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#1
STAFF REPORT

Request of Al Neyer, LLC c/o Ryan Reardon, Vice President - Real Estate
Development (applicant) for Kenton County Airport Board c/o Candace
McGraw and Kathleen Utz as Trustee of the Charles and Kathleen Utz
Revocable Trust c/o Glenn Utz (owners) for a Zoning Map Amendment
from Suburban Residential One (SR-1) and Commercial One (C-1) to
Industrial One (I-1), and Variances from Section 3645 “Buffer Yards” of the
Boone County Zoning Regulations, for a 45.6294 acre site located on the
north side of Petersburg Road, across from the Petersburg Road/Hetzel
Drive intersection, and on the east side of Riverview Drive, approximately
300 feet north of the Petersburg Road/Riverview Drive intersection, Boone
County, Kentucky. The requestis for a zone change to allow uses permitted
in the I-1 zone and Variances to allow reductions in the perimeter landscape
buffer yards.

April 3, 2019
PROPOSAL

This application is for a zone change from SR-1 and C-1 to |-1 for a 45.6294 acre site that
is generally located on the east side of Riverview Drive and the north side of Petersburg
Road in unincorporated Boone County. The Petersburg Road/Hetzel Drive intersection is
at the approximate midpoint of the site’s Petersburg Road frontage. Approximately 0.53
acres of the site at the southwest corner is currently zoned C-1 and the remaining,
approximately 45.1 acres is currently zoned SR-1. The application form states that the
proposal is for “industrial development.”

A Concept Development Plan was submitted with this request. It illustrates a 585,792
square foot (550' X 1065") building with truck docks on the north and south (facing KY 20)
sides of the building. “Future” truck parking is indicated along the north property line. Auto
parking is proposed along the east and west sides of the building and at the building
corners. Additional parking that is labeled “alternate spaces” is shown along the Riverview
Drive frontage. The building itself is a tilt-up concrete structure with office fronts at several
corners. The proposed building height from the first floor elevation is 44’ 8".

Access points are proposed at both the north and south ends of the site’s Riverview Drive
frontage. Riverview Drive is proposed to be widened to 25 feet from the intersection with
KY 20 through the northern access point (sheet C-2.0). An auto-only access point is
proposed on Petersburg Road at the intersection with Hetzel Drive. A detention basin is
proposed in the east part of the site. An existing family cemetery that is in the east part of
the site is proposed to be retained. Retaining walls are proposed along the north property
line, along the south side of the southern access drive which intersects with Riverview
Drive, and near the southeast corner of the building.
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Variances from Section 3645 “Buffer Yards” of the Boone County Zoning Regulations to
allow certain buffer yards to be reduced from Buffer Yard D to Buffer Yard A have been
requested with this application. These are described on pages 4 and 5 of the attached.
project narrative and include reducing the buffer yard width from 80 feet to 10 feet along
the north and northeast property lines and around an SR-1 zoned lot on the east side of
Riverview Drive that is surrounded by the subject tract on three sides. The buffer yard
shown along the north property line scales to approximately 40 feet at the narrowest point.

An additional variance is noted along the south property line which adjoins Petersburg
Road, but this variance is not necessary since the applicable code section is 3620
“Landscaping Along Street Frontages” (and Section 3635 for loading dock/truck court
screening) versus 3645 “Buffer Yards.” A landscape concept was included in the
application materials. The existing tree cover in the eastern-most part of the site is
proposed to be retained. Page 5 of the project narrative states that the 40 foot wide
version of Buffer Yard D, including a 6 foot high berm, is proposed along the Riverview
Drive frontage.

The application materials including the concept development plan sheets, project narrative,
and the “Findings and Conclusions” section of the Traffic Impact Study are attached.

ADJACENT LAND USES AND ZONING

The land uses and zoning adjoining the subject site include the following:

A. Riverview Estates Subdivision adjoins the site to the north and immediate west (A-2,
SR-1, C-1, and C-3). This subdivision currently contains three detached single
family dwellings, a cemetery, and vacant lots.

B. A commercial building on Petersburg Road, a former long term parking lot currently
being used for truck and trailer parking, and an industrial subdivision (Skyport 275
Business Park) are located further to the west (C-3 and 1-1).

C. A long term parking lot and a car rental establishment are located to the south and
southwest on the opposite side of Petersburg Road between KY 212 and Hetzel
Drive (C-3). A commercial building with a convenience store and restaurant, along _
term parking lot, a vacant commercial building, two detached single family
residences, and vacant lots are located further to the south between Hunter Road,
1-275, KY 212, and Hetzel Drive (SR-1 and C-3).

D. A wooded area is located to the east and southeast on the opposite side of
Petersburg Road and east of Hetzel Drive (SR-1 and A).
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SITE CHARACTERISTICS

The site contains 45.6294 acres and has approximately 2,630 feet of frontage on
Petersburg Road. The combined total for the two frontages on Riverview Drive is
approximately 925 feet. The site is largely vacant and has tree cover in the north half of
the central portion, along the eastern perimeter, and along the portion of the south property
line that is across KY 20 from the long term parking lot (west of Hetzel Drive). There are
two ponds and a family cemetery in the east part of the site (documentation for the “Peeno
2" Cemetery is attached). Existing improvements include an asphalt driveway in the east
part of the site, two barns, and several smaller outbuildings.

The site is relatively level along Riverview Drive and in the central cleared area, and
substantially steeper in the wooded area along the north property line and in the eastern
portion of the site. The high points are at the northwest corner along Riverview Drive
(approximately el 896) and the southwest corner along Petersburg Road (approximately
el 888). The low point is in the northeast corner adjoining the hairpin curve in Petersburg
Road (approximately el 724). Soil types on the site include Cynthiana flaggy silty clay loam
(CyD, CyF), Jessup silt loam (JeD), and Rossmoyne silt loam (RsB, RsC).

Public water and sanitary sewer mains exist at the Petersburg Road/Hunter Drive
intersection. An overhead electric line that is proposed to be relocated or removed runs
across the eastern portion of the site. Construction of a gas pipeline is pending along a
portion of the site’s Petersburg Road frontage (west of Hetzel Drive) and around the
southwest corner of the site. Section 3210 “Functional Roadway Classification” of the
Boone County Zoning Regulations identifies Petersburg Road as an arterial and KY 212
as an expressway. The GIS system identifies Riverview Drive as a rural local road.

RELATIONSHIP TO COMPREHENSIVE PLAN

The 2010 Boone County Comprehensive Plan’s Future Land Use Map designates
approximately 84 percent of the site as “Industrial” (I). This designation is described as
“manufacturing, wholesale, warehousing, distribution, assembly, mining, and terminal
uses.” The remaining, approximately 16 percent of the site is designated as
“Developmentally Sensitive” (DS). The DS areas generally correspond to the steeper
portions of the wooded hillsides. The Developmentally Sensitive designation is described

as.

Areas that have an existing slope of twenty percent or greater for a height of 20
meters (67.6 feet), or have unique soil or flooding characteristics which limit the
ability of an area to support urban development, or contain significant wooded
areas, creeks, wildlife habitat, or other natural features that are important to a site's
stability and visual character. In addition, developmentally sensitive areas may, in
the future, be defined and protected due to historical or visual importance. Any
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development on land identified as Developmentally Sensitive must be carefully
assessed by the developer and the Planning Commission to determine the ability
of the land to support the proposed project. The land use priority for areas
designated Developmentally Sensitive is preservation of the existing environment,
as opposed to development of the land. This shall act as a guideline for any project
proposed in Developmentally Sensitive areas; specific sites designated as
Developmentally Sensitive require more detailed inventories of soil, slope, wildlife
habitat, vegetation, and other possible physical constraints as part of the
development plans. These inventories shall be used, along with engineering
studies, to determine whether an area designated Developmentally Sensitive can
be developed in a fashion which is sensitive to the existing site characteristics. The
Developmentally Sensitive areas of Boone County have been identified by utilizing
United States Department of Agriculture Natural Resources Conservation Service
(formerly Soil Conservation Service) data and mapping, through the Boone County
Geographic Information System (GIS). The degree of accuracy of these areas is
intended to locate general areas of concern. Actual site assessments will determine
the exact boundaries of Developmentally Sensitive areas in Boone County at the
time of development.

The Land Use Element provides the following text that relates to the general area.

A.

Riverview Subdivision and the residential area on Hunter Drive and Hetzel Drive
have been purchased lot-by-lot by the airport, and should eventually redevelop into
industrial uses to take advantage of the proximity to the interstate. The existing
Bluebird Subdivision should remain residential and not experience piecemeal
conversions to business uses. Future business uses may be appropriate if
residential to business conversion is proposed on all of the subdivision area. The
existing commercial parking lot facilities at KY 20 and KY 212 should eventually
redevelop into office, hotel, convention, and travel related commercial uses.
Commercial parking uses should be relocated onto airport property, in closer
proximity to the airport terminals. Industrial development to the north of KY 20
should not locate on any portion of the Developmentally Sensitive hillsides, and a
buffer area for the preservation of those hillsides may be required. Throughout
these hillside areas, stands of existing trees should be retained between individual
developments (“14. Airport,” pp. 176-177).

The Land Use Element’s Future Land Use Dévelopment Guidelines provide the following
general comments that relate to the proposal.

A.

Developments in Boone County should begin with an assessment of the existing
site features to determine positive and useful attributes, as well as features which
should or can be preserved. Development design should incorporate the use of
these attributes for the benefit of the development and the County as a whole,
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rather than leveling an entire site to meet a pre-conceived project design.
Development plans should identify such areas, and delineate disturb limits to protect
those areas that have been defined (“Utilization of Existing Vegetation and
Topography,” pp. 161 and 162).

B. 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 open space within developments and
between developments. Developments proposed adjacent to planned or established
open spaces should provide pedestrian access where appropriate. Natural green
space benefits the community as well as encourages developers to create
innovative development designs through clustering of buildings and impermeable
area (“Buffering,” pp. 162 and 163).

C. Developments in Boone County must include landscaping to accompany the
proposed project. Retention of existing healthy vegetation is considered a
component of landscaping and is encouraged. 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,” p. 163).

D. Developments in Boone County must recognize the potential impacts of associated
traffic on adjoining properties and transportation systems. The need exists to
protect the capacity of the existing roadway network, and to plan improvements to
accommodate new development and travel patterns. Access management
provisions include the coordination of curb cuts, adequate corner clearance and site
distance for access points, adequate space between access points, shared access
points and parking facilities, provisions for access connections to adjoining
properties, and dedication of public right-of-way (“Access Management,” p. 163).

E. Developments in Boone County should give consideration to the overall design of
the area. Site, landscape, and building design should be a primary concern at the
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early stages of the development, with an emphasis on the aesthetic impact of the
proposed use. The minimal use of signs is encouraged; signage should be
adequate to identify a specific development, but should not be used as a means to
compete for motorist attention (“Design, Signs, and Historic Preservation,” p. 164).

The Population Element outlines population estimates based on OKI transportation
analysis zone “regions.” The population of the “Airport” region where the subject site is
located is estimated to change to 4,141 in 2020, and to 3,886 in 2030.

The “Recommended Areas of Commercial Activity” section of the Business Activity
Element makes the following statements regarding the overall area.

A. The 1-275/KY 212 Interchange should experience a decrease in airport related
commercial activities due to the economy, as these services and activities may
eventually be provided on Airport property. The existing airport related commercial
businesses at the KY 20/I-275 Interchange should evolve into highway related
businesses. This area could support office related businesses, particularly
properties possessing panoramic views of the Ohio River. Additional commercial
growth based upon the expansion of the airport, and subsequent industrial growth,
will be located at the Mineola 1-275 Interchange as evidenced by the Airport
Exchange Business Park and the Circleport Industrial Park (p. 69).

The “Recommended Areas of Industrial and Office Activity” section of the Business Activity
Element makes the following statements that relate to the proposal.

A. A critical need in Boone County is to protect future industrial land, because the
access, infrastructure, and level land that make it favorable for industrial
development are finite. Beyond 2035, Boone County may have difficulty in
developing more industrial uses outside the airport, U.S. 25, and Walton areas. In
general, areas planned for non-extractive industrial uses should not be changed to
allow other land uses to develop. The Northern Kentucky Tri-County Economic
Development Corporation has identified a need for industrial building sites that have
the necessary infrastructure and zoning and are ready to develop (p. 70).

B. Property on the north side of KY 20 and near existing Airport runways should be
developed with a planned combination of industrial and office uses if existing and
future land uses are properly buffered from adjoining uses. The area surrounding
the Airport and Airport property should be closely examined to explore industrial and
office development opportunities. This examination can be performed by using the
Cincinnati/Northern Kentucky International Airport Master Plan and by conducting
an Off-Airport Land Use and Zoning Study. Development of this area should occur
with extreme sensitivity to the river view and to the steep slopes (p. 71).
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The “KY Transportation Cabinet Six-Year Plan” section of the Transportation Element lists
a project described as “reconstruction of 1-275/KY 20 Interchange at CVG Airport - Not
funded" (p. 146).

The “Summary of the 2006 Boone County Transportation Plan Recommendations” section
in the Transportation Element lists a “Recommended Capacity Project” described as “KY
212 Ohio River Bridge” (p. 147).

The “Street Connections” section in the Transportation Element lists a recommended
connection described as “KY 212 to new KY 20 (south of [-275)” (p. 148).

The adopted 2017 Boone County Comprehensive Plan Goals and Objectives include the
following pertinent statements.

A. Boone County shall strive to achieve diversity and balance in land use while
protecting natural resources and natural systems (“Overall,” Objective 3).

B. Promote quality of life amenities to retain current residents and attract new residents
in order to have a stable and diversified population (“Demographics,” Goal A,
Objective 3).

C. Provide appropriate services, housing, employment, and shopping opportunities in

order to meet the needs of the population in all geographic areas of the County
(“Demographics,” Goal A, Objective 4).

D. Areas possessing unique environmental characteristics should be preserved, used
as passive or active recreational areas, or appropriately incorporated into
development design (“Environment,” Objective 2).

E. Developmentally Sensitive and scenic areas shall be identified, mapped, and
stabilized. Developments proposed in any of these areas shall be carefully designed
and reviewed to minimize environmental impacts (“Environment,” Objective 3).

F. Developmentally Sensitive hillsides in Boone County must be given special
consideration. Any proposed development on hillsides designated as such shall be
reviewed and monitored to maintain the environmental and structural integrity of the
hillsides (“Environment,” Objective 4).

G. Development design shall consider natural and ecological systems, such as wildlife
habitats, air, soils, and water (“Environment,” Objective 6).

H. Development shall attempt to utilize existing topography and vegetation (including
mature trees where possible) and preserve the existing character of the land where
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practical (“Environment,” Objective 7).

l. Archaeology and cemetery preservation efforts shall follow permitting requirements
and best practices where practical (“Natural & Cultural Resources,” Goal C,
Objective 7).

J. Industries shall be promoted in suitable locations to make the county a vital part of
a strong regional economy (“Economy,” Goal A, Objective 2).

K. Boone County businesses are developed in appropriate locations and are
compatible with surrounding land uses (“Economy,” Goal B).

L. Compact, efficient development patterns shall be encouraged for industrial,
commercial, and office uses with appropriately sized and well maintained buffer
spaces between the business use and other land uses (“Economy,” Goal B,
Objective 1).

M. Mixing of commercial and non-commercial uses shall occur in areas where
consideration has been given to assure compatibility with surrounding land uses
and natural systems (“Economy, Goal B, Objective 2).

0. Interstate commercial uses, as well as the freight logistics industry, shall be in close
proximity to interstate interchanges for maximum convenience and economy to the
traveling public, while minimizing traffic congestion (“Economy,” Goal B, Objective
4).

P. Industrial development shall be encouraged to locate nea.r railroad lines, highways,
the Ohio River, the Airport, and where infrastructure exists or is planned
(“Economy,” Goal B, Objective 5).

Q. Future industrial districts should be identified in advance of residential development
so that potential impacts are known and can be addressed (“Economy,” Goal B,
Objective 6).

R. Effective site placement, architectural design, and landscape design for industrial

uses shall enable a favorable relationship with adjoining uses. Smoke, dust, noise,
and odor impacts shall be kept at a minimum and site development and
enforcement shall be carefully coordinated with regulatory agencies (“Economy,”
Goal B, Objective 7).

S. Priority shall be given towards maintaining, protecting, and improving the capacity
and safety of the existing road system across jurisdictions (“Transportation,” Goal
A, Objective 1).
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T. Roadway capacity shall be preserved by utilizing access management policies and
guidelines (“Transportation,” Goal B, Objective 4).

U. New connector streets shall be developed where needed and feasible to lessen the
dependence on arterial, collector, and local streets (“Transportation,” Goal B,
Objective 5).

V. Proper vehicular and pedestrian access to adjoining property shall be provided

and/or retained when a property develops or redevelops (“Transportation,” Goal B,
Objective 6).

BOONE COUNTY TRANSPORTATION PLAN

The Boone County Transportation Plan includes a project located at “KY 212 (Terminal
Drive)” which is described as “reconstruct the -275 interchange at KY 212 and reconstruct
KY 20 (Petersburg Road) near the Cincinnati/Northern Kentucky International Airport.

(Kentucky Transportation Cabinet ltem Number 06-8000.20)." This is project is an

“unscheduled need.”

STAFF COMMENTS

1.

COMPREHENSIVE PLAN AND STATUTORY FINDINGS

The 2010 Boone County Comprehensive Plan’s Future Land Use Map designates
approximately 84 percent of the site as “Industrial” (I). This designation is described
as “manufacturing, wholesale, warehousing, distribution, assembly, mining, and
terminal uses.” The remaining, approximately 16 percent of the site is designated
as “Developmentally Sensitive” (DS). The DS areas generally correspond to the
steeper portions of the wooded hillsides. The Developmentally Sensitive
designation does not prohibit development, nor like the other designations does it
outline specific, contemplated land uses. Rather, the somewhat lengthy description
(outlined above) includes the key phrase “any development on land identified as
Developmentally Sensitive must be carefully assessed by the developer and the
Planning Commission to determine the ability of the land to support the proposed
project,” meaning that each site and proposal needs to be evaluated on its own
merits. It also states, “The land use priority for areas designated Developmentally
Sensitive is preservation of the existing environment, as opposed to development
of the land.”

The Land Use Element (“14. Airport”) discusses this specific area. Regarding
Riverview Subdivision, this Element states, “Riverview Subdivision and the
residential area on Hunter Drive and Hetzel Drive have been purchased lot-by-lot
by the airport, and should eventually redevelop into industrial uses to take
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advantage of the proximity to the interstate” (p. 176). The 2017 Goals and
Objectives state, “Interstate commercial uses, as well as the freight logistics
industry, shall be in close proximity to interstate interchanges for maximum
convenience and economy to the traveling public, while minimizing traffic congestion
(‘Economy,” Goal B, Objective 4). As noted above, the Boone County
Transportation Plan includes the reconstruction of the 1-275/KY 212 interchange
and KY 20 near CVG as an “unscheduled need.”

The Land Use Element also states, “Industrial development to the north of KY 20
should not locate on any portion of the Developmentally Sensitive hillsides, and a
buffer area for the preservation of those hillsides may be required. Throughout
these hillside areas, stands of existing trees should be retained between individual
developments” ( pp. 176-177). The Future Land Use Development Guidelines
advocate the retention of existing tree cover (pp. 161-163) and the 2017 Goals and
Objectives state that Developmentally Sensitive hillsides should be given “special
consideration” (“Environment,” Objective 4).

The “Recommended Areas of Industrial and Office Activity” section of the Business
Activity Element emphasizes the need for industrial sites in general terms and it
targets the areain and around CVG for potential industrial and office developments.
This section states, “Property on the north side of KY 20 and near existing Airport
runways should be developed with a planned combination of industrial and office
uses if existing and future land uses are properly buffered from adjoining uses. The
area surrounding the Airport and Airport property should be closely examined to
explore industrial and office development opportunities. This examination can be
performed by using the Cincinnati/Northern Kentucky International Airport Master
Plan and by conducting an Off-Airport Land Use and Zoning Study. Development
of this area should occur with extreme sensitivity to the river view and to the steep
slopes” (p. 71). The comments regarding the location of industrial uses are
reinforced by the Goals and Objectives which state, “Industrial development shall
be encouraged to locate near railroad lines, highways, the Ohio River, the Airport,
and where infrastructure exists or is planned (“Economy,” Goal B, Objective 5).

Effective buffering is also addressed in the Future Land Use Development
Guidelines (pp. 162-163) and the Goals and Objectives (“Economy,” Goal B,
Objectives 1 and 7).

The governing bodies will also need to consider the alternate statutory findings for
the requested zone change of whether the current zoning is inappropriate and the
proposed zoning is appropriate, and whether there have been changes of an
economic, physical, or social nature not anticipated in the comprehensive plan that
substantially alter the area’s character.
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2.

PROPOSED USE

The application form states that the proposed uses include “industrial development.”
The requested I-1 zone permits a wide range of industrial and office uses, not all of
which may be appropriate for the given site and immediate area. The I-1 zone also
allows the O-1 and O-2 zone principally permitted uses by reference (applicable text
is attached). The governing bodies should review the use lists and consider a
condition which would prohibit those which are deemed inappropriate or
incompatible at this location. The Comprehensive Plan’s description for the
Industrial land use designation and the direction given for this area, notably by the
Land Use and Business Activity elements, can be used for guidance. As discussed
below, the basis for the Traffic Impact Study is the “warehousing” ITE land use
category, which is a comparatively low traffic generator. When considering the lack
of opportunity for on-site truck stacking and the proximity of the southern truck court
to Petersburg Road, Staff recommends that the governing bodies consider a
condition which prohibits outside storage.

DESIGN ISSUES

A. Landscaping: A substantial amount of existing vegetation is proposed to be
retained in the east and northeast portions of the site. As discussed above,
the comprehensive plan advocates the retention of existing tree cover. For
the areas in question, the existing vegetation will fulfill the applicable
requirements of Article 36 “Landscaping” of the zoning regulations.

The 40 foot wide Buffer Yard D option, including a 6 foot high berm, is
proposed along the Riverview Drive frontage. The normal street frontage
landscaping requirements are based on Buffer Yard A (Section 3620). When
considering that there is an existing, occupied residence on the opposite side
of the street, Staff agrees with this solution.

A loading dock on the “long side” of the building faces Petersburg Road. The
landscaping shown for this portion of the road frontage includes a continuous
row of evergreen trees as well as deciduous trees. The truck court is
approximately 22 feet lower than the grade of the adjoining yard area in the
west part of the KY 20 frontage, but it is approximately 16 feet higher than
the proposed access point at Hetzel Drive. As such, Staff recommends that
the evergreen trees proposed to the immediate west of Hetzel Drive be
moved northward to the edge of the truck court. With this modification, the
proposed landscaping, upon maturity, should reasonably screen the truck
court itself. However, when considering the proposed building height of
almost 45 feet, landscaping cannot be expected to screen the entire building
(refer to Section 3635 “Loading/Unloading Areas, Storage Areas, Utility and
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Mechanical Equipment and Trash Collection Areas” of the zoning
regulations).

Landscaping is also indicated around the C-1-zone that adjoins the
southwest corner of the site, in the parking areas, and around the east and
west building frontages. Landscaping in these areas will need to meet the
detailed requirements of Article 36. The project narrative states,
“Landscaping will be provided in accordance with the Boone County Zoning
Ordinance and integrated within parking islands, at the drive access points,
and within buffer areas where sufficient existing vegetation does not exist”
(p. 4). The requested buffer yard variances are discussed below.

B. Lighting: The project will need to meet the standards in Section 3316
“Lighting” of the zoning regulations. Staff's main concerns regarding lighting
is avoiding off-site light pollution and adequately illuminating the access
points. However, the second issue presents a potential problem of lighting
impacts on the residence that is located on the opposite side of Riverview
Drive. Staff requests that the applicant study this issue and devise a strategy
forthe Zone Change Committee to consider which sufficiently illuminates the
access points on Riverview Drive and avoids negative impacts on the
residence in question.

C. Building Design: The project narrative states that the “building design shall
be compatible with surrounding structures of similar industrial use such as
those along the rear portion of Progress Drive to the west of the site” (p. 4).
The submitted elevations illustrate a tilt-up concrete building with office fronts
at several corners. The proposed height from the first floor elevation is 44"
8". The facade design is largely based on the use of color including multiple
shades of cold gray and orange. Unlike the industrial buildings along
Lindbergh Court and Progress Drive to the west, the proposed building
immediately faces Petersburg Road. In order to better correlate the building
to the surrounding environment for the long term and minimize the
“monolithic” warehouse appearance, Staff recommends that a natural (warm)
color palette be opted and that the overall design be articulated through the
use of three dimensional relief (horizontal and vertical) and detailing on the
entirety of the east, west, and south facades. Based on the proposed height
and width of the building, and the repetition of the truck docks, this type of
articulation is difficult to achieve through only differentiations in color and
large-scale scoring on tilt-up panels.

D. Retaining Walls: Several retaining walls are proposed around the site
including near the southern access point on Riverview Drive, facing
Petersburg Road near the southeast corner of the building, and in the rear
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buffer yard. Due to their location, Staff is not concerned with the cosmetics
of the walls in the rear buffer yard. The other two walls are in publically
visible areas and are recommended to have an architectural finish through
use of a textured face, integral color, three dimensional cap, etc., that
correlate to the design of the building. This recommendation also applies to
any publically visible retaining walls that may be added through the final
engineering of the site plan.

4. CIRCULATION AND TRAFFIC STUDY

Plan sheet C-2.0 notes that Riverview Drive between the intersection with
Petersburg Road and the northern access point for the subject site is proposed to
be widened to 25 feet (“local’ standard). “Subcollector” is the applicable
classification under the Boone County Subdivision Regulations which requires a 28
foot pavement width and a sidewalk on one side of the street, normally the water
main side. An on-site sidewalk connection between the building, parking, and public
sidewalk along the street is also required. The 28 foot width does not consider the
possibility of trucks routinely stacking on the public street. The proposed layout
presents little opportunity for truck stacking on the subject site itself where it would
not conflict with passenger vehicles. The northern access point is in close proximity
to an existing residence that is on the opposite side of Riverview Drive. This
presents issues of routine truck traffic, headlights shining on the front of the
residence from outbound traffic, and potential site lighting issues as discussed
above.

The basic conclusion of the Traffic Impact Study is that this development will have
little effect on the surrounding road system. The basis for the TIS is the
“warehousing” ITE land use category which is a comparatively low traffic generator.
Based on recent experience in the community and recognizing that traffic behavior
can differ between warehouses, Staff questions whether this is the most appropriate
data, especially when considering the amount of parking spaces shown on the plan.
The applicant has stated that a potential tenant has been identified for the majority
of the building. As such, Staff recommends that the analysis be updated to reflect
the characteristics of this user. Absent this information, the governing bodies could
consider limiting the use of the site to a warehouse which meets the ITE land use
category. Relative to more detailed information in the TIS, the AM and PM peaks
(p. 8) appear low based on recent experience. Additionally, the basis for the trip
distribution (p. 9) should be explained.

An access point is proposed on Petersburg Road at the intersection with Hetzel
Drive. Staffis supportive of this access point in principle from the standpoints of trip
distribution, emergency access, and queuing at the Petersburg Road/KY 212
intersection, but there are technical issues with this location which would need to
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be resolved and KYTC District 6 has given no indication that it will be approved.
KYTC also has concerns regarding any development in proximity of the interchange
and has outlined a number of issues with the data used in the TIS. The concluding
statement in KYTC’s comments is “plenty more comments to follow when we
complete our review” (3/22/19 e-mail from Linzy Brefeld, P.E., Transportation
Engineer Supervisor, Traffic & Permits Section, is attached). Scott Pennington,
P.E., Boone County Engineer, concurred with KYTC’s comments, noted that this
development should include an area for truck staging, and stated that Riverview
Drive will need to be upgraded to a subcollector standard, including a sidewalk,
beyond the second (northernmost) entrance (3/25/19 e-mail is attached).

5. REQUESTED VARIANCES

As explained above, variances from Section 3645 “Buffer Yards” of the Boone
County Zoning Regulations to allow certain buffer yards to be reduced from Buffer
Yard D to Buffer Yard A have been requested. These are described on pages 4
and 5 of the project narrative and include reducing the buffer yard width from 80 feet
to 10 feet along: 1.) the north and northeast property lines; and 2.) an SR-1 lot on
the east side of Riverview Drive that is surrounded by the subject tract on three
sides. An additional variance is noted along the south property line which adjoins
Petersburg Road, but this variance is not necessary since the applicable code
section is 3620 “Landscaping Along Street Frontages” (and Section 3635 for
loading dock/truck court screening) versus 3645 “Buffer Yards.” The 80 foot wide
Buffer Yard D option requires 20 evergreen trees, 11 large deciduous trees, and 40
large shrubs per 100 linear feet. The 40 foot wide Buffer Yard D option requires 20
evergreen trees, 11 large deciduous trees, and 20 large shrubs per 100 linear feet,
plus a 6 foot high berm, fence, or masonry wall (note - a 6' solid fence or wall is not
permitted in front and corner side yards). The requested Buffer Yard A has a
minimum width of 10 feet and requires 3 large deciduous, medium deciduous,
and/or evergreen trees, or 5 small deciduous trees, and 30 small shrubs or 15 large
shrubs, per 100 linear feet.

If approved, the buffer yard variance around the SR-1 “outlot” on the east side of
Riverview Drive will require at least a partial reduction in the amount of required
plantings due to the width of the available space, particularly along the south
property line of the lot in question. For the requested variance along the north and
northeast property lines, it appears that the plantings normally required for the 40
foot wide Buffer Yard D option could be provided in the space proposed. The buffer
yard shown along the north property line scales to approximately 40 feet at the
narrowest point. Healthy, mature vegetation that is retained can be credited
towards the planting requirements. Due to grade issues, the 6 foot berm, wall, or
fence normally required in the 40 foot wide Buffer Yard D option would be
ineffective along most of the north and northeast property lines.
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Section 251 “Application and Standards for Variances” of Boone County Zoning
Regulations is attached. This section outlines the statutory variance criteria set
forth in KRS 100. The applicant’s justification for the requested variances is
outlined on pages 4 and 5 of the project narrative. Specific facts to consider in
relation to the requested variances include:

A

The 2010 Boone County Comprehensive Plan’s Future Land Use Map
designates this site and the surrounding tracts on the north of Petersburg
Road largely as “Industrial” (l) with smaller areas of “Developmentally
Sensitive” (DS). Two areas along the north (rear) property line, where one
of the variances is requested, are designated as DS.

The lots on the northeast and northwest corners of the Riverview
Drive/Petersburg Road intersection are zoned C-1 and C-3, and the
remaining lots to the immediate north and west are zoned SR-1.

There are three detached, single family residences remaining in Riverview
Estates Subdivision. The first (2891 Riverview Drive) is located immediately
across Riverview Drive from the northwest corner of the subject site. The
second (2804 Riverview Drive) is located approximately 600 feet north of the
subject site in the radial curve of Riverview Drive. The third (2729 Riverview
Drive) is located on the north side of the east-west running portion of
Riverview Drive, approximately 900 feet from the subject site. Aside from a
small cemetery, the remainder of the subdivision is currently vacant.

The north and northeast property lines largely adjoin a wooded valley which
contains an intermittent blue line stream.

The 40 foot wide Buffer Yard D option, including a 6 foot high berm, is
proposed along the Riverview Drive frontage and will adjoin the western
portions of the north and south property lines of the SR-1 “outlot” that is on
the east side of Riverview Drive. Thus, some level of enhanced buffering is
proposed for this general area of the site. '

Variances can be approved with appropriate conditions such as increasing
the quantity, type, and size of plantings in the spaces in question and
retaining existing wood cover.

6. OUTSIDE AGENCY COMMENTS

A

Captain Andy Ifcic of the Hebron Fire Protection District has commented that
the District has no comments on the project at this time (3/18/19 e-mail is

attached).
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B. Andy Aman, Plan Review Manager for SD1, has commented that sanitary
sewer capacity will need to be reserved and a storm water permit application
that meets the NKY Storm Water Rules and Regulations will need to be
submitted (3/13/19 e-mail is attached).

C. Staff has requested comments on the proposal from the Boone County
Water District. Such comments have not been received as of this writing.
Any comments received from this agency will be forwarded to the Zone
Change Committee for review.

7. SITE PLAN STANDARDS

For the applicant’'s information, an exhaustive site plan type review was not
conducted due to the conceptual nature of the plan. However, Staff has identified
several specific requirements that will need to be addressed. The project will need
to meet all applicable standards at the site plan stage.

CONCLUSION

The Boone County Planning Commission and the Boone County Fiscal Court need to
evaluate the application in terms of the three criteria necessary for approving a Zoning Map
Amendment as stated in Article 3 “Amendment” of the Boone County Zoning Regulations,
the 2010 Boone County Comprehensive Plan, the 2017 Boone County Comprehensive
Plan Goals and Objectives, and the potential impacts on the existing and planned uses in
the area. The Planning Commission also needs to evaluate the requested variances in
terms of Section 251 “Application and Standards for Variances” of the zoning regulations.
The Future Land Use Map will need to be amended to reflect a larger proportion of
Industrial uses on the subject site if this request is approved.

Respectfully submitted,

7 ‘
Kevin T. Wall, AICP
Director, Zoning Services

Attachments:

Location map

Aerial photograph with zoning

2035 Future Land Use Map excerpt
Topographic map

Documentation for “Peeno 2" Cemetery

[ 2 - L L L 3
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I-1 zone text (including O-1 and O-2 zone principally permitted uses allowed by

reference)
Section 251 “Application and Standards for Variances” of Boone County Zoning

Regulations

3/25/19 e-mail from Scott Pennington, P.E., Boone County Engineer

3/22/19 e-mail from Linzy Brefeld, P.E., Transportation Engineer Supervisor, Traffic &
Permits Section, KYTC District 6

3/18/19 e-mail from Captain Andy Ifcic, Hebron Fire Protection District

3/13/19 e-mail from Andy Aman, Plan Review Manager, SD1

Application materials including concept development plan sheets, project narrative, and
“Findings and Conclusions” section of Traffic Impact Study (pp. 21-23)
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Date: May, 2000
Name: PEENO 2 CEMETERY :
Location: In front of house at 432 Petersburg Rd., overlooks bend in Petersburg Rd.

Property Owner:  Kenton County Airport Board (formerly Peeno family)
Recorder: Jeannine Kreinbrink
Source: Field visit

Inscriptions: fieldstones only, no visible inscriptions
Family source indicated that burials include

John Peeno, Jr., who died 2/17/1920 and was married to Elizabeth
his father Sylvester “Sully” Peeno, Born 1877 married an Elizabeth and had a child

NOTE: This cemetery was located on Peeno-owned property in 2000, but that land was
acquired by the Kenton County Airport Board in 2005.

Boone County Historic Preservation Review Board
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ARTICLE

11

EMPLOYMENT DISTRICTS

SECTION 1110

OFFICE ONE (0-1)

The purpose of the Office One district is to create a low density, low rise office environment and to provide
professional and personal services and employment opportunities in close proximity to and compatible with
residential districts. The Office One district shallaccommodate smaller scale and independent office uses, which
are not located within a larger Office Two district or which do not need or desire to be located in a commercial
district. Office One districts are located on suitable lands within established or planned urban entities where
adequate infrastructure and services are available or proposed.

SECTION 1111
Principally Permitted Uses
The following uses are permitted:

1.

2.

10.

11.

12.

13.

14.

Bank related services or credit unions;

Business and personal credit services and title services;
Security brokers, investment services and finance companies;
Insurance agents, brokers and services;

Real estate agents, brokers and management services;

Real estate management services and builders offices excluding any outside storage equipment and
the like;

Photographic services;

Eating and drinking establishmenté including alcoholic beverages;

Direct mail and advertising services;

Stenographic services and other duplicating and mailing services;

News agencies and employment services;

Business and management consulting services and associations;

Motion picture, audio-visual and similar media production and distribution services;

Medical, dental, or optical clinics;

11.1



15. Legal, engineering, architectural, education and scientific research services;

16. Accounting, auditing and bookkeeping services;

17. Charitable and social services administration offices;

18. Professional membership organizations and labor organizations and civic associations;

19. Telephone exchange stations, telegraph message centers, radio broadcasting studios, television
broadcasting studios and other communication centers and offices excluding any relay, transmitting
or receiving towers or similar unattached, erected equipment;

20. The administration, management and any related office use or activity of commercial, business,
service, professional, industrial, religious, private institutional, or similar organization, incorporation,
companies, associations and such uses. Includes all integral stenographic reproduction, mailing,
research, sales and similar office functions, as determined by the Zoning Administrator;

21. Veterinary services not including the boarding of animals;

22. Business colleges and trade schools;

23. Recreation centers, gymnasiums and other related recreational facilities;

24. The retail sale of office supplies and equipment;

25. Funeral homes and crematoriums excluding cemeteries or mausoleums;

26. Beauty and barber services and tanning salons.

27. Sexually Oriented Business as defined in Article 40 and applicable standards in Article 31;

SECTION 1112

Accessory Uses
Accessory uses, buildings, and structures customarily incidental and subordinate to the purposes of the district

including:

1. Recreation uses or spaces of integral relation to the developed portions of the district including:
a. Temporary exhibit spaces;
b. Aquariums, botanical gardens and other natural exhibitions;
c. Stages and similar assembly areas;

2. Accessory uses for an office facility:
a. Garages and parking;
b. Structures such as fences and walls;
c. Buildings such as storage sheds;

3. Signage (See Article 34);

4. Parking (See Article 33);




5. Automatic teller machines;

6. Single-family dwelling unit;

7. Drive-through facilities operated in conjunction with a permitted use, and which are conducted in
accordance with Section 3155;

8. Recycling collection containers.

SECTION 1113

Conditional Uses

The following uses and appropriate accessories subject to the approval and qualifications of the Board of
Adjustment and Zoning Appeals provided; a) the activity is an integral and subordinate function of a permitted
office use; or b) the arrangement of uses, buildings, or structures will be compatible with the organization of
permitted and accessory uses to be protected in the district:

1. Day care centers;

2. Convenient stores;

3. Laundering, dry cleaning and dyeing services, including self-service;
4, Shoe repair, shoe shining and hat cleaning services;

5, Florists, excluding greenhouses;

6. Horse related uses, including riding and boarding stables, as defined by KRS 100.111 (2)(C).

SECTION 1114

Intensity .

The maximum total intensity of all uses in an Office One district shall not exceed 16,000 square feet of gross floor
area per acre.

SECTION 1115
Minimum Size
The minimum size or extent required of an Office One District is one acre.

SECTION 1116
Minimum Standards
See Article 31 for dimensional standards. (Site Plan Review is required for all permitted uses) (See Article 30).

THE FOLLOWING PASSAGE APPLIES TO THE CITY OF FLORENCE CITY LIMITS ONLY.

No dwelling used as a residence can be altered, converted or remodeled to satisfy any of the standards as uses
authorized in the Office One (O-1) zone as permitted uses or conditional uses. Newly constructed structures are
necessary to satisfy the requirements and standards of the Office One (O-1) zone.

SECTION 1120

OFFICE TWO (0-2)

The purpose of the Office Two District is to consolidate those types of professional, research, business, service
and similar uses which are based in office structures and which require and desire high levels of personal
interaction. Such districts will be organized to provide employment labor markets. Districts will be located on
suitable lands with convenient access from expressways, arterials or collectors. District plans will be organized
to provide direct, central, convenient and safe collection of vehicles and pedestrian circulation.
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SECTION 1121

Principally Permitted Uses
The following uses are permitted:

1.

2.

SECTION 1122

All principally permitted uses of an Office One (O-1) District;

Retail sales of newspapers and magazines, drugs, and proprietary goods;

Banking and credit union services, including drive-through teller services.

Convenient sfores;

Laundering, dry cleaning and dyeing services, including self-service;

Shoe repair, shoe shining and hat cleaning services;

Florists, excluding greenhouses.

Sexually Oriented Business as defined in Article 40 and applicable standards in Article 31.

Accessory Uses
Accessory uses, buildings and structures customarily incidental and subordinate to the purposes of the district

including:

1.

Recreation uses or spaces of integral relation to the purpose of the district defined to be:

a.

b.

j

Museum, art and craft galleries, conservatories and other cultural exhibits;

Aquariums, botanical gardens and arboretums, nature preserves, wildlife sanctuaries and other
natural exhibitions;

Historic sites, structures, monuments and other exhibits available for public viewing;

Ampbhitheaters, motion picture theaters, legitimate theaters, playhouses and other entertainment
assemblies;

Auditoriums, exhibition halls and other public or miscellaneous assembly;
Golf courses, tennis courts, ice and roller skating, bowling and other sports activities;

Play lots or tot lots, playfields or athletic fields, recreation centers, gymnasiums, clubs and other
athletic uses and structures;

Swimming beaches and swimming pools;
Picnicking, hiking areas, exercise frails and other recreational uses;

General, leisure, ornamental and other parks, spaces, trails, bikeway systems and similar uses;

Public transit stations and terminals;

Postal, travel and transportation ticket or forwarding services;

Detective, protective and other police services;

Signage (See Article 34),

Parking (See Article 33);
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10.

Automatic teller machines;

Retail defined as:

a. Books and stationery;

b. Florists excluding greenhouse or outdoor storage or growing areas;
c. Cigars and cigarettes;

d. Beauty and barber services;

Drive-through facilities operated in conjunction with a permitted use, and which are conducted in
accordance with Section 3155;

Recycling collection containers.

SECTION 1123

Conditional Uses and Criteria

The following uses and appropriate accessories subject to the approval and qualifications of the Board of
Adjustments and Zoning Appeals provided: a) the activity is provided primarily and obtains the bulk of its trade
from the use and support of the public employed in the district; or b) the activity is of integral relation to the
purposes of the district; ¢) the use, building or structure is subservient to and not of scale, nature, trade or other
character which will compete, detract or conflict with the purpose and permitted uses of the district; and d)
provided the arrangement of uses, buildings or structures is mutually compatible with the organization of

permitted

1.

9.

accessory uses to be protected in the district:

Hotels, tourist courts and motels only where the primary trade is of direct relation or support of the uses
and purposes of the district;

The writing, publishing of newspapers, periodicals and books provided any printing operation is
subservient to the writing and publishing activity and does not conflict with the purposes of permitted
uses of the district;

Telephone, telegraph, radio and television relay, transmitting and receiving equipment provided the
equipment is in direct support of the defined accessory use and does not physically or visually
overpower, detract or conflict with the building design, scale or character proposed in this district;

Gasoline filling stations and auto repair facilities provided the use is in direct support of and primarily
trades from the employees of the district;

Blueprinting and photocopying services;

Window cleaning, disinfecting and exterminating, dwelling and building services;
Automobile leasing or rental agencies (maximum storage of 50 vehicles);

Day care centers;

Horse related uses, including riding and boarding stables, as defined by KRS 100.111 (2)(C).

SECTION 1124

Intensity

The maximum total intensity of all uses in an Office Two district shall not exceed 30,000 square feet of gross floor
area per acre,
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SECTION 1125
Minimum Size
The minimum size or extent required of an Office Two district is three (3) acres.

SECTION 1126
Minimum Standards
See Article 31 for dimensional standards. (Site Plan Review required for all permitted uses) (See Article 30)

SECTION 1130

INDUSTRIAL ONE (I-1)

_ The purpose of the Industrial One district is to allow different types of small to large scale light manufacturing,
warehouse, distribution and related service uses, which require direct accessibility to a regional transportation
system. Manufacturing operations in this district will generally not utilize unrefined raw materials, whose
processing may potentially create undesirable noise, odors, dust, smoke, hazardous materials or waste or be
delivered in large bulk transportation forms. Such districts are located in areas which provide employment
opportunities for community and regional labor markets. Districts will be located on suitable lands accessible
from expressways and/or arterials. In addition, this zoning district allows for integrated office campus and/or
industrial/iwarehouse developments with a business park setting, characterized by landscaped entrances,
boulevard streets, large amounts of green space and low building coverage ratio, multi-level buildings, constant
architectural and signage theme, parking structures, and integrated pedestrian and recreation facilities. This
district is also to provide for appropriate public facilities and/or services to the permitted uses identified in the
district.

This zoning classification can range from a compact multi-level office development on several acres to an
extensive mixed office/warehouse/distribution development that is iocated on many acres. This zoning
classification often includes some limited commercial wholesale and retail uses intended to serve the district and
constructed to blend in visually with the character of the area.

SECTION 1131
Principally Permitted Uses
Permitted are the wholesale distribution, storage, manufacturing and assembly of industrial products:

1. All principally permitted uses in an Office Two (O-2) zone;

2. Food and kindred products, including the manufacture or processing of grain, sugar, oll, fat, glues,
grease, tallow, lard, gelatin, vinegar, yeast, starch, dextrin, glucose and sauerkraut but excluding
refining or processing of biodiesel, the primary manufacture of meat and fish, which includes the
stocking and storing of live animals or garbage, offal or dead animal reduction or dumping or any
tanning, curing or storage of rawhides or skins;

3. Textile mill products except primary manufacture of dyes, fibers, felt, rubber goods;

4. Apparel and other finished products made from fabrics, leather and similar materials except primary
manufacture of rubber;

5. Fabricated wood products including containers, building components, structural members, but
excluding the primary manufacture of wood or wood products; :

6. Furniture and fixtures;

7. Paper products including envelopes, bags, boxes and containers, but excluding the primary
manufacture of pulp, paper, paperboard or paper products;

8. Printing industries;
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10.

11.

12.

13.

14.

15.
16.
17.
18.
19.

20.

21,
22.

23.

24,

25.

26.

27.

28.
29.
30.
31.

32.

Pharmaceutical preparations, perfumes, cosmetics and other toiletry preparations;
Soaps and other detergents;

Fabrication of metal products except firearms and accessories, large scale machinery, and
transportation vehicles;

Professional, scientific and controlling instruments, photographic and optical goods, watches and
clocks;

Electric and electronic equipment;

Jewelry and precious metals, musical instruments and parts, toys, amusement, sporting and athletic
goods, pens, pencils and other office and artists materials, brooms and brushes, lamp shades, signs
and advertising displays, umbrellas, parasols and canes and other miscellaneous fabrication activities.
Research and development facilities;

Educational and governmental institutions;

W holesale trade of automobile accessories and parts;

W holesale trade of drugs, drug proprietaries and sundries;

W holesale trade of dry goods and apparel;

Wholesale trade of groceries and related products in enclosed facilities except animals or raw farm
materials or products;

W holesale trade of electrical and electronic parts;
Wholesale trade of hardware, plumbing, heating, equipment and supplies;

W holesale trade of small machinery, equipment (light) and supplies except transportation or farm
vehicles;

Other wholesale trade except non-containerized or bulk raw metals and minerals, petroleum products,
scrap and waste materials;

Laundering, dry cleaning and dyeing services including rugs, linen supply and industrial laundry
services;

Window cleaning, disinfecting, exterminating, grounds keeping, and other dwelling and building
services;

Refrigerated, household goods (mini-warehouses) and other general refrigerated warehousing and
storage; '

Detective and protective services;

Photo finishing and other photographic laboratories;

Electrical repair and armature rewinding setrvices;

Reupholstery and furniture repairing and refinishing services;

Building construction, general contractor, plumbing, heating, air conditioning, painting, paper handling,
decorating, electrical, masonry, stonework, tile setting, plastering, carpentry, wood flooring, roofing and

sheetmetal, water-well drilling, septic and other special construction trade offices, supply, storage and
related activities;
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33. Postal services and related storage, distribution and transfer activities;

34. Agricultural contract sorting, grading and packaging services of fruits and vegetables;

35, Motor freight terminals, public warehousing, freight garaging and equipment maintenance;
36. Freight forwarding, packing and crating services;

37. Blueprinting and photocopying services, stenographic services and other duplicating, mailing and
delivering setvices;

38. Equipment (light) rental and leasing services including automobiles and trucks, and sales of tractor-
trailers and other commercial trucks and trailers;

39.  Wholesale trade of containerized paints, varnishes, chemicals and allied products;
40. Manufacture of plastic products but not the primary manufacture of plastics;

41, Welding shops for the repair of industrial machinery and heavy equipment;

42. Truck stops;

43. Recycling centers;

44. Fire stations or fire related or protective services including rescue services;

45, Auto repair facilities, repair for tractor-trailers and other trucks, and towing and vehicle impound
services excluding junkyards and wrecking;

46, Commercial parking facilities and commercial recreational vehicle parking facilities;
47. Landscape contracting, grounds keeping, and wholesale nurseries;
48. Sexually Oriented Business as defined in Article 40 and applicable standards in Article 31.

49, Crematoriums.

SECTION 1132

Accessory Uses
Accessory uses, buildings and structures customarily incidental and subordinate to the purpose of the district

including:

1. Recreational uses or spaces of integral relation to the purposes of the district defined to be:
a. Nature preserves, wildlife sanctuaries, open spaces and other natural areas;
b. Historic sites, structures, monuments and other exhibits available public viewing;
c. Auditoriums, exhibition halls and other public or miscellaneous assembly;
d. Golf course and tennis courts;
e. Swimming beaches and swimming pools;
f. Picnicking, hiking areas, exercise trails and other recreational uses;
g. General, leisure, ornamental and other parks, spaces, trails, bikeway systems and similar uses;



10.

11.

1.

h. Recreation/Health centers.

The administration management, stenographic reproductions, research, sales (including industrial retail
sales, exhibit or display) and any related or integral office use or activity of the permitted use;

Railroad right-of-way including switching and marshaling trackage and freight terminals;
Marine freight terminals;

Employment services;

Signage (See Article 34);

Parkiﬁg (See Articlé 33);

Outside storage, display, loading, uncrating or unpacking areas which are an integral function of a
permitted use, and which are conducted in accordance with Section 3154;

Food service for office, manufacturing or distribution uses;

Drive-through facilities operated in conjunction with a permitted use, and which are conducted in
accordance with Section 3155;

Recycling collection containers.

SECTION 1133

Conditional Uses and Criteria

The foliowing uses and appropriate accessories subject to the approval and qualifications of the Board of
Adjustment and Zoning Appeals provided: a) the activity is provided primarily in support of and obtains its trade
from the employees of the district; or b) the activity is of integral relation to the purpose of the district; ¢) the use,
building or structure is subservient to and not of scale, nature, trade or other character which will compete, detract
or conflict with the purpose and permitted uses of the district; and d) provided the arrangement of uses, buildings
or structures is mutually compatible with the organization of permitted and accessory uses to be protected in the
district:

Uses in which the primary business activity involves the following:
a. the storage of explosives or fireworks according to State law, gas, biodiesel, or petroleum;

b. bag cleaning;

c. blast furnaces, cupolas, rolling mills, coke ovens, forging, foundering, refining or smelting;
d. creosote treatment;

e. distillation of bones, coal or wood;

f. enameling, japanning or lacquering;

g. radium or radioactive elements;

h. crushing or other reduction or waterproofing;

i, the storage of chemicals;
The permission of such uses will be decided on an individual basis;

Poultry and small game dressing and packing;

11.9



3. Wholesale trade of non-containerized paints, varnishes, chemicals and allied products;

4. Telephone, telegraph, radio, television or other communication relay, transmitting and receiving uses,
centers and equipment of a permitted use provided the structure does not physically or visually
overpower, detract from or conflict with the building design, scale or character proposed in the district;

5. Gasoline filling stations and wash services;

6. Labor unions and similar labor associations;

7. Day care centers;

8. Hotels and motels;

9. Commercial recreation such as bowling centers, rollerékating rinks, miniature golf courses, golf driving

ranges, soccer fields and baseball fields;
10. Retail sales or leasing of new and used motor vehicles;
11. Wholesale vehicle sales or auctions;
12, Churches, synagogues, temples and other places of religious assembly for worship;

13. Kennels for household pets; City of Florence only - kennels for household pets only when notadjoining
a residential zoned property;

14. Horse related uses, including riding and boarding stables, as defined by KRS 100.111 (2)(C);

15. Fireworks retail sales. (Does not apply in the City of Union and City of Walton).

SECTION 1134

Intensity

The maximum intensity of all uses in an Industrial One district shall not exceed 25,000 square feet of gross floor
area per acre.

SECTION 1135

Minimum Size

The minimum size and extent of an Industrial One district, including all the contiguous private property so
designated, shall not be less than five (5) acres.

SECTION 1137

Supplemental Zoning Map Amendment Standards :
Zoning Map Amendment applications which request the |-1 zone, and which involve sites that are located within
areas designated as "Business Park” by the Boone County Comprehensive Plan's Future Land Use Map, shall
be assessed relative to the standards in Section 1609 “Design Standards” in conjunction with the provisions of
Article 3 “Amendment.”

SECTION 1140

INDUSTRIAL TWO (I-2)

The purpose of the Industrial Two district is to provide for those types of heavy industrial uses, which are of a
warehouse and manufacturing type and such uses are significant in size, which cannot be accommodated in an
Industrial One district since they involve heavy equipment, machinery, or other products which requires sufficient
infrastructure and results in a substantial economic impact. Such districts will be organized to provide
employment opportunities for regional and extra regional labor markets. Districts will be located on lands with
direct access to expressways and/or arterials.

11.10



SECTION 251
Application and Standards for Variances

A variance from the terms of this order shall not be granted by the Board of Adjustment
and Zoning Appeals unless and until a written and signed application for a Variance is
submitted to the Zoning Administrator and the Board of Adjustment and Zoning Appeals,
along with any additional information the Board may find appropriate.

1. Before any variance is granted, the Board must find that the granting of the variance
will not adversely affect the public health, safety or welfare, will not alter the
essential character of the general vicinity, will not cause a hazard or a nuisance to
the public, and will not allow an unreasonable circumvention of the requirements of
the zoning regulations. In making these findings, the board shall consider whether:

a. The requested variance arises from special circumstances which do not
generally apply to land in the general vicinity, or in the same zone;

b. The strict application of the provisions of the regulations would deprive the
applicant of the reasonable use of the land or would create an unnecessary
hardship on the applicant;

C. The circumstances are the result of actions of the applicant taken
subsequent to the adoption of the zoning regulations from which relief is
sought.

2. The Board shall deny any request for a variance arising from circumstances that are

the result of willful violations of the zoning regulation by the applicant subsequent
to the adoption of the zoning regulation from which relief is sought.



Kevin Wall

From: Scott Pennington

Sent: Monday, March 25, 2019 1:27 PM

To: Kevin Wall

Subject: RE: UTZ Farm Zoning Map Amendment/TIS

Thanks, Kevin.
My comments for this Zoning Map Amendment:

e | share KYTC’s concerns and support their initial comments concerning the TiS. | may have further comments
once KYTC’s comments are addressed.

e With our ongoing concerns about limited truck parking the in the area, this development should include an area
for truck staging.

e  Prior to the development opening, Riverview Drive would have to be constructed to the Boone County Sub Reg
standard for industrial traffic beyond the second entrance (northernmost entrance). This would include a
sidewalk. The intersection at KY 20 as well as both entrances to the site would have to be able to handle truck
turning movements.

Thank you.

Scott D. Pennington, P.E.

County Engineer/Director of Public Works
Boone County Public Works
spennington@boonecountyky.org

(0) 859-334-3600

From: Kevin Wall

Sent: Monday, March 25, 2019 7:29 AM

To: Scott Pennington <spennington@boonecountyky.org>
Subject: FW: UTZ Farm Zoning Map Amendment/TIS

From: Brefeld, Linzy M (KYTC-D06) [mailto:Linzy.Brefeld@ky.gov]
Sent: Friday, March 22, 2019 2:57 PM

To: Kevin Wall

Cc: Minckley, James A (KYTC-DO06)

Subject: UTZ Farm Zoning Map Amendment/TIS

Kevin,

Below is my response to the memo you sent on March 7" concerning the Zoning Map Amendment.
e  KYTC is still not interested in permitting a second access point for this development. We have not changed our
position on this.
e  We have serious concerns for the impact of any development near this interchange. The operation is currently
at capacity and no roadway improvements are currently planned or funded. Any additional traffic would likely
add to the degradation of the interchange.



We have not completed our review of the TIS, here are some initial comments:

e Trips are low. Lots of parking spaces. Can we ask for more trip data or can we ask to use a number that is
proportional to the number of parking spots?

e Several incorrect Build Traffic Volumes and New Trip Distribution, Figure 6, 7

LOS tables are numbered wrong and values are incorrect (incorrectly pulled from HCM sheets)

e Appears only NB left was evaluated and not the off-ramp at I-275WB. This will need be evaluated. This

movement was clearly in the counts and trip distribution and left out of the HCM. This is the concerning queue.

12’ lanes seem narrow for semi traffic, need to see Auto Turn movements.

We agree with one lane in and one lane out for the Riverview drive access point.

Plenty more comments to follow when we complete our review

Have you finished your review of the TIS?

Thanks,

Linzy Brefeld, P.E.
Transportation Engineer Supervisor
Traffic & Permits Section

KYTC, District 6

421 Buttermilk Pike

Covington, KY 41017
859-341-2700 ext. 248
Linzy.Brefeld@ky.gov




Kevin Wall

From: Andrew Ifcic <Alfcic@hebronfire.org>
Sent: Monday, March 18, 2019 9:47 PM

To: Kevin Wall

Subject: Utz Farm Zone Change

Kevin,

We have no comments on the Utz Farm Zone Change at this time.

Thanks, Andy

Andy Ifcic, Captain

Hebron Fire Protection District
3120 Northbend Road Hebron, KY
P: 859-586-9009

F: 859-586-9059
aifcic@hebronfire.org
www.hebronfire.org

This email may contain confidential and privileged material for the sole use of the intended recipient. Any review, use, distribution,
or disclosure by others is strictly prohibited. If you are not the intended recipient, please contact the sender by reply email and
delete all copies of this message.



Kevin Wall

From: Aman, Andy <aaman@sdl.org>

Sent: Wednesday, March 13, 2019 7:58 AM

To: Kevin Wall

Ce: Uhlyarik, Lydia; Haggard, Greg

Subject: 5240 Petersburg Road, Zoning Map Amendment Utz Farm

Project design team has meet with SD1 to discuss project requirements for both sanitary and storm water.

Project needs to reserve sanitary sewer capacity and submit for a storm water permit meeting the requirements
of the NKY Storm Water Rules and Regulation.

Regards,

Andy Aman
Plan Review Manager
SD1

1045 Eaton Dr

Ft. Wright, KY 41017
859-578-6880
aaman(@sdl.org
www.sdl.org

Cut the clutter. Sign up for e-bills today through our customer portal run by Paymentus, SD1's secure electronic billing provider.
Learn more at www.sd1.org.

Public Records Notice: 1 am not the Official Custodian of Public Records at SD1. All requests for public records must be sent to
SD1’s Official Custodian of Records at: 1045 Eaton Dr. Ft. Wright, KY 41017, Attention: Official Custodian of Records; facsimile
at (859) 331-2436 or via email to records@sdl.org. Your request will not be forwarded.




APPLICATION FORM

ZONING MAP AMENDMENT

BOONE COUNTY PLANNING COMMISSION

FIVE (5) COPIES OF SUBMITTED DRAWINGS ARE REQUIRED D) kn W E
(See Boone County Zoning Regulations) 3
f L MAR 05 2019
SECTION A (To be completed by applicant) 75 ‘/
BN ‘UN Y
Name of Project Utz Farm Zone Change ':*.;,,n 1i5SION

Location of Project 5240 Petersburg Road, Hebron KY 41048
Total Acreage of Site_45.6294 Acres

Current Zoning of Site_ SR-1 (Suburban Residential One), C-1 (Commercial One)
Proposed Zoning (Classification being requested)_I-1 (Industrial One)
Proposed Uses (please specify each use)_Industrial development

oopLbd=

7. Names of Applicant(s)_Al Neyer, LLC ¢/o Ryan Reardon, Vice President - Real Estate Development

Phone No. 513-271-6400 Fax No. E-Mail rreardon@neyer.com
8.  Address of Applicant(s) 302 West 3rd Street, Suite 800
Cincinnati - Ohio 45202
, City Zip
9. Name of Property Owner(s)__Kenton County Airport Board, cfo Candace McGraw
Phone No. 859-767-4712 Fax No. E-Mail cmcgraw@cvgairport.com
10.  Address of Property Owner(s) __ 77 Comair Blvd, P.O. Box 752000 (per GIS)
Erlanger, KY 41018 Cincinnati, OH 45275 (per GIS)
City State Zip

11.  Proposed Building Intensities (please specify)_As permitted by the requested zoning district

12.  Are there any existing buildings on the site?_Storage building
How many?_1

DB470 PG78, DB470 PG76, DB470 PG218, DB458 PG299, DB483 PG105,
13' Deed BOOK & Page DB464 PG65, DB521 PG244, DB599 PG272, DB495 PG 262, DB880 PG743, Group NO' 2009
14.  Are you also applying for: DB468 PG5
No Conditional Use Permit
Mo Yes Dimensional Variance - s RARATWE — wmmd

15. Have you submitted a Concept Development Plan? Yes

16. Have you had a pre-application meeting with BCPC Staff?_Yes

17. Please check the following organizations/agencies which you have discussed the proposed
development within the last several months:

Yes Boone County Water District
N/A  Florence Public Services Dept. E @ E “ w E

Yes Duke Energy

Yes Sanitation District #1

Yes Cincinnati Bell J MAR 07 2019

Owen Electric Cooperative, Inc.

Yes Boone County Public Works Department

Yes Kentucky Transportation Cabinet ? 1 AR L

Yes Cincinnati/N. KY International Airport (KY Airport Zonlng Comm1s"sibn’for"ﬁelght
restrictions near the airport)

nOONE G(IL

A AV ITTOE

(over)



ZONING MAP AMENDMENT
APPLICATION
PAGE 2

18.

19.

Boone County Building Department
Northern Kentucky Health District
USDA NRCS/Boone County Conservation District
KY Division of Water
Local School District
- Yes _ Local Fire District
Other:

Il

Project Jurisdiction/Location
X Unincorporated Boone County Walfon
Florence

. Fof -: ' n
ORIGINAL Property Owner’s Signature_/ é&“ ﬁfm M\ )
(Faxed, Photocopied or Scanned Slgw %)
ORIGINAL Applicant’s Signature

(Faxed, Photocopied or Scanneg=8ignatures wi chcepted)

SECTION B (To be completed by BCPC Staff)

1.
2,
3

PN O A

Date Received \;? -S519
Review Fee 8319955 I H TSI
Check what has-been Submitted: -
Application
- _Fee
Legal Description
_/Concept Development Plan
~ Address of Adjoining Property Owners
Number of Copies of Plan Received**
Date Application is Administratively Complete as Defined in KRS 100.211
Staff Reviewer KAy WAL
Committee Chairman L
Scheduled Public Hearing Date_ 4 /3/i€]
Boone County Planning Commission ' Action:
Approval
Approval with Conditions
Denial Resolution #

Other:

Boone County Planning Commission
Boone County Administration Building
2950 Washington Street, Room 317
P.0.Box 958
Burlington, Kentucky 41005
(859) 334-2196 - Phone
(859) 334-2264 - Fax
plancom@boonecountyky.org - E-mail
www.boonecountyky.org - Web Page

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

form.

BCPC: 9/14



APPLICATION FORM

ZONING MAP AMENDMENT

BOONE COUNTY PLANNING COMMISSION

FIVE (5) COPIES OF SUBMITTED DRAWINGS ARE REQUIRED

(See Boone County Zoning Regulations)

SECTION A (To be completed by applicant)

SN~

10.

1.

12.

13.
14.

15.
16.

4

Name of Project Utz Farm Zone Change

Location of Project 5240 Petersburg Road, Hebron KY 41 048

Total Acreage of Site_45.6294 Acres

Current Zoning of Site SR-1 (Suburban Residential One), C-1 (Commercial One)
Proposed Zoning (Classification being requested)_l-1 (Industrial One)
Proposed Uses (please specify each use) Industrial development

Names of Applicant(s) Al Neyer, LLC c/o Ryan Reardon, Vice President - Real Estate Development

Phone No. 513-271-6400 Fax No. E-Mail rreardon@neyer.com
Address of Applicant(s)_ 302 West 3rd Street, Suite 800
Cincinnati Ohio 45202

City Kathleen Utz as Trustes of the Charles and Zip
Name of Property Owner(s) Kathleen Utz Revocable Trust, c/o Glenn Uiz
Phone No. 859-620-7870 Fax No. E-~-Mailgtennutz@yahoo.com
Address of Property Owner(s) 5240 Petersburg Road

Hebron KY 41048
City State Zip

Proposed Building Intensities (please specify) As permitied by the requested zoning district

Are there any existing buildings on the site? Barn
How many? 1
Deed Book & Page DB814, PG567 Group No. 2009
Are you also applying for:

No Conditional Use Permit

No Dimensional Variance
Have you submitted a Concept Development Plan?__Yes
Have you had a pre-application meeting with BCPC Staff? Yes
Please check the following organizations/agencies which you have discussed the proposed
development within the last several months:

Yes Boone County Water District ~ E e E LW
N/A_ Florence Public Services Dept. \rl“j\ - (‘ b w E
Yes Duke Energy Iy ] l
Yes  Sanitation District #1 S MAR 0T 20MY
Yes Cincinnati Bell ‘_
Owen Electric Cooperative, Inc. : 75 QL/L/
Yes _ Boone County Public Works Department -~ 3ION |

Yes Kentucky Transportation Cabinet e e
Yes  Cincinnati/N. KY International Airport (KY Airport Zonlng Commission for height
restrictions near the airport)

(over)



ZONING MAP AMENDMENT
APPLICATION
PAGE 2

Boone County Building Department

Northern Kentucky Health District

USDA NRCS/Boone County Conservation District
KY Division of Water

___ Local School District

_Yes _ Local Fire District

Il

Other:
18.  Project Jurisdiction/Location
X Unincorporated Boone County Walton
Florence _ Union

19.  ORIGINAL Property Owner's s|gnatura%/%[wu O3 UL 2.4.19
(Faxed, Photocopied or Scanned Slgnaw%
ORIGINAL Applicant’s Signature C 7 .

(Faxed, Photocopied or Scanned Sigfiatures will N@’Be Accepted)

SECTION B (To be completed by BCPC Staff)

1. Date Received__ 3~ /7 7

2. Review Fee I 65000 {#H 7379Y

3.  Check what has ‘been submitted:

Apphcatlon

f 'Fee

___Legal Description

Concept Development Plan

_ Address of Adjoining Property Owners

Number of Copies of Plan Received*

Date Application is Administratively Complete as Defined in KRS 100.211

Staff Reviewer
Commitiee Chairman
Scheduled Public Hearing Pate
Boone County Planning Commission Action:

Approval

__Approval with Conditions

Denial Resolution #

9. Other:

eNoo A

Boone County Planning Commission
Boone County Administration Building
2950 Washington Street, Room 317
P.O.Box 958
Burlington, Kentucky 41005
(859) 334-2196 - Phone
(859) 334-2264 - Fax
plancom@boonecountyky.org - E-mall
www.boonecountyky.org - Web Page

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

BCPC: 9/14
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Basis for Zone Change

C-land SR-1to i-1

Boone County, Kentucky

In Relation to 2010 Boone County
Comprehensive Plan

Adopted June 6", 2012

The area under consideration for a zone change from Commercial One (C-1), and Suburban
Residential One (SR-1) to Industrial One (I-1) is located east of the intersection of Petersburg
Road {SR-20) and Riverview Drive and is known as the Utz Farm and Kenton County Airport
Board properties. The zone change area being requested is approximately 45.63 acres in size.
There is a series of lots on the northwestern portion of the site that are part of a residential
subdivision known as Riverview Estates which was platted in 1962. The residential subdivision
had nearly 30 homes built until the airport expansion resulted in all but 3 of the houses being
demolished.

The proposed zone change consists of changing 45.10 acres of SR-1 to I-1, and 0.53 acres of C-1
to I-1.

Land Use

The subject properties are currently vacant except for two buildings; one of which is a metal
storage building, and the other is a wood barn. The 2035 Future Land Use Map identifies this
fand as industrial.

LAND USE TO THE NORTH

The land to the north of the area under consideration is currently zoned Suburban Residential
One (SR-1). The area adjoining the north side of the site is vacant up to Riverview Drive.
Northwest of Riverview Drive is one single family residence and the remaining land is vacant.
The 2035 Future Land Use Map identifies this land as industrial.

LAND USE TO THE SOUTH

The land adjoining the site along Riverview Drive is currently vacant. The western portion of this
land is currently zoned Commercial Three (C-3) and the eastern portion of this land is currently
zoned Commercial One (C-1). Across Petersburg Road (KY20) is currently zoned Commercial
Three (C-3) on the western portion and contains a gas station, car rental business, and a long-
term parking lot. The 2035 Future Land Use Map identifies this area to remain as commercial.
The central and eastern portion of the land is currently zoned Suburban Residential One (SR-1)
and Airport (A) and is predominantly vacant. The 2035 Future Land Use Map identifies these
areas as commercial, developmentally sensitive, and Business Park.

LAND USE TO THE EAST _
The land to the east is currently zoned Airport (A) and is vacant. The 2035 Future Land Use Map
identifies this land as developmentally sensitive.
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LAND USE TO THE WEST

The land to the west of this site is currently zoned Commercial Three (C-3) and is owned by
Airport Fast Park and currently being used as truck trailer storage. The 2035 Future Land Use
Map identifies this area as Commercial.

Exhibit One on the following page depicts the property as it relates to the 2035 future land use
map.

EXHIBIT ONE

Utilities

SANITARY SEWER

There is an 8” sanitary sewer located southwest of the project site at the intersection of
Riverview Drive and Petersburg Road that runs to the west along Petersburg Road. The sewer is
owned by Sanitation District No. 1 (SD-1). The applicant is in the process of reserving of sanitary
sewer capacity with SD-1.
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WATER

There is a 20” transmission main owned by the Boone-Florence Water Commission that runs
along Petersburg Road. Also, there is a 12” water line that is owned by Boone County Water
District (BCWD) that is located southwest of the site. The applicant is planning on tying into the
12” BCWD water main. The applicant has had preliminary discussion with the BCWD to
determine water availability.

GAS & ELECTRIC

Duke Energy has gas & electric along Petersburg Road. The electric lines also run along
Riverview Drive west and north of the site. Additionally, there is a pole line running through the
site from Petersburg Road to Riverview Road that is proposed to be removed and re-routed.
The applicant has had preliminary discussions with Duke Energy to determine preliminary
availability of service.

Access Management

The property is currently served by multiple access points; one on Riverview Drive in a “paper
street” right-of-way. A couple of access points exist and show usage to the UTZ parcel along
Petersburg Road as farm driveways — one is located next to the first utility pole east of the
Riverview Drive intersection — the other is directly across from Hunter Road/Hetzel Drive. Also,
a well-developed gated asphalt driveway exists to the Kenton County Airport Board property on
the eastern portion of the site. Three access points for the proposed development are
anticipated; one will be located at the existing access point on Riverview, an additional access
point on Riverview is being proposed north of this location, and a third access point is
anticipated on Petersburg Road across from Hunter Road/Hetzel Drive, just west of the existing
Petershurg Road access point.

The applicant is currently discussing the scope of this plan with the Kentucky Department of
Transportation. A traffic study is also being completed in accord with requirements and an
agreed upon scope with the cabinet.

Design Standards

1.. The height of the structure within this development will be similar to the existing
warehouse buildings located in the area just northwest of the site, in the Industrial One
(1-1) zone.

2. The building will be placed in a manner which will utilize the two access points from
Riverview Drive, as well as the access coming from Petersburg Road. The two access
‘drives from Riverview will connect to a front parking area, connecting from each side.

Also, each Riverview access drive will have access to the dock areas along each side of
the building. The access from Petersburg Road will connect to the rear parking area and
will connect to the dock area on the north side of the building.

There are currently two additional “future” parking areas shown in the front of the
building adjacent to Riverview Drive. These parking areas are labeled as “future” with
the anticipation that they may be needed as future tenants occupy the building. Space
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is also being allocated along the north dock area for potential “future” tractor trailer
parking.

3. Building Design shall be compatible with surrounding structures of similar industrial use
such as those along the rear portion of Progress Drive to the west of the site.

4. Landscaping will be provided in accordance with the Boone County Zoning Ordinance
and integrated within parking islands, at the drive access points, and within buffer areas
where sufficient existing vegetation does not exist. The elevations and grading of the
site will be such that exposed foundations that are visible from the front will be
minimized.

5. Acemetery has been located on the west end of this site. A detention pond for the site
is being proposed just west of the cemetery and it is anticipated that this cemetery will
be preserved and undisturbed. :

6. Signage will be designed to comply with the Boone County Zoning Ordinance.

7. Al utility service lines to the building and main lines will be installed underground. An
existing overhead electric line that traverses the site will be relocated along the existing
pole line along Riverview Drive

8. A detention basin is being proposed in the rear of the building on the westerly portion
of the site. The basin will be properly screened from view. Surface drainage and
stormwater detention will be planned to not adversely impact the adjoining, or
downstream properties.

Buffer Yard Adjustments and Variances

As previously mentioned, the area in which the zone change is being proposed, is located within
an area that is currently zoned Suburban Residential One (SR-1). It is understood that the buffer
yard requirements between residential zones and industrial zones are designed with the intent
to minimize the adverse impacts of noise, light, air pollution, and visual impacts of these
incompatible uses. The required buffer yard between SR-1 and I-1, according to the Boone
County Zoning Regulations, is 80" wide in an effort to minimize the previously mentioned
adverse impacts between the two uses.

The originally platted use for this area was to be residential in nature; however, with the
evolving community policies, goals, and objectives derived from the Boone County
Comprehensive Plan, the use in this area has been realized to be better suited for an industrial &
commercial use. Referring back to Exhibit 1, the 2035 future land use map has indicated this
entire area as industrial & commercial. '

Presuming that the goal for this entire area, 'per the 2035 future land use map, is to be
industrial/commercial, the applicant is asking for the following buffer yard adjustments and
variances.
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Variances Requested:

e Property line along north & northeast

Adjoining zone: SR-1 {future industrial)
___Buffer yard required: . 80’ (SR-1), 10’ {I-1 thru I|-3)

Buffer yard requested: 10’
Variance requested: 70’

e South property line (only where adjacent to SR-1)
Adjoining zone: SR-1 (future commercial)
Buffer yard required: 80’ (SR-1), 20’ (C-1 thru C-4)
Buffer yard requested: 20’

Variance requested: 60’

e West property lines (only at undeveloped parcel east of Riverview Drive)
Adjoining zone: SR-1 (future industrial)
Buffer yard required: 80’ (SR-1), 10’ (I-1 thru -3)
Buffer yard requested: 10’
Variance requested: 70’

Adjustment Requested:
e West property line (only where directly adjacent to Riverview Drive & SR-1)
Adjoining zone: SR-1 (future industrial)
Buffer yard required: 80’ (SR-1)
Buffer yard requested: 40’
Adjustment:  According to Buffer Yard Regulations, buffer yard may be reduced 50%
to 40’ if a 6" berm is provided.

Basis for Zone Change

Since the original residential development of this area, there have been substantial changes of
an economic, physical, or social nature that were not anticipated. The “business activity”
element of the Boone County Comprehensive Plan point out the relevance in developing the
industrial, business park, and commercial development “hand-in-hand” with the expansion of
the Cincinnati/Northern Kentucky International Airport. The 2035 future land use map is
evidence of this as indicating this entire area as industrial & commercial. This proposed zone
change appears to be in accord with the County’s plan to foster industrial & commercial
development in the area.



573V L0 TR LU TS, BOCTSTRY AR - —
—‘< L NS GIEO A Rat GRS SRR LG "10 e ey w4 N - T 00tns FIVOS

] SPAHPIY

2ISAITN @ jeLisnpu| zin

TWOSON \
dVIN ALINIOIA \

NOWUYJ01
103r0¥d




0 [-L

LIIHS

YW ALINIDIA % L33RS 3L

6102~50~E0 31va

SIN IS
65(-g1 "ON 1O3[0¥d

. 1)
N e

LN
1D3f0H

OTIY3AIN TV

2025% HO 'ILYNNIDNID
8¥01% AX 'NOY8IH
avoy DUNAsYILad 0vZs
‘a‘d Wivd ZLn

133YLS QYE LS3IM Z20¢€

L7 oNuanwasanvy 2
7 ONFINIOND

.7 vniadvs, ]

— —
-
S -
. nd
4 e
’ .
N \
¢ ™ ]
AN BN .
.
. S~ .
. . .
1
W wWal - 31vG
SNOISIATY

FU30Ud @ NV'1d LHDIS 40 INIT JIDIHIA - 0D

NVd ALIILN 8 DNIQVED - NV1d INIWJOTIAIQ LdIINOD - 0€D
NV1d LNOAVT 3LS - NV1d ININJOTIAIA Ld3IDNOD - 02D
IN3IWJOT3AIA AINNVId = NV'1d IDNVHDI 3NOZ - 0D

dVIW ALINIDIA @ 133HS TLLL - 0'i-1

dVIA ALINIDIA

2M0CUNV DA

AIDNLNIA ‘NOYd3H

AvOY DYNESYILAd 072§
‘d’d NdV4 Z1N

"NOUVLHOCSNVHL 40 INSNIAVI0
AXOMUNN 3L 40 SINGAGHINOIY 3HL HLKA CNDIOY Ni 38 TUM AL¥3cOdd LOFENS Ol SS300V

"(S307S %L QL X0 WVOT LIS INAOKSSON) 0% ANV ‘(S340°S %0 D1 X0

HYO] 1US 3NAORSSON) BRH *(S340S %0Z OL %24 VT LTS dnssar) oop ‘(S3dos %08
©) X0Z HVO' AYI0 ALUS A90¥14 VNVIHLNAD) KD *(S3d075 XO0Z 9 XZL MVOT AV ALTS
AZOVH YNVIHINADY OFD :30NIONI VOSN A3d AL¥340Nd LIIMENS NIHLM INSIHd STI0S

‘£00T ‘p INN® NO 1SV GESIAZN SV DOLI0ISIONZ HIANNN <V YHES NO NMOHS SV ‘TuvZvh
000H “IYRINIW 30 38 0L CONIMYALI0 Y3MY X 3NOZ Q00T NHLW S3N ALM3dOMd LJ3r8ns

“INSNJOTIAIC TVIKLSNONI SALNZJONd 103°ENS ¥O4 S3SN ONY @ES040Nd
NHVE ¥ 3OVAVO 30VHOIS ALH3dOHd LOTPENS NO SONUHNG UNLSKA
"ONYT WYV ALNHONd LOINBNS 30 3SN SNUSX3

Reit] 1-0 % '(3N0 1~¥S Al¥30Y¥L 1D3rANS 20 INOZ INUSKI

§ 'od 'g6r B0

QHYOR JH0HNY XINROD NOLND

185 od ‘vi8 B0

SIUSNUL-0D ZIN NETTHIVE ¥ STTVHI
SAL¥3dONG 103MBNS JO SHINWG

& ¥ ¢ d 8

‘4

310N

“0'd GANO TVIMLSNANI) =1 DNINOZ 35004

anNo 1-2 'GNO s ONINGZ DNUSDE
00" 850 *00°, 850 ‘00 550
‘00"t 850 ‘00" "B50 ‘20" 850
‘90°¢ 850 "00°, 85D ‘00" 850
“G0"010-Z0-00°850 ‘00" 110-70-00°8S0 *00°210-20-00°R50

“00"€ 10-20~00"8$0 "00°Y 10~Z0~00"350 00’5 10~Z6-C0"8$0 Q8 ALNIdOYd

STV ¥EZ9°SH=VIUY IDNVHD 3NOZ TVLOL aus

AIVININNS DNINOZ




. R T T 2025t HO LLYNNIDNID o sl
1 2y 133815 Q¥E LSIM Z0€ . N ]
; 2|88 JTTH3AIN WV I R ]
3 g §§§ 4 LANIND E.l I iy 3 gg ‘
SEER T 2 \ 2|-|8| 2g
\ 154 ! 8501 A ‘NOUSIH o4 R - )
lg; Lladts ! QvoY DYNESYI1Id 0vZS e T8 2 g Blul.| 23]
AN ‘qQ’ H ERITES B9
¢ SRS R L d'd Wave ZL0 RN HEE N E

YIYG §2 AINMO3 3008
KO OISV SONHYIR

Ll

PROPOSED ZONE CHANGE AREA
SR~1
PROP ZONE: 1-1/PD

EX ZONE:

PROPOSED ZONE CHANGE AREA
et

VL

EX ZONE:
PROP ZONE: i~1/FD

s
%
5500 L_g&ég_
o E"‘E'-
%K & "“‘\ !%zig
O\ o ’~ 
o H (
\‘5,5,: EE%
"‘}%«r q\?‘fs’b hR\
,;nf\,% 'ﬁ,‘gﬁ . il
Q&,}:‘g e ; K 3 \ < <4
o > ¥ E
[ 3
N, E
SRS : XA\ i
E CNKEKL
5: 4 ¢ ) /
ize ‘% =
§§§ T “:‘:‘., skgg
it : 5
w8 ; \ 53’3‘1
g 2 N A E XEE
59,0904 )
/‘ ~ S 72 A %
> X N\ "o
70 % - g .
P\ ) 57020 4 // §§§¥E
X SKK&Eee | itk
e S 2 iy
A XA S > ;
3 R I i
% \ N § =18
< QRIHAX KK : 151
X X A \:‘ % . / QHO SZLFH
a /' xS , » s
R S 2 < % 7 e
g “ ’,° 5;8

SR—1

G ) s
é{;‘,' W9 7 // 4
£ 9% y PSK D 5
PR S ko
s NSl
VA 15 8.
S 3. _O g/
‘{\‘:: J 4 e ;;; '{f; 5: '../ s
f}'ff P 522 i 1553 B LA
)y ULl e
/ I 4 37 i
/i I g S
G B T e Tt
OGS R
LR ] s /) gF S )
) | g ) /£




0°¢-D..

NYTd 1N0AVT LS
NYId ININJOTIAIA LIIONOD)|
6102-50~£0 EN
00t =.1 FVOS
691-81 "ON 103/0¥d
s1q
e
o]
] e
swaroms
wn
WIS 44 warm
g
JYIW ALINDIA
2 3
g 2
z m
o n
3
Ow 0
zg 3
(=] ™ P
ZE> [~}
- Fful ﬂ
ZRz 1 o
P Zmm
= W mM - W W
Em ] ARw
oo=| Xc¥
T EN N ©
4 =
d30) ox©
N m )
on « B
~ o

B map mal A 2V

Lo
< omaasdns oy
DNIIINIONT -

|~ JUNIQEVD,

-

VIYG $9 AKOOD 3008

N0 05YE SONAVIA

NV BAISNIHIRINQD ALNNOD INCOE
H3d VIDUIANCD TR GINASSY OL
ANIOVIQY QXVA HIZING S0M 0 JON0UL ¥¥%  IONVRIVA

NVId IUSNIHIBINOD ALNNOD INCCS
Wd WIMASNONE JWNLNE GIANSSY OL
ANFOVIOY QUVA Y4308 30IM O JCIACUd 3¢ TONVRIVA

%05 HILINE 3INTI * RLE

SATNYRIVA / SINSWLSNFOY Q3S0d0Yd ‘ONVA HI3NG

ST ONY e DM TR D Rl T-US M 5 Y SNOD
07T "i-¥ SISRATI INNCZ SNNGTIS JHL 0 ANV SNNIORQY MG «

Y * 1w
SNOISIATY

VY JONYKO 3NOZ (3SOd0Ud

1HOMH DNININT WNWROYIN

+1334 05 1334 OF H1430 QUVA UV3E WANININ
«1334 05 *1334 01 THAGIM QUVAIGIS WARININ
“HL{30 QUVA LNO¥ WANINIW

1333 051 3OVINOHI WNWININ

SANN 3NOZ ONUSDG EXTI T M| RN

{ANO IVRLISAGNT} i1 ANOZ

AIVIWINAS JDOVal3s




0°¢€-D ..

NY1d ALFILLA % ONICVHD
NVId LNGNOTIAIA LA3INOD)]

§107-50-£0 -

L0l = 1 =
691-81 ‘ON LO3(0Hd

@
e
Dore

16

saroun

Wt
el

e
dYW ALINDIA

1NID
tanafous

D71 ¥IAIN W

2025Y HO 'LLYNNIDNID
8v0 1y AM ‘NO¥EIH
AvOoY DdNAsY3Lad 0b2S
Q'd Wivd ZLNn

13341S QUE LSIM 2OE

oY man (A UTIN

7 ontaauns anv
) ONISIINIDNT

. YNIGEvD. .-

¥IVG 5 AINM03 1008
NO O3S¥R SOMYIE

» atwa

SNOIstATY
————

VMY JONVRD IN0Z (SO0

S3INM INOZ ONUSIE

r——-1
b o
a1 1 e




2025 HO ‘LLVNNIDNID

1334LS QUE LSIM 20E N . N 1R

D11 ¥IAIN W H HEI S

EI Ak P

85015 A 'NOYEIH L E iz
g

Qvo¥ D¥NASYILId O¥ZS N
'a'd WiV Z1N § 3¢ 922
:133f0ud i

PROJECT NO. 18-169

SCALE
DATE

s
LINE OF SIGHT PROFILE

2828888
aaaaaaa




h

Ll

LIIHS

-
)

NV1d 3AVISONVT -
NYTd INZWSOTIAIL LATINOD:!
610T-5-€0 aLva
Q0L =1 Ene
691-g] "ON 1J3/0¥d m
S -
=
: 2z,
o okt
warseo o8
52
H
WIS i3 w0
4ViN ALINDIA
PEEE B
2 3 2% X
5 & g y
z m D
E] il N @
/ B .\
w1
Qw N Jagnq papiaoid
z8 T2 <
& fo 2. PAPOOM PajSXe g
222 285 g
zZ0R 39 =
o=zl 3 mm %
o E Bk
o] M = XcX®
Lo EN N o
3 -0
520 255
N 25
om @y
N o BAIE 10 O O K e (WP ZZ TG0 |
PIpROId SURINE LY LE
ROGHTDS, + B RIOLDI ORIl R HUAICEA, POCAWOIIT - 9E~0E | 501 |
pisaoday | Gpeoprquemesl 8 | 0z |
S Fried | ouLi agm]
390 DX ORigA
=R
3 it wepd sqniys pL2=GpGZ YL
E¥=p J0 G F 131 UHA
rae s
. PrRATOING eul] Apedard Qpou
6LGE | SpreAiagnqg

" ortanyris anva
" onwmnioNg

7 IVNIGEYD,

G

o AT NSV T3
~ P

WO HOLIONEE
~
VORI

IO

T1iFFHS ¥ TVA30 338 \N
3 £l

Q\l

WNNYNELA GOOMOTIM 02

Ry
1

s ey ey

pozes] 7y 3peny

. 2vG
ENOIStATY
——

YIMY ZONVKD 3NOZ Q3SOdOUd

===
| SN |
SINM INOZ ONUSH DEER O LR

30NHdS AVMEON S
RANYNEIA JO0MBT [+,
WINMNEIA GOOMOTIM 02
FOMYS AVMEON § N AN . Y
Bupped s 4
tmIsInG BI0iAL) i N,
T= WONMNGIA COOMOTIM 0 J9|iey) pue 7
i e oneanny . J
30M44s >§moﬁ. .
ANNHENEIA COOMOTIM 0Z y/
g
\ FONYS AVMHEONE Y 7/ o
i e LA R S 5
I e A T RS FBE ] V030 (3 NH3LSVA MO € ANy
———C e ST pEE | 2
Sowsciery SR e R B FAE | 3 . INIHME &
RS EOp USRS W | 30MHdS AYMEON £ Y 4
LA A g o Apor) Pt oen s S S AAg WO E | v
] N EAT SR WS WA KBE | VO30 Q3H NYFLSVA IHOMAN L p NYd JASNIHIUJNOD ALKAI0D INOOR
L 2 A e To0s Wy BB | ¥ TVIDHIWNOD TUNLAA TINOSSY OL
L 2 e e FE e T s el 4 ENid AUHMS INIOVIOY QYA 3308 20IM 0T JANOHU*¥5  BINVRIVA
e O] L O J0NYAS AVARONS
5 2 N NVId JAISNIHTNAINOD ALNMOD 3N00]
A TR Epegpeyumey g | YA Y3d WRLISNON WAL OINNSSY OL
EL - XCLLEL ) QR NALSVA JHOMAN 52 ANZOVIGY CRIVA M344NE 30IM 08 TOACHA ¥ INVRIVA
) /w SO MOTIM
I.I.Iam:acinﬁns ST %OSYIHNGIONATYS  HERISTTY
[ owrsey) T S T TN ST
[ e ek 2 SIONVIRVA] SINGALSATOY GI50d08d OHVA ¥33aa
T
QAT MTENGLINE KD |
i RENIEY pUBlg
v d GRDPA e QI R A1 ONY “GHN T=H0 T8N 180 D 255 a5 SY 38 THOD
popoids sieid 8“0‘%.—. U %Y L= SINHISK INNGZ JNMOTIOE JRE 4O ANY ININDOCY NING
PoPRCITD .—‘m.m:n.;\. TTT=T RG] 53105 TIHOMN SNIGTINE WXV
53 3 .a STy T - = 1334 05 ‘4333 0F HLEA QUVA BVIY WONININ
Popt PisH e (] A8 1§ =00X8S L +J334 05 "1334 01 THLAIM GEVA 3015 WANINIW
89T =00 [T 13305 H1430 QUVA INOUE WIWINIA
1HQEURISDS PUR SIOBULoT v 1334 051 “IDVANOYL WNWININ
\ { INC TYILSAGNH 1 ANOZT
lerse _ A A58 15 AAVIAWAS MOVE13S
" 0 PX I50hg




o

|I
PR ey ——
1 e, FONVALING ONGING [SYIHINGS e SONVELNG OGS 1SIMPLION SNHOABING I Tl .
Jaaus S 1 SRET 7 CRITER] vvisa S | S
NV 2dvDSONV] IR A
NV1d INSNDOTIAIA L4FINOD M T i
6L02~5-E0 uvg
T I 1 &
§91-81 ON 153108 i mm ]
38 2k 4
e | & g ®
fkaiiinid SISt AN . 4 o (N A A RO LI STt
UIINAT IITUIE
hid L] UIINAE
oo =l SV IOVIA0DEL =7 ¢, G 2 M S NNy S e Tt SR
dYIW ALINDIA
IdIN/ G
:TVINE TN et P30N:
UHINAM IFTUSAH L %
= Fvos Siuwin °
SINIWSEIND3Y 3000 VNA ANV IdVOSAGNY 1 ONIG 1Ing 1SNO0TAINOH ENTUS.
a H] W3 XEVEROVT HIUNOES, 2
4 s
B 1
>
WNDLIIMS JLITNOHUS MIANTIS £ \
Ow Y
r-S
W ~ o T3 NIVEZOV AFLNOYS,
ssx»] 825 2
z0° 1 8 Jat} N WNDLIIMS 3LIINCHIS HIONTTS
5-Z| z2p 7,
FuX g %)
FEER PEES
Twn jind KN N ]
W_ W. I} > = o zméagkmﬁzoﬂw
m Y
S | « W WND13IMS ALLINOHTIS ¥IANTS
~ j=)
W VBIOV] HIUNOYI.
L
Endara e IR BT NNOLIIMS ZLIINOHIS YIANTIS
<D}
o osvaswnsawe 7 WEDRIVEIOV] AIILNON,
SNIBIINIDONT IS
4<Z—Qm<u WRNOLIIMS ILISNOHTIS HIONTIS
~ WS Y835V kw_.—zcx—u.
18!
z:mﬁmwgwwtm:ovj_mmwnvmv._w
WEDOHVEEOVT MIUNOYI €
L - 2iva %ﬁ/
hd SNOISIATY




el ..

O] P

hvesy v D G2E

NY1d 3dvDSaNY1
NYd INIWSO3AIC L4IONOD
6102-50-20 Avd
L0L =1 ITVIS
65181 "ON 1D3[0¥d
5o
yir
[ g2
J—
o
.
T
dYIN ALINDIA
2 3
5 8
: 3

Z075F HO ‘LLYNNIDNID
13341S QYE 1SIM 20€
DTTY3A3N WV
8¥01p A ‘'NOYEIH
avOd DYNAsY3L3d 0vZS
'Q'd Wdvd ZLn

O N e LT

7 onuasgnsanvy T
ONIWTINIOND -

IWNIgEYD,

PR=YT) » 2rva

SNOISIATY
o ———

!
£
!
i
i
b1

SCUYA DN

HUM LN3ND 30A0Ed

SMivA Jidna
J3CAQHd -
1S04WOD 40 ING
HiM ANIND 300U

SadvA BT

QIAACHD HIOM INO
HIW 1NIND 3QATHS

D 000K

<IKa Qoo ANPGNd

MYHIS 3N

SN INid 0N

LZTION IN N

ST SSTHAAD

ONTI8 GDONQNYH (DOMEUNS. 318700
QAOTHS THENAQ HITIN NUOMA QLAQ

€30QIMHG NERTT SSIAK HOYIE FUG SNUTVY
T TRV ORV 1950 FOR @:ﬁm

CGITIVASN! 1901008
NO ONIONIJIG ANVA TIK HI3Q ‘SNISSINQ «OL TYNOLIGTY

SY JBYLINS ONY STYALYA SMORGLIEN WONd 3384 38 0L HOHA

SS309ME MOJ SHOTIY DAMIVHIANAL ONY MBHIVIM 3HL SY AIND O3S«
“NOIIVTIVISNI N SAYG 06 NIMUUA ALIDVO 0508 INTTU,
"NOLVNINID 0108 V LAERVA O CINMOI3Nd 38 THS NOUD3SSN) IS
330 Hid0 35007 NI o
LIMEE SPOMNILNGS ¥ PHOS G Y 430 SNOL B 40 A1V Mo
¥ 1¥ $OINN KYHLS ONIGYUAS 19 SYAHY 0I0TS w0 TIV (021084
"SNOUONAUISN! G LiEA
SAFUUIVAONYI C1 ONIGHOSIY GTdYLS ONY SITIYISNI HSIN wamul
GHLNOD~HOISON MU 971 ONKCIOX] 530S HIW SY3RY QOIS Lytioud.
HLW 2LV ONY ‘AUHON TIOB "WOSOL 40 <0l QINI AUSON GITS Invie
Ayt GIONANNCOT
NILIMA SHFHMLOVAANYIY THL 1Y FUNIXN ALYINIGHADY HLM aE3se
INTIRL oNwnd.
FIVAE0S IH2 OL LHINOHE NI SYM IVHL 3265 N ¥3DHYY 40 .t SHEXQ
FAOMGH Of YANY QTN DVH v 40 W30 v Ql C30335 38 Q1 VANV Tille

7 NYAR38
. 01 NOLOVNINGD 0 JMIvJ U 30G SUNINIOVL G $3550) MO 140k

1NI0H3E 62 WYKL 3HOR Y 1YL SINYId 202G1KT J0 1NGKIYIaN ~
'NOSY3S ONUNYId
NGNS JH N ANYTE DL QINIOGIY SSTINA NANTYidR
ZVIGINAI ONY S{NV1d HORRIG 0V30 10 IVASIEN UYICIG -
*00nI3d ALNYHSVA,
ON¥NG SONUNYd_YOINILXZ IO NOWSOd IHOMN SNINIVINYHA =
* JQONI TIVRS' ALNVAllYR A6 GI0A0N STIMOS.
IO HIHIO ONV "SHIACD ONTIOHD “NOUYTIVISNL QX3S ‘SENBHS
aNY SIRYL HOJ SACW3d ANYANYH SLDIS J0NDN TIVHS ANYAHVAS
. ” 10HINDD SHOLIYNINGO ONOA3E MYV LVIL SINGOONI 30
HINKO A8 ISNEY O LOTININ “TINVNUNYA IYODI0Y 40 30V Hokd
ONUINSHY S1D3ITC 04 LIIONT "HIKOMD ANBLOVASUYSNA ORY Hivid
ONIGNTON: "SIJAG0 ISNVOY SINVIM 0RALXT LAVHVA TIvAS MOLOYRIINGD
HOBYT 304 ALNVRRIVAL NGILIOW, ¥ HLUL U3NAO JTIACNJ TIYHS HOLOVAINODe
"A[43d0¥d SHINMO 430 TOL 40 IS0dSK
ATIeO31 ONY_“SE3Q ONY HSYHL UGS TIOVLIASNA T0SEnS
SS3I0X3 ONIGMIONI * TYIEZIYR LiSYA GNv 105 SIIdlns SAOfiay ~
“SRINYId VOROIG
YYD SIYIAIN O VTR YD SAOMIS TINVNIINIVA
. GNY NOLYTIVASNI DNINAG NOUZALONd NIVINYH ‘SH3HIO
GNY “S30YHL ONY S¥QLOYAINGD MERIO 16 SNOUYROdD ‘SNOUVITd0

NIVINIYA ONY ‘NY3TD NOUONMISNGD GNY SONWAYd NGOYTOY ol -
"0l LLMUGISNOASIY S,H0LOVHLNGD 3HL ST Lte
“LOIMIEY IVISINYI AG TDOTHO ISHUFHIO STIINN AING

“NOUYTIVASNIINVTd ¥OJ STVII0 SNINYTd TYDldil OL M1oYs
“SNOUSNUISN NI[1IR S, HTHAVANNYH 23d

H336 SYH ALNUD IO MO IWAIXI3 LKAT ¥ 31 153HDHY JSYISONYT AdUDNa
Sitd BOUNS HD IRL NI NOUNI(IN HO JOVAIE MILYA QIOIHCING
30 IONIUAZ HOHS SNOILIGNOD TI0SENS 21 1JANHIHY IAYISONYT AJUONa

JAOM4AY ONY JAMISEO OL LOZLIHDHY
3dYISANYV] H0V20A07 2008 'SLIDONN INid ININ HI KON “1OVGNOD 10N 00 “IMIXIN
ONTIE ATHINOHOHL 1105401 CHOTIHSNA L8 ONY ISOJNOD 30 .9 IO WiGL v 30DBd

.30 T35) ed30 ¥ = § SQI8 3003 ~
"S30YYD HSINI LTI O SNOKSIYII]
TI ONY. 'S2001H JACHIN “Divy GNY TIOH 3unixzl 3Nl ATAHGAING

"FO0T KLk INVIE 20VHUNS AUOJING I00NS v ol Sa38 SNUNYIA JavHD —
"AIHDAOMOHL ‘ONiXI

* 30VHDENS O3NAS00T MM TIL ONV 8 = ¢ 40 KLdIQ ¥ 1V ISOJR0D QV3tas —
“ALH3d0dd SHINGO 40 W3HL 40 3SOSSI0 ATIVOST ONY “NIUVA
SPOINYRLXE UIHLO ONY ‘HSIBENH ‘SLOCH SYOUS NV NOSNINIG ANY NI i

NVHL 230MY) SINDLS AOMRE .0 ~ ¥ JO Hid30 ¥ Oi JQVHSHNS N3500) -

7 SHOTIOY SY C3WYd3Hd 38 0L 3HV S8 ONUNVIA T

SNV NO

QUGN JHIHM IGIUKIYY JdYISONYT L8 CTILL NI IS 36 TIVHE SIpte
QDAY SY SINGHLSADY YONIK
YN ONUNYI FHOAE LOOAY) 30 TINVLGI0DY SLDAUIHOHY

NOUd SINYTA HOREIXS DNISDGE GNY SNAYT ONY ‘SIUNOVA
MEHIC ONV SINIFOAVE SHIVAIOS SILUN SRNLIMBIS 150N

13 LOAUKIMY JIVISONYT AGMON ‘AN TRNCHTHIGNT
N A, Mre i Mo OIS S LK

v 3t * ol SNQwVLS O1 wowd S3uMRIN GTONIGING Tiy 3ot

0N
ONGE INV1d 40 3dAL B0 CIONINHOOR SINNONY Ni ANISSVICH
ORY ‘SDHOMASONd "NIDOMUN_ J)BITIOSNI~ELYM IN3J43d 05

40 ONUSIENOD™ QA ITHS HO BYINKVED ISYT1U—HOTS 38 Ol BTN
SONUNYYD Of DIX0L SIONVISHAS
40 I ONY SINYNIYINGD LHIN) INGON3d G0 ONEEDN
LON SW/SKGHGEISQIC DL 0L § 40 LNAINGD 1TYS TIEMIOS ‘M35

STYRGLYN SNOINYHDG HIHLO NV NOSRINID ANY NI M30HV]

40 HONI | SINOLE 40 334 LAGLNGD TYOMALYI JINVIHO LNIMId ¥
0 NOMININ ¥ 'L OL S% 30 JONYH fid 8925 G MISY 36 TIVHS 10SdOLs

S LIFO¥d NOHS ATUVICHYD

SUNMKS HO STINL QIO INGHGN HHOM 40 SSRTON

ONWNG 3N LNV 1Y WRGLYA AUSIA0 30 ALV SUVSNG

193°74 QL GNY SIO3430 INZLYT ONY ‘SIHINT “Si335N SNALSAS

TANYN NOWACO ONY TYJINYLCE J0 NOUYNOIS3]

v DY YOOI CHAELLY A RIS ¥ ViR, I,
TNY ALTVA HOVE 20 BrNRS ING_ONV i INO LSVTT LV Wavl

. ONUNYY Ni ABLIAWAS TUNSSY OL T3aY1 438NON

ONY ‘OVDIS ONY 1HOGH ANOJRD MO4XO0LS 15THS 'NAGHS 51
SANHHS YO SIIML 40 HIAGHO IAUNOISNGD U0 SLNPISNVYNY IWANOS dis

o ETIVE U0 SI00H

40 TS Nt ISYIMON LYNDUHOHOYA ¥ HLW *LIILIKIYY I4VISONYT

0}, F18VL309V 4t Q35N J0 AYA 3218 HOHYT ¥ 40 SAANKS

ONV SDHi “03WIN03Y SANEKS GNY SIML 40 3dML HO4 1097
ISNY HLIA ONRIGRCD SIOYVHD OGNV SIZIS 40 SBNNHS ONY ST3ti 30ADHd

*LN3RGUNDISIC ONY ‘SNOSYZEY

‘SIWOCK) TIVIS, NNS SIONM SV HINS SIO3O0 N, TYANYY

*$093 “S15IGNI “IFVISIO 3 F344 HIOLS SAOHOOA ‘ARLTYIH

*HONVEE AT TWEYIS=TON J0A0Nd “ONINMkd (DY B0

i SHONINAGD G M GV
SINM TIV IAVH ONY SIINYAOD LA TIY LOvIN0D TIVHS HOLIYAINOD.

S3LON ONINY'Id TVHINIO

SNOILVOI4I03dS




. utﬁﬁ(u(.afv‘.  EUASL ORI N
& ghmmee T EEE sz

“3U) 'SIRNYAIY
2AUIAIN D —r— leLysnpuj z3n

NOILYAZT3 1S3M 0IOUVTINT

#0000 = 7
400713 15813

L4200 TS

NOLLYAZ13 HLYON

D820 TWOS

NOILVATT3 LSV3

. i i 1
. 1 1 1
: ] i
& & 5 é ) ® & @ & ® é
LARZEL A0S

Lrd= 2T IS

NOLLVATT3 1SIM

PYSSISTIPRRUREYN Sy

&
(.?’_-_
©
o

ICR



OV sosmimme srame o mwmemmy 6107 W2 ANVANYE

U] 'SPRUYPIY

AAITATN @ |elisnpuj zyn




7. Findings and Conclusions

The preceding analysis and recommendations listed below are based on the typical procedure
used for evaluating the impact of the proposed development on the adjacent roadway
infrastructure and usual customary traffic engineering standards.

The findings of the analysis completed for the three existing intersections and Proposed Access
Locations are summarized below.

Intersection of KY 212 and KY 20

The intersection is operating as a signalized intersection. The analysis completed for the
intersection shows that the intersection operates at an acceptable LOS during the AM and PM
Peak Hours. The additional traffic generated by the proposed development will not have
significant impact on the flow of traffic through the intersection.

Intersection of KY 212 and 1-275 Eastbound Ramps

The intersection is operating as a signalized intersection. The analysis completed for the
intersection shows that the intersection operates at an acceptable LOS B when analyzed using
the 2020 AM Peak Hour No Build and Build traffic volumes; whereas 2030 No Build and Build
scenario show a LOS C. The analysis completed with PM Peak Hour traffic volumes shows LOS C
for the 2020 No Build and Build scenarios; whereas the analysis with 2030 No Build and Build
scenarios show LOS D for the intersection, with an average delay of 40.4 seconds/vehicles and
44.0 seconds/vehicles (an increase of 3.6 seconds/vehicles). The southbound left turn shows
LOS F for the 2030 No Build and Build traffic volumes. The analysis at the intersection indicates
that the added traffic generated by the proposed development has no significant impact on the
flow of traffic. The increased delay for the southbound left turns is a result of an increase in the
demand volume due to regional growth and is not related to the added traffic from the
proposed development.

Intersection of KY 212 and I-275 westbound ramps

The existing westbound exit ramps from 1-275 to northbound and southbound traffic on KY 212
are merging with the though traffic on KY 212 and yields to the traffic on KY 212. The
northbound left turns from KY 212 to the I-275 westbound entrance ramp yields to the
southbound traffic on KY 212. The analysis completed at the intersection summarized the delay
observed for the northbound left turns at the intersection. The analysis completed shows LOS
A for the northbound left turns for all scenarios analyzed with AM Peak Hour traffic volumes.
The analysis completed with PM Peak Hour traffic volumes shows LOS C for the 2020 No Build
and Build scenarios; whereas LOS D is observed with 2030 No Build and Build traffic volumes.
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The additional traffic generated by the proposed development will not have significant impact
on the flow of traffic through the intersection.

intersection of KY 20 and Riverview Drive

The intersection under existing conditions is operating with stop control on the northbound and
southbound approaches on Riverview Drive. The traffic data recorded at the intersection
shows minimal traffic volumes on the north leg of the intersection in the vicinity of the access
locations for the Proposed Development. The analysis completed at the intersection shows
that the northbound and southbound approaches at the intersection are operating at
acceptable LOS under the existing conditions as well as for the Build traffic volumes. The
existing geometry at the intersection is adequate to handle the additional traffic generated by
the Proposed Development.

Proposed Access Locations on Riverview Drive

Traffic data collected for the study indicates the existing traffic volumes are minimal during AM
and PM Peak on the section of Riverview Drive in the vicinity of the Proposed Access Locations.
Therefore, the traffic flow at the two access locations will be acceptable and minimal delays are
expected on the westbound approaches on Access Drives 1 and 2.
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Recommendations

General

Implementation of all work to be completed as part of the recommendations in this report shall
be completed using the standards followed by KYTC. This will include the construction for
installation of new lanes, pavement markings & signage.

Riverview Drive

» The section of Riverview Drive from the intersection of KY 20 to the north Access (Access
Drive 2) should be improved to provide 2-12’ lanes (A lane each for the northbound and
southbound traffic). The improvement along Riverview Drive should include adequate
sighage and pavement marking as the standards followed by Boone County/KYTC.

Proposed Access Drive 1 and Riverview Drive

e The westbound approach along Proposed Access Drive 1 shall be constructed with one
incoming and one outgoing lane.

Proposed Access Drive 2 and Riverview Drive

e The westbound approach along Proposed Access Drive 2 shall be constructed with one
incoming and one outgoing lane.
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#2
ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT

TO: Boone County Planning Commission

FROM: Janet Kegley, Chairwoman

DATE: June 5, 2019

RE: Request of Al Neyer, LLC c/o Ryan Reardon, Vice President - Real Estate

Development (applicant) for Kenton County Airport Board c/o Candace
McGraw and Kathleen Utz as Trustee of the Charles and Kathleen Utz
Revocable Trust c/o Glenn Utz (owners) for a Zoning Map Amendment
from Suburban Residential One (SR-1) and Commercial One (C-1) to
Industrial One (I-1), and Variances from Section 3645 “Buffer Yards” of the
Boone County Zoning Requlations, for a 45.6294 acre site located on the
north side of Petersburg Road, across from the Petersburg Road/Hetzel
Drive intersection, and on the east side of Riverview Drive, approximately
300 feet north of the Petersburg Road/Riverview Drive intersection, Boone
County, Kentucky. The request is for a zone change to allow uses permitted
in the I-1 zone and Variances to allow reductions in the perimeter landscape

buffer yards.

REMARKS:

The Committee reviewed this request on April 17, 2019 and May 15, 2019. At the
conclusion of the April 17, 2019 meeting, the Committee recommended conditional
approval of the Zoning Map Amendment and Variances. At the request of the applicant,
the Committee reviewed the application again on May 15, 2019 to evaluate minor changes
to the Concept Development Plan and phasing options in response to a private deed
restriction(s) which only permits residential uses on certain lots within the project site. The
applicant has stated that they are seeking to have this private restriction(s) lifted, but that
this will not likely occur in the immediate term. In accordance with the vote at the May 15,
2019 meeting regarding the modified proposal, the Committee recommends approval of
the above referenced requests based on the following findings of fact and with the

following conditions.

FINDINGS OF FACT

1. The Committee has concluded that the proposed Zoning Map Amendment is in
agreement with the 2010 Boone County Comprehensive Plan due to the following

reasons.

The 2010 Boone County Comprehensive Plan’s Future Land Use Map designates
the site substantially as ‘“Industrial” (I). This designation is described as
“manufacturing, wholesale, warehousing, distribution, assembly, mining, and
terminal uses.” The Area 14 “Airport” text of the Land Use Element states,
“Riverview Subdivision and the residential area on Hunter Drive and Hetzel Drive
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have been purchased lot-by-lot by the airport, and should eventually redevelop into
industrial uses to take advantage of the proximity to the interstate” (p. 176), and
“industrial development to the north of KY 20 should not locate on any portion of the
Developmentally Sensitive hillsides, and a buffer area for the preservation of those
hillsides may be required. Throughout these hillside areas, stands of existing trees
should be retained between individual developments” (pp. 176-177). These
principles are reinforced by the Business Activity Element which states, “Property
on the north side of KY 20 and near existing Airport runways should be developed
with a planned combination of industrial and office uses if existing and future land
uses are properly buffered from adjoining uses” (‘Recommended Areas of Industrial
and Office Activity,” p. 71). Part of the subject site is in Riverview Estates
Subdivision and the remainder of the site adjoins this subdivision along the north
side of KY 20. The proposal is for an industrial building. In accordance with the
adopted 2017 Goals and Objectives (“Economy,” Goal B, Objective 5), the
development is located near the Airport. Also in accordance with the 2017 Goals
and Objectives (“Economy,” Goal B, Objective 7), the development will “enable a
favorable relationship with adjoining uses” through “effective site placement,
architectural design, and landscape design.”

The Future Land Use Map designates incidental areas of the site as
“Developmentally Sensitive” (DS). The DS areas generally correspond to the
steeper portions of the wooded hillsides, particularly in the eastern part of the site
where they are proposed to be retained. This retention of the wooded hillsides
agrees with the Future Land Use Development Guidelines which state,
“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”
(“Utilization of Existing Vegetation and Topography,” pp. 161 and 162). Although
the Committee is recommending approval of the requested Variances to reduce the
widths of certain landscape buffer yards as explained below, effective buffering will
be provided per the revised Concept Development Plan and the agreed conditions.

2. The site is in proximity to the KY 212 interchange and a variety of commercial and
industrial uses which have developed in the area, creating an environment with a
“highway” character. Most of the homes in Riverview Estates Subdivision have
been bought by the Kenton County Airport Board for aircraft noise mitigation
purposes and only three homes remain in the overall subdivision. Thus, the site is
not conducive to residential development. When considering these facts, the
Committee has concluded that the existing zoning classification is inappropriate and
that the proposed zoning classification is appropriate.

3. The applicant has agreed, in accordance with the requirements of the Boone
County Subdivision Regulations, to upgrade affected portions of Riverview Drive to
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a subcollector road (28' pavement width with a sidewalk on one side). The Traffic
Impact Study has concluded that the development does not warrant special
improvements such as turn lanes. The Kentucky Transportation Cabinet, District
6, has indicated that it will not approve the access point that is proposed on
Petersburg Road at the intersection with Hetzel Drive. In case this access point is
formally denied by KYTC, the applicant has provided an alternate plan which
eliminates the Petersburg Road access point. The applicant has agreed to a
condition which requires the combined traffic generated by the individual
users/tenants to not exceed the traffic generation figures for the overall building that
are outlined in the Traffic Impact Study.

4, Variances from Section 3645 “Buffer Yards” of the Boone County Zoning
Regulations have been requested to allow reductions from Buffer Yard D (80') to
Buffer Yard A (10") along: 1.) the north and northeast property lines; and 2.) an SR-
1 zoned lot on the east side of Riverview Drive that is surrounded by the subject
tract on three sides. These are described on pages 4 and 5 of the project narrative
and are more specifically shown on the revised Concept Development Plan sheets.

Like the subject tract, the adjoining tracts to the north and west are also largely
designated as “Industrial” by the Comprehensive Plan’s Future Land Use Map. As
discussed above, most of the homes in Riverview Estates Subdivision have been
removed for aircraft noise mitigation purposes. The portion of the site along the
north and northeast property lines have substantial grades and adjoin a wooded
area. The SR-1 zoned lot on the east side of Riverview Drive is vacant and is not
conducive to residential development.  Based on these facts, the Committee has
concluded that the requested Variances arise from special circumstances which do
not generally apply to land in the general vicinity, or in the same zone, and that the
strict application of the provisions of the regulations would deprive the applicant of
the reasonable use of the land or would create an unnecessary hardship on the
applicant. The circumstances are not the result of actions of the applicant taken
subsequent to the adoption of the zoning regulations from which relief is sought.
Therefore, the Committee recommends approval of the requested Variances.

5. The Committee has concluded that the attached conditions are necessary to
achieve consistency with the specific goals, objectives, and policies of the 2010
Boone County Comprehensive Plan and the 2017 Boone County Comprehensive
Plan Goals and Objectives. The Committee has also concluded that the attached
conditions are necessary to mitigate foreseeable community impacts that may be
created by the development. The property owners have signed a letter
demonstrating agreement with these conditions.

CONDITIONS

1. The development shall follow the revised Concept Development Plan sheets
presented at the 5/15/19 Zone Change Committee meeting (attached) and the
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project narrative except where modified or superceded by the conditions herein.
The conditions of approval shall prevail first, the revised Concept Development Plan
sheets shall prevail second, and the project narrative shall prevail third.

2. If the proposed access point on Petersburg Road is denied, then: A.) the
development shall follow the alternate scheme with an internal loop driveway as
shown on the attached “Preliminary Site Plan” (sheet B1) and “Concept
Development Plan Site Layout Plan (Alternate)” (sheet C-2.1); and B.) the northern
access point on Riverview Drive and the accompanying on-site access drive, both
shown in hatched lines on the revised Concept Development Plan sheets, shall be
constructed if and when the residential deed restriction(s) is lifted. If the access
point on Petersburg Road is approved, construction of the northern access pointon
Riverview Drive and the accompanying on-site access drive shall be at the

developer’s option.

3. If warranted by individual tenants in the building and if the residential deed
restriction(s) has been lifted, parking for “truck queuing” (or “future truck queuing”
depending on the sheet) shown in hatched lines on the revised Concept
Development Plan sheets in the west part of the site along Riverview Drive shall be

provided.

4. Landscaping on the site shall follow the attached landscape concepts (sheets L1,
L2, and L3) Landscaping which is not detailed or explained on these three sheets
shall follow the normal requirements of Article 36 of the Boone County Zoning

Regulations.

5. The architectural design of the building shall follow the attached elevation sheet
(A3a) dated April 15, 2019. Per this sheet, the colors shall consistent largely of
warm gray tones with accent colors.

6. Retaining walls which are visible from public vantage points shall have an
architectural finish which correlates to the design of the building.

7. The developer shall upgrade Riverview Drive to a subcollector road per the Boone
County Subdivision Regulations (28' pavement width with a sidewalk on one side)
from the intersection with Petersburg Road through the first (southern) entrance.
If and when the northern access point on Riverview Drive is constructed, the
developer shall upgrade Riverview Drive from the southern access pointthrough the
northern access point to the same subcollector standard. '

8. The traffic generated by all tenants in the building combined shall be equal to or
less than the trip generation determined in the submitted Traffic Impact Study.

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
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opponents of this request. Attached is the signature page for the Zone Change/Concept
Plan Committee Vote.
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BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
BOONE COUNTY FISCAL COURTROOM
PUBLIC HEARINGS
APRIL 4, 2019
7:00 P.M.

COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mr. Kim Bunger, Secretary/Treasurer
Mr. Steve Harper

Mr. Mark Hicks

Mrs. Janet Kegley

Mr. Rick Lunnemann

Mr. Don McMillian ‘

Mr. Charlie Rolfsen, Chairman

Mr. Bob Schwenke

Mr. Brad Shipe

Mr. Steve Turner, Temporary Presiding Officer

COMMISSION MEMBERS NOT PRESENT:

Ms. Corrin Gulick
Mrs. Lori Heilman
Mr. Kim Patton

LEGAL COUNSEL PRESENT:

Mr. Dale T. Wilson

STAFF MEMBERS PRESENT:

Kevin P. Costello, AICP, Executive Director

Mr. Kevin T. Wall, AICP, Director, Zoning Services
Mr. Todd K. Morgan, AICP, Senior Planner

Mr. Michael D. Schwartz, Planner

Chairman Rolfsen introduced the first item on the Agenda at 7:10 p.m.
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ZONING MAP AMENDMENT - Janet Kegley, Chairwoman, Kevin Wall, Staff

1. °  Request of Al Neyer, LLC c/o Ryan Reardon, Vice President - Real Estate
Development (applicant) for Kenton County Airport Board c/o Candace
McGraw and Kathleen Utz as Trustee of the Charles and Kathleen Utz
Revocable Trust c/o Glenn Utz (owners) for a Zoning Map Amendment from
Suburban Residential One (SR-1) and Commercial One (C-1) to Industrial One (I-
1), and Variances from Section 3645 “Buffer Yards” of the Boone County Zoning
Regulations, for a 45.6294 acre site located on the north side of Petersburg Road,
across from the Petersburg Road/Hetzel Drive intersection, and on the east side of
Riverview Drive, approximately 300 feet north of the Petersburg Road/Riverview
Drive intersection, Boone County, Kentucky. The request is for a zone change to
allow uses permitted in the I-1 zone and Variances to allow reductions in the
perimeter landscape buffer yards.

Staff Member, Kevin Wall, presented the Staff Report, which included a PowerPoint presentation.
The request is to rezone the site to Industrial One (I-1) and to seek variances in order to allow
reductions in the perimeter landscape buffer yards. The site is located on the north side of KY 20
and on the east side of Riverview Drive at the [-275/KY 212 Interchange. The SR-1 portion of the
site is about 45 acres. The C-1 portion is about a half of an acre. Mr. Wall showed a map of the
current zoning and land use of the adjoining properties. The Comprehensive Plan's 2035 Future
Land Use Map designates 85% of the site as Industrial (). The remaining portion of the site is
designated as Developmentally Sensitive (DS).

The proposed project is a 586,000 square foot industrial building. It has 3 access points - two off
Riverview Drive and the other off KY 20 across from Hetzel Drive. Truck courts are planned on the
north and south sides. Parking is located at both short ends of the building. There is a cemetery
located on the site that is intended to be retained. A portion of the existing trees on the eastern
side will be retained. The applicant is requesting variances to the required buffer yards. They are
requesting to reduce the buffer yard from a D to an A. The building will set lower than the KY
20/Riverview Drive intersection - about 22 feet lower. The applicant has submitted a landscaping
plan and building elevations. It will be a 45 feet high tilt up building. Mr. Wall showed photos of

the site and adjoining properties.

In terms of Staff Comments, Mr. Wall referred to the Comprehensive Plan’s Land Use and
Business Activity Elements on pages 9-11 of the Staff Report. The proposed used is a generic
industrial building. The Board should review the list of industrial uses allowed in an [-1 zoning
district. A Traffic Impact Study (TIS) has been submitted as part of the request. The findings and
conclusion sections of the study are attached to the Staff Report. He offered to provide a copy of
the entire study if requested. The TIS is based upon a warehousing use. A 40 foot wide Buffer
Yard D option including a 6 foot high berm is being proposed along Riverview Drive. This is
beyond what is required - street frontage landscaping. Screening is being proposed along the dock
area near KY 20. It is recommended that the trees be moved up the hill to screen the dock area
more near the KY 20 access point. The applicant's project narrative commits to meeting the
landscaping requirements. Mr. Wall suggested adequate lighting/illumination at each access point.
However, there is a residence located next to the northern access point off Riverview Drive. Mr.
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Wall recommended changes to the building design on page 12 of the Staff Report since the
proposed building is located on a primary road or KY 20. Four retaining walls are being proposed
of which 2 of them are publicly visible. The applicant is willing to upgrade Riverview Drive to being
classified as a local street (25 feet wide). The Subdivision Regulations require a 28 foot wide sub-
collector street and a sidewalk on one side. There really isn’t much room on the site for truck
stacking. The TIS states that the project will have a little or no effect on the surrounding road
network based upon the warehouse use. Comments are included in the Staff Report from the
County Engineer and the KYTC District 8. One concern from KYTC is the proposed curb cut
opposite of Hetzel Drive. The State will not allow it unless there is a better analysis. It also
appears that the applicant can fit all of the plants in the 40 foot buffer area along the north property
line. If approved, the buffér yard variance around the SR-1 outlot on the east side of Riverview
Drive will require at least a partial reduction in the amount of required plantings. The Board shall
consider the standards for granting variances as outlined in Section 251 of the Zoning Regulations.

Mr. Wall concluded that the Board should evaluate the request in accordance to the 3 statutory
criteria for approving a zone change, the Comprehensive Plan, the 2017 Goals and Objectives and

the Variance criteria.

At this time, Chairman Rolfsen asked if the applicant was present and wanted to proceed with their
presentation? ,

Mr. Ryan Reardon, Al Neyer, LLC, reviewed the history of Al Neyer. They are a design/build
employee owned company. They have offices in Cincinnati, Pittsburg and Nashville. They focus
on medical office and industrial buildings. The company also does third party construction. They
also do multi-family development. Project samples include Erlanger Commerce Center, Aero
Commerce Center and UC Health Florence. The proposed use is a bulk warehouse and they are
actually working with a tenant. They have a letter of intent for a lease. The proposed tenant will
lease 75% of the building and will also be part owner of the building. The parcels in question are
owned by the Utz family and the Kenton County Airport Board. Not included in the project are 4
parcels located across the street that Neyer will purchase. The proposed access across from
Hetzel Drive will be for auto use only. The access point off KY 20 will serve employees from the

second tenant.

Mr. Don Stegman, Cardinal Engineering, explained that the Ravenscrafts developed the original
subdivision in 2 phases. At one time, the subdivision had 20-30 homes located on it. Now

Runway 18L is in direct line with the project. That is the reason why the Airport bought the lots in
the subdivision. Currently, there are 3 houses left in the subdivision. The only utility left in the
subdivision is electric. There is no public water or sanitary sewer. Today, it is mostly vacant land.
Since the Comprehensive Plan suggests Industrial in the future, it makes sense to request
variances in the buffer requirements. If the land next door was already zoned Industrial, they
wouldn't be asking for variances. Public water and sanitary sewer are available at the intersection
of Riverview Drive and KY 20. In terms of the traffic impact, 85% of the traffic on KY 212 turn left
at KY 20. Their traffic will be turning right. Riverview Drive will be improved with a 28 foot wide
pavement width, curb and gutter design and a sidewalk on one side. The proposed curb cut off
KY 20 opposite of Hetzel Drive may become a four way intersection in the future. He has not been
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informed by the State of the reason for their concern about the proposed curb cut. The findings
from the Traffic Impact Study indicate there are no improvements required for the intersection of
KY 212/KY 20 - only Riverview Drive. The total traffic counts at peak time increased by 6-7%.
Truck staging or queing is not a concern because the tenant is not a delivery timed company and
the site doesn’t have closed off security. They have adequate parking areas on-site for the
proposed use. There are 128 parking spaces in front and 153 parking spaces in the rear. The
building sits back from the road so there is enough room for truck storage if necessary.

Mr. Pat Moore, Al Neyer, LLC, stated that the proposed building has great depth (550 feet) and a
130 foot truck court on both sides. [t has balanced parking. Office areas will be on th southwest
and southeast sides of the building. Mr. Moore referred to the building elevations. They altered
the height of the building panels. The building will have different textures and colors. At 100 foot

intervals, it will have accent panels.

At this time, Chairman Rolfsen asked if there was anyone in the audience who wanted to speak
in favor or against the request?

Mr. Dale Losey, Chavez Properties, stated that his Company did.not receive a notice of the Public
Hearing. He is not in favor or against the project. He hasn't had enough time to evaluate the
project. He asked if there would be an opportunity outside of the Public Hearing to voice an
opinion? Mr. Wilson stated that the Public Hearing was advertised and it is where the public record
is made. Unless the Planning Commission decides to hold another Public Hearing, tonight's Public
Hearing is it. The matter will be referred to the Zone Change Committee and the Committee will
make a recommendation in the form of a report to the full Planning Commission. However, there
is a 60 day time limit for the Planning Commission to act. Mr. Losey asked to be put on a list for
notification in the future. Mr. Wall replied that Chavez Properties is not an adjoining property owner
so that is why they didn't receive a letter. In addition, 2 signs were posted on the subject property.
Mr. Costello also stated that Chavez Properties is familiar with the process since they went through
the same process with one of their sites in the past. Mr. Wilson also noted that a legal ad was
placed in the Boone County Recorder. He also stated that Mr. Losey could contact the Boone
County Fiscal Court for future comments after it receives the Planning Commission

recommendation.

Ms. Cathleen Matchinga, Zollars, Inc., expressed a concern about traffic. There seemsto be some
open items about the traffic study. Is the traffic study available to be reviewed? She referred to
the items in an email dated March 29, 2019 from the Kentucky Transportation Cabinet. Were the
items ever addressed by the applicant? The intersection is very busy. Even though only 15% of
the traffic turns right at the intersection, nobody knows what the load will be from the proposed
development. Is there more trip data available to know the impact on her business? Her business
is growing because of low fares at the Airport. Local traffic has picked up. The prime time for her
business is 4:00 - 7:00 a.m. and 5:00 - 8:00 p.m. She is interested in getting a copy of the traffic

study. .

Ms. Jeanette Mahan, River Road, stated that she lives below the project. How many semi-trucks
will be coming to and from the site on a daily basis? There isn't much storage or stacking space
for the trucks to turn left onto KY 212 from leaving KY 20. The other issue is the deterioration of
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Mile Hill. Itis constantly being repaired because of slippage. The amount of earthwork and weight
will impact Mile Hill. It will be detrimental to the bottom. How many employees will be at the
facility? Mile Hill has a lot of gravel truck traffic.

Mr. Joyce Ravenscraft, 2263 Kyle Drive, stated that she owns the lots on both side of the
development. It seems unusual to put the type of development next to a residential area. Does
the applicant plan to buy the homes already there? It won't be pleasant for those residents.

Ms. Shirley Ellison, 2729 Riverview Drive, asked how will the proposed project affect her house?
She has a great view of the river and it is peaceful. She doesn’t want to move.

Mr. Glenn Utz, stated that the site is his Mom's property. It was a farm and it became severely
impacted by the flight path. It became more polluted. The Future Land Use Map changed it to
Industrial (I). If you pull back, you would see 30 other warehouses in the area surrounding the
subject site. It looks like what they are proposing. It is the proper land use. The traffic impact is
very little compared with other industrial uses. He recommended that the Planning Commission
approve the use because everything in the area is heading into the industrial direction. It is low

impact in that area.

Ms. Jeanette Mahan expressed a concern about the stormwater runoff from the project. From her
experience, a stream that was once 1.5 feet wide is now 7 feet wide. It is from the detention ponds
above her property. Think about the hillside. It will cave.

At this time, Chairman Rolfsen asked if any Board members had any comments or questions?

Mr. Hicks inquired on why the extra lots off Riverview Drive were not part of the application? Mr.
Reardon replied that they don't have a contract to purchase them. They are owned by Mrs.
Ravenscraft or her family. He continues to talk to her about the lots. Mr. Hicks stated that the one
lot is greatly impacted by the proposed development especially with the variance requests.

Mr. Bunger asked if the 2 proposed parking lots would be owned by Al Neyer? Mr. Reardon
responded yes.

Chairman Rolfsen asked the applicant to identify the tenant name. Mr. Reardon replied that he
cannot reveal the name of the tenant because of confidentiality. It is not a heavy truck use. They
only have 20 trucks per day. It does not involve on-time delivery or e-commerce.

Mr. Lunnemann asked if the proposed business is a larger operation of a current business in
existence? Mr. Reardon responded that it is similar in size.

Mr. Bunger asked how may dock doors on the building? Mr. Reardon replied 35 dock doors.

Based upon the proposed tenant’s current operation, the stacking of trucks will not be an issue.

I it ever becomes an issue, there are options to address the issue like the two parking areas out

front. Twenty trucks won't be leaving at the same time. It will be spread throughout the day.

~ Mr. Costello asked if the Traffic Impact Study was based upon the proposed tenant's current
practice or operations? Mr. Reardon responded no. Itis based upon a general warehouse use and
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not the specific tenant. Mr. Stegman mentioned that the ITE manual made them model 90-98
trucks in the peak hours based on a general warehouse use not trucks a day. With that in mind,
the Study did not recommend improvements.

Chairman Rolfsen asked what was the distance in terms of number of trucks between KY 212 and
Riverview Drive on KY 20 and along Riverview Drive. Mr. Stegman replied that it would be
approximately 4-5 trucks. Mr. Bunger asked if the applicant could obtain more accurate information
from the proposed tenant.

Chairman Rolfsen asked if the applicant had any interest in purchasing the 3 homes in the
subdivision? Mr. Reardon replied not in connection with the current development.

Mr. Schwenke asked if the applicant was seeking a variance in the landscape buffer next to the 3
lots at the Riverview/KY 20 Intersection? Mr. Wall responded no since the lots are zoned C-1. The
applicant will follow the current landscaping requirements. Inregard to the middle lot, the applicant
is seeking a variance on the three sides including the back.

Mr. Bunger asked if the curb cut on KY 20 is not allowed, what are the options for the applicant?
Will the automobiles have to travel through the dock area? Mr. Reardon stated that they would
evaluate another auto only road that fronts and runs parallel to KY 20. They don'twantto mix auto
and truck traffic.

Mr. McMillian inquired whether the Traffic Study involved both tenants? Mr. Reardon explained that
it factored in the use of entire building. He will provide more information about the tenant's traffic
and whether they garage the trucks overnight.

Mr. Hicks stated that he would feel better if the applicant removed the one lot closest to the
commercial area.

Seeing no further questions or comments, Chairman Rolfsen announced that the

. Committee Meeting for this item will be on April 17, 2019 at 5:00 P.M. in the Fiscal
Courtroom. This item will be on the Agenda for the Business Meeting on May 1, 2019 at
7:00 P.M. Chairman Rolfsen closed the Public Hearing at 8:22 P.M.

| ’V///V

Charlie Rolfsen
Chairman

Attest:

Kevin P. Costello, AICP
Executive Director
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FROM:

DATE:

ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

Boone County Planning Commission

Janet Kegley, Chairman

April 17, 2019

ZONING MAP AMENDMENT - Janet Kegley, Chairwoman, Kevin Wall, Staff

5.

REMARKS:

Request of Al Neyer, LLC c/o Ryan Reardon. Vice President - Real Estate
Development (applicant) for Kenton County Airport Board c/o Candace
McGraw and Kathleen Utz as Trustee of the Charles and Kathleen Utz
Revocable Trust c/o Glenn Utz (owners) for a Zoning Map Amendment
from Suburban Residential One (SR-1) and Commercial One (C-1) to
Industrial One (I-1), and Variances from Section 3645 “Buffer Yards” of the
Boone County Zoning Regulations, for a 45.6294 acre site located on the
north side of Petersburg Road, across from the Petersburg Road/Hetzel
Drive intersection, and on the east side of Riverview Drive, approximately
300 feet north of the Petersburg Road/Riverview Drive intersection, Boone
County, Kentucky. The request is for a zone change to allow uses permitted
in the |-1 zone and Variances to allow reductions in the perimeter landscape

buffer yards.

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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DATE:

ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

Boone County Planning Commission

Janet Kegley, Chairman

May 15, 2019

ZONING MAP AMENDMENT - Janet Kegley, Chairwoman, Kevin Wall, Staff

1.

REMARKS:

Request of Al Neyer, LLC c/o Ryan Reardon, Vice President - Real Estate
Development (applicant) for Kenton County Airport Board c/o Candace
McGraw and Kathleen Utz as Trustee of the Charles and Kathleen Utz
Revocable Trust c/o Glenn Utz (owners) for a Zoning Map Amendment
from Suburban Residential One (SR-1) and Commercial One (C-1) to
Industrial One (I-1), and Variances from Section 3645 “Buffer Yards” of the
Boone County Zoning Regulations, for a 45.6294 acre site located on the
north side of Petersburg Road, across from the Petersburg Road/Hetzel
Drive intersection, and on the east side of Riverview Drive, approximately
300 feet north of the Petersburg Road/Riverview Drive intersection, Boone
County, Kentucky. The request is for a zone change to allow uses permitted
in the |-1 zone and Variances to allow reductions in the perimeter landscape

buffer yards.

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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wWWw. ec(t_’x_,m@g cﬁm\w E 2950 Washington Street, Room 317
P.O. Box 958

D Burlington, K'Y 41005

MAY 312019
Phone (859) 334-2196; Fax (859) 334-2264

BOONE COUNTY plancom@boonecountyky.org
PLANNING COMMISSION

May 29, 2019

Ms. Candace McGraw Ms. Kathleen Uiz

Kenton County Airport Board Charles and Kathleen Utz Revocable Trust
©/o Ryan Reardon c/o Ryan Reardon

Al Neyer, Inc. Al Neyer, Inc.

302 West 3" Street, #800 302 West 3" Street, #800

Cincinnati, OH 45202 Cincinnati, OH 45202

RE: Recommended Conditions of Approval for Neyer/KCAB/Utz Zoning Map Amendment
Application from SR-1 and.C-1 to I-1 and Variances for 45.6294 Acre Site Located on
_Riverview Drive and Petersburg Road, Boone County, Kentucky.

Dear Ms. McGraw and Ms. Utz

The followmg represents the recommended conditions of approval for the above referenced
appiication as discussed by the Planning Commission’s Zone Change Committee at their May 15,
2019 meeting and later clarified by the Committee Chair. If you, as the authorized representatives
of the property owners agree to these conditions, please so indicate by signing in the space
- provided at the end of this letter and return the original letter to the Planning Commission’s ofﬂce
by Fnday, May 31, 2016.

_Qo_N_oM,'

1. The development shall follow the revised Concept Development Plan sheets presented at
‘the 5/156/19 Zone Change Committee meeting (attached) and the project narrative except
where modified or superceded by the conditions herein. The conditions of approval shali
prevail first, the revised Concept Development Plan sheets shall prevail second and the
-project narrative shall prevail third.

2. If the proposed access point on Petersburg Road is denied, then: A.) the develgpment shall
follow the alternate scheme with an internal loop driveway as shown on the attached
“Preliminary Site Plan” (sheet B1) and “Concept Development Plan Site Layout Plan
(Alternate)” (sheet C-2.1); and B.) the northern access point on Riverview Drive and the
accompanying on-site access drive, both shown in hatched lines on the revised Concept
Development Plan sheets, shall be constructed if and when the residential deed
restriction(s) is lifted. If the access point on Petersburg Road is approved construction of
the northern access point on Riverview Drive and the acoompanylng on-site access drive
shall be at the developer’s option.
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3. If warranted by individual tenants in the building and if the residential deed restriction(s) has
been lifted, parking for “truck queuing” (or “future truck queuing” depending on the sheet)
shown in hatched lines on the revised Concept Development Plan sheets in the west part
of the site along Riverview Drive shall be provided.

4, Landscaping on the site shall follow the attached landscape concepts (sheets L1, L2, and
L3) Landscaping which is not detailed or explained on these three sheets shall follow the
normal requirements of Article 36 of the Boone County Zoning Reguiations.

5. The architectural design of the building shall follow the attached elevation sheet (A3a) dated
April 15, 2019. Per this sheet, the colors shall consistent largely of warm gray tones with

accent colors.

8. Retaining walls which are visible from public vantage points shall have an architectural
finish which correlates to the design of the building.

7. The developer shall upgrade Riverview Drive to a subcollector road per the Boone County
Subdivision Regulations (28' pavement width with a sidewalk on one side) from the
intersection with Petersburg Road through the first (southern) entrance. If and when the
:north_ ‘n':‘;access point on Riverview Drive is constructed, the developer shall-upgrade
Rlverwew Drive from the southern access point through the northern access point to the

same subcollector standard.

8. The‘tr_afflc generated by all tenants in the building combined shall be equal to or less than
~ the trip'generation determined in the submitted Traffic Impact Study.

Sincerely, _ )

Kevin 1 Wau
Director, Zonmg Services

AGREEMENT

We the authorized representatives of the property owners of the 45.6294 acre site located on
Riverview Drive and Petersburg Road, Boone County, Kentucky, agree to the conditions listed
herein for the above referenced Zoning Map Amendment and Variance application.

Candace McGraw, Authorized Representative for Date
Kenton County Airport Board

A - - . X
Kathleen Utz, Authorized Répresentative for Date |
Charles and Kathleen Utz Revocable Trust

KTWitie

Enclosures
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3. If warranted by individual tenants in the building and if the residential deed restriction(s) has
been lifted, parking for “truck queuing” (or “future truck queuing” depending on the sheet)
shown in hatched lines on the revised Concept Development Plan sheets in the west part
of the site along Riverview Drive shall be provided. ‘

4, Landscaping on the site shall follow the attached landscape concepts (sheets L1, L2, and
L3) Landscaping which is not detailed or explained on these three sheets shall follow the
normal requirements of Article 36 of the Boone County Zoning Regulations.

5. The architectural design of the building shall follow the attached elevation sheet (A3a) dated
April 15, 2019. Per this sheet, the colors shall consistent largely of warm gray tones with
accent colors, -

6. Retaining walls which are visible from public vantage points shall have an architectural
finish which correlates to the design of the building.

7. The developer shall upgrade Riverview Drive to a subcollector road per the Boone County
Subdivision Regulations (28' pavement width with a sidewalk on one side) from the
intersection with Petersburg Road through the first (southern) entrance. If and when the
northern access point on Riverview Drive is constructed, the developer shall upgrade
Riverview Drive from the southern access point through the northern access point to the

same subcollector standard.

8. The traffic generated by all tenants in the building combined shall be equal to or less than
the trip generation determined in the submitted Traffic Impact Study.

Sincerely,

Kevin 77 Wall
Director, Zoning Services

AGREEMENT

We the authorized representatives of the propetty owners of the 45.6294 acre site located on
Riverview Drive and Petersburg Road, Boone County, Kentucky, agree to the conditions listed
herein for the above referenced Zoning Map Amendment and Variance application.

< (inddee \.&,// / 2/ e } \ ?j{)h}é//’l!
a

Candace McGraw, Authorized Representative fon:/ ' //
Kenton County Airport Board / /

Kathleen Utz, Authorized Representative for Date
Charles and Kathleen Utz Revocable Trust

KTWitlb

Enclosures
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1. Introduction

This Study was prepared to evaluate the traffic impact of a proposed development on the northeast
quadrant of the intersection of KY 20 and Riverview Drive located in Boone County, Kentucky. The
proposed development will include a 585,792 SF Warehouse facility. The access to the proposed facility
will be provided via two access drives on Riverview Drive.

Figure 1 below shows the location of the proposed development. The site plan is included in Appendix A.




2. Scope of Work

1.

oo o

LN

Traffic Counts

SHA Engineering completed peak hour Turning Movement Counts (TMC) at the following intersections.
The intersections included were approved by KYTC and Boone County. The counts were recorded
during the AM and PM Peak Hours on an average weekday.

Petersburg Road and River View Drive

Petersburg Road and Airport Access Road (KY 212)
KY 212 and I-275 westbound ramps

KY 212 and I-275 eastbound ramps.

Trip Generation and Distribution

The new trips generated by the proposed development were estimated using the 10" edition of ITE Trip
Generation Manual. The trips were estimated for the AM and PM peak hours on the adjacent roadway.

The new trips were distributed on the existing roadway network and were combined with exiting traffic
volumes for generating Build Traffic Volumes for the AM and PM peak periods at the proposed driveway
locations. The existing traffic counts will be used to estimate 10-year projected traffic volumes, using a
growth factor estimated using KYTC guidelines. The analysis in the report was completed for the
following scenarios.

2019 Existing Traffic

2020 No-Build Scenario (Opening Year)

2030 Build Scenario (Opening Year)

2020 No-Build Scenario (10 years beyond Opening Day)
2030 Build Scenario (10 years beyond Opening Day)

Traffic Analysis

The Traffic analysis was completed for the intersections included in the study area. The intersections
listed in item 2 and all site access locations were analyzed. It is anticipated a total of Six intersections
were included (4 existing intersections and 2 access drives for the development) in the analysis. The
analysis was completed to investigate the following:

Capacity Analysis

Exclusive Turn Lanes Evaluation

Storage length required for the exclusive turn lanes that may be warranted at site access locations being
analyzed.

Intersection Sight Distance at Access Locations



5. Traffic Impact Study Report

SHA Engineering LLC completed a report summarizing the analysis and findings completed as per the
scope of work included in this proposal. The report includes recommendations for the proposed
improvements, if any, and proposed geometry for the site access locations for the new development.



3. Existing Conditions

KY 20 (Petersburg) in the vicinity of the site is a 2-lane highway posted at 45 mph with a lane
each for the eastbound and westbound traffic. KY 20 connects with KY 8 (River Road) to the
east, the west serves predominately industrial and commercial development and connects with

KY 237.

KY 212 provides access to 1-275 and the Greater Cincinnati/Northern KY Airport. The
intersection of KY 212 and KY 20 is operating with a traffic signal. KY 20 carries the traffic on
the east and west leg of the intersections, whereas KY 212 serves the south leg. The
northbound movement on KY 212 is operating with exclusive lanes for the left and right turns.
The eastbound approach includes a lane for the through traffic and an exclusive lane for the
eastbound right turns. The westbound approach is operating with a lane for the through traffic
and an exclusive lane for the left turns.

The 1-275 westbound entrance and exit ramps are operating without a traffic signal. The traffic
entering from the 1-275 westbound exit ramps yields to the traffic on KY 212. The northbound
approach on KY 212 at I-275 westbound entrance ramp is operating with an exclusive left turn

lane.

The eastbound ramps are operating with a traffic signal. The 1-275 eastbound exit ramp is
operating with exclusive lanes for the left and right turns. The southbound movement on KY
212 is operating with an exclusive lane for the left turns. KY 212 at the eastbound and
westbound ramps is operating with two lanes for the northbound and southbound traffic. The
movement from KY 212 northbound to eastbound on I-275 is using a slip ramp and is not
controlled by the traffic signal.

Turning movement counts (TMC) were recorded at the three existing intersections within the
study area. The TMC's were recorded between the hours of 6:00 AM to 9:00 AM and from
3:00 PM to 6:00 PM. The TMC’s were recorded on February 05, 2019. The AM and PM Peak
Hours were established as 6:00 AM to 7:00 AM and 4:30 PM to 5:30 PM.

The existing turning movement counts for 2019 AM and Peak Hours are shown in Figure 2. The
existing counts were used to obtain No-Build traffic volumes for the years 2022 and 2032. The
future estimated volumes were estimated using a growth factor of 2.00%/year.  Year 2022
and 2032 No Build traffic volumes are shown in Figures 3 and 4.

Summary of traffic data used in the analysis is included in Appendix B.
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Figure 3 - 2020 — No Build
Traffic Volumes
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4. Proposed Development

The new development is proposed on a 45.3 acres site, located at the northeast quadrant of the
intersection of KY 20 and Riverview Drive. The development will include a Warehouse facility
with a Gross Floor Area of 585,792 SF. The access to the proposed facility will be provided
through access drives on Riverview Drive, shown in Figure 1. The southern drive is referred to
as Access 1 in subsequent sections of this report; and the northern drive is referred to as Access

2,

The site plan for the proposed development is included in Appendix A.



5. Trip Generations

New trips were estimated based on the ITE Trip Generation Manual, Tenth Edition. Table 1
below shows the summary of new trips generated by the proposed development. The table
provides a summary of trips for the proposed development. The trips are summarized for the
AM and PM Peak Hour on the adjacent street, for completing various analyses completed in
subsequent section of this report.

Table 1 - Estimated New Trips

Weekday - total AM Peak Hour PM Peak Hour

Land Use Units | Total - - -
Ent. | Exit | Tot. | Ent. | Exit | Tot. | Ent. | Exit | Tot.
Proposed Development '
. GFA
150-Warehousing | in | ses792| 4ass | ass| 97| 74l 22| 96| 26| 72| 98

Total New Trips

485 486 971 74 22 96 26 72 98

The new trips were distributed to the existing roadways. The trip distribution percentages are
shown in Figure 5 and new trips are shown in Figure 6.

The estimated new trips were combined with 2020 and 2030 No Build traffic volumes. The
2020 and 2030 Build traffic volumes are shown in Figures 7 and 8.
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6. Analysis
Capacity Analysis

A capacity analysis was performed for the study area intersections as indicated in the previous
sections of this report. All the analyses were completed for existing conditions/opening day
traffic using Highway Capacity Software (HCS). A capacity of an intersection is quantified by the
Level of Service (LOS) which is based upon the amount of delay a vehicle experiences while at
an intersection. The criterion for both signalized and unsignalized intersections are listed below
as defined in Chapter 18 and 19 of the most recent Highway Capacity Manual (HCM 2010),
Volume 3.

Table 2 and Table 3-Level of Service Criteria

Table 2 - Signalized Intersection LOS Criteria (Exhibit 18-4 HCM)

Level of Service Control Delay (seconds/vehicle)
A 0-10

>10-20

>20— 35

>35-55

>55 - 80
>80

MO0

e e e
Table 3- Unsignalized Intersection LOS Criteria (Exhibit 19-1 HCM)

LOS Control Delay per Vehicle (seconds/vehicle)
<10

>10-15

>15-25

>25-35

>35-50
>50

mMmOOIw|>

For signalized intersections, a LOS is given for the lane, group, intersection approach and entire
intersection. However, for the un-signalized intersection LOS criteria apply to each lane on a
given approach and to each approach on Side Street. LOS is not calculated for the major-street
approaches or for the intersection.

The following is a list of code definitions that are used in the capacity analysis results:

EB/WB/NB/SB — Eastbound/Westbound/Northbound/Southbound
L — Left Turn Movement (exclusive left-turn lane or lanes)

13



T —Through Movement (exclusive through lane or lanes)

R — Right Turn Movement (exclusive right turn lane or lanes)
LT—Shared left turn and through movement lane

LTR — This provides movements in all directions

TR — Shared through and right turn movement lane

The analysis at each intersection is completed for the following scenarios:

Scenario A —2019 - Existing Traffic
Scenario B ~ 2020 No Build
Scenario C— 2030 No Build
Scenario D — 2020 Build

Scenario E — 2030 Build

KY 20 and KY 212

The analysis completed for the intersection is summarized in Tables 4 and 5 and the results of
HCS analysis are included in Appendix C.

The results of the analysis completed for AM Peak Period shows LOS B for the 2019 existing
traffic volumes as well as for the 2020 No Build and Build scenarios. The analysis completed
with 2030 No Build and Build traffic volume show LOS C for the intersection. All movements
show LOS C or better. :

EB (KY 20) SB (N/A)

Lane .
- T R | App. L T - App. L - R App - - - - Intersection

Use
2019 - C A A C B C C A C B
Ex. 2131 1.8 69 | 2331200 21.6 | 23.2 - 7.4 | 20.9 17.0
2020 C A A C C C C A C B
No-
B:ild 215 | 1.8 | 7.0 | 236 20.2 219 | 245 7.3 | 220 17.7
2030 C A A C C C C A C C
No- :
B:ild 2871 21 | 91 (314254 284 | 317 51 | 27.7 » 22.5
2020- C A A C B C C A C B
Build 219 | 1.8 | 7.8 | 247 | 20.1 22,6 | 25.6 7.8 | 221 18.2
2030 - C A B C C C C A C C
Build 2931 21 | 10.1 | 335 251 29.6 | 34.6 55 | 29.2 23.9

14



The analysis completed for the PM Peak Hour traffic volumes show LOS B for intersection for all
scenarios. All movements show a LOS C or better.

Table 5 KY 212 and KY 20 Level of Serwc 3 /Delay (Seconds/Vehlcle)

.. PM Peak Slgnalizedf'Condltlons . ‘
EX. EB (KY 20) "wB (sza) NB (KY 212) SB (N/A)

Lane ]
- T R | App. L T - App. L - R App - - - - Intersection

Use

2019 - B A A B B B B B B B

Ex. 1491 62 | 70 | 17.3 | 147 16.3 | 16.9 11.0 | 15.9 11.0

2020 B A A B B B B B B B

No-

B:ild 1491 66 | 73 | 174 | 147 163 | 17.2 11.0 | 16.2 11.3

2030 B B B C B B B B B B

g:i-ld 16,6 | 142 | 144 | 203 | 163 18.7 { 19.9 10.1 | 18.3 16.2

2020- B A A B B B B B B B

Build 1431 6.6 | 7.3 18.2 | 14.3 16.8 | 18.6 11.8 | 17.3 12.0

2030 - B B B C B B C B B B

Build 16.0 1142 | 144 | 214 | 159 19.4 | 22.0 10.8 | 20.0 16.9

KY 212 and I-275 EB Exit Ramp

The analysis completed for the intersection is summarized in Tables 6 and 7 and the results of
HCS analysis are included in Appendix C.

The results of the analysis completed for the AM Peak Period shows a LOS B for the 2019
existing traffic volumes as well as for the 2020 No Build and Build scenarios. The analysis
completed with 2030 No Build and Build traffic volume shows a LOS C for the intersection. All
movements show LOS C or better.
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Table 6 KY 212 at I-275 EB EX|t Ramp Level of Servnce/DeIay (Seconds/Vehlcle) -

_AM Peak Hour ~ Slgnallzed Conditions

£B (l-275 Exit Ramp) wa (N/A) NB (KY 212) SB (KY 212)

Ex.
Lane L R |A 2T A L 2T A Intersecti
Use Pp- PP pp. ection
2019 - C C C C C B B B B
EX. 23.5 25.6 | 24.9 24.9 249 | 153 | 14.9 15.0 18.9
2020 C C C C C B B B B
z:{,d 23.8 263 ] 254 25.0 250 | 15.7 | 159 15.9 19.4
2030 C C C C C B B B C
::i'ld 24.2 285 27.0 26.5 26.5 | 185 | 18.0 18.2 21.5
2020- C C C C C B B B B
Build 20.6 241 | 22.8 22.7 227 | 115 | 107 10.9 15.6
2030 - C C C C C B B B C
Build 24.6 285 | 27.0 26.7 267 | 19.3 | 18.1 18.3 21.7
The results of the analysis completed for the PM Peak Period shows a LOS C for the 2019
existing traffic volumes as well as for the 2020 No Build and Build scenarios. However, the
eastbound and northbound approaches show LOS D for the 2020 No Build and Build traffic
volumes. The analysis completed with 2030 No Build and Build traffic volume show a LOS D for
the intersection. The southbound left turns show a LOS F. The analysis with 2030 Build traffic
volumes show a LOS E for the eastbound and northbound approaches at the intersection.
~ Table? KY 212 at |  . 75,EB:EX|t Ramp “;;Level ofS rwce/Delay (Seconds/Vehche) -
- _____ PMPeakHour-Signalized Conditions
Ex. EB (I-275 Exit Ramp} WB (N/A) NB (KY 212) SB (KY212)
Lane .
L R | App. - - - - - 2T - App L 27 - | App. | Intersection
Use
2019 - C 9 C C C C A C C
EX. 32.3 34.8 | 34.2 33.5 335 {347 | 7.0 22.0 25.9
2020 c D D D D C A B C
s:n g | 340 36.8 | 36.1° 36.1 36.1 292 | 63 18.7 24.4
2030 D E D D D F A D D
E:{Id 37.8 56.0 | 51.3 50.4 50.4 | 61.0 | 5.1 35.3 40.4
2020- D D D D D C A B C
Build | 354 39.0 | 38.0 38.3 383 [ 30.1 | 5.7 19.1 25.3
2030 - D E E E E F A D D
Build | 38.8 64.5 | 57.4 56.8 56.8 | 65.0 | 4.8 37.7 44.0
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KY 212 and I-275 WB Entrance Ramp

The analysis completed for the intersection is summarized in Tables 8 and 9 and the results of
HCS analysis are included in Appendix C.

The analysis completed using AM Peak Hour traffic volumes shows LOS A for the northbound
left turns for all scenarios.

Table 8-KY 2122t |-z75 WB Ent

nc "'Ramp Level of Servn:e/Delay (Seconds/Vehche)

. ' AM Peak Hour‘“ﬁﬂ Un-SIgnallzed Condltlons .

Ex. EB (N/A) WB (Entrance Ramp) | NB (KY 212) SB (CKY 212/)
Lane L

Use

2019 - A

Ex. 8.7

2020 A

No-

Build 8.7

2030 A

No-

Build 9.2

2020- A

Build 8.8

2030- A

Build 9.3

The analysis completed using PM Peak Hour traffic volumes shows LOS B for the northbound
left turns with 2019 existing and Build traffic volumes. The northbound left turns show LOS C
with 2030 No Build and Build traffic volumes.
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Table 9 KY 212 at I-275 WB Entrance Ramp Level of Ser\nce/DeIay (Seconds/Vehlcle)

PM Peak Hour — Un-Slgnallzed Condltlons

Ex. WB (Entrance
B 21 SB(CKY 212]
Lane | EB(N/A] Ramp) NB (KY 212) ( )
Use L
2019 — B8
Ex. 13.1
2020 B
No-
Build 134
2030 C
No-
Build 19.2
2020- B
Build 14.0
2030 - C
Build 20.5

KY 20 and Riverview Drive

The analysis completed for the intersection is summarized in Tables 10 and 11 and the results
of HCS analysis are included in Appendix C. Please note the existing counts completed at the
intersection shows no traffic on the southbound approach along Riverview Road. Also, the
westbound left and right turns also show 0 vehicles making these turns during AM and Peak
Hours. Therefore, the summary tables show no results for the scenarios with zero volumes for
these movements.

The analysis completed using AM Peak Hour traffic volumes shows LOS A for the eastbound left
turns for all scenarios. The northbound movement on Riverview Drive shows LOS B for all
scenarios. The southbound approach on Riverview for the Build scenarios show LOS A. on the
southbound approach on Drive 2 for 2020 Build traffic volumes, whereas the approach shows
LOS C with 2030 Build traffic volumes.
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Table 10 - KY 20 at Riverview Drive - Level of Service/Delay (Seconds/Vehicle) -
AM Peak Hour —Un-Signalized Conditions

Ex. Lane Eastbound (KY 20) Westbound (KY 20) Northbound (Riverview) Southbound (Riverview)
Use L L - - LTR - App LTR App | Intersection
A * B B * *

2019 - Ex.

019 -Ex. =73 10.7 10.7
2020No- | A * B B * *
Build 7.3 10.8 10.8
2030No- | A * B B * *
Build 7.3 11.5 11.5
2020- A * B B A A
Build 7.5 13.1 13.1 8.6 8.6
2030 - A * 8 B A A
Build 7.5 14.2 14.2 8.7 8.7

The analysis completed using PM Peak Hour traffic volumes also shows LOS A for the eastbound
left turns; and LOS B for the northbound movement along Riverview Road. The southbound
movement shows LOSA with Build scenarios.

Table 11 - KY 20 at Riverview Drive - Level of Service/Delay (Seconds/Vehicle) -
PM Peak Hour —Un-Signalized Conditions

Ex. Lane Eastbound (KY 20) Westbound (KY 20) Northbound (Riverview) Southbound (Riverview)
Use L L - - LTR . App LTR App | Intersection
A * B B *

2019 - Ex.

* 174 10.3 103
2020No- | A * B B *
Build 7.4 10.4 10.4
2030No- | A : B B :
Build 7.4 * 11.0 11.0 *
2020- A * B B A A
Build 7.4 12.0 12.0 9.0 9.0
2030 - A * B B A A
Build 7.5 12.9 12.9 9.1 9.1

Access Drives on Riverview Drive
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The existing traffic data completed shows zero vehicles on the southbound approach on
Riverview Drive and only 2 to 3 vehicles for the northbound traffic on Riverview Drive in the
vicinity of the proposed access locations. Therefore, with almost no traffic volumes on
Riverview Drive at the Proposed Access Drives, there will be no capacity issues with added
traffic entering and exiting the site at Access Locations 1 and 2.

Turn Lane Warrants

The turn lane warrants were examined for the eastbound left turn lane at the intersection of KY
20 and Riverview Drive. The turn lane warrant completed shows the eastbound left turn lane
from KY 20 to northbound on Riverview Drive is not warranted. The detailed turn lane
warrants analysis is included in Appendix D.
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7. Findings and Conclusions

The preceding analysis and recommendations listed below are based on the typical procedure
used for evaluating the impact of the proposed development on the adjacent roadway
infrastructure and usual customary traffic engineering standards.

The findings of the analysis completed for the three existing intersections and Proposed Access
Locations are summarized below.

Intersection of KY 212 and KY 20

The intersection is operating as a signalized intersection. The analysis completed for the
intersection shows that the intersection operates at an acceptable LOS during the AM and PM
Peak Hours. The additional traffic generated by the proposed development will not have
significant impact on the flow of traffic through the intersection.

Intersection of KY 212 and 1-275 Eastbound Ramps

The intersection is operating as a signalized intersection. The analysis completed for the
intersection shows that the intersection operates at an acceptable LOS B when analyzed using
the 2020 AM Peak Hour No Build and Build traffic volumes; whereas 2030 No Build and Build
scenario show a LOS C. The analysis completed with PM Peak Hour traffic volumes shows LOS C
for the 2020 No Build and Build scenarios; whereas the analysis with 2030 No Build and Build
scenarios show LOS D for the intersection, with an average delay of 40.4 seconds/vehicles and
44.0 seconds/vehicles (an increase of 3.6 seconds/vehicles). The southbound left turn shows
LOS F for the 2030 No Build and Build traffic volumes. The analysis at the intersection indicates
that the added traffic generated by the proposed development has no significant impact on the
flow of traffic. The increased delay for the southbound left turns is a result of an increase in the
demand volume due to regional growth and is not related to the added traffic from the
proposed development.

Intersection of KY 212 and I-275 westbound ramps

The existing westbound exit ramps from 1-275 to northbound and southbound traffic on KY 212
are merging with the though traffic on KY 212 and yields to the traffic on KY 212, The
northbound left turns from KY 212 to the I-275 westbound entrance ramp yields to the
southbound traffic on KY 212. The analysis completed at the intersection summarized the delay
observed for the northbound left turns at the intersection. The analysis completed shows LOS
A for the northbound left turns for all scenarios analyzed with AM Peak Hour traffic volumes.
The analysis completed with PM Peak Hour traffic volumes shows LOS C for the 2020 No Build
and Build scenarios; whereas LOS D is observed with 2030 No Build and Build traffic volumes.
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The additional traffic generated by the proposed development will not have significant impact
on the flow of traffic through the intersection.

intersection of KY 20 and Riverview Drive

The intersection under existing conditions is operating with stop control on the northbound and
southbound approaches on Riverview Drive. The traffic data recorded at the intersection
shows minimal traffic volumes on the north leg of the intersection in the vicinity of the access
locations for the Proposed Development. The analysis completed at the intersection shows
that the northbound and southbound approaches at the intersection are operating at
acceptable LOS under the existing conditions as well as for the Build traffic volumes. The
existing geometry at the intersection is adequate to handle the additional traffic generated by
the Proposed Development,

Proposed Access Locations on Riverview Drive

Traffic data collected for the study indicates the existing traffic volumes are minimal during AM
and PM Peak on the section of Riverview Drive in the vicinity of the Proposed Access Locations.
Therefore, the traffic flow at the two access locations will be acceptable and minimal delays are
expected on the westbound approaches on Access Drives 1 and 2.
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Recommendations
General

Implementation of all work to be completed as part of the recommendations in this report shall
be completed using the standards followed by KYTC. This will include the construction for
installation of new lanes, pavement markings & signage.

Riverview Drive

o The section of Riverview Drive from the intersection of KY 20 to the north Access (Access
Drive 2) should be improved to provide 2-12’ lanes (A lane each for the northbound and
southbound traffic). The improvement along Riverview Drive should include adequate
signage and pavement marking as the standards followed by Boone County/KYTC.

Proposed Access Drive 1 and Riverview Drive

¢ The westbound approach along Proposed Access Drive 1 shall be constructed with one
incoming and one outgoing lane.

Proposed Access Drive 2 and Riverview Drive

e The westbound approach along Proposed Access Drive 2 shall be constructed with one
incoming and one outgoing lane.
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ORDINANCE NO. 2019 - 22

AN ORDINANCE RELATING TO THE BOONE COUNTY FISCAL COURT, KENTUCKY,
APPROVING, WITH CONDITIONS, A REQUEST OF AL NEYER, LLC C/O RYAN REARDON,
VICE PRESIDENT - REAL ESTATE DEVELOPMENT (APPLICANT) FOR KENTON COUNTY
AIRPORT BOARD C/O CANDACE MCGRAW AND KATHLEEN UTZ AS TRUSTEE OF THE
CHARLES AND KATHLEEN UTZ REVOCABLE TRUST C/O GLENN UTZ (OWNERS) FOR A
ZONING MAP AMENDMENT, SUCH ZONING MAP AMENDMENT BEING A ZONE CHANGE
FROM SUBURBAN RESIDENTIAL ONE (SR-1) AND COMMERCIAL ONE (C-1) TO
INDUSTRIAL ONE (1-1), AND VARIANCES FROM SECTION 3645 “BUFFER YARDS” OF THE
BOONE COUNTY ZONING REGULATIONS, FOR A 45.6294 ACRE SITE LOCATED ON THE
NORTH SIDE OF PETERSBURG ROAD, ACROSS FROM THE PETERSBURG
ROAD/HETZEL DRIVE INTERSECTION, AND ON THE EAST SIDE OF RIVERVIEW DRIVE,
APPROXIMATELY 300 FEET NORTH OF THE PETERSBURG ROAD/RIVERVIEW DRIVE
INTERSECTION, BOONE COUNTY, KENTUCKY.

WHEREAS, the Boone County Planning Commission received a request for a Zoning Map
Amendment to the Boone County Zoning Map and such Zoning Map Amendment being a zone
change from Suburban Residential One (SR-1) and Commercial One (C-1) to Industrial One (I-
1), and Variances from Section 3645 “Buffer Yards” of the Boone County Zoning Regulations, for
a 45.6294 acre site located on the north side of Petersburg Road, across from the Petersburg
Road/Hetzel Drive intersection, and on the east side of Riverview Drive, approximately 300 feet
north of the Petersburg Road/Riverview Drive intersection, Boone County, Kentucky, which is
more particularly described below; and

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

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

SECTION ONE

That the request for a Zoning Map Amendment for the real estate which is more particularly
described below shall be and is hereby approved, with conditions, this Zoning Map Amendment
being a zone change from Suburban Residential One (SR-1) and Commercial One (C-1) to
Industrial One (I-1), and Variances from Section 3645 “Buffer Yards” of the Boone County Zoning
Regulations, for a 45.6294 acre site located on the north side of Petersburg Road, across from
the Petersburg Road/Hetzel Drive intersection, and on the east side of Riverview Drive,
approximately 300 feet north of the Petersburg Road/Riverview Drive intersection, Boone County,
Kentucky. The real estate which is the subject of this request for a Zoning Map Amendment in a
Suburban Residential One (SR-1) and Commercial One (C-1) zone is more particularly described
in DEED BOOKS/PAGE NOS. 470/78, 470/76, 470/218, 458/299, 483/105, 464/65, 521/244,
500/272, 495/262, 890/743, 468/5, 814/567 (as supplied by the applicant) as recorded in the
Boone County Clerk's office.



SECTION TWO

That as a basis for this approval of a Zoning Map Amendment request and Variances are the
findings of fact, and conditions, of the Boone County Planning Commission as set forth in its
Minutes and official records for this request and same shall be and are hereby incorporated by
reference as if fully set out in this Ordinance and are marked as "Exhibit A."
The Boone County Planning Commission Committee recommended approval for this request
based on the findings of fact and conditions as set forth in the Committee Report and same are
marked as "Exhibit B."

SECTION THREE
This Ordinance shall be in effect and in full force from and after its adoption and publication as
provided by law.

First Reading the _ 23 dayof _July ,2019.

Second Reading the _ 27" day of _Auqust , 2019.

ADOPTED THIS _27"" DAY OF _August ,2019. Yes_4_No_ 0

/%/9,;4 L) J A9l

"GARY W. M (MQ@ORE, JUDGE/EXECUTIVE
BOONE COUNTY FISCAL COURT

aron Burcham
Fiscal Court Clerk
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