18, 2006 at 7:00 PM. The Chairman closed

this Public Hearing at 10:03 PM. ‘
APPROVED:

oy

Arnold Caddell, Chairman

Attest:

OM%%‘ 74

Jan Hancock, Recording Secretary

Exhibits
1. Applicant’s Power Point presentation (CD)
2. Hard copy of the-applicant’s Power Point slides and biographies of the
applicant’s team
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PICTURES OF PROPOSED S[TE:

SPRINGHILL SUITES HOTEL AND
COMMERCIAL SITE Vlox & Viox was founded in

Erlanger, Kantucky in 1945
FLORENCE, KENTUCKY

*Maintains a long history of
successful sile layout design

Civil Engineers: Devaloper and englneering.
Viox & Viox - Keyslona Hotel Group, LLC.
466 Erdanger Road 9011 Flelds Erel RD, Sts 301
Erangar, KY 41018 Clncinnali, OH 45249

Seplember 20, 2006

KEYSTONE HOTEL GROUP, LLC. BACKGROUND

*Keystone Hotel Group is a Cincinnati based Hotel
Management and Development firm.

«Keystone Hotel Group-manages multiple hotel
brands including Country Inn & Suites by Carlson
and Comfort Suites & Comfort Inn by Choice.

:Locally, Keystone Hotel Group developed the
Country Inn & Suites, Greater Cincinnati Airport,
located on KY 20 in Hebron.
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WILLIAM R. VIOX, P.E., P.L.S. (Principal) ‘

Mr. Viox graduated from Louisiana Technical University with a Bachelor of Science in Civil Engineer-
ing in 1970. Bill began work as partner with Viox & Viox immediately following his graduation. Bill is responsi-
ble for the day-to-day operation of the firm and all quality control reviews performed by the office. He oversees
all submittals, quantity take-offs, and professional estimates produced by Viox & Viox. His primary area of
expertise is land development and public projects. Bill has been the City Engineer for Florence, Kentucky
since 1980. Bill served on the Boone County Planning Commission from 1980 to 1899, and was the Chairman
for 5 years. In 2000, Bill received the Northern Kentucky Home Builders Association's “Donald M. Wiedeman
Award" for community service. He is a resident of Florence, Kentucky.

MEGAN V. de SOLA, AICP - Project Coordinator

Ms. de Sola graduated with a Bachelor of Public Administration from the University of Mississippi in
1994. In 2002, Megan received a Master of Community Planning from the University of Cincinnati, as well as a
Certificate in Historic Preservation. While at U.C., Megan was awarded the AIGP Planning Student Award.
Megan began working at Viox & Viox as a high school student in 1989. She became a full-time employee in
1996 as Viox & Viox's Financial Manager. Upon receiving her degree in Planning, Megan began a new posi-
tion at Viox & Viox as Director of Planning Services. In 2005, Megan became a member of the American Insti-
tute of Certified Planners (AICP). She is a member of the Kentucky Chapter of the American Planning Asso-
ciation (KAPA) and serves on the Professional Development Commitiee. She is a resident of Fort Thomas,
Kentucky. '

CARTER P. DICKERSON - Landscape Designer .

Mr. Dickerson began work with Viox & Viox in 2004, after graduating with a Bachelor of Landscape
Architecture from Mississippi State University. Carter provides landscape and streetscape design services for
the firm. He has recently finished master plan designs for two city parks in Northern Kentucky, one for the City
of Florence and one for the City of Erlanger. In addition, Carter prepares illustrative exhibits for public hear-
ings, assists engineers with erosion prevention plans (BMP), and is actively involved in presentations for zone
changes, site plan approvals, and board of adjustment applications. Carter is an associate member of the
American Society of Landscape Architects; he serves on the Dixie Renaissance Committee, the Northern Ken-
tucky Chamber of Commerce's Eggs and Issues Committee as well as the Environmental lssues Commit-
tee. He currently resides in Boone County, Kentucky. ‘

JONATHAN L. BROWN, E.I. - Design Enginser

Mr. Brown began working at Viox & Viox during the summers of 2001 and 2002, while he was pursu-
ing a Bachelor of Science in Civil Engineering from the University of Kentucky. During his time at UK., Jona-
than also completed muitiple classes in organic chemistry.and environmental issues. Jonathan has assisted in
presentations and performed research for zone change applications across Northern Kentucky. His position at
Viox & Viox also includes a balance between civil design and surveying work. His versatility makes him an
integral part of our engineering team. Jonathan is actively involved with the Northern Kentucky Chamber of
Commerce and the Kentucky Society of Professional Engineers. He currently resides in Hebron, Kentucky.

JAMES E. RYBOLT - Principal, SRA Architects

Mr. Rybolt received a Bachelor of Architecture from the University of Cincinnati, College of Design,
Architecture, Art, and Planning. He is a registered architect in Kentucky, Ohio, and Indiana and National
Council of Architectural Registration Boards (NCARB) certified. Jim was with Suhar & Associates Architects
for eleven years prior to purchasing the firm in July 2004. He has experience in hotel, multi-family, housing for
the elderly, apartment, townhouse, and office building design and construction.

SUBHAS PATEL - CEQ, Keystone Management Group

Mr. Patel has a Bachelor degree in Accounting and Information Systems from the Univer-
sity of Cincinnati. He became a Certified Public Accountant in 1993. Mr. Patel has been the GEO
of Keystone Management Group since 1999.

,: VIOX&VIOX Keystone Hotel Group

Y CillEngineen.Sorverart sl ndiesmt Ao Turfway Road Hote! Site




BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
FIRST FLOOR FISCAL COURTROOM
BUSINESS MEETING
October 18, 2006
7:00 P.M.

Mr. Amold Caddell, Chairman, called the meeting to order at 7:02 PM.

-~ COMMISSION MEMBERS PRESENT:

Mrs. Judy Arnett

Mr. Randy Barlow

Mr. Greg Breetz

Mr. Kim Bunger -

Mr. Amold Caddell, Chairman

Mr. Jim Carmichael

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 MEMBER NOT PRESENT:

Mrs. Janet Kegley

LEGAL COUNSEL PRESENT:

Mr., Dale Wilson

STAFF MEMBERS PRESENT:

Mr, Kevin Costello, AICP, Executive Director

Ms. Jan Hancock, Secretary

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

Mr. Kevin Wall, AICP, CDT - Director, Zoning Services
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Staff Member Todd Morgan presented the Committee Report which recommended
approval of the request based on the Findings of F act, but subject to conditions (see
Committee Report). The property owner has signed the letter agreeing to the
conditions. ‘

Mr. Bill Viox stated that a condition stated in the Committes Report is different
from the condition letter signed by Jerry Carroll. He stated that the first paragraph
on Page 3 of the Committee Report states that “the applicant has committed to
providing the following sidewalk connections: (1) between the front of the
buildings and the planned sidewalks on Turfway Road, (2) between the shared
landscape buffer which separates the two lots, and (3) along Turfway Park Access
Road”. Mr. Morgan stated that the sidewalks along Turfway Park Access Road will
meet up with the Danbarry Theater site. He stated that agreement regarding
sidewalks was made through the Committee process. It is in the Findings of Fact
and the rationale was that it would meet the requirements of the Houston-
Donaldson Study. It was not an agreed upon condition. Mr. Viox responded “that’s

b2

fine”.

The Chairman asked if there was anyone present who wished to make a summary
statement in regard to the discussion at the Committee Meeting. There was no
response.

There being no further comments, Mrs. Arnett moved by resolution to the City of
Florence that the request be approved based on the Committee Report with

the conditions. Mr. Schwenke seconded the motion. Mr. Costello stated that the
property is currently in unincorporated Boone County but it is in the process of
being annexed and the recommendation will be forwarded to the City of Florence.
The Chairman asked for a vote on the motion made by Mrs. Amett and it carried
unanimously. _

3. Zoning Map Amendment

The request of James Rybolt and Subhas Patel ( applicants) for Kentucky
Wayturf, LLC (owner) for a Zoning Map Amendment from
Recreation/Planned Development (R/PD) to Commercial Two/Planned
Development (C-2/PD) for an approximate 3.84 acre site located on the
northeast corner of the Turfway Road/Thoroughbred Boulevard intersection
and immediately to the north/west of the building at 7484 Turfway Road
(Tumbleweed Restauraiit), Florence, Kentucky. The request is for a zone
change to allow a hotel and a commerecial building,

Staff Member Todd Morgan presented the Committee Report which recommended
approval of the request based on the Findings of Fact, but subject to conditions (see
Committee Report).
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The Chairman asked if there was anyone present who wished to make a summary
statement in regard to the discussion at the Committee Meeting, There was no
response.

There being no discussion, Mrs. Arnett moved by resolution to the City of
Florence that the request be approved based on the Staff and Committee
Reports with the conditions. Mr. Bunger seconded the motion and it carried
unanimously. :

4. Houston-Donaldson Study Review - Donaldson Road Center IT
1325-1335 Donaldson Road

Staff Member Mitch Light presented the Committee Report which recommended
that the request follow the short Houston-Donaldson Study review process based on
the Findings of Fact, but subject to one condition (see Committee Report). The
property owner has signed the letter agreeing to the condition.

There being no discussion, Mr. Knock moved that the request follow the short
Houston-Donaldson Study review process based on the Committee Report,
Mr. Poe seconded the motion and it carried unanimously.

5. Technical/Desion Review - Cheddar’s
6935 Houston Road

Staff Member Mitch Light presented the Committee Report. He reviewed his
memorandum dated October 18, 2006, re: Cheddar’s, Design Review (Signage).
6935 Houston Road - #5. He stated that the Committee recommends (1) approval
ofa 23.33 square foot sign located on the rear elevation along Doering Drive, and
(2) approval of the casual café letters on the front elevation being illuminated
individual channel letters. The Committee recommends (3) denial of the
applicant’s request that LED type lighting be permitted around the entire perimeter.
of the building,

Mr. Schwenke moved to approve a (1) 23.33 square foot sign located on the
rear elevation along Doering Drive and (2) the casual café letters on the front
elevation being illuminated individual channel letters, and (3) to deny the
applicant’s request that LED type lighting be permitted around the entire
perimeter of the building, based on the Committee Report. Mr. Barlow
seconded the motion.

Chairman Caddell asked if the applicant understands the motion. Mr. Phil Grier,
1125 Bridlewood, Lexington, KY responded “yes”. :

There being no discussion, the Chairman asked for a vote on the motion made by
- Mr. Schwenke and it carried unanimously.
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ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT

TO: Boone County Planning Commission

FROM: Judy Arnett, Chairwoman
DATE: October 18, 2006
RE: Request of James Rybolt and Subhas Patel (applicants) for Kentucky

Wayturf, LLC (owner) for a Zoning Map Amendment from
Recreation/Planned Development (R/PD) to Commercial Two/Planned
Development (C-2/PD) for an approximate 3.84 acre site located on the
northeast corner of the Turfway Road/Thoroughbred Boulevard intersection
and immediately to the north/west of the building at 7484 Turfway Road
(Tumbleweed Restaurant), Florence, Kentucky. The request is for a zone
change to allow a hotel and a commercial building.

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

The Committee has concluded that the proposed Zoning Map Amendment and
“accompanying Concept Development Plan (exhibit 1) subject to conditions are in
agreement with the Boone County Comprehensive Plan due to the following reasons:

A. The 2005 Comprehensive Plan's 2030 Future Land Use map designates the site
for Commercial uses. This designation is described as "retail, corporate and
professional office, interchange commercial, indoor commercial recreation,
restaurants and services, etc. The proposed uses are consistent with the
recommendations of the Comprehensive Plan and are compatible with adjacent
uses such as Turfway Park Racetrack and other hotel and commercial uses in the
Houston-Donaldson Study area."

B. The proposed design and uses of the site are consistent with the overall
recommendations outlined in the Houston-Donaldson Study. This includes shared
access to adjoining properties (Turfway Park Racetrack and Tumbleweed
Restaurant) and connections to a new sidewalk system along Turfway Road.
Further the Houston-Donaldson Study recognizes that uses should serve not only
the interstate traveler but also local businesses in the area. The proposed uses
will accomplish this objective.:

C. The proposed uses subject to the following conditions meet the requirements of
the Future Land Use Development guidelines that are stated in the Land Use
Element of the Comprehensive Plan.
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Rybolt/Patel/Kentucky Wayturf
October 18, 2006

CONDITIONS

1.

2.

The proposed building will have a brick facade (see exhibit 1).

The approved Concept Development Plan will include two options for development.
Option 1 will involve only the hotel use with a maximum of 119 rooms. Option 2 will
involve 103 rooms and a 3,000 square foot retail or office building (see exhibit 2).

If Option 2 is preferred, the proposed 3,000 square foot building will be restricted to only
the following uses:

a) Eating and drinking establishments including alcoholic beverages

b)  Department stores, mail order houses, direct retail selling organizations of general
merchandise.

c) Apparel stores

d) Photographic, stenographic and other duplicating and mailing services.

e) Legal services, engineering and architectural services

f)  Security brokers, dealers and flotation services

g) Title abstracting services, holding and investment services

h) Advertising services '

- 1) Business and management consulting services

i)  Employment services

k)  Consumer and mercantile credit reporting, adjustment and collection services

) Travel arranging, transportation ticket or promotional booking agencies

m) Radio and television broadcasting studios excluding transmitting stations and towers

) Art, music and dancing schools, libraries and museums

) Medical and dental [aboratory services

) . Medical clinics - out patient services :

) Business associations and professional membership organizations including civil,
social and fraternal organizations

) Artand craft galleries and similar exhibit space

In addition, only principally permitted office uses in the Office One (O-1) are allowed in the
proposed 3,000 square foot building.

4,

The maximum height of the hotel building will be 60 feet. The applicant will be required
to file federal and state aviation permits as a result of the building's proximity to the
airport. | '

The applicant is required to improve the existing lake in order to make it a water feature
for the site.

The épplicant'will be required to meet the landscaping requirements applicable to sites
located in the City of Florence. A preliminary landscaping plan has been submitted (see
exhibit 2).
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7. If Option #2 is selected, a shared parking and access agreement will be provided to serve
both uses. Adequate parking must be provided for both uses.

8. A sidewalk will be constructed from the existing road behind the Tumbleweed restaurant
across the rear portion of the lot along the existing lake to the entrance near Turfway
Park. In addition, an interior sidewalk system will be constructed to connect to a future
sidewalk along Turfway Road. '

9. All site lighting will be directed towards the building(s) and not on the Turfway Road right-
of-way.

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. Aftached is the signature page for the Zone Change/Concept Development Plan
Committee Vote.
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ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

_TO.:
FROM:
DATE:

RE:

REMARKS:

Boone County Planning Commission

Judy Arnett, Chairwoman

October 11, 2006

Request of James Rybolt and Subhas Patel (applicants) for Kentucky
Wayturf, LLC (owner) for a Zoning Map Amendment from

Recreation/Planned Development (R/PD) to Commercial Two/Planned
Development (C-2/PD) for an approximate 3.84 acre site located on the
northeast corner of the Turfway Road/Thoroughbred Boulevard intersection
and immediately to the north/west of the building at 7484 Turfway Road
(Tumbleweed Restaurant), Florence, Kentucky. The request is for a zone
change to allow a hotel and a commercial building. ‘

We, the Committee Members were present at the Committes Meeting and voted on the
above request or else were absent from voting. Further, based upon the vote, the
Committee directs the Staffto draft the findings of fact and conditions if deemed necessary
in order to complete the Committee Report. '
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October 11, 2006

on o

[l a7

Judy A@tt, Chaifwoman

For Project _s~" Absent
Against Project
Abstain Deferred

T~
Wl
Greg Breetz. U

For Project ¢~ Absent
Against Project
Abstain Deferred

Kim Bunger

For Project Absent
Against Project -

Abstain Deferred

Janet Kegley

For Project Absent
Against Project
Abstain Deferred

Susan Poston

For Project Absent
Against Project
Abstain Deferred

Jim Carmichael (Alternate)

For Project Absent
Against Project
Abstain Deferred

NN

Charlie Reynolds (Alternate)

Bob Schwenke (Alternate)

For Project ' Absent For Project Absent
Against Project ___ Against Project
Abstain/’ Deferred Abstain Deferred
77
AT UM T
Ais&'Wils8n (Alternate)
For Project _*  Absent
Against Project
Abstain . Deferred
TOTAL: DEFERRED 4 FOR PROJEGT | ABSENT

AGAINST PROJECT ABSTAIN




City of Fﬂorence Kentucky Special Conditlons of Approval
For
A Zoning Map Amendment From R/PD To C-2/PD On A
3.84 Acre Site On The North Side of Turfway Road
Adjacent To The Tumbleweed Restaurant At 7484 Turfway Road
Kentucky Wayturf, LLC, Owner

The undersigned on behalf of Kentucky Wayturf, LLC, as owner, hereby agrees
to the following Special Conditions of Approval placed on this Zoning Map
Amendment by the City of Florence, Kentucky. The property to which these
Special Conditions of Approval apply is located on the north side of Turfway
Road nearly opposite Thoroughbred Boulevard and adjacent to the property at
7484 Turfway Road (Tumbleweed Restaurant) in Florence, Kentucky.

1. If the applicant selects Option 2 for the development of this project, the
approximate 3,000 square foot building constructed shall utilize similar
building materials as those utilized on the adjacent Springhill Suites Hotel
to ensure a consist architectural theme is utilized for both buildings.

2. The applicant shall provide a patio seating area adjacent to the lake with a
sidewalk connection to the Springhill Suites Hotel property in accordance
with Section 1514 of the Boone County Zoning Regulations.

di / 20 /@é Z@é[/ %M@m/ /,z//A_ / fes eV

Date / ’Slgnatureféf DAvner
Mi’?)/!(_ F 5/,'1,(@/1,’]) /fU[re_:"K ﬂ/{;;ﬁt AT

Kevrvesoy waiTmudr, Lo

Saved as: SpringhillHotelConditions



Decémbef 31, 2006

VIA IN-HOUSE:

Project Manager Peter Glenn

Florence Public Services T

Florence Government Center j E ((c F

Florence, KY 41042 U -
H\l JAN =5 2007

RES \\]\1
Chief Tom Szurlinski }
Florence Police Department
Florence Government Center " BOUNE GOUNTY
Florence, KY 41042 _ PLANNING COMMISSION ]

Chief Marc Muench

Florence Fire/EMS Department
Fire Station 3, 1152 Weaver Road
Florence, KY 41042

Director Bob Townsend
Florence Public Services
Florence Government Center
Florence, KY 41042

Boone County Property Valuation Administrator
P.O. Box 388
Burlington, K'Y 41005

Chief Building Official Jim Key

Boone County Building Inspection Office
2950 Washington Street, Room 312

P.O. Box 960

Burlington, KY 41005

Boone County Judge/Executive Gary Moore
P.O. Box 900
Burlington, KY 41005

Manager, Administrative Services Vicki Myers
Boone County Planning Commission

2995 Washington Street

Burlington, KY 41005

Director James Staverman Boone Co. PSCC
Florence Government Center
Florence, KY 41042

Florence City Engineer Bill Viox
Viox & Viox Inc.

466 Erlanger Road

Erlanger, KY 41018




Ms. Cindy Dobias, CAE

Executive Vice President

Northern Kentucky Association of Realtors
184 Barnwood Drive

Edgewood, KY 41017



Dear Sirs and/or Madams:

Enclosed please find certified copies of City of Florence, Kentucky Ordinance No.O-30-06 adopting
and approving a zoning map amendment for an approximate 3.84 acre site generally located on the
northeast corner of the Turfway Road/Thoroughbred Boulevard intersection and immediately to the
north/west of the building at 7484 Turfway Road (Tumbleweed Restaurant), Florence, Kentucky. to
rezone this site from recreation/planned development (R/PD) to commercial two/planned development
(C-2/PD) to allow a hotel and a commercial building.

First reading of Ordinance No. O-30-06 was held on the 12" Day of December 2006. Second reading
was held on the 19th Day of December 2006, and the full Ordinance was published in the Boone
County Recorder on the 27" Day of December 2006 at which time the Ordinance became statutorily
official.

If you require additional information, please contact me.

Sincer ely,

’f{pl;A; Christofield, City Clerk

I, Joseph A. Christofield, City Clerk for the City of Florence, Kentucky, do hereby certify that the
foregoing is a true and correct copy of ordi e o-To-c6 as same appears
in the official records of my office.

vy .
Dated this 2 Way of __ frrate R

Joseph A. ictofield
Florence€ity Clerk
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