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Seven (7) copies of submitted drawings are required PLANNING COMMISSION -

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

SECTION A: (To be completed by applicant)

1.

2.

10.

1.

Clean Energy Truck Hub
5390 Limaburg Road
17.1 acres total - 0.83 acres RS to I-1
RS and -1

Name of Project:

Location of Project:

Total Acreage of Project:

Current Zoning of Property:

-1

Proposed Zoning of Property (classification being requested):

Proposed Use(s) (specify each use):

enewable energ

Proposed Building Intensities (specify for each building):

Are you applying for any of the following (check all that apply):
Conditional Use Permit [ variance

Skas Properties LLC
961 Whirlaway Drive

Current Owner:

Address;
Union Kentucky 41091
City State Zip Code

Phone Number: Fax Number:

Email;

Applicant: CT Realty - Cole Moody

Address: 4343 VVon Karman Avenue, Suite 200

Newport Beach CA 92660

City State Zip Code

Phone Number: 949-431-6414 Fax Number:

Email: cmoody@ctrinvestors.com

Are there any existing buildings on the site: Yes 1 No

If yes, indicate how many: 4 - driving range and golf center building and maintenance buildings
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12. 1123 415 VOl
Deed Book Page Number Group Number

13. Have you had a pre-application meeting with the BCPC staff: Yes 1 No
14.  Have you submitted a Concept Development Plan: Yes [] No

15. Have you met or discussed your proposed development with any of the following
organizations/agencies (check all that apply):

] Boone County Building Department [] Local Fire District
1 Boone County Public Works Department [] Local School District
[_1 Boone County Water District 1 Northern Kentucky Health Department
1 Cincinnati Bell 1 Owen Cooperative Electric, Inc.
[ Cincinnati/Northern Kentucky International 1 sanitation District No. 1
Airport (Kentucky Airport Zoning Commission [C] USDA NRCS/Boone County
for height restrictions near the airport) Conservation District
[1 Duke Energy Other:
] Florence Public Services Department
[] Kentucky Division of Water
1 Kentucky Transportation Cabinet

18. Concept Development Plan Jurisdiction/Location (check all that apply):
Unincorporated Boone ~ [] Florence  [] Walton ~ [_] Union

17. Waiver of 60 Day Time Requirement by Originator for Final Planning Commission Action:

In accordance with the provisions of KRS 100.211, the applicant(s) and property owner(s) or
originator(s) hereby waive the 60 day time limit for the Boone County Planning Commission to take final
action on my (our) Zoning Map Amendment/Concept Development Plan application. This time limit
waiver is considered effective immediately upon receipt by the Boone County Planning Commission
and expires on

Property Owner’s Signature:

| j
. y . . /ﬁj’ s =W
Applicant’s Signature: ] S

7
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12. 1123 415 AT
Deed Book Page Number Group Number

13.  Have you had a pre-application meeting with the BCPC staff: Yes [ No
14.  Have you submitted a Concept Development Plan: Yes [1 No

15. Have you met or discussed your proposed development with any of the foliowing
organizations/agencies (check all that apply):

£ Boone County Building Department [ Local Fire District
1 Boone County Public Works Department ] Local School District
L1 Boone County Water District L] Northern Kentucky Health Department
] Cincinnati Bell ] owen Cooperative Electric, Inc.
] Cincinnati/Northern Kentucky International [] sanitation District No. 1
Airport (Kentucky Airport Zoning Commission [] uSDA NRCS/Boone County
for height restrictions near the airport) Conservation District
1 Duke Energy [ other:
] Florence Public Services Department

B Kentucky Division of Water
Kentucky Transportation Cabinet

16. Concept Development Plan Jurisdiction/Location (check all that apply):
Unincorporated Boone  [] Florence  [] Walton  [_J] Union

17. Waiver of 60 Day Time Requirement by Originator for Final Planning Commission Action:

In accordance with the provisions of KRS 100.211, the applicant(s) and property owner(s) or
originator(s) hereby waive the 60 day time limit for the Boone County Planning Commission to take final
action on my (our) Zoning Map Amendment/Concept Development Plan application. This time limit
waiver is considered effective immediately upon receipt by the Boone County Planning Commission
and expires on

e 3
"" 2.03.973
Property Owner’s Signature: / /L\__/ » pA«-Q 3 LD

Applicant's Signature:
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SECTION B: (To be completed by Planning Commission staff)

1.

2.

9.

Date Received: __ 1 !Ll ! A ‘/)“‘) Fee Received: i y?)i%(ﬂ Receipt #:

Number of Copies Received:

L0490

Has the following been submitted (check all that apply):

[ 1] Completed Application
[ 1 Concept Development Plan
[ 1 Legal Description
Names and Mailing Addresses of Adjacent Property Owners

Date the application is Administratively Complete (as defined in KRS 100.211):

Staff Reviewer: M. Sohnwawie—

Committee Chairperson; G- Oulick.

Scheduled Public Hearing Date: 51%/202>

Boone County Planning Commission Action: Date of Action; __1/% /20t%

Approved

Approved with Conditions

v Denial / Pwrprend of Comditonsl Use Gty wids ) comditen

Other

Resolution Number:

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

BCPC: March 2023
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STAFF REPORT

Request of CT Realty, per Cole Moody (applicant) for Skas Properties LLC
(owner) for: (1) a Zoning Map Amendment from Rural Suburban (RS) to
Industrial One (I-1) for an approximate 0.83 acre area located at 56390 Limaburg
Road, Boone County, Kentucky; and (2) a Conditional Use Permit to allow a truck
stop on an approximate 17.1 acre area located at 5390 Limaburg Road, Boone
County, Kentucky. The request is for the development of a Clean Energy Truck
Hub to provide fueling and parking for a compressed natural gas truck fleet on an
overall 17.1 acre area located at 5390 Limaburg Road, Boone County, Kentucky.

#1

May 3, 2023
REQUEST
A. The first part of the submitted request is to rezone an approximate 0.83 acre area of an
approximate 17.1 acre lot located at 5390 Limaburg Road from Rural Suburban (RS) to
Industrial One (I-1).

B. The second part of the submitted request is for a Conditional Use Permit to allow a truck

stop on an approximate 17.1 acre area located at 5390 Limaburg Road.

SITE HISTORY

1990-

1992 Based on information contained in the Boone County GIS, the site was developed
with the existing building.

1992 On February 12, 1992, the Boone Board of Adjustment approved a Conditional
Use Permit for a golf driving range and miniature golf course (BCBOA-92-003).

1992 On December 16, 1992, the Boone County Planning Commission approved a
Conveyance Plat, creating the lot in question.

2013 On May 8, 2013, the Boone Board of Adjustment approved a Variance reducing
the Buffer Yard D width from eight (80) feet with a forty (40) foot option to twenty-
five (25) feet (BCBOA-13-011).

2013 On May 16, 2013, the Boone County Planning Commission approved a Minor Site
Plan for a storage barn.

2015 On May 22, 2015, the Boone County Planning Commission approved a Minor Site
Plan for a storage building.

2019 On May 7, 2019, the Boone County Planning Commission approved a Tenant
Finish Permit to Stephen’s Golf Academy.

2021 On November 23, 2021, the Boone County Planning Commission approved a

Minor Site Plan for a storage building.

APPLICABLE REGULATIONS

A.

Section 205.H of the Boone County Zoning Regulations states that in addition to any
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specific requirements for conditionally permitted uses deemed appropriate by the Board
of Adjustment, the Board shall review the particular facts and circumstances of each
proposed use and determine that the use is in fact a conditional use as established under
the provisions of these regulations. The Board may consider whether such use at the
proposed location:

1. Will be harmonious with and in accordance with the general objectives, or with any
specific objective of the County's comprehensive plan, a specific corridor plan
and/or the zoning order.

2. Will be designed, constructed, operated, and maintained so as to be harmonious
and appropriate in appearance with the existing or intended character of the
general vicinity and shall not change the essential character of the same area.

3. Will be hazardous to existing or future neighboring uses.

4. Will be served adequately by essential public facilites and services such as
highways, streets, police and fire protection, drainage structures, refuse disposal,
water and sewer, and schools; or that the persons or agencies responsible for the
establishment of the proposed use shall be able to provide adequately any such

services.

5. Will create excessive additional requirements at public cost for public facilities and
services and will be detrimental to the economic welfare of the community.

6. Will involve uses, activities, process, materials, equipment and conditions of

operation that will be detrimental to any persons, property, or the general welfare
by reason of excessive production of traffic, noise, smoke, dust, fumes, glare or
odors.

7. Will have vehicular approaches to the property which shall be so designed as not
to create an interference with traffic on surrounding public thoroughfares.

B. Section 302.A.5 of the Boone County Zoning Regulations states that at the time of filing
an application for azoning map amendment, the property owner may also request
a variance or a conditional use permit for the same development. A development that is
subject to a zone change or Concept Development Plan approval shall comply with all
applicable requirements of these regulations unless a written request for a variance(s), or
exception(s) pursuant to ARTICLE 2, as applicable.

C. Section 308 of the Boone County Zoning Regulations states that before any map
amendment is granted, the Planning Commission and legislative body shall use the
following criteria:

1. The map amendment is in agreement with the adopted comprehensive plan and
any specific study designed to further detail the Boone County Comprehensive
Plan for the location in question; or

2. The existing zoning classification is inappropriate and that the proposed zoning
classification is appropriate; or
3. There have been major changes of an economic, physical, or social nature not
anticipated in the adopted comprehensive plan that substantially alter the area's
character.
D. Section 505.4 of the Boone County Zoning Regulations identifies truck stop as a

conditional use in the I-1 district.
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Section 1102.A of the Boone County Zoning Regulations states that the purpose of the
Industrial One districtis to allow different types of small to large scale light
manufacturing, warehouse, distribution and related service uses, which require direct
accessibility to aregional 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/warehouse developments with abusiness 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 districtis 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 located 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 4000 of the Boone County Zoning Regulations includes the following definition:

1. Truck Stop: A facility designed to provide services to the trucking industry
including but not limited to dispensing of fuel, restaurants, showers, and associated
retail sales. The permitted uses do not include truck repair, washes, or the sale of
vehicles unless such activities are expressly listed as a permitted use for the
district in question, and a conditional use permit must be obtained for any activity
to be conducted at a truck stop that is listed as a conditional use for the district in
guestion.

SITE CHARACTERISTICS

A

The approximate 0.8 acre area, being a part of the approximate 17.1 acre property, is
located along the east side of Limaburg Road, approximately 750 feet south of Timber

Lane.
The site has one hundred fifty (150) feet of frontage along Limaburg Road.

The approximate 17.1 acre property is currently occupied by a private golf driving range
facility. The site is currently occupied by the driveway to the larger property.

The approximate 17.1 acre property is currently accessed from a single curb cut onto
Limaburg Road.

A tree line exists along the north, south, and east property lines of the approximate 17.1
acre property.



STAFF REPORT Clean Energy Truck Hub Page 4

May 3, 2023

G.

The site is within the 55 day/night noise level of the Cincinnati/Northern Kentucky
International Airport.

Topographically, the approximate 17.1 acre property slopes downward, west to east, at
an average grade of approximately 2%.

ADJACENT LAND USES AND ZONES

North:

South:

East:

West:

Single-family residential dwellings (RS) and an industrial development (I-1)
Single-family residential dwellings (RS) and vacant/undeveloped land (I-1)
Industrial uses (I-1)

Meadowood Golf Course (SR-1/PD)

RELATIONSHIP TO COMPREHENSIVE PLAN

A.

The Our Boone County Plan 2040 Future Land Use Plan designates the site for “Suburban
Density Residential” and “Recreational” uses, which are described as follows:

1.

2.

Suburban Density Residential: - Low density residential uses of up to one
dwelling unit per acre.

Recreation: Public and commercial outdoor recreation including golf courses,
parks, race tracks, private reserves, wooded areas that serve an established
recreation use, etc.

The following Our Boone County Plan 2040 Goals and Objectives apply to this application:

1.

2.

Mixing of residential and other land uses shall be encouraged where appropriate
(Overall Goal A, Objective 2).

Land uses and zoning decisions shall strive to balance the rights of landowners
with the rights of neighbors and the community (Overall Goal A, Objective 4).
Development policies shall not discriminate against any person (Demographics
Goal A, Objective 1).

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).

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

Boone County shall seek a combination of land uses that balances revenues
generated from those uses with the expenditures required to support them
(Economy Goal A, Objective 8).

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).

Mixing of commercial and non-commercial uses shall occur in areas where
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10.

11.

12.

13.

14.

15.

consideration has been given to assure compatibility with surrounding land uses
and natural systems (Economy Goal B, Objective 2).

Commercial uses shall be designed and located to coordinate with the surrounding
land uses and shall have safe access and adequate parking (Economy Goal B,
Objective 3).

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).

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 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).

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).

Inefficiencies in the transportation network, including road condition, intersection
improvements, and signal enhancements shall be identified and addressed
(Transportation Goal B, Objective 3).

Roadway capacity shall be preserved by utilizing access management policies and
guidelines (Transportation Goal B, Objective 4).

C. Limaburg Road is a county maintained collector street providing for two way traffic within
two driving lanes. There are no sidewalks along the roadway. The posted speed limit is
45 MPH.

D. The following are excerpts from Our Boone County Plan 2040:
1. 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; where
appropriate, 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. Typically, buffering is required and
provided between both like and unlike land uses. However, as the development of
Boone County fills in previously rural areas, different lot sizes and designs of
residential development sometimes impact each other. Where an appropriate
gradation of lot size and setbacks cannot be designed into a proposed residential
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subdivision development of a significantly higher density than existing adjacent
residential uses, deliberate vegetation buffering may need to be incorporated into
the design to help protect low density residential areas. Buffer areas should use
and supplement existing site features where possible (Land Use, Future Land Use
Development Guidelines, Buffering, pages 95-96).

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 soften the visual impacts of the
development from adjoining properties and roadways. The amount of heat
absorbed by impervious cover from sun radiation is decreased by landscaping,
which reduces energy costs. Landscaping helps purify the air of harmful pollutants,
thus reducing health impacts. It also helps reduce the quantity and improve the
quality of storm water runoff, including temperature. The use of bioretention islands
(water filtering basins) and grass swales should be used where possible in place
of raised islands as described in Northern Kentucky's Storm Water Best
Management Practices Manual (2012). Native species are often heartier than
nursery stock and should be used wherever possible to minimize pesticides and
other high impact forms of maintenance. 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 (Land Use, Future Land Use
Development Guidelines, Landscaping, page 96).

STAFF COMMENTS

A. The submitted Concept Development Plan indicates the following:

1.

2.

w

20O NOOA

0.

Provision for four (4) ‘fast-fill natural gas fuel dispensers, available for any Clean
Energy customer.

Provision for ninety-two (92) ‘fast-fill' natural gas fuel dispensers, available for box
trucks for a private Clean Energy customer.

Provision for 264 ‘time-fill’ natural gas fuel dispensers, available for truck cabs for
a private Clean Energy customer.

Provision for 280 passenger vehicle parking spaces.

Provision for three (3) office buildings, each having 1,440 square feet of space.
Provision for a 4,800 square foot vehicle service building.

Provision for perimeter landscaping.

Provision for security fencing.

Provision for stormwater detention.

Provision for one (1) curb cut onto Limaburg Road.

B. Staff has reviewed the submitted Concept Development Plan against the Boone County
Zoning Regulations, and offers the following comments:

1.

Section 3151 provides regulations for trash enclosure areas. Insufficient
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information has been submitted to determine compliance with this requirement.

2. Section 3314 requires all parking and loading spaces, including driveways, aisles,
vehicle storage, outdoor storage, and vehicle circulation areas to be improved with
either asphalt concrete or portland cement concrete.  Insufficient information has
been submitted to determine compliance with this requirement.

3. Section 3316 provides regulations for lighting. Insufficient information has been
submitted to determine compliance with this requirement.

4, Section 3635 provides regulations for landscaping around utility and mechanical
equipment. The submitted concept plan indicates the provision for an equipment
compound. Insufficient information has been submitted to determine compliance
with this requirement.

C. The applicant has provided trip generation information indicating that the proposed facility
will generate approximately 60 trips during the AM peak hour and approximately 75 trips
during the PM peak hour.

D. The applicant has provided a Project Description and Justification Statement supporting
their requested zoning map amendment and conditional use permit.

E. All areas adjacent to the approximate 17.1 acre property that are currently zoned I-1, are
identified for ‘Industrial’ uses on the 2040 Future Land Use Map of the comprehensive
plan.

F. While the majority of the approximate 17.1 acre property is identified for ‘Recreational’

uses on the 2040 Future Land Use Map of the comprehensive plan, this designation
primarily reflects the existing land use that was anticipated to continue and may not reflect
the potential land use of the redevelopment of the property.

G. Staff sent out an Agency Memo to the Boone County Building Department, Boone County
Public Works, and the Hebron Fire District

1. Andy Ifcic, Hebron Fire District, replied that he had no comments.

2. Mark Martin, Boone County Building Department, replied that he had no
comments.

STAFE CONCERNS

A. Staff had several concerns regarding the proposal. We contacted the applicant regarding
these issues and received the following responses:

1. The applicant has stated that no trailers will be stored on the site. However, the
applicant should address the noise levels that will occur on the site, specifically
addressing whether the trucks will be running during the ‘time-fills’, whether there
will be constant beeping from the trucks being in reverse, and whether there will
be noise during the evening hours.
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Answer: CNG truck engines are 90% quieter than a diesel truck engine. It takes
10 idling natural gas trucks to equal 1 idling diesel truck. Yes, there is a beep
when the truck is in reverse.

2. There is a discrepancy between the number of spaces identified in the applicant’s
Project Description and Justification Statement and those shown on the submitted
concept plan. The applicant should address which numbers are being proposed
for the site.

Answer: The site plan information box states 280 driver vehicle parking spaces,
264 truck cab spaces, 92 box truck spaces and 10 “staging” spaces. A staging
space provides a location for tow truck to remove trucks that need offsite
maintenance or repair and return trucks after repair. The numbers shown on the
site plan are the number of spaces proposed.

3. The submitted Concept Plan indicates the provision of a 4,800 square foot vehicle
service building. The applicant should address the specific types of services that
will be provided/allowed in this building.

Answer: The service area is used for routine light servicing of the trucks. Any
major servicing or repair is done offsite at shops that are equipped to do more
complicated work. Examples of services performed onsite include inspections,
wiper replacements, tire changes, light bulb changes, oil changes, fluid top-off, and
engine computer reading. Note that the service area does not have a building. The
service area will have portable awnings for weather protection and portable
containers for secure storage. These weather protection awnings are shown in the
rendering.

4. The applicant should address whether any of the passenger vehicle parking
spaces will be provided with the natural gas filling equipment or other EV charging
stations.

Answer: There will be no EV charging stations for the passenger vehicle parking.

5. The plan shows three (3) office buildings. The applicant should address the
reason why there is not just one (1) office building.

Answer: Multiple portable office units allow the site to flex with the requirements
for office space as needed by the trucking operators. As an example, the site might
initially be served by one portable office unit that has four interior offices. Later, a
second could be deployed when more office space is needed. As operations
change, office space can be expanded or reduced by adding or removing the
portable office units.

CONCLUSION

The zoning map amendment request needs to be evaluated by the Boone County Planning
Commission and the Boone Fiscal Court in terms of Article 3 of the Boone County Zoning
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An application consists of all fees paid in full, submitted drawings, and a completed application form

SECTION A: (To be completed by applicant)
Clean Energy Truck Hub

1. Name of Project:

2. Location of Project: 5390 Limaburg Road

3. Total Acreage of Project: 17.1 acres total - 0.83 acres RS to I-1
4. Current Zoning of Property: RS and I-1

5. Proposed Zoning of Property (classification being requested): -1

6. Proposed Use(s) (specify each use):

7. Proposed Building Intensities (specify for each building):

8. Are you applying for any of the following (check all that apply).
Conditional Use Permit ] Variance

Skas Properties LLC

9. Current Owner:
Address: 961 Whirlaway Drive
Union Kentucky 41091
City State Zip Code
Phone Number: | Fax Number:
Email:

CT Realty - Cole Moody
4343 VVon Karman Avenue, Suite 200

10. Applicant:

Address:
Newport Beach CA - 92660
City State Zip Code
Phone Number: 949-431-6414 Fax Number:
Email: cmoody@ctrinvestors.com
11. Are there any existing buildings on the site: Yes L1 No

If yes, indicate how ma ny: 4 - driving range and golf center building and maintenance buildings
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12. 1123 415 | 208

Deed Book Page Number Group Number
13. Have you had a pre-application meeting with the BCPC staff: Yes ] No
14.  Have you submitted a Concept Development Plan: Yes [ No

15. Have you met or discussed your proposed development with any of the following
organizations/agencies (check all that apply):

Local Fire District

Local School District

Northern Kentucky Health Department
Owen Cooperative Electric, Inc.
Sanitation District No. 1

USDA NRCS/Boone County
Conservation District

Other:

B

Boone County Building Department

[C1 Boone County Public Works Department

[Z] Boone County Water District

] Cincinnati Bell

[ Cincinnati/Northern Kentucky International
Airport (Kentucky Airport Zoning Commission
for height restrictions near the airport)

[ 1 buke Energy

[_] Florence Public Services Department

[] Kentucky Division of Water

[ Kentucky Transportation Cabinet

0 000000

186. Concept Development Plan Jurisdiction/Location (check all that apply):
Unincorporated Boone ~ [] Florence  [] Walton ~ [] Union

17. Waiver of 60 Day Time Requirement by Originator for Final Planning Commission Action:

In accordance with the provisions of KRS 100.211, the applicant(s) and property owner(s) or
originator(s) hereby waive the 60 day time limit for the Boone County Planning Commission to take final
action on my (our) Zoning Map Amendment/Concept Development Plan application. This time limit
waiver is considered effective immediately upon receipt by the Boone County Planning Commission
and expires on

Property Owner’s Signature:

0 —
Applicant’s Signature: L] \)
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12.

13.
14.

15.

16.

17.

Property Owner’s Signature:

Applicant’s Signature:

Map Amendment
1123 415 20‘2{0
Deed Book Page Number Group Number

Have you had a pre-application meeting with the BCPC staff: Yes [ No
Have you submitted a Concept Development Plan: Yes [ No

Have you met or discussed your proposed development with any of the following
organizations/agencies (check all that apply):

] Boone County Building Department 1 Local Fire District
1 Boone County Public Works Department 1 Local School District
1 Boone County Water District L] Northern Kentucky Health Department
[1 cCincinnati Bell ] owen Cooperative Electric, Inc.
Cincinnati/Northern Kentucky International [ sanitation District No. 1
Airport (Kentucky Airport Zoning Commission ] USDA NRCS/Boone County
for height restrictions near the airport) Conservation District
1 Duke Energy [] Other:
] Florence Public Services Department '

Kentiicky Division of Water
|1 Kentucky Transportation Cabinet

Concept Development Plan Jurisdiction/Location (check all that apply):
Unincorporated Boone  [] Florence  [_] Walton  [_] Union

Waiver of 60 Day Time Requirement by Originator for Final Planning Commission Action:

In accordance with the provisions of KRS 100.211, the applicant(s) and property owner(s) or
originator(s) hereby waive the 60 day time limit for the Boone County Planning Commission to take final
action on my (our) Zoning Map Amendment/Concept Development Plan application. This time limit
waiver is considered effective immediately upon receipt by the Boone County Planning Commission
and expires on
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SECTION B: (To be completed by Planning Commission staff)

1. Date Received: __H “L”‘RO) Fee Received: £ §)5M Receipt #: 420490
2. Number of Copies Received:

3. Has the following been submitted (check all that apply):

[ 1 Completed Application
[ 1 Concept Development Plan

[ 1 Legal Description
[] Names and Mailing Addresses of Adjacent Property Owners

4, Date the application is Administratively Complete (as defined in KRS 100.211):

5. Staff Reviewer:

6. Committee Chairperson:

7. Scheduled Public Hearing Date:

8. Boone County Planning Commission Action: Date of Action:

Approved

Approved with Conditions

Denial

Other

0. Resolution Number:

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

BCPC: March 2023
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Read at July 5, 2023 Business Meeting but NOT Adopted by Full Board by a vote of 6-5 #5

ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT

TO: Boone County Planning Commission

FROM: Corrin Gulick, Chair

DATE: July 5, 2023

RE: Request of CT Realty, per Cole Moody (applicant) for Skas Properties LLC

(owner) for: (1) a Zoning Map Amendment from Rural Suburban (RS) to
Industrial One (I-1) for an approximate 0.83 acre area located at 5390 Limaburg
Road, Boone County, Kentucky; and (2) a Conditional Use Permit to allow a truck
stop on an approximate 17.1 acre area located at 5390 Limaburg Road, Boone
County, Kentucky. The request is for the development of a Clean Energy Truck
Hub to provide fueling and parking for a compressed natural gas truck fleet on an
overall 17.1 acre area located at 5390 Limaburg Road, Boone County, Kentucky.

APPROVAL

REMARKS:

1. 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 finding of fact and conditions, if deemed
necessary, to complete the Committee Report.

2. We, the Committee, recommend approval of the above referenced Zoning Map
Amendment and Conditional Use Permit based on the following findings of fact:

FINDINGS OF FACT (Zoning Map Amendment):

1. The Committee concluded that the proposed I-1 district, along with the submitted
concept development plan, is appropriate and that the existing RS district is
inappropriate.

The site in question is part of a larger 17.1 acre property which is currently zoned
Industrial One (I-1) and is bound by I-1 zoning to the north, south, and east. The
proposed I-1 district for the site in question would bring the entire 17.1 acre property into
a single zoning district.

The proposed I-1 district will allow the larger 17.1 acre property to develop in a manner
which is consistent with adjacent areas which are currently zoned I-1.

The site in question is the only current access to the larger 17.1 acre property. The
existing RS district, for the site in question, significantly limits the development of the
larger 17.1 acre property.

2. The Committee concluded the attached conditions are necessary to achieve consistency
with the Our Boone County Plan 2040. The Committee also concluded that the attached
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conditions are necessary to mitigate any foreseeable community impacts that may be
created by the development. The property owner has signed a letter demonstrating
agreement with the conditions:

CONDITIONS:

1.

@ o

Development shall be consistent with the revised Concept Development Plan,
received on June 12, 2023. Where there is a discrepancy between the Project
Description and Justification Statement and -the Concept Development Plan
drawings, the Concept Development Plan drawings shall take precedence.

Any exterior light pole shall not exceed twenty (20) feet in height and be
equipped with down-lit light fixtures.

To ensure that traffic along Limaburg Road is not unduly affected by the
proposed development, the owner and/or developer, at their cost, shall construct
a right-turn deceleration lane and a left-turn storage lane on Limaburg Road at
the proposed curb cut to the site, provided that there is sufficient right-of-way to
accommodate the turn lanes, subject to the approval by the County Engineer as
part of the encroachment permit process.

To provide for interconnectivity, access, in the form of an easement and paved
driveway, shall be provided from the proposed ‘fast fill' area to the southern
property line.

Any Buffer Yard D shall include a berm, not exceeding a 3:1 slope.

Any Buffer Yard D that is not within the front yard shall include a fence with a
minimum height of six (6) feet. The fence shall be installed in the center of the
buffer yard or along the inner boundary of the buffer yard.

FINDINGS OF FACT (Conditional Use Permit):

1.

The proposed truck stop will be harmonious and in accordance with the comprehensive

plan.

a.

The proposed truck stop will not have many of the services found in a typical
truck stop (i.e., convenience store, restaurant, shower facilities) making the
proposed use more compatible with the existing industrial uses in the area.

The proposed truck stop will not have any truck trailers making the proposed use
more compatible with the adjacent residential uses in the area.

The proposed truck stop will be designed, constructed, operated, and maintained so as
to be harmonious and appropriate in appearance with the existing or intended character
of the general vicinity and shall not change the essential character of the same area.

a.

The proposed truck stop will have: (1) single story buildings; (2) landscaped
buffers: and (3) passenger vehicle parking in the areas that are closest to the
existing residential dwellings.
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3. The proposed truck stop will not be hazardous to existing or future neighboring uses.

a. The proposed truck stop will be equipped with safety features to mitigate any fuel
spillage.

The proposed truck stop will be served adequately by essential public facilities and
services such as highways, streets, police and fire protection, drainage structures,
refuse disposal, water and sewer, and schools; or that the persons or agencies
responsible for the establishment of the proposed use shall be able to provide
adequately any such services.

a. The proposed truck stop is located within an area that is easily served by various
public facilities and will be located on a collector street that is less than one (1)
mile from a state maintained arterial street.

The proposed truck stop will not create excessive additional requirements at public cost
for public facilities and services and will not be detrimental to the economic welfare of
the community.

a. The proposed truck stop will have the same public requirements as any other
industrial development in the area.

The proposed truck stop will not involve uses, activities, process, materials, equipment
and conditions of operation that will be detrimental to any persons, property, or the
general welfare by reason of excessive production of traffic, noise, smoke, dust, fumes,
glare or odors.

a. The proposed truck stop will use compressed natural gas, which is odorless,
other than the odor that is injected in the gas by the appropriate utility authority.

b. The proposed trucks, which will run on the compressed natural gas, are much
quieter than traditional diesel powered truck.

c. Since there will be no truck trailers, there will be no additional noise that results

from the connection/dropping of the trailers.

The proposed truck stop will have vehicular approaches to the property which shall be
so designed as not to create an interference with traffic on surrounding public

thoroughfares.

a. Any required improvements to Limaburg Road will be addressed during the
issuance of the encroachment permit by the County.

CONDITION:

1. The Conditional Use Permit for the proposed truck stop shall only be approved if
the Boone Fiscal Court takes action to approve the proposed zoning map
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amendment from RS to I-1.

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



#1

ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

TO: Boone County Planning Commission
FROM: Corrin Gulick, Chairwoman

DATE: June 21, 2023

REMARKS:

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

ZONING MAP_AMENDMENT/CONDITIONAL USE PERMIT, Corrin Gulick, Chairwoman,
Michael Schwartz, Staff

1. Request of CT Realty, per Cole Moody (applicant) for Skas Properties LLC
(owner) for: (1) a Zoning Map Amendment from Rural Suburban (RS) to Industrial
One (I-1) for an approximate 0.83 acre area located at 5390 Limaburg Road,
Boone County, Kentucky; and (2) a Conditional Use Permit to allow a truck stop
on an approximate 17.1 acre area located at 5390 Limaburg Road, Boone County,
Kentucky. The request is for the development of a Clean Energy Truck Hub to
provide fueling and parking for a compressed natural gas truck fleet on an overall
17.1 acre area located at 5390 Limaburg Road, Boone County, Kentucky.
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Corrin Gulick (Chairwoman)

For Project Absent
Against Project _ X
Abstain Deferred

Kathy Clark (Alternate)

\  AGAINST PROJECT _ —
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BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
BOONE COUNTY FISCAL COURTROOM
PUBLIC HEARINGS
MAY 3, 2023
7:30 P.M.

Chairman Rolfsen opened the Public Hearing at 7:30 p.m. and welcomed the audience to the
Planning Commission’s May 3, 2023 Public Hearings.

CONMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mrs. Kathy Clark

Mrs. Pamela Goetting

Ms. Corrin Gulick, Vice Chairwoman
Mr. Steve Harper, Temporary Presiding Officer
Mr. David Hincks

Mrs. Janet Kegley

Mr. Rick Lunnemann

Mr. Eric Richardson

Mr. Charlie Rolfsen, Chairman

Mr. Bob Schwenke

Mr. Tom Szurlinski

Mr. Steve Turner

Mr. Kenny Vaught

COMMISSION MEMBERS NOT PRESENT:

Mrs. Jackie Steele, Secretary/Treasurer

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

Mr. Kevin P. Costello, AICP, Executive Director
Mr. Michael D. Schwartz, Director, Zoning Services
Mr. Todd K. Morgan, AICP, Senior Planner

Chairman Rolfsen introduced the first item on the Agenda.

ZONING MAP AMENDMENT/CONDITIONAL USE PERMIT, Michael Schwartz, Staff

1. Request of CT Realty, per Cole Moody (applicant) for Skas Properties LLC
(owner) for: (1) a Zoning Map Amendment from Rural Suburban (RS) to Industrial
One (I-1) for an approximate 0.83 acre area located at 5390 Limaburg Road,
Boone County, Kentucky; and (2) a Conditional Use Permit to allow a truck stop
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on an approximate 17.1 acre area located at 5390 Limaburg Road, Boone County,
Kentucky. The request is for the development of a Clean Energy Truck Hub to
provide fueling and parking for a compressed natural gas truck fleet on an overall
17.1 acre area located at 5390 Limaburg Road, Boone County, Kentucky.

Staff Member, Michael Schwartz, referred to his PowerPoint presentation (See Staff Report). The
request involves rezoning a 0.83 acre area from Rural Suburban (RS) to Industrial One (I-1) at
5390 Limaburg Road. The request also includes a Conditional Use Permit application to allow a
truck stop as defined in the zoning regulations. The zone change site is part of a larger 17.1 acre
development. The site history is found on Page 1 of the Staff Report. The site has 150 feet of
road frontage along Limaburg Road. The area already zoned -1 is occupied by a golf driving
range. The subject area is occupied by a driveway leading to the only curb cut along Limaburg
Road. A tree line exists along the north, south and east property lines. Mr. Schwartz described
the surrounding land uses, which includes single-family homes and industrial development in the
area. Pages 1-3 of the Staff Report includes the pertinent sections of the zoning code that pertains
to the request. The proposed use is classified as a truck stop since it calls for dispensing fuel for
trucks. The topography of the site slopes west to east at a 2% grade. The Future Land Use Map
designates the site for Recreation (R) and Suburban Density Residential (SD) uses. Pages 4-6 of
the Staff Report includes portions of the Comprehensive Plan. Limaburg Road is a County
maintained road and contains no sidewalks. It is located in the 55 DNL Noise Contour. He showed

photographs of the site and adjoining properties.

Mr. Schwartz reviewed the submitted Concept Development Plan. It includes 4 fast fill natural
gas fuel dispensers for Clean Energy customers, 92 fast fill natural gas fuel dispensers for box
trucks for Clean Energy customers, 264 “time fill’ natural gas fuel dispensers for truck cabs for
Clean Energy customers, 280 passenger vehicle parking spaces, 3 office buildings each having
1,440 square feet of space, a 4,800 square foot vehicle service building, perimeter landscaping,
security fencing, stormwater detention and use of the existing curb cut on Limaburg Road. Mr.
Schwartz commented that people will drive their personal vehicles, park their car, get in a box
truck or truck cab, pick up a trailer or make deliveries and return to the same location for refueling.
Staff has reviewed the Concept Development Plan and notes that it has substantially met the
requirements of the Zoning Regulations. The applicant has provided trip generation figures that
show the facility generates 60 trips during the AM peak hour and approximately 75 trips during
the PM peak hour. The applicant has provided a Project Description and Justification Statement.
All areas adjacent to the 17.1 acre property that are zoned I-1 and are planned for industrial uses
in the future. The Recreation Future Land Use classification for the site largely reflects the use of
the property today. The Hebron Fire District and the Boone County Building Department had no
comments on the request. The Boone County Public Works Department replied and requested a
Traffic Impact Study to be submitted at the Site Plan stage as road improvements may be
necessary. Pages 7 & 8 of the Staff Report list a series of questions and Staff concerns. The
applicant has submitted a reply to these items as part of the Staff Report. Mr. Schwartz showed
some drawings of what the facility will look like if approved. There are 2 parts to the request. The
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first is a small Zoning Map Amendment request out front. The recommendation on this request
will be forwarded to the Fiscal Court for final action. The second request is for a Conditional Use
Permit for the truck stop that is only approved by the Planning Commission.

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

Ms. Anne McBride, representing CT Realty, stated that it is a really unique zoning request and
use for the subject property. About 4.6% of the site is zoned RS. A vast majority of the site is
zoned |-1. The access to the site is zoned RS. One can't go through the RS Zoning to get to the
I-1 zoned portion. It has to be zoned the same to have the use in question. The property is zoning
landlocked, as it can’t be developed completely unless all of it is zoned |-1. The Future Land Use
Map for the site reflects the existing zoning at the time. There have been major changes in the
area as lifestyles have changed. More people are working from home as a result of Covid. There
is a lot of empty office space and e-commerce has changed the retail sector. More distribution
centers have been built for storage and delivery business. All of that could not have been
anticipated with the current Comprehensive Plan. The 0.83 site can only be used for residential
purposes given the current RS zoning. A Conditional Use Permit application is being pursued for
a truck stop but it is not one in a truest sense. The facility is not open to the public but involves
the private clients that it serves. It does not have diesel fuel, a restaurant, showers, truck washing,
or a lounge. It serves truck cabs only and box trucks. There are no trailers. The fuel is renewable
compressed natural gas. Ms. McBride described the filling process for vehicles. There are many
benefits of this use for the environment. One of their clients wants to meet their carbon neutral
goal by 2040. The use is not as noisy as diesel trucks. There is no idling. Ms. McBride distributed
a handout to the Board members showing the site and surrounding properties. It shows the
neighboring industrial uses already in place. The proposed use is less objectionable. The site is
about 1,200 feet from the Airport. The I-1 zoning already in place allows distribution related uses.
She indicated that they would comply with all of the requirements of the Boone County Zoning
Regulations. It includes trash dumpsters and landscaping to screen the use from the existing
residences. Parking will be provided on paved surfaces. A monument sign is being proposed and
will meet all of the requirements along with lighting. In regard to the Conditional Use Permit, the
use is harmonious with the Comprehensive Plan. The access is the only thing seen from the road
due to screening and setback. It is compatible to other uses in the area and it isn’t hazardous to
the area. There are adequate public facilities in the area. It is a less intense use versus other uses

that are permitted in the [-1 district.

Mr. Ralph Anderson, CT Realty, described his company as an industrial developer. They are in
all markets nationwide. Their client is Clean Energy Fuels. He has 7 projects underway of 24 that
will eventually be constructed. Eight of the projects have been constructed of which 3 are his
projects. For every one compressed natural gas truck, one diesel truck will leave the road. The
trucks have been purchased and when put into service, a diesel truck will be eliminated by their
client. It really is a carbon negative initiative as it captures the gas and returns it to the grid when
put into the truck. The operations are local operators or drivers that may own a franchise. It is not
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a shifting type of operation. Trucks operate when they are needed. A peak time may be a 3 hour
shift.

Mr. Chuck Nelson, Clean Energy Fuels, stated that the goal of the program is to reduce the carbon
footprint. The company captures manure and greenhouse gases, cleans it and puts it back into
the pipeline to put in vehicles. One diesel truck idling is noisier than 10 Clean Energy gas trucks.
Waste haulers usually run their vehicles on natural gas. It is quieter. The natural gas trucks don't
idle. There will be other fleets of vehicles that will use the facility but it is not open to the general
public. It is for local drivers.

Chairman Rolfsen asked if anyone wanted to speak in favor or against the request?

Mr. Travis Miller, OKI Regional Council of Governments, stated that he is not in favor or against
the zoning request but rather supports the use of compressed natural gas. OKlI's Metropolitan
Transportation Plan supports the use of alternative fuels. It will improve air quality in the region.
The 1-75 corridor from the State line to Walton is an alternative fuel corridor. It was done to
promote compressed natural gas, particularly for freight users. It is also recommended in OKl's
Regional Strategic Plan. ‘

Mr. Lee.Crume, B-NKY, stated that his organization supports the project as it adds to the region’s
effort to encourage low carbon emissions and renewable energy. Trucks are part of our
community and this project minimizes the impact using compressed natural gas. Itis less pollution

and noise.

Ms. Tammy McDaniel, 1805 Lakeland Park Drive, stated that she supports a clean environment.
She wonders what it is like living next door to the facility? All day long, there are cars driving down
Lakeland Park Drive due to the industrial in the area. There is trash and needles. The road is not
big enough for this project. Limaburg Road is not big enough for a truck stop. There are sometimes
backups on Limaburg Road. More development is coming. She is concerned about lighting and
property values. Her house was impacted by the Amazon blasting. She assumes that Mr.
Anderson and Mr. Nelson don't live by these types of facilities. Imagine what it would be like to
live next to it. They have to live with it constantly. She likes having the driving range next to her.

Mr. Art Crawford, 5320 Limaburg Road, stated that he agreed with Ms. McDaniel as he moved to
the area 3 years ago and occasionally he has a golf ball in his yard. He expressed a concern

about the project’s impact.
Chairman Rolfsen asked if any Commissioners had any questions or comments?

Mr. Hincks inquired about the safety of filling a truck with’compressed gas versus diesel fuel? Mr.
Nelson replied that natural gas has significant safety standards. This includes pressure monitoring
and emergency shutdowns. A diesel leak occurs on the ground and is flammable. Natural gas is
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lighter than air and goes up. It vents into the air. Natural gas has to be the perfect mixture of
methane and oxygen to have any type of ignition. Clean Energy has many stations across the
United States and follows all the national standards. Natural gas has an odor and is the same
type of gas for water heaters and stoves. They don't store the gas on-site as it is only in the
pipeline to be put into vehicles. There are controls and sensors in place for safety purposes. Mr.
Hincks asked how the proposal is not like a truck stop? Ms. McBride replied that a truck stop like
Flying J is open to the public. Truck stops use diesel fuel. The proposed facility doesn't sell food
or tires or have showers or truck washes. It doesn’t have trailers and drivers don't sleep on-site.
It has more security because it is private and not open to the public. Mr. Nelson noted that the
gas would originate from a gas line already in existence on Limaburg Road.

Chairman Rolfsen asked what happens if there is a gas leak? Mr. Nelson responded that it is
monitored by controls from gas detection systems. They also monitor the pressures in the system.
The site is monitored 24/7 by a command center. It is designed with an emergency shut down
fault system. They would dispatch the local fire department and personnef from their company.

Chairman Rolfsen asked about the lighting? Mr. Nelson replied that there will be lighting in the
parking area for safety and security purposes. They usually follow the local requirements. Lighting
will be diverted down and inward. He showed that the lighting will be directed from the canopy to
the compound area. There will be berms along the drive areas and additional landscaping around
the perimeters to better buffer the use from the residential. They are trying to be a good neighbor.

Chairman Rolfsen asked who is the company that will be using the facility? Mr. Nelson replied
that it could be CCX, Amazon or FedEx. The company owns the trucks and hires local
companies/drivers to use them.

Ms. Gulick expressed a concern about traffic. Is the Traffic Impact Study completed yet since the
County Engineer required it? Mr. Anderson responded that it is in process. She felt there are
safety concerns about Limaburg Road. What type of improvements to Limaburg Road is the

developer offering?

Mr. Nelson replied that any improvements would be based on the recommendations outlined in
the Traffic Impact Study. It could include road widening or safety signage. Mr. Anderson noted
the box trucks have less of an impact than tractor trailers.

Chairman Rolfsen inquired about the directions of the traffic to and from the facility. It may affect
improvements on the road from both directions or in one direction dependent on who uses the
facility like Amazon. It is not a signalized intersection.

Ms. Gulick mentioned that it is difficult to control it if there are third party companies using the
facility. Mr. Anderson replied that enforcement will occur regardless of who is using the facility.
He also explained that at other facilities they have made the necessary road improvements.



BOONE COUNTY PLANNING COMMISSION MAY 3, 2023
Public Hearing ltem #1 Page 6

Mr. Wilson mentioned that the applicant noted that the facility will be unmanned. How will it be
enforced? Mr. Anderson replied it would be law enforcement or code enforcement. Chairman
Rolfsen asked who is enforcing the fact that someone may sleep overnight at the facility even
though it may not be a truck stop? Mr. Nelson replied that they have security cameras and 24/7.
monitoring. Anything done on private property would be under their enforcement whereas on the
public road would be the County.

Mr. Lunnemann asked the applicant to address the completion of the Traffic Impact Study, lighting
and landscaping. It is essential to know what needs to be done to the road before the Planning
Commission acts. Again, what direction will the vehicles come from and leave the site?

Mr. Costello asked if the proposed facility would be better suited to be located on Airport property
next to the proposed user(s)? Mr. Nelson replied that their facilities are typically not located next
to warehouse hubs or sorting facilities. It is typically day routes and not long haul routes.

Chairman Rolfsen inquired on the location of a similar facility? Mr. Anderson replied it is located
in the Columbus market or in Groveport.

Mr. Schwenke commented that it could be one client today but change in the future to 5 or 6 with
different traffic patterns. Mr. Costello explained one could limit the use to what is there today and
not allow trailers to avoid the heavy traffic and congestion. One could also cap the number of

parking spaces.

Ms. McBride stated that the vast majority of the site is already zoned [-1 so it could be a vast
distribution facility with trucks and trailers all night. There are other uses than can occur by right
as long as they meet the Site Plan Review requirements.

Mrs. Clark asked if the facility was unmanned, had no employees, with a security fence and
cameras, and if something happens, would they depend on local law enforcement?

Mr. Anderson replied that they would rely on local law enforcement. On-premise problems would
be monitored by Clean Energy electronically via video and by local on-site service folks. The
Command Center is in Denver and Newport Beach, California. The drivers also have safety
officers and have to follow rules. The individual driver is trained to fill up their own vehicle.

Mr. Szurlinski asked what was the purpose of the buildings on the north side? Mr. Nelson
responded the building is used for small meetings with staff and drivers. It could involve the
dispatcher or safety officer. There is no public access to the building. The other building is used
for light maintenance/service — headlights, wiper blades, fluids, etc. Maintenance workers are
usually on-site each day. A truck won't start unless the hose is disconnected from the vehicle. It

is not manned like a gas station.
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Ms. McDaniel expressed a concern about vapors in the air. Will it be a problem if she has a
backyard fire or has fireworks? Where will the private cars be located on the site as it affects
lighting the site? What will be the impact on her property?

Seeing no further questions or comments, Chairman Rolfsen announced that the
Committee Meeting for this item will be on May 17, 2023 at 5:00 P.M. This item will be on
the Agenda for the Business Meeting on June 7, 2023 at 7:00 p.m. in the Fiscal Courtroom.
Secretary/Treasurer Steele closed the Public Hearing at 8:48 p.m.

APPROVED:

g Charlie Rolfsen
Chairman

Attest:

("4

» Kevi P. Costello, AICP ‘
Executive Director

Exhibit A — Email from Rob Franxman
Exhibit B — Surrounding Industrial Properties



BCPC PH #1 5/3/23
EXHIBIT A

Michael Schwartz

From: Robert Franxman

Sent: Thursday, April 27,2023 9:29 AM

To: Michael Schwartz

Subject: RE: Clean Energy Truck Hub - 5390 Limaburg Road
Michael,

Sorry I’'m a day late. Just 1 comment.

Thanks,
Rob

e The submitted information presents data that the traffic numbers are lower than 100 trips per peak hour. 100
trips is the typical threshold that triggers a site specific Traffic Impact Study; I'll accept the applicants conclusion
that a TIS isn’t required based on the number of trips. However; as they indicate on page 6 (bullet 7) they
should be required to provide the already completed traffic analysis during site plan review and the
encroachment permit process. In addition, the developer should be aware Limaburg Road is classified as a
collector and experiences significant mixed (car / truck / ped / transit) traffic volumes despite relatively narrow
lanes and a mostly rural roadway section with no shoulders. When they do submit their already completed
traffic analysis, | would ask that they evaluate safety along the general Limaburg corridor that will be impacted
by an increase in larger vehicles. This evaluation should include analysis of crash data to identify the potential
causes and crash patterns in the corridor and determine if the proposed development will impact the current

crash patterns.

From: Michael Schwartz <mschwartz@boonecountyky.org>
Sent: Friday, April 7, 2023 8:43 AM
To: Paul Stephenson <Pstephenson@boonecountyky.org>; Mark Martin <mmartin@boonecountyky.org>; Robert

Franxman <rfranxman@boonecountyky.org>; Daniel Menetrey <dmenetrey@boonecountyky.org>;

aifcic@hebronfire.org
Subject: Clean Energy Truck Hub - 5390 Limaburg Road

We are in receipt of the above referenced zoning map amendment application.

If you have any comments that you would like to have included in our staff report, please forward them to me no later
than Wednesday, April 26, 2023.

Michael D. Schwartz
Director, Zoning Services

#® ¥ BOONE COUNTY
MY’ PLANNING COMMISSION
2950 Washington Street, Room 317

Burlington, Kentucky 41005
(P) 859-334-2196  (F) 859-334-2264

£ T,
;.

o



BOONE COUNTY PLANNING COMMISSION
ADOPTED FINDINGS OF FACT FOR DENIAL

Request of CT Realty, per Cole Moody (applicant) for Skas Properties LLC
(owner) for: (1) a Zoning Map Amendment from Rural Suburban (RS) to
Industrial One (I-1) for an approximate 0.83 acre area located at 5390 Limaburg
Road, Boone County, Kentucky; and (2) a Conditional Use Permit to allow a truck
stop on an approximate 17.1 acre area located at 5390 Limaburg Road, Boone
County, Kentucky. The request is for the development of a Clean Energy Truck
Hub to provide fueling and parking for a compressed natural gas truck fleet on an
overall 17.1 acre area located at 5390 Limaburg Road, Boone County, Kentucky.

REMARKS:

1.

#1

We, the Boone County Planning Commission, recommend denial of the above
referenced Zoning Map Amendment and approval of the Conditional Use Permit based
on the following Findings of Fact:

FINDINGS OF FACT (Zoning Map Amendment):

1.

The proposed I-1 district is not consistent with The Qur Boone County Plan 2040 Future
Land Use Plan designates the site for “Suburban Density Residential” uses.

a.

The proposed I-1 district will allow industrial uses within an area that is
recommended for residential development up to four (4) units per acre.

The proposed I-1 district is not consistent with the following Our Boone County Plan
2040 Goals and Objectives:

Mixing of residential and other land uses shall be encouraged where appropriate

a.

(Overall Goal A, Objective 2).

(1) Using the site in question for industrial uses is not appropriate given the
existing residential uses in the area along Limaburg Road.

b. Land uses and zoning decisions shall strive to balance the rights of landowners

with the rights of neighbors and the community (Overall Goal A, Objective 4).

(1 The property owners in the vicinity of the site in question knew, or should
have known that the area that is currently zoned I-1 could be developed
with industrial uses. Additionally, they knew, or should have known that
the site was zoned for residential uses. The larger are of the site, that is
currently zoned -1, can be developed as long as access is from an
adjacent property that is also zoned I-1.

C. 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).

(1) While Limaburg Road is identified as a collector street, it is not designed
or constructed to a collector street standard. The provision of additional
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truck traffic on Limaburg Road will have a negative impact on the capacity
and safety of the roadway.

The existing RS district is appropriate and the proposed I-1 district is inappropriate.

a. The existing RS district is consistent with the 2040 Future Land Use Map of the
comprehensive plan which identifies the site for residential uses, up to four (4)
units per acre. The existing RS district permits residential uses up to three (3)
units per acre.

b. The proposed I-1 district would allow industrial traffic to go through an area that
has established single-family residential dwellings.

c. The remainder of the property, which is currently zoned I-1, can be appropriately
developed, provided access is from adjacent areas that are zoned I-1.

There have been no major changes of an economic, physical, or social nature within the
area involved which were not anticipated in the adopted comprehensive plan and which
have substantially altered the basic character of such area.

FINDINGS OF FACT (Conditional Use Permit):

1.

The proposed truck stop will be harmonious and in accordance with the comprehensive
plan.

a. The proposed truck stop will not have many of the services found in a typical
truck stop (i.e., convenience store, restaurant, shower facilities) making the
proposed use more compatible with the existing industrial uses in the area.

b. The proposed truck stop will not have any truck trailers making the proposed use
more compatible with the adjacent residential uses in the area.

The proposed truck stop will be designed, constructed, operated, and maintained so as
to be harmonious and appropriate in appearance with the existing or intended character
of the general vicinity and shall not change the essential character of the same area.

a. The proposed truck stop will have: (1) single story buildings; (2) landscaped
buffers; and (3) passenger vehicle parking in the areas that are closest to the
existing residential dwellings.

The proposed truck stop will not be hazardous to existing or future neighboring uses.

a. The proposed truck stop will be equipped with safety features to mitigate any fuel
spillage.

The proposed truck stop will be served adequately by essential public facilities and



ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT
Clean Energy Tuck Hub
July 5, 2023

Page 3

services such as highways, streets, police and fire protection, drainage structures,
refuse disposal, water and sewer, and schools; or that the persons or agencies
responsible for the establishment of the proposed use shall be able to provide
adequately any such services.

a. The proposed truck stop is located within an area that is easily served by various
public facilities and will be located on a collector street that is less than one (1)
mile from a state maintained arterial street.

The proposed truck stop will not create excessive additional requirements at public cost
for public facilities and services and will not be detrimental to the economic welfare of
the community.

a. The proposed truck stop will have the same public requirements as any other
industrial development in the area.

The proposed truck stop will not involve uses, activities, process, materials, equipment
and conditions of operation that will be detrimental to any persons, property, or the
general welfare by reason of excessive production of traffic, noise, smoke, dust, fumes,
glare or odors.

a. The proposed truck stop will use compressed natural gas, which is odorless,
other than the odor that is injected in the gas by the appropriate utility authority.

b. The proposed trucks, which will run on the compressed natural gas, are much
quieter than traditional diesel powered truck. -

C. Since there will be no truck trailers, there will be no additional noise that results

from the connection/dropping of the trailers.

The proposed truck stop will have vehicular approaches to the property which shall be
so designed as not to create an interference with traffic on surrounding public

thoroughfares.

a. Any required improvements to Limaburg Road will be addressed during the
issuance of the encroachment permit by the County.

CONDITION:

1. The Conditional Use Permit for the proposed truck stop shall only be approved if
the Boone Fiscal Court takes action to approve the proposed zoning map
amendment from RS to |-1.



BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
BOONE COUNTY FISCAL COURTROOM
PUBLIC HEARINGS
MAY 3, 2023
7:30 P.M.

Chairman Rolfsen opened the Public Hearing at 7:30 p.m. and welcomed the audience to the
Planning Commission’s May 3, 2023 Public Hearings.

COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mrs. Kathy Clark

Mrs. Pamela Goetting

Ms. Corrin Gulick, Vice Chairwoman
Mr. Steve Harper, Temporary Presiding Officer
Mr. David Hincks

Mrs. Janet Kegley

Mr. Rick Lunnemann

Mr. Eric Richardson

Mr. Charlie Rolfsen, Chairman

Mr. Bob Schwenke

Mr. Tom Szurlinski

Mr. Steve Turner

Mr. Kenny Vaught

COMMISSION MEMBERS NOT PRESENT:

Mrs. Jackie Steele, Secretary/Treasurer

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

Mr. Kevin P. Costello, AICP, Executive Director

Mr. Michael D. Schwartz, Director, Zoning Services

Mr. Todd K. Morgan, AICP, Senior Planner

Chairman Rolfsen introduced the first item on the Agenda.

ZONING MAP AMENDMENT/CONDITIONAL USE PERMIT, Michael Schwartz, Staff

1. Request of CT Realty, per Cole Moody (applicant) for Skas Properties LLC
(owner) for: (1) a Zoning Map Amendment from Rural Suburban (RS) to Industrial
One (I-1) for an approximate 0.83 acre area located at 5390 Limaburg Road,
Boone County, Kentucky; and (2) a Conditional Use Permit to allow a truck stop
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on an approximate 17.1 acre area located at 5390 Limaburg Road, Boone County,
Kentucky. The request is for the development of a Clean Energy Truck Hub to
provide fueling and parking for a compressed natural gas truck fleet on an overall
17.1 acre area located at 5390 Limaburg Road, Boone County, Kentucky.

Staff Member, Michael Schwartz, referred to his PowerPoint presentation (See Staff Report). The
request involves rezoning a 0.83 acre area from Rural Suburban (RS) to Industrial One (I-1) at
5390 Limaburg Road. The request also includes a Conditional Use Permit application to allow a
truck stop as defined in the zoning regulations. The zone change site is part of a larger 17.1 acre
development. The site history is found on Page 1 of the Staff Report. The site has 150 feet of
road frontage along Limaburg Road. The area already zoned I-1 is occupied by a golf driving
range. The subject area is occupied by a driveway leading to the only curb cut along Limaburg
Road. A tree line exists along the north, south and east property lines. Mr. Schwartz described
the surrounding land uses, which includes single-family homes and industrial development in the
area. Pages 1-3 of the Staff Report includes the pertinent sections of the zoning code that pertains
to the request. The proposed use is classified as a truck stop since it calls for dispensing fuel for
trucks. The topography of the site slopes west to east at a 2% grade. The Future Land Use Map
designates the site for Recreation (R) and Suburban Density Residential (SD) uses. Pages 4-6 of
the Staff Report includes portions of the Comprehensive Plan. Limaburg Road is a County
maintained road and contains no sidewalks. It is located in the 55 DNL Noise Contour. He showed

photographs of the site and adjoining properties.

Mr. Schwartz reviewed the submitted Concept Development Plan. It includes 4 fast fill natural
gas fuel dispensers for Clean Energy customers, 92 fast fill natural gas fuel dispensers for box
trucks for Clean Energy customers, 264 “time fill” natural gas fuel dispensers for truck cabs for
Clean Energy customers, 280 passenger vehicle parking spaces, 3 office buildings each having
1,440 square feet of space, a 4,800 square foot vehicle service building, perimeter landscaping,
security fencing, stormwater detention and use of the existing curb cut on Limaburg Road. Mr.
Schwartz commented that people will drive their personal vehicles, park their car, get in a box
truck or truck cab, pick up a trailer or make deliveries and return to the same location for refueling.
Staff has reviewed the Concept Development Plan and notes that it has substantially met the
requirements of the Zoning Regulations. The applicant has provided trip generation figures that
show the facility generates 60 trips during the AM peak hour and approximately 75 trips during
the PM peak hour. The applicant has provided a Project Description and Justification Statement.
All areas adjacent to the 17.1 acre property that are zoned I-1 and are planned for industrial uses
in the future. The Recreation Future Land Use classification for the site largely reflects the use of
the property today. The Hebron Fire District and the Boone County Building Department had no
comments on the request. The Boone County Public Works Department replied and requested a
Traffic Impact Study to be submitted at the Site Plan stage as road improvements may be
necessary. Pages 7 & 8 of the Staff Report list a series of questions and Staff concerns. The
applicant has submitted a reply to these items as part of the Staff Report. Mr. Schwartz showed
some drawings of what the facility will look like if approved. There are 2 parts to the request. The
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first is a small Zoning Map Amendment request out front. The recommendation on this request
will be forwarded to the Fiscal Court for final action. The second request is for a Conditional Use
Permit for the truck stop that is only approved by the Planning Commission.

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

Ms. Anne McBride, representing CT Realty, stated that it is a really unique zoning request and
use for the subject property. About 4.6% of the site is zoned RS. A vast majority of the site is
zoned I-1. The access to the site is zoned RS. One can’t go through the RS Zoning to get to the
I-1 zoned portion. It has to be zoned the same to have the use in question. The property is zoning
landlocked, as it can’t be developed completely unless all of it is zoned I-1. The Future Land Use
Map for the site reflects the existing zoning at the time. There have been major changes in the
area as lifestyles have changed. More people are working from home as aresult of Covid. There
is a lot of empty office space and e-commerce has changed the retail sector. More distribution
centers have been built for storage and delivery business. All of that could not have been
anticipated with the current Comprehensive Plan. The 0.83 site can only be used for residential
purposes given the current RS zoning. A Conditional Use Permit application is being pursued for
a truck stop but it is not one in a truest sense. The facility is not open to the public but involves
the private clients that it serves. It does not have diesel fuel, a restaurant, showers, truck washing,
or a lounge. It serves truck cabs only and box trucks. There are no trailers. The fuel is renewable
compressed natural gas. Ms. McBride described the filling process for vehicles. There are many
benefits of this use for the environment. One of their clients wants to meet their carbon neutral
goal by 2040. The use is not as noisy as diesel trucks. There is no idling. Ms. McBride distributed
a handout to the Board members showing the site and surrounding properties. It shows the
neighboring industrial uses already in place. The proposed use is less objectionable. The site is
about 1,200 feet from the Airport. The I-1 zoning already in place allows distribution related uses.
She indicated that they would comply with all of the requirements of the Boone County Zoning
Regulations. It includes trash dumpsters and landscaping to screen the use from the existing
residences. Parking will be provided on paved surfaces. A monument sign is being proposed and
will meet all of the requirements along with lighting. In regard to the Conditional Use Permit, the
use is harmonious with the Comprehensive Plan. The access is the only thing seen from the road
due to screening and setback. It is compatible to other uses in the area and it isn’t hazardous to
the area. There are adequate public facilities in the area. It is aless intense use versus other uses

that are permitted in the I-1 district.

Mr. Ralph Anderson, CT Realty, described his company as an industrial developer. They are in
all markets nationwide. Their client is Clean Energy Fuels. He has 7 projects underway of 24 that
will eventually be constructed. Eight of the projects have been constructed of which 3 are his
projects. For every one compressed natural gas truck, one diesel truck will leave the road. The
trucks have been purchased and when put into service, a diesel truck will be eliminated by their
client. It really is a carbon negative initiative as it captures the gas and returns it to the grid when
put into the truck. The operations are local operators or drivers that may own a franchise. It is not
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a shifting type of operation. Trucks operate when they are needed. A peak time may be a 3 hour
shift.

Mr. Chuck Nelson, Clean Energy Fuels, stated that the goal of the program is to reduce the carbon
footprint. The company captures manure and greenhouse gases, cleans it and puts it back into
the pipeline to put in vehicles. One diesel truck idling is noisier than 10 Clean Energy gas trucks.
Waste haulers usually run their vehicles on natural gas. It is quieter. The natural gas trucks don’t
idle. There will be other fleets of vehicles that will use the facility but it is not open to the general
public. It is for local drivers.

Chairman Rolfsen asked if anyone wanted to speak in favor or against the request?

Mr. Travis Miller, OKI Regional Council of Governments, stated that he is not in favor or against
the zoning request but rather supports the use of compressed natural gas. OKl's Metropolitan
Transportation Plan supports the use of alternative fuels. It will improve air quality in the region.
The 1-75 corridor from the State line to Walton is an alternative fuel corridor. It was done to
promote compressed natural gas, particularly for freight users. It is also recommended in OKl's
Regional Strategic Plan.

Mr. Lee Crume, B-NKY, stated that his organization supports the project as it adds to the region’s
effort to encourage low carbon emissions and renewable energy. Trucks are part of our
community and this project minimizes the impact using compressed natural gas. It is less pollution

and noise.

Ms. Tammy McDaniel, 1805 Lakeland Park Drive, stated that she supports a clean environment.
She wonders what it is like living next door to the facility? All day long, there are cars driving down
Lakeland Park Drive due to the industrial in the area. There is trash and needles. The road is not
big enough for this project. Limaburg Road is not big enough for a truck stop. There are sometimes
backups on Limaburg Road. More development is coming. She is concerned about lighting and
property values. Her house was impacted by the Amazon blasting. She assumes that Mr.
Anderson and Mr. Nelson don't live by these types of facilities. Imagine what it would be like to
live next to it. They have to live with it constantly. She likes having the driving range next to her.

Mr. Art Crawford, 5320 Limaburg Road, stated that he agreed with Ms. McDaniel as he moved to
the area 3 years ago and occasionally he has a golf ball in his yard. He expressed a concern
about the project’s impact.

Chairman Rolfsen asked if any Commissioners had any questions or comments?

Mr. Hincks inquired about the safety of filling a truck with compressed gas versus diesel fuel? Mr.
Nelson replied that natural gas has significant safety standards. This includes pressure monitoring
and emergency shutdowns. A diesel leak occurs on the ground and is flammable. Natural gas is
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lighter than air and goes up. It vents into the air. Natural gas has to be the perfect mixture of
methane and oxygen to have any type of ignition. Clean Energy has many stations across the
United States and follows all the national standards. Natural gas has an odor and is the same
type of gas for water heaters and stoves. They don’t store the gas on-site as it is only in the
pipeline to be put into vehicles. There are controls and sensors in place for safety purposes. Mr.
Hincks asked how the proposal is not like a truck stop? Ms. McBride replied that a truck stop like
Flying J is open to the public. Truck stops use diesel fuel. The proposed facility doesn't sell food
or tires or have showers or truck washes. It doesn’t have trailers and drivers don't sleep on-site.
It has more security because it is private and not open to the public. Mr. Nelson noted that the
gas would originate from a gas line already in existence on Limaburg Road.

Chairman Rolfsen asked what happens if there is a gas leak? Mr. Nelson responded that it is
monitored by controls from gas detection systems. They also monitor the pressures in the system.
The site is monitored 24/7 by a command center. It is designed with an emergency shut down
fault system. They would dispatch the local fire department and personnel from their company.

Chairman Rolfsen asked about the lighting? Mr. Nelson replied that there will be lighting in the
parking area for safety and security purposes. They usually follow the local requirements. Lighting
will be diverted down and inward. He showed that the lighting will be directed from the canopy to
the compound area. There will be berms along the drive areas and additional landscaping around
the perimeters to better buffer the use from the residential. They are trying to be a good neighbor.

Chairman Rolfsen asked who is the company that will be using the facility? Mr. Nelson replied
that it could be CCX, Amazon or FedEx. The company owns the trucks and hires local
companies/drivers to use them.

Ms. Gulick expressed a concern about traffic. Is the Traffic Impact Study completed yet since the
County Engineer required it? Mr. Anderson responded that it is in process. She felt there are
safety concerns about Limaburg Road. What type of improvements to Limaburg Road is the

developer offering?

Mr. Nelson replied that any improvements would be based on the recommendations outlined in
the Traffic Impact Study. It could include road widening or safety signage. Mr. Anderson noted
the box trucks have less of an impact than tractor trailers.

Chairman Rolfsen inquired about the directions of the traffic to and from the facility. It may affect
improvements on the road from both directions or in one direction dependent on who uses the

facility like Amazon. It is not a signalized intersection.

Ms. Gulick mentioned that it is difficult to control it if there are third party companies using the
facility. Mr. Anderson replied that enforcement will oceur regardless of who is using the facility.
He also explained that at other facilities they have made the necessary road improvements.
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Mr. Wilson mentioned that the applicant noted that the facility will be unmanned. How will it be
enforced? Mr. Anderson replied it would be law enforcement or code enforcement. Chairman
Rolfsen asked who is enforcing the fact that someone may sleep overnight at the facility even
though it may not be a truck stop? Mr. Nelson replied that they have security cameras and 24/7.
monitoring. Anything done on private property would be under their enforcement whereas on the

public road would be the County.

Mr. Lunnemann asked the applicant to address the completion of the Traffic Impact Study, lighting
and landscaping. It is essential to know what needs to be done to the road before the Planning
Commission acts. Again, what direction will the vehicles come from and leave the site?

Mr. Costello asked if the proposed facility would be better suited to be located on Airport property
next to the proposed user(s)? Mr. Nelson replied that their facilities are typically not located next
to warehouse hubs or sorting facilities. It is typically day routes and not long haul routes.

Chairman Rolfsen inquired on the location of a similar facility? Mr. Anderson replied it is located
in the Columbus market or in Groveport.

Mr. Schwenke commented that it could be one client today but change in the future to 5 or 6 with
different traffic patterns. Mr. Costello explained one could limit the use to what is there today and
not allow trailers to avoid the heavy traffic and congestion. One could also cap the number of

parking spaces.

Ms. McBride stated that the vast majority of the site is already zoned I-1 so it could be a vast
distribution facility with trucks and trailers all night. There are other uses than can occur by right
as long as they meet the Site Plan Review requirements.

Mrs. Clark asked if the facility was unmanned, had no employees, with a security fence and
cameras, and if something happens, would they depend on local law enforcement?

Mr. Anderson replied that they would rely on local law enforcement. On-premise problems would
be monitored by Clean Energy electronically via video and by local on-site service folks. The
Command Center is in Denver and Newport Beach, California. The drivers also have safety
officers and have to follow rules. The individual driver is trained to fill up their own vehicle.

Mr. Szurlinski asked what was the purpose of the buildings on the north side? Mr. Nelson
responded the building is used for small meetings with staff and drivers. It could involve the
dispatcher or safety officer. There is no public access to the building. The other building is used
for light maintenance/service — headlights, wiper blades, fluids, etc. Maintenance workers are
usually on-site each day. A truck won't start unless the hose is disconnected from the vehicle. It

is not manned like a gas station.
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ZONING DESCRIPTION
SKAS PROPERTIES, LLC
BOONE COUNTY, KENTUCKY
CONTAINING 0.8327 ACRES

Situate in Boone County, the Commonwealth of Kentucky, and being part of a 17.1053-acre tract of land
owned by SKAS Properties, LLC, Inc by Deed 1123, Page 419 (all references to deeds, microfiche, plats, surveys,
etc. refer to the records of the Boone County PVA Office, unless noted otherwise) and being more particularly
bounded and described as follows:

Beginning at the northwest corner of Lot 5 of Lela Heights Subdivision as recorded in Book 4, Page 48, said
point also being the easterly right of way of Limaburg Road;

Thence, along the north line of Lot 5, North 74°00°00” East a distance of 241.83 feet to the northeast corner of
said Lot 5

Thence, leaving said northeast corner, along the easterly lines of Lot 5 and Lot 6, South 16°57°00” East a
distance of 150,00 feet to the northeast corner of Lot 7 and the southwest corner of Lot 6;

Thence, along the southerly line of Lot 6 and the northerly line of Lot 7, South 74°00°00” West a distance of
241.83 feet to the southwest corner of Lot 6 and the northwest corner of Lot 7 and being the easterly right of
way of Limaburg Road;

Thence, along the westerly line of Lot 6 and Lot 5, and the easterly right of way of Limaburg Road, North
16°57°00” West to the point of beginning containing 0.8327 acres of land more or less and subject to all
easements of records.

This description was prepared from the deed descriptions and not based on an actual field survey.
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BOONE COUNTY PLANNING COMMISSION

www.boonecountyky,org/pe ' Boone County Administratlon Building
www.boonecountygis.com 2950 Washington Street, Room 317
P.O. Box 958

Butlington, K'Y 41005

Phone (859) 334-2196; Fax (859) 3342264
plancom@boonecountyky,org

June 22, 2023

SKAS Propertles LLC
261 Whirlaway Drive
Union, Kentucky 41091

RE: Reguest of CT Realty, per Cole Moody (applicant) for Skas Properties LLC
(owner) for: (1) a Zoning Map Amendment from Rural Suburban (RS) to
Industrial One (I-1) for an approximate 0.83 acre area located at 6380 Limaburg
Road, Boone County, Kentucky; and (2) a Conditional Use Parmit to allow a truck
stop on an approximate 17.1 acre area located at 5380 Limaburg Road, Boone
County, Kentucky. The request s for the development of a Clean Energy Truck
Hub to provide fusling and parking for a compressed natural gas truck fleat on an
overall 17.1 acte area located at 5380 Limaburg Road, Boone County, Kentucky.

“'To Whom It May Concern:

The following represents the recommended condltions of approval for the above referenced
application as discussed by the Planning Commiesion at thelr June 21, 2023 mesting. As you
verbally agreed to these conditions at that meeting, please so indicate by slgning Ih the space
provided at the end of this letter and retum the original letter to the Planning Commission’s

office no later than June 30, 2023,
CONDITIONS

1 Development shall be consistent with the revised Concept Development Plan, received
oh June 12, 2023, Where there s a discrapancy between the Project Desctiption and
Justification Statement and the Concept Dsvelopment Plan drawings, the Concept
Development Plan drawings shall take pracedence,

2. Any exterior light pole shall not exceed twenty (20) fast in height and be equipped with
down-lit light fixtures.

3. To ensure that traffic along Limaburg Road I8 not unduly affected by the proposed
development, the owner and/or developer, at thelr cost, shall construct a right-turn
daceleration lane and a left-turn storage lane on Limaburg Road at the proposed curb
cut to the site, provided that there is sufflclent right-of-way to accommodate the turn
lanes, subject to the approval by the County Englneer as part of the encroachment
permit pracess..

4, To provide for interconnectivity, access, In the form of an easement and paved driveway,
shall be provided from the proposed ‘fast fill' area to the southern property line.

B. Any Buffer Yard D shall Include a berm, not exceeding a 3:1 slope.

8.  Any Buffer Yard D that Is not within the front yard shall Include a fence with a minimum
helght of six (6) feet. The fence shall be installed in the oenter of the buffer yard or along

the Inner boundary of the buffer yard.




Clean Energy Truck Hub
* June 22, 2023
Page 2

Sincerely, .-
! e >
T

Mishael D, Schwartz
Director, Zoning Services

MDS/ss
AGREEMENT

|, the property owner and developer of the approximate 17.1 acre area located at 5390
Limaburg Road, Boone County, Kentucky, agree to the conditions listed hereln for the above

referenced Zoning Map Amendment,

(/L/m 6-27-23

SKAS Properties LLC (owner) Date
Ob - ]-290.5
Clean Energy (developer) Date

US RE CTR Phase | JV, LLC, &
Delaware limited liablitly company

By: CTR Clean Energy Developer, LLC, a
Delaware | put d hablllty company,

June 22, 2023
Date

By:

Carter B. Ew?hg,/Managing Partner



Clean Energy Compressed Natural Gas Development

Traffic Impact Study

Limaburg Road, City of Burlington

Boone County, Kentucky
June 2023
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SECTION 2 - INTRODUCTION

This Traffic Impact Study (TIS) was prepared for the proposed Clean Energy CNG at 5390 Limaburg Road
in Burlington, Boone County, Kentucky. The Clean Energy CNG study area consists of three (3) existing
intersections along Limaburg Road and KY 18.

The study scenarios included within this TIS are the following:
s 2024 Opening Year No-Build (without CNG traffic)
e 2024 Opening Year CNG Build (with CNG traffic)
s 2034 Horizon Year No-Build (without CNG traffic)
s 2034 Horizon Year CNG Build (with CNG traffic)

The purpose of this document is to evaluate the design traffic conditions along the street network based
on the anticipated traffic generated from the proposed development. Clean Energy has retained
Woolpert, Inc. to prepare this TIS to evaluate the efficiency of the existing roadway network with the
addition of the proposed development.

Scope of Work

The scope of work for this study includes:

1. Prepare trip generation for the planned site based on data and trip generation calculations from
a previously completed CNG site case study.

2. Assign generated trips to the network based on existing traffic patterns in the area.

3. Alinear growth rate will be calculated from historic counts in the KYTC Traffic Count Database.
The growth rate will be utilized to grow background traffic to the Opening Year and Horizon
Year.

4, Complete capacity analyses using Synchro at up to three (3) existing intersections and one (1)
site access for the studied peak periods for No-Build and Build conditions for Opening Year and
Horizon Year conditions.

5. Perform turn lane warrants at site driveway intersections to determine if dedicated turn lanes
are warranted at those locations.

6. Perform turn lane queuing analysis to determine if projected queues will conflict with proposed
access points and/or existing locations. Queueing analysis shall be completed by utilizing the
95th percentile queue length computed by Synchro. SimTraffic is not anticipated.

7. Determine a list of recommended improvements for Opening and Horizon Year peak hour
conditions based on the analytical effort described above.

8. Prepare a Traffic Impact Study that documents the methodology and summarizes the
recommendations for the planned site.

Clean Energy CNG Development, Burlington, KY
Volume Submittal
June 2023 3



References

1.
2.
3.

(5]

N

Highway Capacity Manual, 7th Edition, Updated 2022, Transportation Research Board.

Synchro 11.

Highway Design Guidance Manual, 2022, Commonwealth of Kentucky Transportation Cabinet
(KYTC).

Traffic Access and Impact Studies for Site Development, Institute of Transportation Engineers’
(ITE).

Traffic Impact Study Requirements (2023 Policy), 2023, Kentucky Transportation Cabinet (KYTC).
Traffic Operations Guidance Manual, 2021, Commonwealth of Kentucky Transportation Cabinet
(KYTC).

Trip Generation Manual, 11% Edition, Institute of Transportation Engineers’ (ITE).

Most recent concept plan prepared by Woolpert.

Clean Energy CNG Development, Burlington, KY
Volume Submittal

June 2023



SECTION 3- EXISTING CONDITIONS

Study Area

The CNG Development site is located at 5390 Limaburg Road in Burlington, Boone County, Kentucky,
which is currently occupied by The Stephens Golf Center. The CNG Development study area includes
three (3) existing intersections and one (1) proposed access point along Limaburg Road and KY 18. The
land use in the study area consists primarily of industrial/distribution, commercial, and residential
development. The existing and proposed intersections are numerically identified throughout this study
and shown in Figure 1 as:

1. Limaburg Road and Conrad Lane

2. Limaburg Road and Timber Lane/Lakeland Park Drive
3. Limaburg Road and Site Drive 1

4. Limaburg Road and Burlington Pike (KY 18)

Roadway Network

Within the study area, KY 18 is a 4-lane urban principal arterial with a posted speed limit of 55 mph.
Limaburg Road is a 2-lane urban principal arterial with a posted speed limit of 45 mph. Conrad Lane is
an urban minor arterial with a posted speed limit of 35 mph. Lakeland Park Drive is a local access roadway
with a posted speed limit of 25 mph. Timber Lane is a local residential roadway with a posted speed limit
of 20 mph.

Traffic Volumes

Turning movement counts were conducted by Eggeman Engineering & Consulting, LLC on Wednesday,
May 10, 2023, from 7:00 AM to 9:00 AM and 4:00 PM to 6:00 PM at the intersections listed above. The
turning movement count summary sheets are contained in Attachment 2. The AM Peak hour and PM
Peak hour occurred between 7:00 and 8:00 AM and 4:00 and 5:00 PM, respectively.

Based on the expected trips for the site and existing roadway network, the study is required to be a Level
1 with 10-year design and low risk design traffic. The turning movement counts were grown to the
Opening and Design Years using a linear growth rate of 1%, obtained from KYTC’s Traffic Count Reporting
System. KYTC guidelines for traffic forecasting state that “Growth rates should utilize a linear growth
rate analysis for a 15-year historical period. A minimum of 4 data points should be evaluated.” However,
since traffic counts fluctuated greatly between 2009 and 2023, a conservative linear growth rate of 1%
was assumed. The Existing Year volumes are shown in Figure 2 and the projected Opening Year and
Horizon Year No-Build (without CNG traffic) traffic volumes are shown in Figures 3 and 4.
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SECTION 4 - PROPOSED DEVELOPMENT

Development Description

The proposed CNG development consists of a 17.2-acre Clean Energy CNG fueling station and parking
facility with 264 timefill and 4 fast-fill stations. The CNG Development study area includes three (3)
existing intersections and one (1) proposed access point along Limaburg Road and KY 18. A site plan is
included in Attachment 1 and Figure 5 below,

DRAINAGE POND 3
AVAILABLE STORAGE:
1+ 34,000 GF

DRAINAGE POND 2
AVAILABLE STORAGE:
1+ TO.000 CF

“\— DRAINAGE POND 1
AVAILABLE STORAGE:
37,500 CF

Pome— Z

Figure 5. Proposed Preliminary CNG Development Site Plan. N.T.S.

Trip Generation

The ITE Trip Generation Manual, 11t Edition was not used to calculate the anticipated trips generated
by the proposed CNG development because the proposed land use was not compatible with any ITE
tand use code. The trip generation rates for this study were based upon collected trip generation data
and calculated rates from a case study with a completed and operational CNG site, which can be found
in Attachment 9. Time fill and fast-fill fueling stations were combined to create conservative
estimates for trip generation rates. The trip generation rates are shown in Table 1, and the trip
generation calculations are shown in Table 2.
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Table 1. Trip Generation Rates for CNG Sites

Trips per Timefill Space
. AM Peak Hour PM Peak Hour
Compressed Natural Gas | Daily - — - -
Total Entering Exiting | Total Entering Exiting
Passenger Trips 1.50 | 0.12 0.06 0,06 0.12 0.10 0.02
Truck Cabs Trips 1.63 | 0.10 0.06 0.04 0.15 0.02 0.13
Total Trips 3,13 ] 0.22 0.12 0.10 0.27 0.12 0.15
Table 2. Trip Generation
Compressed Natural. Gas Size Unit AM Peak Hour PM Peak Hour
(No Pass-By Reduction) - — : Py
Total | Entering | Exiting | Total | Entering | Exiting
Passenger Cars 268 Fueling 32 16 16 32 27 5
Truck Cabs Stations | 27 16 11 40 5 35
Total Trips 59 32 27 72 32 40

Directional Distribution

The proposed directional distribution is based on the collected turning movement counts on the existing
roadway network and anticipated truck cab movements to warehouses located northwest of the CNG
site. Table 3 below shows the distribution of traffic expected to approach and depart from the CNG site.

Table 3. Passenger Car Directional Distribution

Approach/Departure
Route Primary Trip Distribution
From/To the NORTH Limaburg Road 10%
From/To the EAST KY 18 50%
From/To the WEST KY 18 40%
Total 100%

Table 4. Truck Cab Directional Distribution

Approach/Departure
Route Primary Trip Distribution
From/To the NORTH Limaburg Road 100%

Based on the directional distribution shown in Table 3 and 4, the proposed development’s trip generation
shown in Table 2 were distributed to the adjacent roadway network. The proposed development’s
generated trips are illustrated in Figure 6.

Opening Year Traffic Volumes

The proposed CNG development’s generated trips shown in Figures 6 were added to the 2024 Opening
Year No-Build traffic volumes in Figure 3 to develop the 2024 Opening Year CNG Build traffic volumes
shown in Figure 7.

Design Year Traffic Volumes

The proposed CNG development’s generated trips shown in Figures 6 were added to the 2034 Design Year
No-Build traffic volumes in Figure 4 to develop the 2034 Design Year CNG Build traffic volumes shown in
Figure 8. The traffic volume calculations are included in Attachment 3.
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SECTION 4 - TRAFFIC ANALYSES

Turn Lane Analysis

Turn lane warrant analysis was completed at the unsignalized site access points according to the KYTC
Highway Design Guidance Manual. The results indicate that a southbound left turn lane at Intersection 3
is not warranted. A northbound right turn lane at Intersection 3 is also not warranted.

Turn lane warrants were completed using Horizon Build volumes and are included in Attachment 8.
Storage turn lane lengths were determined by the Warrant Calcs Tool provided by KYTC, which uses
guidance provided in the Auxiliary Turn Lane Policy outlined in the KYTC Highway Design Manual. The
95th percentile queue is the queue length that has only a 5-percent probability of being exceeded during
the analysis time period.

Clean Energy CNG Development, Burlington, KY
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Capacity

Capacity of an intersection is quantified by the Level of Service (LOS), which is based upon the average
amount of delay a vehicle experiences while at a particular intersection. The criterion for both signalized
and unsignalized intersections is shown in Tables 7 and 8, respectively, and described within the Highway
Capacity Manual (HCM 7).

Table 7. Signalized Intersection LOS Criteria

Level of Service Control Delay (seconds/vehicle)

0-10
>10-20
>20-35
>35-55
>55-80

>80

MmOy | >

Table 8. Unsignalized Intersection LOS Criteria

Level of Service Control Delay (seconds/vehicle)

<10
>10-15
>15-25
>25-35
>35-50

>50

MmOy o>

Capacity analyses were performed for the four (4) studied intersections within the study area during
the AM and PM peak hours for all studied traffic scenarios utilizing the corresponding traffic volumes
from the previous Volume Submittal. The HCS capacity analysis summary sheets are contained in the
following attachments: 2024 No-Build Capacity Analysis Sheets (Attachment 4), 2024 Build Capacity
Analysis Sheets (Attachment 5), 2034 No-Build Capacity Analysis Sheets (Attachment 6), 2034 Build
Capacity Analysis Sheets (Attachment 7).
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Attachment 1

Site Plan
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Attachment 3

Traffic Volumes Calculations
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Attachment 4

2024 No-Build Capacity Analysis Sheets




























Attachment 5

2024 Build Capacity Analysis Sheets

































Attachment 6

2034 No-Build Capacity Analysis Sheets



























Attachment 7

2034 Build Capacity Analysis Sheets

































Attachment 8

Turn Lane Analysis Sheets















2NBL | 2NBR | 2SBL | 3WBL | 3SWBR | 4EBL | 4EBR | 4WBL | 4WBR | 4NBL | 4NBR | 4SBL | 4SBR
2024 AM No Build
Tum Queue? Yes Yes Yes No No Yes Yes Yes Yes Yes Yes Yes Yes
Tumn Volume 3 39 26 ] 0 65 48 25 336 81 49 255 38
Speed Limit 45 45 45 25 25 55 55 55 55 55 55 55 55
Cycle Length (0 seconds - Uncontraled, 60 seconds- Stap Controlied) a 4] 4] 60 60 160 160 160 160 160 160 160 160
Approach Percent Grade {G) 3 3 3 3 3 3 3 3 3 3 3 3 3
Rural Arterial N N N N N N N N N N N N N
Deceleration Method 1 (feet) 220 220 220 125 125 340 340 340 340 340 340 340 340
Deceleration Method 2 (feet) 115 t15 115 50 50 220 220 220 220 220 220 220 220
Deceleration Method 3 (feet) 340 340 340 4] a 485 485 485 485 485 485 485 485
Minimum (feet) 75 75 75 75 75 100 75 75 550 125 75 425 75
Method 1 (feet) 220 220 220 125 128 340 340 340 340 340 340 340 340
Method 2 Minimum (feet) 190 190 190 128 125 320 295 295 770 345 295 645 295
Methad 3 Minimum (feet) 0 ] [ Q 0 0 0 a Q a Q 0 Q
Calculated Mini Length (feet) 190 190 190 320 295 295 770 345 295 645 295
2024 AM Build 2NBL | 2NBR | 2SBL | 3WBL | 3SWBR | 4EBL | 4EBR | 4WBL | 4WBR | 4NBL | 4NBR | 4SBL | 4SBR
Tum Queue? Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes
Turn Volume 3 38 28 19 8 79 48 25 344 81 49 263 48
Speed Limit 45 45 45 25 25 55 55 55 55 55 58 55 55
Cycle Length (0 seconds - Uncantroled, 60 seconds- Stop Controflad) a 0 0 60 [<1¢] 160 160 160 160 160 160 160 160
Approach Percent Grade (G) 3 3 3 3 3 3 3 3 3 3 3 3 3
Rural Arterial N N N N N N N N N N N N N
Deceleration Method 1 (feet) 220 220 220 125 125 340 340 340 340 340 340 340 340
Deceleration Method 2 (feet) 118 118 18 50 50 220 220 220 220 220 220 220 220
Deceleration Method 3 (feet) 340 340 40 1] 0 485 485 485 485 485 485 485 485
Minimum (feet) 75 75 75 75 78 125 75 75 575 125 75 450 75
Method 1 (feet) 220 220 220 125 125 340 340 340 340 340 340 340 340
Method 2 Minimum (feet) 190 190 190 125 125 345 295 295 795 345 295 670 295
Method 3 Minimum (feet) 0 ] 0 Q 0 Q a a a 0 4] Q 0
Calculated Minimum Length (feet) 190 190 190 125 125 345 295 295 795 345 285 670 285
2034 AM No Build 2NBL | 2NBR | 2SBL | 3wBL | 3WBR | 4EBL | 4EBR | 4WBL | 4WBR | 4NBL | 4NBR | 4SBL | 4SBR
Tum Queue? Yes Yes Yes No No Yes Yes Yes Yes Yes Yes Yes Yes
Tum Volume 3 43 29 [4] 1] 71 53 28 370 a9 54 280 42
Speed Limit 45 45 45 25 25 55 55 55 58 55 58 §5 55
Cycle Length (0 saconds - Uncontroled, 60 seconds- Stop Controked) 0 a a 80 80 160 160 160 160 160 160 160 160
Approach Percent Grade (G) 3 3 3 3 3 3 3 3 3 3 3 3 3
Rural Arterial N N N N N N N N N N N N N
8] i ethod 1 (feet) 220 220 220 125 125 340 340 340 340 340 340 340 340
Deceleration Method 2 (feet) 115 115 15 50 50 220 220 220 220 220 220 220 220
Deceleration Method 3 (feet) 340 340 40 [ 1] 485 485 485 485 485 485 485 485
Minimum (feet) 75 7% 75 75 75 125 100 75 625 150 100 475 75
ethad 1 (feet) 220 220 220 128 125 340 340 340 340 340 340 340 340
Method 2 Mini (feet) 190 190 190 125 125 345 320 295 845 37¢ 320 695 295
ethod 3 Minimum (feet) 4] [i] ] 0 0 0 [{] 4] [] Q 0 Q 0
Calculated Minimum Length (feet) 190 190 190 345 320 295 845 370 320 695 295
2034 AM Build 2NBL | 2NBR | 2SBL | 3wBL | 3WBR | 4EBL | 4EBR | 4WBL | 4WBR | 4NBL | 4NBR | 4SBL | 4SBR
Tum Queue? Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes
Tum Volume 3 43 29 18 8 85 53 28 378 89 54 288 53
Speed Limit 45 45 45 25 25 55 55 55 55 55 55 55 55
Cycle Length (0 seconds - L 60 seconds- Stop Ci fed 4] a [ 60 60 160 160 160 160 160 160 160 160
Approach Percent Grade (G) 3 3 3 3 3 3 3 3 3 3 3 3 3
Rural Arterial N N N N N N N N N N N N N
D ion Methad 1 (feet) 220 220 220 125 128 340 340 340 340 340 340 340 340
Deceleration Method 2 (feet) 115 115 115 50 50 220 220 220 220 220 220 220 220
Deceleration Method 3 (feet) 340 340 340 0 [y} 485 485 485 4 485 485 485 485
Minimum (feet) 75 75 75 75 78 150 100 75 [ 150 00 475 100
Method 1 (feet) 220 220 220 128 125 340 340 340 340 340 340 340 340
Method 2 Minimum (feet) 1g0 190 190 125 128 370 320 285 845 37¢0 320 695 320
Method 3 Minimum (feet} 4] [ ] [¢] ] a [4] [ 0 0 0 Q 0
Calculated Minimum Length (feet) 190 190 180 125 125 370 320 285 845 370 320 695 320




2NBL | 2NBR | 2SBL | 3WBL | 3WBR | 4EBL | 4EBR | 4WBL | 4WBR | 4NBL | 4NBR | 4SBL | 4SBR
2024 PM No Build
Turn Queue? Yes Yes Yes No No Yes Yes Yes Yes Yes Yes Yes Yes
Tum Valume 8 8 7 4] [ 43 141 92 314 103 69 316 80
Speed Limit 45 45 45 25 25 55 55 55 55 55 55 55 55
Cycle Length (0 seconds - Uncontrolled, 60 seconds- Stop Controtied) a a 1] 60 80 160 160 160 160 160 160 160 160
Approach Percent Grade (G) 3 3 3 3 3 3 3 3 3 3 3 3 3
Rural Arterial N N N N N N N N N N N N N
Deceleration Methed 1 (feet) 220 220 220 125 125 340 340 340 340 340 340 340 340
Deceleration Method 2 (feet) 115 115 115 50 50 220 220 220 220 220 220 220 220
Deceleration Method 3 (feet) 340 340 340 [4] 0 485 485 485 485 485 485 485 485
Minimum (feet) 75 75 75 75 75 75 225 150 525 175 125 525 125
ethod 1 (feet) 220 220 220 125 125 340 340 340 340 340 340 340 340
ethod 2 Minimum (feet) 180 190 190 125 125 295 445 370 745 395 345 745 345
ethod 3 Minimum (feet) ] 0 0 0 4] Q 4] 0 ] 0 [1] ] 0
Caleulated Minimum Length (feet) 190 180 190 295 445 370 745 395 345 745 345
2024 PM Build 2NBL | 2NBR | 2SBL | 3WBL | 3WBR | 4EBL | 4EBR | 4WBL | 4WBR | 4NBL | 4NBR | 4SBL | 4SBR
Turn Queue? Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes Yes
Tumn Volume 8 6 7 21 19 56 141 92 327 103 69 318 93
Speed Limit 45 45 45 25 25 55 55 55 55 55 55 55 55
Cycle Length {0 seconds - Uncontrolzd, 60 secands- Stap Controfied) 0 1] a 60 80 160 160 160 160 160 160 160 160
Approach Percent Grade (G} 3 3 3 3 3 3 3 3 3 3 3 3 3
Rural Arterial N N N N N N N N N N N N N
Deceleration Method 1 (feet) 220 220 220 125 125 340 340 340 340 340 340 340 340
Deceleration Method 2 (feet) 115 115 115 50 50 220 220 220 220 220 220 220 220
Deceleration Method 3 (feet) 340 340 340 [¢] Q 485 485 485 485 485 485 485 485
Minimum (feet) 78 75 75 75 75 100 225 150 550 75 125 525 175
Method 1 (feet) 220 220 220 125 125 340 340 340 340 340 340 340 340
Method 2 Mini (feet) 190 190 190 125 125 320 445 370 770 395 345 745 395
Method 3 Minimum (feet} ] 0 ] Q [ 1] 0 0 4] [¢] [1] [1] 0
Calculated Minimum Lenglh (feet) 190 190 190 125 125 320 445 370 770 395 345 745 385
2034 PM No Build 2NBL | 2NBR | 2SBL | 3WBL | 3WBR | 4EBL | 4EBR ! 4WBL | 4WBR | 4NBL | 4NBR | 4SBL | 4SBR
Tum Queue? Yes Yes Yes No No Yes Yes Yes Yes Yes Yes Yes Yes
Turt Valume 9 7 8 1] 0 48 155 101 345 113 75 347 88
Speed Limit 45 45 45 25 25 55 55 55 55 55 55 55 55
Cycle Length @ ds - L 60 seconds- Stop Controbied) 0 Q Q 60 60 160 160 160 160 160 160 160 160
Approach Percent Grade (G) 3 3 3 3 3 3 3 3 3 3 3 3 3
Rural Arterial N N N N N N N N N N N N N
Deceleration Method 1 (feet) 220 220 220 125 125 340 340 340 340 340 340 340 340
D i elhod 2 (feet) 115 115 115 50 50 220 220 220 220 220 220 220 220
[s] i ethod 3 (feet) 340 340 340 [ 0 485 485 485 485 485 485 485 485
Minimum (feet) 75 75 75 75 75 75 250 75 575 200 125 575 150
Method 1 (feet) 220 220 220 128 125 340 340 340 340 340 340 340 340
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