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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)

1. Ee of review (check one):
Concept Development Plan (includes Utilization of an Underlying Zone in a Planned Development)

Change in an Approved Concept Development Plan

[] Long Range Planning Committee Review (as stated in the Houston-Donaldson Study)

[] Long Range Planning Committee Review (as stated in the Union Town Plan)

[1 Zone Change Committee Review of previously approved Concept Development Plan
Conditions or Zoning Map Amendment Conditions

[] Zoning Administrator Review (as stated in the Central Florence Strategic Plan, An Update
of the Parkway Corridor Study)

[1 Zoning Administrator Review (as stated in the Mall Road District Study)

[ Zoning Administrator Review (as stated in the |-275/Graves Road Interchange Study)

Farmview Commons Retail Site

2. Name of Project: _ . Al _

3. Location of Project: Northeast of U.S. 42 and Farmview Drive, Cities of Florence and Union

4. Total Acreage of Project: 11.82 ac.

5. Current Zoning of Property: C-2/PD/CD

6. Date of previous zoning map amendment or Approved Concept Development Plan (if applicable):
Change in CDP 5/5/2021, 5/7/2014  Map Amendment 7/17/1996

7. Is the site subject to a specialized Land Use Study approved by the Boone County Planning

Commission [ Yes No
If yes, indicate the name of the study:

8. Proposed Use(s) (specify each use):
The proposed use will be a grocery store for the larger lot. The uses of the two outlots will

meet those established in the original development plan and succeeding changes in CDP.

9. Proposed Building Intensities (specify for each building):
Proposed Intensity for Grocery and Liquor = 56,264 sf/ 10.04 ac = 5,604 sf/ac

Proposed Maximum Intensity for Outlots = 8,000 sf/ac

10. Have you submitted a Concept Development Plan: Yes 1 No

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

12. Current Owner:

Farmview Gommons LLC

957 Traemore Place

Address:
Union ) Kentucky 41091
City State Zip Code
Phone Number: 516-561-3364 Fax Number: NiA
Emall hemals03@gmail.com

Crostand Southeast

13.  Applicant:
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14.

15.

16.

17.

18.

19.

Property Owner’s Signature:

Applicant’s Signature:

Address: 801 East Boulevard
Charlotte North Carolina 28203
City State Zip Code
Phone Number: 252-531-9755 Fax Number: N/A
Email ctaft@csere.com
Are there any existing buildings on the site: [ Yes No
If yes, indicate how many:
1163 924 2047
Deed Book Page Number Group Number

Have you had a pre-application meeting with the BCPC staff: Yes 1 No

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

Prior to construction of improvements, the applicaht is recommended to submit copies of the Site Plan
to the appropriate organizations/agencies prior to approval by the Boone County Planning Commission.

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

Florence Public Services Department
Kentucky Division of Water
| Kentucky Transportation Cabinet

FOE

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 Npverriz e 12 7.02°%

Digitally signed by Hemakumar Soni

Hemakumar SOQJ -Date: 2023.09.05 14:53:50 -04'00"

H Digitally signed by Christopher W. Taft
Christopher W. Taft pae: 20050005 1511749 0400
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STAFF REPORT

Request of Crosland Southeast, per Christopher W. Taft (applicant) for Farmview
Commons LLC, per Hemakumar Soni (owner) for a Change in an Approved Concept
Development Plan in a Commercial Two/Planned Development (C-2/PD) zone for an
approximate 11.82 acre site located on the northeast corner of the US 42/Farmview Drive
intersection and the southeast corner of the Old US 42/Farmview Drive intersection, Florence
and Union, Kentucky. The request is for a Change in an Approved Concept Development Plan to
permit an approximate 56,000 square foot grocery store with an attached liquor store and drive-
through pharmacy, along with two outlots for retail, service, and/or eating and drinking

establishment uses.

October 4, 2023

PROPOSAL

This application is for a Change in Concept Development in a Commercial Two/Planned
Development (C-2/PD) zone. The majority of the property consists of an approximate 10.519-
acre tract that's in the City of Florence. The remainder is an approximate 1.303-acre tract
located along the site’s Farmview Drive frontage that is in the City of Union.

The submitted Concept Development Plans show the following improvements:

A. Lot 1 - A 5,150 square foot office/commercial outlot building with a piék—up window is
shown on the 0.9-acre lot. The pick-up window lane is shown with six (6) stacking

spaces. The parking lot contains 37 parking stalls.

B. Lot 2 - A 7,000 square foot office/commercial outlot building with a drive through is
shown on the 0.9-acre lot. The drive through lane is shown with ten (10) stacking
spaces. The parking lot contains 31 parking spaces. Two (2) dumpsters are shown in

the rear parking lot.

C. Lot 3 - An 56,264 square foot grocery, attached 3,200 square foot liquor store, drive
through pharmacy, and shared detention basin, which will be fenced per the City of
Florence regulations, are shown on an approximate 10-acre lot. Optional outdoor
seating and seasonal displays are shown on the sidéwalk in front of the grocery store.
Three (3) truck docks are shown on the rear facade and another loading zone is behind
the liquor store. The parking lot is shown with 289 parking stalls (standard,

handicapped, and electric vehicle charging), and landscaping islands.

D. Access to the development is proposed from private driveways that connect to Farmview
Drive (one right-in/right-out), Old US 42 (two full access), and St. Elizabeth Way (two full
access). A note on the plan states that St. Elizabeth Way will be improved to meet the
City of Florence's public street standards and road improvements are shown.
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E.

G.

A total of four monument signs are shown and each one is 14' tall and 97.78 square feet
in area. Two monument signs are shown on the grocery store parcel and one is

proposed on each outlot.

One directional sign, which will advertise the grocery store, is shown near the Farmview
Drive access point.

An approximate 316’ long retaining wall is shown on lots 1 and 2 and the plans indicate
a 15’ maximum height.

PD EXCEPTIONS BEING SOUGHT WITH THE APPLICATION

The required 10’ wide landscaping buffer between lots 1 and 2 is proposed to be

A
eliminated.

B. Building landscaping is required when a portion of a fagade is not used for outdoor
display, storage, or unloading. The landscaping is not required if the building is less
than 10,000 square feet in area or the fagade is not visible from a public right-of-way.

C. The outlot monument signs are 14’ and 97.78 square feet in area. The Boone County
Zoning Regulations permit outlot monument signs to be a maximum of 10’ tall and 100
square feet in area.

D. The proposed monument sign on outlot 1 would contain a panel which advertises the
grocery store.

E. Two monument signs are proposed on the grocery store/liquor store lot. The signs are
14 tall and 97.78 square feet in area.

SITE HISTORY

1996 A Zoning Map Amendment and Concept Development Plan for a 321-acre area on both

sides of US 42 (Plantation Pointe North) was conditionally approved by the City of
Florence. The 10.8-acre tract located in Florence was part of the request and was
rezoned to Commercial Two/Planned Development (C-2/PD). The area was identified
as “Area 12" on the approved 1996 Concept Development Plan and a condition was

imposed which limited the building height in this area to 35 feet.

2014 A Change in Concept Development Plan to modify the previous building height condition

2021

for the 10.8-acre tract was conditionally approved by the City of Florence. Concurrently,
a zone change from RSE to C-2/PD was conditionally approved for the 1.14 acre tract.

A Change in Concept Development Plan was conditionally approved by the City of
Florence and City of Union. The approved plan showed five (5) commercial outlots
fronting on US 42 (buildings ranged between 4,000 and 8,000 square feet and each was
shown with a drive through), a maximum 112,500 square foot senior living/medical office
building, a storm water and detention lot, and access from Farmview Drive, St. Elizabeth
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Way, and US 42. Seventeen (17) conditions were imposed on the approval (see
attachments).

APPLICABLE REGULATIONS

A

Section 1506 “Planned Development Criteria” of the Boone County Zoning Regulations
states that Concept Development Plan proposals in Planned Developments are to be
primarily evaluated against these criteria. The criteria are attached and are analyzed in
the Staff comments section of this report.

Section 1517 of the Boone County Zoning Regulations states that the Planning
Commission shall require that a Concept Development Plan be submitted for the
development or redevelopment of property located in a Planned Development zone. The
Concept Development Plan may be filed to the Planning Commission by the owner(s),
owner by contract (option) or lessee of property for which the planned development is
proposed. If the Concept Development Plan involves a zone change, then the proposal
is subject to the criteria in Section 308 as well as the provisions of this article. If the
Concept Development Plan does not involve a zone change, or only involves uses that
are permitted in the underlying zone (also called a Utilization of an Underlying Zone
Within a Planned Development), then the proposal is subject only to the provisions of
this article. The contents of the Concept Development Plan submittal shall include the

items listed in Section 303.

Section 3155 of the Boone County Zoning Regulations states the following regarding
drive throughs:

1. Drive-through facilities must be incidental and subordinate to the principal use of
the property.
2. The vehicular lane(s) serving a drive-through facility must be a minimum of ten

(10) feet wide. This minimum ten (10) foot wide driving lane is for the exclusive
use of the drive-through facility, and parking spaces cannot be situated so that

vehicles must back into it.

3. Canopies, awnings, or other structural components which are part of drive-
through operations shall be attached to the principal building and have a design
which is integral with the principal building by using the same materials, colors,
and design details or stylistic features.

4. Drive-through lanes, windows,' canopies, or other structures, shall be located at
the side or rear of the principal structure only and shall not directly adjoin street
frontages which abut the front yard or corner side yard.

5. Intercoms or other audio devices used in conjunction with a drive-through facility
shall not be audible beyond the property line of the lot containing the drive-

through facility.
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6. Signage for drive-through facilities shall conform to the requirements of ARTICLE
34,

7. A single stacking space shall have a minimum width of ten (10) feet and a
minimum length of twenty (20) feet.

8. A stacking space does not include the space where the service is being

conducted or the product is being dispensed.

9. Stacking spaces shall be provided as follows (these requirements shall be the
minimum that must be provided and the required amount of stacking spaces may
be increased based upon the peak hour trip generation information required per

SECTION 3004):

a. Car Wash, Automatic: a minimum of three (3) stacking spaces per drive
through lane.

b. Car Wash, Self Serve: a minimum of four (4) stacking spaces per bay.

c. Eating and Drinking Establishment: A minimum of four (4) stacking

spaces, per drive through lane, prior to the menu board/ordering station,
plus one (1) stacking space at the menu board/ordering station, plus a
minimum of four (4) stacking spaces between the menu board/ordering

station and the pick up window.

d. Financial Services: A minimum of four (4) stacking spaces per window,
ATM, dispenser, or other service machine.

e. Gasoline Filling Station: A minimum of two (2) stacking spaces per fuel
island.

f. Uses not listed above: A minimum of three (3) stacking spaces per drive

through lane.

10. The zoning administrator may modify the requirements of subsection 9, based
upon the submittal of a traffic/parking study.

Section 3210 of the Boone County Zoning Regulations indicates that roadway
classifications shall be designated on a list maintained by the Planning Commission. US
42 is classified as an arterial, Farmview Drive and Old US 42 are local streets, and St.

Elizabeth Way is a private street.

ADJACENT LAND USES AND ZONING

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

A

A residential condominium development (Village at South Fork Creek) is located to the
north on the opposite side of Old US 42 (UR-1). A farm tract with a detached single-
family dwelling and several outbuildings is located to the northeast (SR-1). A subdivision
of detached single-family dwellings and attached dwellings (Farmview) is located to the

northwest (SR-1/PD).

A medical office building and a bank are located to the east (C-2/PD).
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C. Commercial and office uses are located to the south, southeast, and southwest on the
opposite side of US 42 (C-2, C-2/PD, and O-1/PD).

D. A wooded area (expanded road right-of-way) is located to the immediate west on the
opposite side of Farmview Drive (RSE) and a medical office building is located further to

the west (O-1).
SITE CHARACTERISTICS

The site contains 11.82 acres and has approximately 855 feet of frontage on US 42,
approximately 295 feet of frontage on Farmview Drive, and approximately 1,175 feet of frontage
on Old US 42. The topography of the site is fairly level overall with steeper slopes in the
northeast corner and along the Old US 42 and Farmview Drive frontages. The high point is at
the southeast corner of the site at approximately el 855, and the low point is along Old US 42
adjoining the intersection with Rio Grande Circle at approximately el 816. The site contains no
structures and has existing tree cover along the Old US 42 frontage.

Soil types on the site include Faywood silty clay (FdD3) and Rossmoyne Silt Loam (RsC).
Public water and sanitary sewer mains exist in several locations around the site. Section 3210
“Functional Roadway Classification” of the Boone County Zoning Regulations identifies US 42
as an arterial roadway. Farmview Drive and Old US 42 are identified as local streets in the

Planning Commission’s GIS system.

RELATIONSHIP TO COMPREHENSIVE PLAN

The Our Boone County Plan 2040 Future Land Use Map designates the site as “Commercial.”
This designation is described as “retalil, corporate and professional office, interchange

commercial, indoor commercial recreation, restaurants, services, etc.”

The Land Use Element provides the following quotes that relate to the site and general area.

A. Mixed-use development, that has commercial uses focused along U.S. 42 and varying
types of residential uses, should occur southwest of its intersection with Pleasant Valley
Road. The intensities of these commercial uses, in terms of building intensities, the size
and style of individual structures, and the range of uses permitted, should begin with a
broader range of commercial uses near the intersection and gradually decline to smaller-
scaled office and institutional uses in the vicinity of Farmview Subdivision and the
Florence/Union corporate boundary. Creative building layout and orientation should be
used in lieu of strip-style commercial development, and Planned Development Overlay
Districts should be utilized. All development in this area should be viewed as part of an
entryway to both the Cities of Florence and Union (“13. Pleasant Valley,” p. 124).

B. This section of Boone County contains the City of Union and a substantial portion of
Hathaway Road and U.S. 42. In general, this section should experience considerable
residential growth due to Union's current residential nature, growth associated with the
City of Florence, and improvements to U.S. 42. For these reasons, the 2000 Union Town
Plan was prepared by the Boone County Planning Commission, City of Union, and
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Boone County Fiscal Court. The plan’s recommendations are shown on the 2040 Future
Land Use Map and also affect the Boone County Zoning Regulations.

The U.S. 42 corridor should experience commercial growth on a smaller scale to
mitigate any adverse impacts and to be compatible with surrounding land uses and
densities. As defined by the 2000 Union Town Plan, commercial development should
occur in neighborhood business district form in specified locations instead of strip style

commercial (“20. Union,” p. 137).

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

A

Developments in Boone County should begin with an assessment of existing site
features to determine positive and useful attributes, as well as features that should or
can be preserved. Development design should incorporate the use of these attributes for
the benefit of the development and the County as a whole. Development plans should
identify such areas and delineate disturb limits to protect those areas that have been
defined (“Utilization of Existing Vegetation and Topography,” p. 95).

Different residential development densities can occur in Boone County as long as the
development is designed in a proper manner and the infrastructure exists (or is planned)
to support the development (“‘Development Layout, Lot Sizes, and Setbacks,” p. 95).

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. (“Buffering,” p. 95).

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 (“Landscaping,” p. 96).

Developments along major roadways in Boone County must include landscaping
between the development and the right-of-way in order to promote the aesthetic
appearance from the roads and to facilitate the compatibility of differing land uses

(“Landscaping,” p. 96).
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F. Developments in Boone County must recoghize the potential impacts of associated
traffic on adjoining properties and transportation systems. The need exists to protect the
capacity of the existing roadway network and to plan improvements to accommodate
new development and travel patterns. Access management provisions include the
coordination of curb cuts, adequate corner clearance and sight distance for access
points, adequate spacing between access points, shared access points and parking
facilities, provisions for access connections to adjoining properties, and dedication of
public right-of-way. In subdividing property, arterial or collector streets should not be
used for direct access to lots, rather a system of local streets should feed into the
collector and arterial street system. Connections between and within commercial and
industrial developments allow for more efficient provision of transit service. In addition,
the amount of travel time saved for services relying on routing (such as school buses,
waste collection, mail, and other delivery services) is invaluable, not to mention the
importance of simply connecting neighborhoods and people to each other. More
importantly, the connectivity between developments promotes safety as emergency
response vehicles have multiple ways of gaining access to a property during an
emergency (‘Access Management,” p. 96).

G. Developments in Boone County must be designed, where appropriate, to improve the
County's transportation network system of roadways and functional classifications must
be used in the planning for and designing of new developments. Collector roadways
should be extended and developed to provide for the safe movement of traffic through
and between subdivisions. Development along existing arterials and collector roadways
should not have direct driveway access but be served by a local street. Appropriate road
connections should be constructed to provide alternate routes for traffic to and through
specific projects and to enhance the capacity of existing streets. The traditional grid
system can provide an alternative to typical suburban design. Parailel and frontage
roads should be used to minimize impacts of individual sites on collector and arterial
roadways (“Transportation and Pedestrian Network,” p. 97).

H. Developments in Boone County should give consideration to the overall design of the
area. Site, landscape, and building design should be a primary concern at the early
stages of the development, with an emphasis on the aesthetic impact of the proposed
use. The minimal use of signs is encouraged; signage should be adequate to identify a
specific development but should not be used as a means to compete for motorist
attention. The objective is to avoid the confusion and/or distraction of motorists, and to
avoid the potential negative impacts of signs on the visual appearance of a development
or corridor. Utility lines should be placed underground wherever possible, and junction
boxes screened from public view (“Design, Signs, and Cultural Resource Preservation,”

p. 97).

The Our Boone County — Plan 2040 Goals and Objectives include the following pertinent
statements.

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

M.

The unique characteristics of the legislative units and their different development and
infrastructure needs should be recognized and accommodated (“Overall,” Objective 5).

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).

Development shall attempt to utilize existing topography and vegetation (including
mature trees where possible) and preserve the existing character of the land where
practical. [Unincorporated Boone County, City of Union, City of Walton only].

Development shall utilize existing topography and vegetation (including mature trees)
and preserve the existing character of the land. [City of Florence only] (“Environment,”

Objective 7).

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

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).

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).

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).

Development of mixed use designed to lessen vehicle travel shall be encouraged
(“Transportation,” Goal A, Objective 8).

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

5).

Proper vehicular and pedestrian access to adjoining property shall be provided and/or
retained when a property develops or redevelops (“Transportation,” Goal B, Objective 6).

New land development shall be closely coordinated with the local transportation system
to assure efficiency and continuity within Boone County and with the regional multi-
modal transportation system (“Transportation,” Goal B, Objective 9).

Redevelopable and infill sites shall be encouraged to develop as walkable, mixed-use
districts (“Transportation,” Goal C, Objective 7).

STAFF COMMENTS
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1. COMPREHENSIVE PLAN

The governing bodies need to consider the Comprehensive Plan before acting on the
request (see the previous section of the Staff Report).

The subject site is in the immediate vicinity of Farmview Subdivision and is located on
the municipal boundary. Thus, the “smaller-scaled office and institutional uses” passage
from the Comprehensive Plan is applicable to this location.

The proposed Change in Concept Development Plan application is seeking to replace
three of the five previously approved commercial outlot buildings (5,400 square feet +
8,000 square feet + 8,000 square feet) and senior living and/or medical office building
(112,500 square feet maximum) with a 59,464 square foot building (56,264 square foot
grocery store/pharmacy and attached 3,200 square foot liquor store).

2. PD OVERLAY ZONE CRITERIA AND DEVELOPMENT STANDARDS

Staff offers the following comments regarding the criteria set forth in Section 1506
“Planned Development Criteria” of the Boone County Zoning Regulations (see
attachments). Concept Development Plan proposals in Planned Developments are to
be primarily evaluated against these criteria.

Mixed Use Development and Pedestrian QOrientation

The proposal is a mixed-use development only when considering adjacent residential
sites.

Sidewalks exist along the US 42 and Farmview Drive frontages. They will also be
required along St. Elizabeth Way if it's converted to a public street. The Concept
Development Plan shows the following sidewalks are proposed:

e On the south side of the east-west driveway, between Farmview Drive and the
grocery store.

o On the west side of lot 3, between US 42 and the east-west driveway. This sidewalk
connection also ties into the patio area on lot 2.

To better meet this criterion, Staff recommends the following additional sidewalks should
be provided:

o On at least one side of the north-south driveway between Old Union Road and the
east-west driveway.

o Between the grocery/liquor store and St. Elizabeth Way.
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e The Old US 42 frontage.
« ADA accessibility between the lot 1 and lot 2 patio areas.

Compatibility of Uses

A. Building Height

The submitted grocery store elevations show the primary roof level is 30'-9" tall and that
the main entrance feature is slightly higher. The finished floor elevation for the grocery
store is approximately 23 feet higher than the surface elevation of the Old US 42/Rio
Grande Circle intersection, meaning that the grocery store will be highly visible from the
properties on the north side of Old US 42. Due to this issue, Staff recommends the
applicant provide cross section drawings, which show the relationship between the
grocery store and the properties on the north side of Old US 42. Staff would like the
cross sections to address the visibility of existing or proposed vegetation, the rear of the
building and roof mounted mechanical units, and proposed light fixtures from the

adjoining residential areas.

Staff would like the applicant to confirm that the outlot buildings will be single-story
construction.

B. Qutlot Uses

The applicant's “Consideration of Planned Development Criteria” summary indicates
both outlots will develop per the area 12 use list from the 1996 Plantation Pointe North
Zone Change and Concept Development Plan approval. This list is included as an
attachment to the Staff Report. Staff recommends that this list should be reanalyzed

and inappropriate uses should be removed.

Drive-through facilities (one drive through and one pickup window) and are shown on the
outlots. The Concept Development Plan demonstrates basic compliance with the
standards in Section 3155 “Drive-Through Facilities” of the zoning regulations, but
insufficient information has been provided at this point to determine whether or not all
detailed requirements have been met. Based on recent, local experience with drive-
through facilities, the proposed drive-through on lot 2 has the potential to generate
significant traffic congestion with back-ups onto the internal driveways and the main
east-west driveway if it's developed as a high turnover fast-food use with a drive-through

facility.
C. Truck Traffic and Loading Docks

The Concept Plan shows the grocery store will have three loading docks on the rear
elevation (one of the docks is shown 4' below the finished floor level). This loading area
is close to Old US 42 and the residential area to the north. Designated delivery areas for

the outlot buildings are not shown.

Staff would like the applicant to address the following:
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o Can grocery store deliveries occur anytime?
o \What are the anticipated sound levels from the grocery store deliveries?
e Would truck drivers be permitted to park and idle in the grocery store lot overnight?

e Where will the outlot deliveries be made? What types of vehicles will make these
deliveries?

o Where will semi-trucks enter and exit the development?
o Have tractor trailer turning movements been analyzed?

D. Lighting

Lighting is not addressed in the application materials. As a result, Staff would like the
applicant to address the following:

o |s freestanding lighting going to meet the 2021 condition? The condition required
freestanding site lighting fixtures to use decorative/architectural masts with a

maximum height of 20 feet.

o Would the applicant be agreeable to a condition which required light pole fixtures be
oriented downwards and inwards towards the subject properties and away from

adjoining properties and streets?

e Are any lighting fixtures being proposed on the rear fagade of the groceryl/liquor
store?

e Can a photometric plan be prépared which shows the proposed lighting and fixtures
on the grocery store lot?

Open Space

The Concept Plan does not provide useable open space in the form of parks, plaza,
trails, etc. Patio or seating area are shown in front of the outlot buildings and grocery
store. Staff recommends that 4’ tall black metal fencing that has an opacity of 50% or

less should be required if these areas are enclosed.

Preservation of Existing Site Features

Staff would like the applicant to clarify how much of the existing tree line between the
grocery/liquor store and Old US 42 will be preserved. In addition, one of the Concept
Plan shows the area between the detention basin and Old US 42 will be graded and
another plan shows that the existing tree line in this area will be preserved. Which is

correct?
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L andscaping

The submitted narrative states the development will comply with the current zoning
regulations as well as the landscape requirements included as part of the 1996
Plantation Pointe Concept Plan. The key landscape requirement from the 1996 Concept
Development Plan is the provision of a 20-foot-wide landscape area along the US 42

frontage and it is shown on the plans.
Staff has identified the following landscaping issues:

e The applicant is asking for a Waiver to eliminate the required 10’ wide landscaping
buffer yard between outlots 1 and 2.

e The grocery/liquor store is more than 10,000 square feet in area and no building
landscaping is shown per Section 3630 of the Boone County Zoning Regulations.

e Staff would like the applicant to prepare a true landscaping plan for the grocery
store/liquor store lot/detention lot so it can be evaluated. Staff recommends that a
supplemental evergreen buffer with an 8' tall PVC privacy fence be installed in an
approximate 465 linear foot area immediately behind the rear parking lot to help
mitigate visual and sound impacts to the residential area to the north. Staff
recommends the fence should be located closer to the parking lot and evergreen
trees should be located closer to Old US 42.

Architecture

A. Grocery Store

The grocery store does not meet the architectural planned development standard or
the 2021 Change in Concept Development Plan conditions.

o The submitted elevations for the grocery store show the building will be largely
constructed with EIFS and will have a flat roof. The architectural planned
development standard states the prédominate building material for commercial
developments “shall have a solid appearance, such as could be achieved with brick,
stone, and architectural grade concrete products designed to replicate natural
materials. Roof designs shall have a finished appearance through the use of three
dimensional pitched roof forms with architectural grade roofing and/or the use of

defined parapets with cornice lines.”

o Condition #7 from the 2021 Change in Concept Development Plan approval required
the building on lot 6 (the 112,500 square foot senior living or medical office building)
to have full height brick exterior walls, with other materials being permitted for trim
and secondary areas. The condition also required the building to have a pitched roof

which covered the entirety of the building.

B. Outlots



Crossland Southeast/Farmview Commons Page 13
October 4, 2023

B. Outlots

e Condition #6 from the 2021 Change in Concept Development Plan approval required
the outlot buildings along the US 42 frontage to follow submitted architectural
concepts and use a combination of flat and pitched roofs. Staff would like the
applicant to explain if this condition will be followed since no elevations were

submitted for the outlot buildings.
C. Roof Mechanical and Dumpster Screening

e Condition #8 from the 2021 Concept Development Plan approval required
mechanical equipment and dumpsters to be screened with enclosure structures
materials, colors, and design detailing that were consistent with the buildings they
served. Staff is concerned that the grocery store is shown with several large roof
mounted mechanical units that will be highly visible and painted. Staff would also like
the applicant to address dumpster screening.

D. Retaining Wall on Outlots 1 and 2.

e Condition #9 from the 2021 Concept Development Plan approval required all
retaining walls to have a decorative/architectural finish which correlated to the to
architectural theme in the development. Staff would like the applicant to address if

this condition will be followed.
E. EV Charging Stations and Cart Corrals

e Staff would like the applicant to provide some pictures of details of the EV charging
stations and cart corrals.

Signage

The applicant’s narrative states, “the signage for the development will be constructed per
the details, renderings, and exhibits, and will be coordinated with the architecture of the
site.”

A total of four monument signs are shown. Two are shown on the grocery store lot and
one is shown on each outlot. A note on the outlot one monument sign indicates it will
include a grocery store tenant panel. Staff has the following questions regarding the

monument signs:

e The monument sign detail shows a sign which is 14’ tall and 97.78 square feet in
area. Will all four monument signs match (same dimensions, design, and brick)?

s The proposed monument signs are larger than the 2021 approval allowed. That
approval allowed 10’ tall and 56 square foot monument signs. These dimensions
also complied with the 1996 Plantation Pointe North Zoning Map Amendment and

Concept Development Plan approval.
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o The building elevations show that the grocery store and liquor store will have channel
letter building mounted signs. Wil the outlots use channel letters?

e The plans show a 5-8%" tall, 6 square foot grocery store directional sign near the
Farmview Drive access point. The sign has the same detailing as the monument
signs. s this the only directional sign that's proposed?

Transportation Connections and Entry Points:

e The main east-west and north-south driveways function as a local street system and
connect the site to the major road network while avoiding a new access point on US

42.

o Staff recommends that sight distance and stopping distance should be analyzed for
those vehicles turning in and out of the development from Old US 42 access. There
is a curve to the east of the access point that causes concerns.

e This criterion also discusses the demarcation of entry points through the use of
landscaping, architectural or sculptural elements, etc. This criterion is met for the
access points on Old US 42 and Farmview Drive through the provision of the
proposed monument and directional signs. The applicant should explain how this
criterion will be met for the access points proposed on the east (St. Elizabeth Way)

side of the site.

Conformance with Comprehensive Plan

The Comprehensive Plan is discussed on pages 5-7 of the Staff Report.

3. TRAFFIC IMPACT STUDY

A Traffic Impact Study (TIS) was submitted with this application and the entire Study is
part of the record as an exhibit. The executive summary and conclusions are attached
to the Staff Report. Linzy Brefeld with, Kentucky Transportation Cabinet indicated that
they were still actively reviewing the Traffic Impact Study on 9/14/23. Justin Finke, with
“the City of Florence, expressed a concern about excessive stacking on Farmview Drive.
Staff contacted him regarding this comment and he replied that it centered around
whether the southbound turn lanes on Farmview Drive could be extended.

Staff would like the applicant to highlight the Traffic Study at the Public Hearing or Zone
Change Committee Meeting (once KYTC has provided comments). Staff would like the

applicant to address the following:

e Is a right-hand deceleration lane needed at US 42 and Farmview Drive or US
and St. Elizabeth Way?
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e Are any road improvements needed on Old US 42 with the increased traffic?
Residents from Farmview Subdivision, Pleasant Valley Meadows, and Plantation
Pointe will likely use Old US 42 to access the development.

4 DEVELOPMENT STANDARDS

For the applicant’s information, an exhaustive site plan type review was not conducted
due to the conceptual nature of the proposal. However, Staff did identify a potential
issue with the number of parking spaces indicated on the plan. The outlots could
potentially be developed as restaurants and the parking may not be sufficient unless a
shared parking agreement is recorded with the grocery store. Unless exceptions are
approved through this process per Section 1500 “Intent” (PD overlay zone) of the zoning
regulations, the project will need to meet all applicable standards at the Subdivision and

Site Plan stages.

5. OUTSIDE AGENCY COMMENTS

Staff sent out an agency email and received comments back from Florence: Fire/EMS,
the City of Union, Kentucky Transportation Cabinet, and the City of Florence. These
comments are attached to the Staff Report.

6. EMAILS IN OPPOSITION

At the time the Staff Report was finalized, one email had been received in opposition to
the request. The email was from Lynne Mullins and it's attached to the Staff Report.

CONCLUSION

The Boone County Planning Commission, Florence City Council, and Union City Commission
need to evaluate the application in terms of the Our Boone County — Plan 2040 (the adopted
Comprehensive Plan), Article 15 of the Boone County Zoning Regulations (Planned
Development District), and the potential impacts on the existing and planned uses in the area.
The Euture Land Use Map will not need to be amended if this request is approved.

Respectfully submitted,

j«-—f—&/(. %MJW_\

Todd K. Morgan, AICP
Senior Planner, Zoning Services
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Attachments:

*Site Vicinity Map

*Applicant’s Cover Letter

*Applicant's Narrative

*Executive Summary and Conclusions from Traffic Impact Study

*Submitted Concept Development Plans

*Zoning Map

*2040 Future Land Use Map

*Topographical Map

#2023 Aerial Map

*Planned Development Criteria

*1996 Concept Development Plan excerpts, 7/17/96 Committee Report, and 9/10/96 Florence
City Council minutes

*Design Guidelines for Commercial/Office Area in Plantation Pointe North

*2014 Concept Development Plan, 5/7/14 Committee Report, City of Florence Summary
Ordinance 0-17-14, and 9/4/14 email from Kathy Porter, Union City Clerk/Treasurer

*2021 Concept Development Plan excepts, 5/5/21 Committee Report, Architectural Concepts

*9/8/23 Email from Randy Childress, Florence Fire/EMS

*9/11/23 Email from Amy Safran, City of Union

*9/14/23 Email from Linzy Brefeld, KYTC District 6

*9/21/23 Email from Justin Finke, City of Florence

*9/28/23 Email from Lynne Mullins

*Application
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Farmview Commons Retail Site

September 5, 2023

Boone County Planning Commission
Boone County Administration Building
2950 Washington Street, Room 317
Burlington, Kentucky 41005

Re: Farmview Commons Retail Site
Change in Concept Development Plan Submittal

Honorabhle Members of the Boone County Planning Commission,

On behalf of Crosland Southeast, it is our pleasure to present the enclosed Change in Concept Development Plan
submittal for the site located at the intersection of U.S. 42 and Farmview Drive, in the cities of Florence and Union.
The 11.82-acre site, identified as “Area 12” of the Plantation Pointe pPlanned Development”, is bounded by U.S. 42,
old U.S. 42, Farmview Drive, and the private access road named St. Elizabeth Way. The existing site contains two
parcels, one of which is in the City of Florence and the other in the City of Union. Most recently, in 2021, this site
went through the Change in Concept Development Plan prpcess. The conditions of approval for this past submittal,
from the Boone County Planning Commission, along with prior conditions/zoning criteria have been considered for

the current design.

The retail development; specifically designed to meet the needs of the residents and workforce of Florence and
Union, will be anchored by a best-in-class grocery center and will feature a mix of convenience retail, service retail,
and eating establishments. The revised concept development plan includes two commercial use outlots with
frontage along U.S. 42. The remainder of the site includes an approximate 56,000 square foot grocery store with,
attached liquor store and drive-through pharmacy. A summary of the concept plan including how the proposed site
addresses the Planned Development criteria is described in the attached narrative.

We believe the proposed development will help meet the demand for grocery and retail convenience uses in this
region of Boone County and are requesting recommendation for approval by the Planning Commission. We
appreciate your consideration of this submittal and look forward to the opportunity to present at an upcoming public
hearing. Please review and reach out should you have any questions or need additional information.

Sincerely,

Austin Williams

Christopher Taft

Crosland Southeast

801 East Boulevard

Charlotte, North Carolina 28203

R ECETVE
UL gep 0520

BOONE COUNTY
PLANNING COMMISSION

-




Narrative for Change in Concept Development Plan Submittal
Farmview Commons Retail Site
September 2023

Applicant Information
Crosland Southeast has a long history of developing award-winning retail and mixed-use projects throughout the

Southeast, with its founding members serving as former partners of the 74-year-old Crosland LLC. Today, Crosland
Southeast strives to build on its legacy by investing in retail and mixed-use acquisitions and by developing grocery,
single-tenant, market-rate and affordable multi-family communities and transformative mixed-use assets that

epitomize placemaking at its finest.

Proposed Development Information

Introduction:
Crosland Southeast is proposing to develop the 11.82-acre site located north of the intersection of U.S. 42 and

Farmview Drive, located primarily in the City of Florence, with the western portion in the City of Union. The site will
be anchored by a grocery store with an attached liquor store. The grocery will include a pharmacy with a drive-
through. Therewill also be two buildings on outlots situated at the corner of Farmview Drive and U.S. 42.

The development is directly across U.S. 42 from several commercial uses including Heritage Bank, Skyline Chili, and
General Electric Credit Union. Along St. Elizabeth Way, the site is adjacent to Kentucky Farm Bureau Insurance and
a St. Elizabeth and OrthoCincy healthcare facility. There is single-family and multi-family residential across Farmview

Drive and Old U.S. 42 from the site.

Site History:
The Earmview Commons site has previously been reviewed by the Boone County Planning Commission on several

occasions. It was included as “Area 12” in the Plantation Pointe Planned Development which was adopted in 1996.
In 2014, a Change in Concept Development Plan was submitted and approved with conditions by BCPC. Again, in
2021, a Change in Concept Development Plan was submitted and approved with conditions. The original
development criteria, along with the prior conditions, have been considered with the submittal.

Utilities:

All necessary utilities are available immediately adjacent to the site. Approximate locations of on-site utilities are
shown on the attached concept development plan. All on-site utilities are planned to be underground. Water and
sanitary sewer will be connected to the City of Florence’s public systems. The storm sewer will be private and
discharge to an on-site basin that will provide detention and water quality. The basin will meet all City of Florence
regulations. Private utility companies will be coordinated with for connections to their facilities.

A Traffic Impact Study has been completed for the proposed development. The attached Executive Summary
contains information on the analysis. The study has been submitted to the Kentucky Transportation Cabinet (KYTC),
Boone County, the City of Florence, and the City of Union. The report is under review with KYTC. All requirements

from the KYTC approved study will be complied with.

Requests of Current Concept Plan:
The attached conceptual plan provides a development containing three separate lots: two outlots and the main

grocery store lot. The applicant is requesting that the proposed grocery store and two outlots with associated
parking, drives, utilities, and landscaping be considered and approved as shown and described in the attached

concept development plan and supporting documentation.

Regarding the two outlots, the applicant is requesting that there be no required landscape buffer yard between Lots
1 and 2 and would also like to note that there will be shared parking and access agreements between Lots 1 and 2.



Consideration of Planned Development Criteria (Section 1506, 2020 Boone County Zoning Ordinance)

Mixed-Use Development and Pedestrian Orientation:

The revised concept development plan includes two commercial use outlots with frontage along U.S. 42, The
remainder of the site includes a grocery store and attached liquor store. The uses proposed in the development
reflect the original commercial-use plan for “Area 12" of the 1996 Plantation Pointe Planned Development and also
the underlying Commercial-2 Boone County zoning. The grocery store and outlots support mixed-use development
by complementing the surrounding single-family and multi-family residentials developments.

The grocery store and outlots will have pedestrian access points connecting to the existing pedestrian routes along
U.S. 42 and Farmview Drive. This will provide connectivity to nearby residential and commercial areas. On-site
sidewalks will be accessible routes designed for pedestrian safety. The site will meet the overall pedestrian
orientation of the larger U.S. 42 corridor through the cities of Florence and Union.

Compatibility of Uses: .
The original Plantation Pointe Planned Development reserved “Area 12" for commercial use, By maintaining the

intended commercial use, the site will be compatible with the remainder of the planned development.

Open Space:
Approximately 4 acres of the site will remain open space. A large area to the west will function as a detention basin.

This will be kept in a highly maintained/finished condition. The frontage along Old U.S. 42 will remain undeveloped
and contain existing vegetation, maintained grass slopes, and landscaped areas. A buffer area will be provided along
U.S. 42, Farmview Drive, and St. Elizabeth Way with green space and landscaping.

Multi-Modal Transportation: »
The development will be auto-oriented with possible drive-throughs at the outlots and a pharmacy drive-through

attached to the grocery store. As noted in the Pedestrian Orientation section, the site will provide access to adjacent
pedestrian routes and provide on-site routes. It will also be accessible for cyclists and include bicycle racks.

Preservation of Existing Site Features:
The existing site is largely open fields with some existing mature vegetation along Old U.S. 42 It is the goal of the

project team to maintain as much of the existing site vegetation as possible.

Landscaping:
Landscaping for the development will comply with the requirements of the current Boone County Zoning Ordinance,

Article 36 as well as the requirements included in the Plantation Pointe development criteria.

Architecture:
Details for the architectural elements of the development will be per provided elevations, renderings, and exhibits.

The signage for the development will be constructed per provided details, renderings, and exhibits, and will be

coordinated with the architectural elements of the site. Locations of proposed free-standing monument signs are
shown on the attached concept development plan.

Transportation Connections and Entry Points:
Vehicular entry points to the development will be from Farmview Drive, Old U.S. 42, and St. Elizabeth Way. The

access from Farmview Drive will be right-in / right-out only. Careful consideration has been given to vehicular access
and flow. All requirements included in the Traffic Impact study will be complied with. There will be a pedestrian
entry point at the Farmview Drive vehicular entry point and a connection to the existing sidewalk along U.S. 42.

Conformance with Comprehensive Plan:
The proposed commercial retail use for this development conforms to the 2035 Future Land Use Map as shown in

the 2010 Boone County Comprehensive Plan. The Plan encourages commercial and retail sites in this area to utilize

planned developments.



, Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Executive Summary

Farmview Commons is a proposed mixed-use development that is to be located along US 42, at the northeast
corner of the US 42 and Farmview Drive intersection, in the Cities of Florence and Union, Boone County,
Kentucky. According to the latest concept plan prepared by Bayer Becker, the project site/proposed

development is to consist of various retail and restaurant land uses, estimated as follows.

o Shopping Plaza at 59,464 square feet including a supermarket at 56,264 square feet and a liquor store at

3,200 square feet.
e Two Outparcels consisting of two commercial buildings at 5,850 square feet and at 6,500 square feet with

a potential drive-through window at each.

Site access is tobe provided along Farmview Drive (right-in/right-out), approximately 160 feet north of US 42,
at Old US 42, approximately 400 feet east of Farmview Drive, and 2 access points along St. Elizabeth Way

approximately 270 and 440 feet north of US 42.

It is anticipated that the proposed development will be constructed in two phases with Phase 1 consisting of
the primary shopping plaza and Phase 2 being the outparcels. An opening year of 2025 and a full build out

year of 2027 are estimated.

Bayer Becker corresponded with the Kentucky Transportatioh Cabinet (KYTC) District 6, Boone County, the
City of Florence, and the City of Union to review and discuss the project and to establish the scope of this

study, which is summarized in a Memorandum of Understanding dated April 11, 2023, and revised May 3,

2023.

The following intersections comprise the study area of this report:

o US 42 and Old US 42 / Wetherington Boulevard

o US 42 and St. Elizabeth Way / Express Street

o US 42 and Farmview Drive / Richmond Road

e Old US 42 and St. Elizabeth Way

e Old US 42 and Farmview Drive

o Farmview Drive and Proposed Site Access 1 (right-in/right-out)

e Old US 42 and Proposed Site Access 2

The analysis years of the study include the 2023 existing year (no build conditions), the 2025 opening year (no
build and build conditions), 2027 full build out year (no build and build conditions), and the 2035 horizon year

(opening year + 10) (no build and build conditions).

L lboyer
becker




/ Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Based on the analysis contained in this report, no recommendations are made for 2023 existing traffic and/or

2025, 2027, and 2035 no build traffic volume projections (exclusive of traffic generated by the proposed

development).

However, based on additional review of US 42 at St Elizabeth Way / Express Street, the following
recommendations are made for 2023 existing traffic and/or 2025, 2027, and 2035 no build traffic volume

projections (exclusive of traffic generated by the proposed development):

Provide ongoing monitoring of the operations at the intersection of US 42 and St. Elizabeth Way / Express

Street with regards to eastbound and westbound left turn movements.

As indicated above, recommendations associated with existing and no build traffic are made regardless of the

proposed Farmview Commons mixed-use development.

Also based on the analysis contained in this report, the following additional recommendations are made for

2025, 2027, andfor 2035 build traffic volumes (including traffic generated by the proposed development):

o Modify southbound St. Elizabeth Way at US 42 to allow right turn only movements.
Extend the southbound right turn lane on Farmview Drive at US 42 to provide a total of 280’ of storage by

restriping the existing pavement.
Monitor signal timing for the intersection of US 42 and Old US 42 / Wetherington Boulevard and modify as

appropriate per corridor signal timing plans.

Ongoing monitoring of the operatiops at the intersection of US 42 and St. Elizabeth Way / Express Street is
also recommended for 2024, 2027, and/or 2035 build conditions with regards to northbound left turn and

through movements (in addition to eastbound and westbound left turn movements).

These recommendations for build conditions are made as a resuit of the proposed Farmview Commans mixed-

use development, to mitigate the new traffic associated with the development.

Based upon engineering judgement and the analysis contained in this report, with the above improvements

incorporated, the proposed Farmview Commons mixed-use development will not significantly impact

operations on the adjacent roadway network.

Egt e<-:r~r | : 9



Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kenlucky

Recommendations and Conclusions

Improvements to Accommodate Base Traffic
Based on the analysis contained in this report, no recommendations are made for 2023 existing traffic and/or

2025, 2027, and 2035 no build traffic volume projections (exclusive of traffic generated by the proposed

development.

However, based on additional review of US 42 at St. Elizabeth Way / Express Street, the following
- recommendations are made for 2023 existing traffic and/or 2025, 2027, and 2035 no build traffic volume

projections (exclusive of traffic generated by the proposed development):

e« Provide dngoing monitoring of the operations at the intersection of US 42 and St. Elizabeth Way / Express

Street with regards to eastbound and westbound left turn movements,

As indicated above, recommendations associated with existing and no build traffic are made regardless of the

" proposed Farmview Commons mixed-use development.

Additional Inprovements to Accommodate Site Traffic ,
Based on the analysis contained in this report, the following additional recommendations are made for 2025,

2027, and/or 2035 build traffic volumes (including traffic generated by the proposed development):

o Modify southbound St. Elizabeth Way at US 42 to allow right turn only movements.
» Extend the southbound right turn lane on Farmview Drive at US 42 to provide a total of 280" of storage by

restriping the existing pavement. .
s Monitor signal timing for the intersection of US 42 and Old US 42 |/ Wetherington Boulevard.and modify as

appropriate per carridor signal timing plans.

Ongoing monitoring of the operations at the intersection of US 42 and St. Elizabeth Way / Express Street is
also recommended for 2024, 2027, and/or 2035 build conditions with regards to northbound left turn and
through movements (in addition to eastbound and westbound left turn movements).

These recommendations for build conditions are made as a resuit of the proposed Farmview Commons mixed-

use development, to mitigate the new traffic associated with the development.

Based upon enéineering judgement and the analysis contained in this report, with the above improvements
incorporated, the proposed Farmview Commons mixed-use development will not significantly impact

operations on the adjacent roadway network.
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Area 12 has an area of approximately 10.6 acres
and 1s the island located between new U.S. 42, old
U.S. 42, Natorp Drive, and Farmview Drive. The
development of Area 12 will be limited to the

following C-2 uses:

1) Eating and drinking places including
alcoholic beverages, but excluding drive-

thru;
2) Grocery stores and supermarkets;
3) Stores with retail sales of meat, fish,

seafood, dairy, and peultry products;

4) Fruit and vegetable stores; bakeries, candy,
nut, and confectionery stores;

5) Convenience stores;

6) Liquor, beverage, drug, and proprietary
stores; )

7) Banking services (including drive-thru
facilities) savings and loan associations,
credit unions, and other credit services;

8) Tnsurance carriers and agents; brokers and
services;

9) Physician, dental, optical goods and
services; including medical and dental
laboratories;

10) Veterinary services and pet grooming services
but not including the boarding of animals;

11) Beauty and barber services and tanning
salons;

12) Nursery and day care centers;

13) Laundering and dry cleaning and dyeing
services including self-service;

14) Alteration and garment repair and custom-
tailoring;

15) Shoe repair, shoe shining, and hat cleaning
services;

16) Family clothing, shoe stores, specialty

clothing or boutiques and other apparel

retall trade; .

Jewelry stores; ‘

Radio, T.V., music supplies, cameras,

photographic supplies, and specialty

household appliances; .

19) Art, craft, and hobby supplies and products,
gifts and novelties;

20) Books, stationery, newspapers and magazines;

21) Florist excluding greenhouses;

22) Sporting goods including bicycles; -

23) Draperies, curtains, upholstery, and floor
coverings;

24) Paint, glass, and wallpaper stores;

25) Photofinishing services;

-—
o0 ~3
i

5
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26)

27)
28)

29)

30)
31)
32)
33)
-
36)
37)
38)
39)
40)
41)
42)
43)

44)

45)
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Recreation centers, gymnasiums, clubs, and
gimilar athletic uses;

Gasoline service stations;

Churches, synagogues, temples, and other
places of religlous assembly for worship;
Real estate operators, agents, lessors, and
real estate sub-dividing and developing
services, operative builders and related

" services;

Accounting, auditing, and bookkeeping

services;
Rusiness and personal credit services and

title services;

Security brokers, dealers, and flotation
services and finance companies;

Holding and investment services;
Photographic services;

Direct mail and advertising services;
Stenographic services and other duplicating
and mailing services;

News syndicate service and employment
services;

Regearch, development, and testing services
of an office nature;

Business and management consulting services
and associlations;

Motion picture, audio-visual, and similar
media production and distribution services;
Legal, engineering, architectural, education
and scientific research services;

Welfare and charitable administration
offices;

Professional membership organizations, labox
organlzations, and civic associations;
Telephone exchange stations, telegraph
message centers, radio broadcasting studios,
television broadcasting studios and other
communication centers and offices excluding
any relay, transmittihg, or receiving towers
or similar unattached, erected equipment;
The administration, management, and any
related office use or activity of commercial,
business, service, professional, industrial,
religious, private institutional, or similar
organizations, incorporations, companies,
associations, and such uses. Includes all
integral stenographic reproduction, mailing,
research, sales, and similar office functions
as determined by the Zoning Administrator.
Business colleges or schools;

Recreation centers, gymnasiums, and other
related recreational facilities;

6
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48)
49)

50)

Retail and sales of drugs and proprietary
goods;

Medlcal clinics - out-patient gervices;
Additional Principally pPermitted Uses that
may be added to the current list of
Principally Permitted Uses for the Commercial
Two (C-2) zoning classification will become a
permitted use if the Zoning Administration
Jdetermines that the additional use is
compatible with the existing permitted uses.

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

include:

1. Recreation uses or spaces of integral

relation to the developed portions of
the district including:

a. Temporary exhibit spaces;
b. Aquariums, potanical gardens, and
other natural exhibitions;
c. Stages and similar assembly areas;
2. Accessory uses for an office facility:
a. Garages and parking;
b. structures such as fences and
walls;
c. Buildings such as storage sheds;
3. Directional and incidental signage (See

Article 34);

4. Parking (See Article 33);

5, Temporary buildings incidental to
construction; : )

6. Storage, uncrating, oOr unpacking areas
provided such activities are an integral
Ffunction of a permitted use and do not
create enclosed or outside spaces which
tend to enlarge Or OVerpower the
activities of permitted uses;

7. Retail sale of motor fuels;

8. Automatic teller services.

Tntensity: No individual commercial use
within any structure shall exceed 50,000

square feet.

office use will be located on approximately 11 acres
along U.S. 42 and being split by Weatherington
Boulevard.
concept plan map. The following O-1 uses will be
permitted to be developed in Area 10 (Exhibit No. 1):

This area is identified as Area 10 on the



TO:

FROM:

DATE:

RE:

COMMITTEE REPORT

Boone County Planning Commission
Barry Neltner, Chairman

July 17, 1996
Request of Raymond Erpenbeck Consulting Engineers (applicant) for

ERPS, Inc., Thomas D. Erpenbeck, and Catherine E. Erpenbeck
{owners) for a Zoning Map Amendment on & 321 acre site located on both
sides of U.S. 42 and to the east of Union Village Subdivision, Florence,
Kentucky. The'request is to rezone the site from Suburban Residential One
(S8R-1) to Residential Planned Development (RPD), Office One/Planned
Development (O-1/PD), and Commercial Two/Planned Development (C-
2/PD) in order to allow a mixed-use residential/commercial development,

Plantation Pointe - North.

REMARKS:

We, the Committee,

recommend approval of this request based upon the following findings

of fact and with the following conditions:
Findings of Fact
1. The residential aspects of the request are in agreement with the adbpted Boone

County Comprehensive Plan Future Land Use Map which indicates the area as
Suburban Density Residential and High Suburban Density Residential.

The Committee concludes that due to the developing character and growing needs
of the area, due to the fact that US 42 has been upgraded to a five lane highway
adjacent to the site, and. due to the fact that a commercial subdivision is being
developed immediately to the west, a mixed-use development, as sought by the
Boone County Comprehensive Plan, that includes a varisty of commercial uses as
well as a variety of residential uses is appropriate for the site in question.

The Committee concludes that although commercial uses are appropriate, these
uses must be limited in scope and compatible with the existing physical character
of the site In question and the adjoining areas. The Committee also concludes that
it is appropriate for the range of uses permitted, and their corresponding intensities,
to become more limited around the proposed intersection of US 42 and
Wetherington Boulevard (extended) as to discourage the future uninterrupted
commercial development along US 42 to the center of Union, as sought by the

Boone County Comprehensive Plan.
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COMMITTEE REPORT - Plantation Pointe - North

Page 2

July 17, 1996

The Committee concludes that given the Findings of Fact numbered 1, 2, and 3
above, the current zoning is inappropriate and the proposed zoning is more

appropriate.

The Committee has concluded that the attached conditions are necessary to
achieve consistency with the specific goals, objectives and policies of the Boone
County Comprehensive Plan as well as the intent, objectives, and requirements of
Article 15 "Planned Development District (PD)" and Article 16 "Employment Planned
Development District (EPD), Residential Planned Development District (RPD)" of
the Boone County Zoning Requlations. The Committee has also concluded that the
attached conditions are necessary to mitigate any foreseeable community impacts
that may be created by the development, The applicant has signed a letter
demonstrating agreement with these conditions. It is further understood that the
development shall otherwise follow the provisions stated In the submitted Concept
Development Plan that served as a basis for the recommendation contained in this

Committee Report.

' Conditions

1.

2.

No building within Area 12 shall exceed 35 feet in height..

Design guidelines that address general qualitative (versus quantitative)
architectural, landscape, site (including general site arrangement and
representative examples of site furniture and appurtenances), and signage design
elements for the commercial and office uses and pool facility shall be submitted for
review and approval by the Zone Change Committee prior to the submittal of any
review application for said uses. The commercial uses shall be regulated by the
design guidelines, in addition to any other site plan requirements, through the Site

Plan procedure.

The guidelines shall include general statements of intent which describe
development standards within the non-commercial phases that may deviate from
the letter of the Subdivision Regulations and/or Zoning Regulations.

The design guidelines for the commercial and office uses shall outline a consistent
architectural theme and shall include architectural elements that are vernacular in
nature; i.e., influenced by traditional Boone County architectural forms, materials,
and details. The character created by the design guidelines as a whole shall be
compatible with the existing rural landscape and the horse farms in the area.

A. Al residential uses designated as single family attached in the Concept
Development Plan shall be owner occupied.
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‘Page 3

July 17, 1996

A copy of the Public Hearing minutes accompani
serving as a summary of the svidence and testimony presented by t

ercial or office use shall be monument style which
may hot exceed 60 square feet in afea or 10 feet in height. With the exception of
the style, size, and height restrictions for freestanding signs as noted herein, the
current signage regulations within the Zoning Regulations shall regulate sighage
on the site unless alternate regulations are appraved through the design guidelines.
Alternate size and height limitations for freestanding signs may also be proposed

through the design guidelines.

Freestanding signs for any comm

The HOA open space areas and public walkways shall be constructed along with,
and considered a part of, the infrastructure for the applicable phase and reviewed
as part of the applicable Improvement Plan.- A site plan application for the pool
facility must accompany the Improvement Plan submittal for the applicable phase.
The pool facility shall be constructed prior to the issuance of 410 Zoning Permits
for new single family residences within the entire Plantation Pointe development;
the 410 figure includes the Lancashire and Antebelium phases of Plantation Pointe

which are not subject to the current application.
The development shall provide the fpllowing street connections:

A. A connection between Area 4 and the adjoining property immediately to the
west (Seltman property).

B.. A connection between Area 9 and the commercial area in Union Village
Subdivision, ‘and a connection between Area 9 and Area 10 within the

proposed development.

C. A connection between Area 10 and Area 11 within the proposed

development.

es the findings and recommendation
he proponents and

opponents of this request.

/O

.

Barry Neltner, Chairman R William?e? l
For gw Against For Against
Abstain Absent y/ Abstain Absent




S MINUTES = REQULAR HEETING

Attt geptember 10, 1996 referring to the August 27,
rt of the Plantation Point

change, ERPS, Inc. agreed to’ the following conditions:

¥LORENCE CITY COUNCIL

BEPTENBER 10, 1996

!

The City Council of the City of Florence, Kentucky met in
1996 at 7:00 p.m. in the

Florence Municipal Building with Mayor Evelyn Kalb presiding in the

Regular Session on Tuesday, September 10,

Chair.

I

Mayox Kalb called the meeting to order and déclared”the .
esentation of all ci;y ‘

Reqular Session to be open for the pr
business.

The roll was called and the follow
presernt:

Also present were ¢city Attorney Hugh O. Skees, Finance
Director Ronald Epling, Public Services Director Jeffrey Koenig,
Police chief Paul Buelterman, Don Roberts, ' Pete -Stark, Diane

Whalen, Ray Erpenbeck and city Cclerk Betsy R. Conrad.

Mayor Kalb cal
August 27, 1996, Regular Meeting of Council.

approval of Council.

Mayor Kalb presented the following Ordinance

reading:

(i on 851 Monzs:

ing members registered &

Mel Carxoll, Carl Howard, Dr. Ferd Metzger,
Osborne and Linda Schaffer. Absent was Robert 0. Hay.

l1ed for a motion to approve the minutes of
councilmember Howard

so moved, with second from Councilmember Metzger and unanimous

X967 - AN ORDINANCE ADOPTING AND APPROVING A . ;
T GOATED OM BOTH SIDES OF U. 8. HIGHWAY 42 AND .

David A.

for second

70 THE EAST OF UNTON VILLAGE SUBDIVISION, FLORENCE, KENTUCRY, AND

o "UTILIZE THE UNDERLYING ZONE, . THIS REZONING BEING

FRESENT ZONE OF SUBURBAN RESIDENTIAL ONE (SR=-1) TO
PLANNED DEVELOPMENT (RED),
AND COMMERCIAL TWO/PLANNED DEVELO
USE RESIDENTIAL/COMMERCIAL DEVELOPMENT,

DEVELOFMENT PLAN. (ERPS, INC.

May
By enactment of this Ordinance, the development of Pla

msubjact to an agreed davalopment plan. Plantation Po
of residential and commerxcial uases.

councilmember Metzger moved,
Howard, that Ordinance No.
with two additional conditi

the law.
needed to be read into the record. Mayor Kalb’

meeting confirming-that as pa

1) Free standing signs for any commercial or office use shall

be monument-style which may not exceed sixty (60)
in area or ten (10) feet in height.

Regulations.
projects shall be kept graded and cut.

councilmember Metzger rela
has been revieved for over a Year,
Hearing process and is much changed from t
turned down a year ago. He noted addi
reduction in multi-family and commercial development.
called for roll call vote.
schaffer, Metzger and Osborne.
Council approved by a vote of four (4) to ene (1).

OFFICE ONE/PLANNED DEVELOPMENT (0=1/PD),
PMENT (C-2/PD) TO ALLOW A MIXED
SUBJECT TO AN AGREED

« PLANTATION POINTE = NORTH):

or Kalb then read the following Summary of the Ordinance:
ntation Polnte im approved,
inte im a mixed devaelopment

with second from Councilmember
0-17-96 be approved on second reading
ions and be published in accordance with

Attorney Skees advised that the two additional conditions *=
read a letter dated, Bosisal o
1996, Council =~

All other signage shall

be controlled by the signage regulations within the Zoning -
2) All vacant lots within the developing

ted that this development proposal
has gone through the Public ;
he original plan that was .
tional conditions and a

RESIDENTIAL

e=North zone

square fest

Mayor Kalb

Voting Yes: Councilmembers Howard,
Voting No: Councilmember Carxroll.

FROM IT8 .
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BOONE COUNTY PLANNING COMMISSION

2995 Washington Street, Burlington, KY 41005

606-334-2186

il .
=== FAX 606-334-2264
o E-Mail plaricom@one.net

July 23, 1999

Mr. Raymond Erpenbeck, P.E.

Raymond Erpenbeck Consulting Engineers
4205 Dixie Highway

Elsmere, KY 41018

FAX: 342-5852

RE: Design Guidelines for Commercial/Office Area in Plantation Pointe North

Dear Mr. Erpenbeck:

As you are aware, the amended design guidelines for the above referenced project were
reviewed by the Planning Commission’s Zone Change Committee on July 22, 1998. These

guidelines were amended with the addition of explanatory graphics. As you will recall, the
Zone Change Committee had previously approved the original guidelines (text only, no
ithin the commercial section

graphics) with the condition that each individual development wi

of the subdivision be reviewed by the Committee for conformance with the guidelines. This
condition was added because no ilustrative graphics were included in the original
guidelines. Upon review of the amended guidelines, the Committee agreed to lift this
" condition. Thus, the architectural review will be conducted by the Planning Commission’s

staff through the site plan process. Please call me if you have any questions or need any

clarifications.

Kevin T. Wall, AICP CDT
Director, Zoning Services

KTWAHIm
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EXHIBIT "D"
DEVELOPMENT CRITERIA

PLANTATION POINTE ~ COMMERCIAL
I SPAGE ALLOCATIONS AND DIMENSIONAL STANDARDS

14 Bulding-toLand Ratlo:

PAGE 82

The ratio of bullding coverage to the Lot area will be gubject to the approval of the
DRC, but In no cage may the ratlo exceed fifty parcent (50%). Building coverage shall
- mean the largest area encompassed when the exterior walls of a building are projected .
vertically to a horizontal surface. As used herein, the building coverage on a Lot shall -
include the sum total of the building coverage of all building improvements on such Lot,
but shall not include any building coverage for plazas, garages, screening and retaining

walls, poles, signs, water, sewer, electrical, gas and other utllity lines.

1.2  Setbacks:

Except as provided in Sectlon 1.3. helow, no structure or lmpmvenient of any kind

and no part thereof, shall be placed on any Lot closer fo & prope
way/easement or service road line than the setback distances as follows:

. & ‘
fast from any public right of way or private servica road.

h. = Slde Yard: The satback line Is establl

an interior property line, however,
be less than sixty (60) feet.

o Rear Yard: The sethack line Is eét_gblished as twenty

rear property line,
d. Notwithstanding the building getback
above, the building getbacks shall also conform to the Conditions of Ap
the Concept Davelopment Plan for Plantation Pointe.

e. Notwithstanding the bullding gethacks set forth In Sectlon 1

above the DRC may increase any one or mor
DRC in-its sole discretion determines such setback Is necessary
visibility of buildings OF anticipated bulldings on adjoining lo
distance for vehicular traffic within the development.

rty line or. right of

Front Yard: The setback lines are hereby established as thirty (30)

shed as fifteen (157 feet from .
the sum of both side yard setbacks on & Lot shall not

(20) feet from a

< sat forth In Section 1.2 80,
proval set forth in

2 8-G

o of such setback raquirements where the
to assure deslred

ts or to assure proper site
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1.3 Exceptions to Setback Requirements:

The followlng structures and Improvements are specifically excluded from:
setback provisions of Section 1.2, above: - R ? y exclud m fhe

a. Roof overhang, subject to the specific approval of the DRG in writing.

. h. _ Steps,.wa!k,s and driveways from the publlc right of way and frém K
pa\,{lng and associated curbing as permitted under Section (¢) below to the improvements. .

' o Paving and associated curbing, except that vehicle parking areas
shall not be ‘perm'ntted within ten feet (10") of the public right of way or right of ways or
within ten feet (10') of the service road, nor within ten (10) feet of any Interior property line

orlines.

d. Retaining walls and landscaping.
8. . Flanters, notto exceed three (3)'feet in height,

f. Wat_er lines, sewers, electrical and gas distribution facllities.

14 Off-Street Parking Areas:

a. No parking will be permitted on the public rght.of ways or service
roads within the Property, and each Owner ehall provide adequate off-street parking to
accommodate all parking needs for employees, visitors-and company vehicles on its Lot.
If parking requirements Increase as & result of a change In use or the number of
employees, additional off-street parking shall be provided-by.the Owner to satisfy the
intent of this Section. All parking facilities and private driveways must be approved by the

DRC in accordance with Part |l hereof,

b. Parking shall be permitted b
right-of-way and/or service road, subject to Sectlon 1.3.C.,
landscaping and approved by the DRC., :

All driveways and parking areas shall be paved and curbed.

atween the buildings and the public
when properly shielded by

C.
: d. Off.street parking areas designated for autornobile use shall not be
uged for trucks, commercial vehicles, and/or material storage. . .

15 Off-Street Loading Areas:” |
reas unless

a. Loading areas shall not encroach info setback @

gpecifically approved by the DRC In writing.

2



~

ERPENBECK ENG;.M?'ERS - PAGE 84

s 774 e 229

g7/14/1999 14:83 606342 52

| b. . Loading areas located In side yards shall be set back and screéned
to minimize the effect from the public right-of-way and nelghboring properties. No loading
areas shall be permitted on the front of any bullding without the express written
germlsslon of the DRC, and, except where a Lot Is bounded by three or more public
MWWM_W_pght—oﬁways. no loading areas shall be permitted on the -slde -of any bullding-factnga="""""
‘ " public right-of-way, unless speclfically approved by the DRC In writing. s

1.8 Stroets-Drivewsys/Sidewalks-Curbing:

Streats,. driveways, curbs and walks shall be constructed or altered only In '
g;ggrdance_ with plans and specifications submitted to and approved in writing by the

s
K

1.7 Easement Rastrictions:

No structure or other Improvement may be made on or over any underground
easements, Including sewer, water and utility easements or sprinkler systems, which wil
Interfere with access to such easemments or facilities. It s hereby understood that this
restriction does not apply to parking lots, dtiveways, sidewalks or sewer, water'and other

utlity lines. -

II.  ARCHITECTURAL AND AESTHETIC STANDARDS

24  Landscaping:

a. No plans for any building, structure or other improvements to be
eracted, placed or altered in or upon any Lot shall be approved by the DRC unless there
shall also have beén submitted separate landscape ‘plans, satisfactory to the DRC, fo
include plant material and landscape construction to be Inatalled on the Lot

b.  The front-yard setback area of each Lot shall be landscaped, and the

side and rear setback areas of each lot not used for parking shall be seaded, except that

the front yard and side yards of cormer lote shall be landscaped. Al unpaved areas of
each She not utllized for parking or buildings shall be laqucaped, and no Lot shall have -
legs than five percent (5%) thereof maintained as such unpaved apd unimproved open
space. Landscaping shall be uged to mark entrance points and parking areas. It shall be
used to shleld or define service areas and property divisions, and fo enhance bulldlpg

. gcale and forms. Undeveloped areas proposed for future expansion shall be planted with

grass or other landscaplng and maintained in a neat, welltrimmed condition. All

Jlandscaping and screening plans shall be submlited to the DRC for fts prior approval.

Berms. Earthen benms shall have a maximum slope of threg-to-one

C. )
by the DRC. Manholes, cléanouts or other points of

(3-to-1) unless otherwise approved

-3
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access to utility Ines shall be preserved In the deslgn and construction of the berms. The
'DR_C s_ha!l be entitled to prohibit berms 'In landscaping plans in its sole discretlon to
maintain dasired vigibliity and adequate site distancae fof vehicular traffic. '

d, Landscape treatment shall not Interfers with sight line requiremants
at street or driveway intersactions.- All landscaping shall be designed for reasonable.
malntenance, and all landscaped areas shall be malntalned In a quality manner at all’
times. Paving or terracing may be used in areas where excessive maintenance would

otherwise be required:

- 92  Exterlor Construction, Permitted Materials, Prohibited Materials, Approved
Construction Methods, Design: '

Any bullding erected on a Lot shall conform to the fallowing construction pracﬂ&es:

8. Exterlor walls shall be finished on the exterior only with one or more
of the following: (1) brick, architectural masanry units (excluding standard concrete block
and cinder block), (2) natural stone, (3) decorative precast concrete with prior written
approval of the DRC, (4) glass wall panels, provided that the DRC has given its prior
writter1 approval to the exact material, use, color and configuration of those wall panals,
(5) glass materials, or (6) thelr equivalent as approved by the DRC. Exterior walls of metal
or waod products are not permitted without the express written approval of the DRC.

o applied to all sides of a building. Cclors shall
f the natural surroundings and other adjacent
ht to approve or disapprove materials and

Such finish bullding materials shall b
be hammonious and compatible with colors ©
buildings. The PRC shall have the sole rig
colors.

b, Exteror construction materials shall conform with the Conditions of
Approval. - ,

shall utllize gable and/or hip roof shapes with & minimum

G. Building(s) ‘ :
ble facing foads or driveways.

roof slope of 4:12. Each roof shall have a ga

Roofs shall have deflned overhangs, comlce lines, dormers, -or ; .

cupoiéa.
Roofing materials shall be heavy. weight dimensional shingles of

metal. Roof colors shall be medium to dark-green or hunter green. : ‘
Flat roofs and mansard roofs are not allowed.

The DRC shall have the sole ﬁght to approve or disapprove all roof.

designs and materials.

4-
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‘ The DRC's final approval of &ll signs will be based not only on the.above, but on
reasonable architactural standards and overall balance as same applles to Identification
displays. Without limiting any of the above, the DRC must approve the manner In which
any sign Is constructed, lighted and mounted,” "All slgns must ‘also comply with all

applicable zoning and other regulations. .

3., Graphic - Deplctions: The design guidelines outiined above In the' -
Development Criterla of Plantation Pointe — Commercial aré graphically depleted on ™

those certaln drawings and sketches prepared by LBH Design located ‘at 211-

. Grandview Drive, Ft. Mitchell, Kentucky 41017, coples of which are attached hereto and

" made a part heraof.

N ,/

256838_6.00C.1
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TO:

FROM:

DATE:

RE:

#4

7ONE CHANGE/CONCEPT PLAN COMMITTEE REPORT
Roone County Planning Commission
Kim Bunger, Chairman

May 7, 2014

Request of BSM Development, LLC (applicant) for ERPS. Inc. (owner) for
a Change in an Approved Concept Development Plan in a Commercial
Two/Planned Development (C-2/PD) zone for a 10.8 acre tract located at
8739 US 42, Florence, Kentucky. The request is to modify a previous
condition of approval to increase the permissible building height to 50 feet;
and request of BSM Development, LLC (applicant) for ERPS. Inc. (owner)
for @ Zoning Map Amendment from Rural Suburban Estates (RSE) to
Commercial Two/Planned Development (C-2/PD) for a 1,14 acre tract
located on the northeast corner of the US 42/Farmview Drive intersection
and southeast corner of the Old US 42/Farmview Drive intersection, Union,
Kentucky. The request is for a zone change to allow commercial uses.

REMARKS:

We, the Committee, recommend approval of both requests based up

finding

on the following
s of fact and with the following conditions:

FINDINGS OF FACT

1.

"The Committee has concluded that the proposed Zoning Map Amendment for the

1.14 acre tract, Union, Kentucky, is in agreement with the 2010 Boone County
Comprehensive Plan due to the following reasons.

A. The 2010 Boone County Comprehensive Plan Future Land Use Map
designates the site as “Commercial.” This designationis described as “retail,
corporate and professional  office, interchange commercial, indoor
commercial recreation, restaurants, services, etc.”

The Committee has concluded that Zoning Map Amendment for the 1.14 acreract,
Union, Kentucky, is consistent with the original and overall Concept Development

Plan for Plantation Pointe.

The Committee has concluded that the request for a Change in an Approved
Concept Development Plan in a Commercial Two/Planned Development (C-2/PD)
zone for a 10.8 acre tract, Florence, Kentucky, is in agreement with the Business
Activity Element of the 2010 Boone County Comprehensive Plan for the following

reasons:
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A. Many problems with the location and arrangement of commercial uses have
emerged, especially along the KY 18 and U.S. 42 corridors. Commercial
developments along KY 18 and U.S. 42 west of Mall Road should not be
regionally oriented nor should they attract additional traffic, but rather be

served by the existing or future population of the area.

B. The land surrounding the U.S. 42 area, southwest of Florence, will
experience additional commercial growth towards the City of Union, but
_should be done on asmaller scale to mitigate any adverse impacts and to be
compatible with surrounding land uses and densities. The U.S. 42 corridor
toward Union will have a mixture of commercial, office, institutional, public

facility and residential uses.

C. commercial developments that occur in the KY 18 and U.S. 42 corridors
should be limited in scale (e.g. building, intensity, use, etc.) and clustered fo
serve growing residential neighborhoods. Planned Unit Developments should
be encouraged so that commercial construction is incorporated within new
residential areas and designed properly. These commercial clusters should
not function as an extension of Florence and Mall Road, but as distinct units

serving the Burlington and Union areas.

The Change to the Approved ConceptDevelopment Plan allows development ofthe
parcel while still protecting the residential neighborhood.

The Committee has concluded that the attached conditions are necessary to
achieve consistency with the specific goals, objectives, and policies of the 2010
Boone County Comprehensive Plan. The Committee has also concluded that the
aftached 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 these conditions. :

CONDITIONS

1.

The Property Owner agrees that all of the original conditions approved by the Boone
County Planning Commission and City of Florence for Area 12 from the 1996

Zoning Map Amendment will still apply unless amended below. ,

The Property Owner agrees that the lots with frontage on “new” US 42 can have a
50 foot building height and that the building height for the lots with frontage along
Old US 42 will remain 35 feet with the provision that architectural details/features

can extend above to a maximum of 50 feet from grade.
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3. The Property Owner agrees that the 1.14 acre tract in the City of Union will follow
all of the original conditions of approval for Area 12 from the 1996 Zoning Map
Amendment as well as the building height provision outlined in Condition 2 above.

A copy of the Public Hearing minutes accompanies the findings and recommendation
serving as a summary of the evidence and testimony presented by the proponents and
opponents of this request, Aftached is the signature page for the Zone Change/Concept

Plan Committee Vote.



CITY OF FLORENCE, KENTUCKY
SUMMARY OF ORDINANCE NO. O~ [)-14

The City of Florepce, Kentucky, enacted on second reading Ordinance No.

O=11~14 _on Au\\/ F 2014, The title of this Ordinance is as follows:

JORDINANCE NO._O—{)~1%

AN ORDINANCE ADOPTING AND APPROVING A CHANGE IN AN APPROVED

CONCEPT DEVELOPMENT PLAN IN A COMMERCIAL TWO/PLANNED
CRE SITE LOCATED AT 8739 US 42,

DEVELOPMENT (C-2/PD) ZONE FOR A 10.8 A
FLORENCE, KENTUCKY, TO INCREASE THE PERMISSIBLE BUILDING HEIGHT TO

50 FEET. (BSM DEVELOPMENT, LLC/ERPS,INC.)
The effect of this Ordinance is to allow an increase in the permissible building height

10 50 feet in a Commercial Two/Planned Development (C-2/PD) zone for an approximate 10.8 acre
site located at 8739 US 42, Florence, Kentucky.

The full text of Ordinance No,__ (0= )14, including its exhibits, is available
for exatnination in the office of the City Clerk of the City of Florence, Kentucky, in the Florence
Government Center, 8100 Ewing Blvd., Florence, Kentucky, during regular office hours,

CERTIFICATION
‘ I hereby certify that the foregoing is a summary of the contents of QOrdinance No.
O-17-14 and that it has been prepared by me on the 200 dayof _ June. S
2014, and I am an attorney licensed to practice Jaw in WWWenmc \
HUGH 0. SKEES

SKEES, WILSON & NIE ER, PLLC
7699 Ewing Blvd., P.O. Bok 756
Florenee, KY 41022-0756 '

Phore: (859) 371-7407

Fax: (859) 371-7407



Vicki Myers

Kathy Porter <cityclerk@mw.twchc.com>

From;

Sent: Thursday, September 04, 2014 12:42 PM

To: Vicki Myers

Ca: ‘Attorney Voss'

Subject: RE: Resolution R-14-012-A

Attachments: cityclerk@ mw.twcbc.com_20140904_115134.pdf
Vicki,

No, the city did not take any action on this. (I have attached a copy of the letter we received dated June 4, 2014)
Kathy L. Porter | City Clerk/Treasurer | City of Union, Kentucky | 1843 Mount Zion Road | Union, KY 41091 |

Voice: 859.384.1511 | Fox: 859.384.7760 | E-mail: cityclerk@mw.twcbe.com

P aae e mom P J O L LIRS

From: Vicki Myers [mailto:VMvers@boonecountvkv.grg]
Sent: Thursday, September 04, 2014 9:50 AM

To: Kathy Porter, City of Union B
Subject: Resolution R-14-012-A '

Kathy,

Did the City of Union everact on Resolution R-14-012-A (BSM Development) that we sent to you on June 5, 20147 If so,
please send me your ordinance indicating the action taken. Thanks. ‘

Vicki L. Myers

Manager, Administrative Services
Boone County Planning Commission
P.O. Box 958

Burlington, KY 41005

(859) 334-2196 (P)

(859) 334-2264 (F)
vmyers@boonecountyky.orq
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ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT

TO: Boone County Planning Commission

FROM: Kim Bunger, Chairman

DATE: May 5, 2021

RE: Request of Farmview Commons LLC (applicant) for ERPS, Inc. (owner)

for a Change in an Approved Concept Development Plan in a Commercial
Two/Planned Development (C-2/PD) zone for an approximate 11.82 acre
site located on the northeast corner of the US 42/Farmview Drive
intersection and the southeast comer of the Old US 42/Farmview Drive
intersection, Florence and Union, Kentucky. The request is for a Change in
an Approved Concept Development Plan to permit eating and drinking
establishments and commercial uses, including drive-through facilities,
elderly housing facility, multi-family housing, medical offices, and a car
wash, and to modify previous conditions of approval concerning
architectural design and to permit a 50 foot maximum building height on the

entire site.

- REMARKS:

We, the Committee, recommend approval of the above referenced request based on the
following findings of fact and with the following conditions. The application at this point in
fime is limited to the revised “Farmview Commons Option A" Concept Development Plan
sheet which includes five commeércial lots along the US 42 frontage, a senior living, multi-
family housing, or office building in the northeast corner of the site, and an open
space/detention lot in the northwest comer. This sheet has been revised in accordance
with the evidence and testimony presented at the Public Hearing. The “Farmview
Commons Option B” sheet, which included a car wash, has been formally withdrawn by

the applicant.
FINDINGS OF FACT

1. The Committee has concluded that the proposed Concept Development Plan is in
agreement with the QOur Boone County - 2040 Plan, which is the adopted

Comprehensive Plan, due to the following reasons.

The Our Boone County — Plan 2040’s Future Land Use Map designates the site as
“Commercial.” This designation is described as “retalil, corporate and professional
office, interchange commercial, indoor commercial recreation, restaurants, services,
The Committee has determined that the proposal, particularly when

rounding commercial and office development along US 42, is
tlined on the Future Land Use Map.

etc.”

considering the sur
consistent with the general land use concept ou

#2
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Farmview Commons
May 5, 2021

The Land Use Element’s "13. Pleasant Valley” section (p. 124) states the following
regarding this area:

Mixed-use development, that has commercial uses focused along U.S. 42
and varying types of residential uses, should occur southwest of its
intersection with Pleasant Valley Road. The intensities of these commercial
uses, in terms of building intensities, the size and style of individual
structures, and the range of uses permitted, should begin with a broader
range of commercial uses near the intersection and gradually decline to
smaller-scaled office and institutional uses in the vicinity of Farmview
Subdivision and the Florence/Union corporate boundary. Creative building
layout and orientation should be used in lieu of strip-style commercial
development, and Planned Development Overlay Districts should be
utilized. All development in this area should be viewed as part of an

entryway to both the Cities of Florence and Union.

The proposal is for a mixed-use development which includes a variety of commercial
uses along the US 42 frontage (Lots 1 through 5), a senior living, multi-family
housing, or office building in the northeast corner (Lot 8), and an open space lot with
a detention basin in the northwest corner adjoining the entrance to Farmview
Subdivision (Lot 7). The size and scale of the buildings decrease from east to west
so that the smallest building (4,000 square feet) is on the northeast corner of the US
42/Farmview Drive intersection and on the Florence/Union corporate boundary (Lot

1), thereby creating an appropriate entryway to both cities.

Both the senior living, multi-family housing, or office building (Lot 6) and the open
space lot (Lot 7) function as transitional uses to the residential areas to the north.
Appropriate transitional uses or progression of densities are discussed in a general
sense in the Demographics Element (“Housing Types and Locations,” p. 20) and the
Future Land Use Development Guidelines (“Buffering,” p. 95). The Demographics
Element (“Housing Types and Locations,” p. 19) states, “A variety of multi-family
" housing options should include apartments, townhouses, patio homes,
condominiums, nursing homes, and retirement housing all ranging greatly in price
per unit to accommodate a wide range of relative affordability,” which corresponds
to the proposed senior living or multi-family housing options for Lot 6. The open
space lot adjoining the entrance to Farmview Subdivision functions as a “quality of
life amenity” that is promoted by the Goals and Objectives (“Demographics,” Goal

A, Objective 3).
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Farmview Commons
May 5, 2021

The Future Land Use Development Guidelines (“Design, Signs,’ and Cultural
Resource Preservation,” p. 97) state:

Site, landscape, and building design should be a primary concem at the early
stages of the development, with an emphasis on the aesthetic impact of the
proposed use. The minimal use of signs is encouraged; signage should be
adeduate to identify a specific development, but should not be used as a means

to compete for motorist attention.

Per the changes made by the applicant in response to the comments presented at
the Public Hearing and the agreed conditions, the design of all buildings and
retaining walls will be appropriate for, and compatible with, the surrounding uses.
Channel letter building mounted signs will be used throughout the development and
the proposed monument signs (three total) are limited in size and height and
correspond to the architectural theme. Landscaping will generally meet the
applicable requirements of Article 36 of the zoning regulations. The landscape area,
along the US 42 frontage will generally be 20 feet wide and include a white board
fence as a design feature. Additionally, pedestrian improvements will be provided
in accordance with the Goals and Objectives (“Transportation,” Goal B, Obijective 6).

The Committee has concluded that the Concept Development Plan fuffills the
applicable requirements of Article 15 “Planned Development District” of the Boone
County Zoning Regulations, including Section 1514 “Planned Development Criteria.”

The Committee has concluded that the attached conditions are necessary to achieve
consistency with the specific goals, objectives, and policies of the Qur Boone County
_ Plan 2040 and Article 15 “Planned Development District” of the Boone County
Zoning Requlations. The Committee has also concluded that the attached
conditions are necessary to mitigate foreseeable community impacts that may be
created by the development. The property owner has signed a letter demonstrating

agreement with these conditions.

CONDITIONS

1.

he revised "Farmview Commons Option A" Concept

Development Plan sheet (attached) except where modified by the agreed
conditions outlined below. The “Farmview Commons Option B” sheet, which

included a car wash, has been formally withdrawn.
The Traffic Impact Study shall be updated to reflect the revised “Farmview

Commons Option A” Concept Development Plan sheet and forwarded to the
Kentucky Transportation Cabinet, the City of Florence, and the City of Union for

The development shall follow t
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10.

1.

" U.S. 42 may not be constructed” shall not apply.

A decorative fence shall be provided ar

review. The developer shall construct, at their expense, any road improvements
(including right turn lanes at the US 42 intersections with Farmview Drive and Ol
US 42) required by the Kentucky Transportation Cabinet, the City of Florence,

and/or the City of Union.

The existing north-south driveway which runs along the site’s east boundary (St.
Elizabeth Way) shall be upgraded to the City of Florence's public street standards
and shall be dedicated to the City of Florence.

which runs between Lots 6 and 7 to Old

US 42, shall be constructed as part of the overall site circulation system. The note
on the revised "Farmview Commons Option A" Concept Development Plan sheet
which states, "If St. Elizabeth Way becomes public, then this connection to Old

The main on-site north/south driveway,

Old US 42 entrances shall be
ntained/finished condition. The
n a highly maintainedffinished

The graded slopes at the Farmview Drive and
grassed and landscaped to be kept in a highly mai
detention/retention basin(s) shall also be kept i
condition.

The buildings along the US 42 frontage (
architectural concepts (attached). A com

Lots 1 through 5) shall follow the submitted
bination of flat and pitched roofs shall be

. provided on the buildings that are 8,000 square feet or greater and entirely pitched

roofs shall be provided on the buildings that are smaller than 8,000 square feet.

have full height brick exterior walls. Other materials

may be used for trim and secondary wall areas. This building shall also have a
pitched roof which covers the entirety of the structure. The height of this structure,
from grade to the highest ridge line, shall be a maximum of 44 feet.

sters shall be screened with enclosure structures
d design detailing that are consistent with the

The building on Lot 8 shall

Mechanical equipment and dump
which use materials, colors, an
buildings they serve.

All retaining walls shall have a decorative/architectural finish w
the architectural theme in the development.

g site lighting fixtures shall use decorative/architectural masts and

hich correlates to

Freestandin
shall have a maximum height of 20 feet.

ound the detention/retention basin(s) in

accordance with the City of Florence's requirements. Additionally, a decorative



ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT

. PAGE 5

Farmview Commons
May 5, 2021

12.

13.

14.
15.

16.

17.

A copy ©
serving as a summary of the evidence and

opponents of this request.

white board fence shall be provided in the landscape area along the site's US 42
frontage.

Bench seating shall be provided in the seating area on Lot 7. Outside seating shall
be provided at each restaurant and enclosed with a decorative fence or rail.

The monuments signs (three total) shall be located as shown on the revised
“Earmview Commons Option A" Concept Development Plan sheet. . The
monument signs shall follow the designs on the “Sign Concepts” exhibit (attached).
Building mounted signs shall be internally illuminated channel létter signs only.

No outside storage shall occur in the development.

No automotive repair facility/auto service uses shall be permitted in the.
development. , :

Lot 1 shall not have a full service drive-through facility, but may have a pick-up
only style drive-through facility.

If a drive-through facility is proposed on Lots 1 through 5 in combination with land
uses 930, 933, 934, 935, 937, 938, 939, or 940 as defined by the 10t Edition of
the ITE Trip Generation Manual, a Traffic Study shall be submitted to the Planning
Commission for review with the applicable site plan application(s). This Traffic
Study shall evaluate on-site traffic flow and the expected queue lengths at
proposed drive-through facilities. The site plan shall provide adequate storage for
drive-through queue lengths, to prevent stacking of vehicles on shared
driveways/roadways within the development during peak business hours. This will
include consideration of drive-through window placement to provide additional
storage as needed and agreed upon by the Planning Commission staff.

f the Public Hearing minutes accompanies the findings and recommendation
testimony presented by the proponents and

Attached is the signature page for the Zone Change

Committee Vote.
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Todd Morgan

From: Randy Childress <Randy.Childress@Florence-KY.gov>

Sent: Friday, September 08, 2023 4:20 PM

To: Todd Morgan; joshua.hunt@florence-ky.gov; Justin Finke; Tom Gagnon; Amy;
mayorlarry@cityofunionky.org; agruelle; Mark Martin; Brefeld, Linzy M (KYTC-D06)

Subject: RE: Farmview Commons Retail Site - Change in Approved Concept Development Plan
Application

EXTERNAL MESSAGE

No comments on the concept development plan. If approved I would like to see a site utility plan. Thanks.

From: Todd Morgan <TMorgan@boonecountyky.org>

Sent: Friday, September 8, 2023 2:56 PM
To: Joshua Hunt <Joshua.Hunt@Florence-KY.gov>; Justin Finke <Justin.Finke @Florence-KY.gov>; Tom Gagnon

<Tom.Gagnon@Florence-KY.gov>; Randy Childress <Randy.Childress@Florence-KY.gov>; Amy
<amys@cityofunionky.org>; mayorlarry@cityofunionky.org; agruelle <a.gruelle@unionky911.org>; Mark Martin
<mmartin@boonecountyky.org>; Brefeld, Linzy M (KYTC-DO6) <Linzy.Brefeld@ky.gov>

Subject: FW: Farmview Commons Retail Site - Change in Approved Concept Development Plan Application

I've been told that the link to the cover letter and Concept Development Plan still would not open. See the new link
below. Sorry for the inconvenience.

@f‘httgs:[[boonecountykyorg-

my.sharepoint.com/:b:/g/personal/tmorgan boonecountyky org/Efn1SESmLhlOomizgiltXEABT8FfDmPvcdDG QiGtMI5
0A?e=LIPdkr

Todd

From: Tom Gagnon <Tom.Gagnon@ Florence-KY.gov>
Sent: Friday, September 08, 2023 10:44 AM
To: Todd Morgan <ITMorgan@boonecountyky.org>

Cc: Justin Finke <Justin.Finke @Florence-KY.gov>
Subject: RE: Farmview Commons Retail Site - Change in Approved Concept Development Plan Application

EXTERNAL MESSAGE
| can only get the traffic study to open.

Sincerely,

Tom Gagnon
Project Manager

City of Florence
Public Services
Infrastructure Support Services



Todd Morgan

From: Amy Safran <amys@cityofunionky.org>

Sent: Monday, September 11, 2023 10:31 AM

To: Todd Morgan

Cc: Paul Kremer

Subject: RE: Farmview Commons Retail Site - Change in Approved Concept Development Plan
Application

EXTERNAL MESSAGE

Hi Todd,

Just following up on my previous email. Specifically: developer to repave Farmview Drive from the intersection of Old
US Hwy 42 to US Hwy 42 (~320 linear feet).

Also, we would like to verify that the road system within the Farmview Commons development is the responsibility of
the developer to pave/maintain/snow removal, lighting, etc.

Thanks again,
Amy

Amy Safran

City Administrator
City of Union, KY
1843 Bristow Drive
859-384-1511

From: Amy Safran
Sent: Monday, September 11, 2023 9:34 AM

To: Todd Morgan <TMorgan@boonecountyky.org>

Cc: Paul Kremer <pkremer@cityofunionky.org>
Subject: RE: Farmview Commons Retail Site - Change in Approved Concept Development Plan Application

Thanks Todd. We do want to request that the developers repave Farmview Drive after construction.

Amy Safran
City Administrator
City of Union, KY



Todd Morgan

From: Brefeld, Linzy M (KYTC-DO06) <Linzy.Brefeld@ky.gov>

Sent: Thursday, September 14, 2023 11:25 AM

To: Todd Morgan

Subject: RE: Farmview Commons Retail Site - Change in Approved Concept Development Plan
Application

EXTERNAL MESSAGE

Todd,

We had a call with the traffic consultant last week. She’s working out some of our issues with the TIS.
Just wanted to give you update as we are still actively reviewing the TIS.

Thanks,

Linzy Brefeld, P.E.

Transportation Engineer Supervisor
KYTC District 6

Traffic and Permits Section

Linzy.Brefeld@ky.gov

From: Todd Morgan <TMorgan@boonecountyky.org>

Sent: Friday, September 8, 2023 2:56 PM
To: joshua.hunt@florence-ky.gov; Justin Finke <Justin.Finke@Florence-KY.gov>; Tom Gagnon <Tom.Gaghon@Florence-

KY.gov>; Randy Childress <Randy.Childress@Florence-KY.gov>; Amy <a mys@cityofunionky.org>;
mayoriarry@cityofunionky.org; agruelle <a.gruelle@unionky911.0rg>; Mark Martin <mmartin@boonecountyky.org>;

Brefeld, Linzy M (KYTC-DO6) <linzy.Brefeld@ky.gov>
Subject: FW: Farmview Commons Retail Site - Change in Approved Concept Development Plan Application

I've been told that the link to the cover letter and Concept Development Plan still would not open. See the new link
below. Sorry for the inconvenience.

https://boonecountykyorg-
mvy.sharepoint.com/:b:/g/personal/tmorgan bo
0A?e=LIPdkr

onecountyky org/Efn1SESmLhlOomizgiLtXEABTBFfDmPvcdDG QiGtMI5

Todd

From: Tom Gagnon <Tom.Gagnon@Florence-KY.gov>
Sent: Friday, September 08, 2023 10:44 AM




Todd Morgan

From: Justin Finke <Justin.Finke@Florence-KY.gov>
Sent: Thursday, September 21, 2023 4:12 PM

To: Todd Morgan

Cc: ‘ joshua.hunt@florence-ky.gov

Subject: Farmview Commons

EXTERNAL MESSAGE

Todd,

I hope this email finds you well. | wanted to bring to your attention the following comments we have compiled regarding
the Farmview Commons Change in Concept Plan Submittal:

1. Building Material Breakdown: The building currently appears to be heavily reliant on EIFS. The City requests a
greater percentage of brick along the front facade. We kindly request that you provide a detailed breakdown of

building materials for all sides of the building.

2. Storm Water Runoff Mitigation: We have noticed a notable change in grade on the rear drive connecting to old
US 42. Are there any plans in place to mitigate storm water runoff in this area? While it seems that most of the
water is captured before reaching US 42, please note that during the major site plan submittal process, the City
will require measures to mitigate any runoff from draining onto Old US 42.

3. Garbage Collection and Truck Turning Movements: Could you confirm if garbage collection trucks will have easy
and direct access to the proposed dumpsters for the out lot structures in their current positions? Additionally,
we would like to know the proposed truck turning movements for this site.

4. EV Charging Station: Are there any specific details available for the proposed EV charging station, or is the
applicant reserving this area for possible future installation of EV charging stations?

5. Improvements to St. Elizabeth Way: We recommend that improvements to St. Elizabeth Way incorporate a full
curb and gutter design for enhanced functionality and aesthetics. It would be in the best interest of the
developer to bring this road to city standards and dedicate it to the City of Florence.

6. Shopping Cart Storage/Corrals: Site plans indicate the inclusion of shopping cart storage corrals in the
design. We would appreciate the opportunity to see detailed plans for this feature.

7. Tractor Trailer Deliveries: While Farmview Drive is not maintained by the City of Florence, we have concerns
about tractor trailer deliveries turning down Farmview Drive. Both Farmview Drive and St. Elizabeth Way
currently do not provide adequate turning radius for tractor trailers entering the site. We kindly request that the
applicant provide a narrative describing how tractor trailer deliveries will safely enter and exit the site.

8. Traffic Study and Stacking on Farmview Drive: Based on the traffic study, there are concerns about excessive
stacking on Farmview Drive. Florence will defer to Union on this matter. It is crucial to determine whether an
additional turning lane is warranted on Farmview Drive to address these concerns.

9. Use Category Restrictions: The City kindly requests that the use category restrictions that were previously
applied to the retail uses on the last Change In Concept Plan be carried over to this submittal. It is essential to
ensure that the proposed retail activities align with the established use categories, thus maintaining the integrity



of the development plan. We also reserve some concern over the potential of high turnover restaurant uses in
these spaces and reserve the right to evaluate an in-depth traffic stacking plan for future proposed users.

10. Landscape Plan: Could you provide details regarding the proposed buffer yards and types of plantings in the
landscape plan?

11. Photometric Plan: Is there a proposed plan for parking lot lighting? We would appreciate receiving information
regarding this aspect of the project.

12. Details: Are there specific construction details available for the dumpster enclosures? Please provide any
pertinent information.

13. Retail Buildings: Are there colored renderings available for the proposed retail users' buildings to better
visualize their appearance within the development?

14. Mechanical Units: Review of proposed building elevations indicate mechanical units are painted to match
building materials in lieu of traditional screening methods. We have concerns regarding overall visibility of these
mechanical units, and request mechanicals be screened by the building parapet. We would appreciate the
opportunity to see rooftop plan details highlighting mechanical unit placement and height details.

We appreciate the applicants attention to these comments and look forward to working collaboratively to address them
as we progress through the planning process. If you require any additional information or clarification, please do not

hesitate to reach out to us.
Thank you for your cooperation.

Sincerely,

JUSTIN D. FINKE

Community Projects Administrator

CITY OF FLORENCE, KENTUCKY

8100 Ewing Boulevard | Florence, KY 41042
P: 859.647.8152 | E: justin finke@florence-ky.gov

Florence-ky.gov




Todd Morgan

From: Sara Smith

Sent: Thursday, September 28, 2023 9:22 AM

To: Todd Morgan

Subject: FW: Regarding the Proposed Development for Grocery Store, etc

From: Lynne Mullins <Imullins450@gmail.com>
Sent: Thursday, September 28, 2023 9:15 AM
To: Planning Commission General Account <plancom@boonecountyky.org>; Commissioner Jesse Brewer

<jbrewer@boonecountyky.org>
Subject: Regarding the Proposed Development for Grocery Store, etc

EXTERNAL MESSAGE

Request of Crosland Southeast, per Christopher W. Taft (applicant) for Farmview Commons LLC, per Hemakumar Soni
(owner) for a Change in an Approved Concept Development Plan in a Commercial Two/Planned Development (C-2/PD)
zone for an approximate 11.82 acre site located on the northeast corner of the US 42/Farmview Drive intersection and the southeast corner
of the Old US 42/Farmview Drive intersection, Florence and Union, Kentucky. The request is for a Change in an Approved
Concept Development Plan to permit an approximate 56,000 square foot grocery store with an attached liquor store and
drive-through pharmacy, along with two outlots for retail, service, and/or eating and drinking establishment uses.

Hello
With regard to the above proposed new development, I'd like to let you know my views.

| recently moved into South Fork Village as it is a quaint quiet safe community. The above proposed new development
threatens that. Currently the traffic light at US42 and Old 42 cannot handle the traffic as it currently stands. Adding more
traffic to this will make it extremely difficult for the residents to get out. The proposal doesn't allow for access to the grocery
from US42. The delivering semi trucks will be required to travel on Old 42. This road was not designed for heavy traffic and
will not be able to handle the load. Trucks will be there night and day and our quiet community will no longer be quiet and

exhaust fume free.

Our community will have to deal with losing the greenery that is planted there, the addition of traffic and trash as well as
the run-off water from this development. Please reconsider.

Thank you

Lynne Mullins
33 Rio Grande Cir #1

Florence, KY 41042
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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)

1. Ee of review (check one):
Concept Development Plan (includes Utilization of an Underlying Zone in a Planned Development)

Change in an Approved Concept Development Plan

] Long Range Planning Committee Review (as stated in the Houston-Donaldson Study)

[] Long Range Planning Committee Review (as stated in the Union Town Plan)

Zone Change Committee Review of previously approved Concept Development Plan
Conditions or Zoning Map Amendment Conditions

[ ] Zoning Administrator Review (as stated in the Central Florence Strategic Plan, An Update
of the Parkway Corridor Study)

[] Zoning Administrator Review (as stated in the Mall Road District Study)

[ Zoning Administrator Review (as stated in the ]-275/Graves Road Interchange Study)

Farmview Commbns Retail Site

2. Name of Project: _ ' Al :

3. Location of Project: Noriheast of U.S. 42 and Farmview Drive, Cities of Florence and Union

4, Total Acreage of Project: 11.82 ac.

5. Current Zoning of Property: C-2/PD/CD

6. Date of previous zoning map amendment or Approved Concept Development Plan (if applicable):
Change in CDP 5/5/2021, 5/7/2014 _ Map Amendment 7/17/1996

7. Is the site subject to a specialized Land Use Study approved by the Boone County Planning

Commission [] Yes No
If yes, indicate the name of the study:

8. Proposed Use(s) (specify each use):
The proposed use will be a grocery store for the larger lot. The uses of the two outlots will

"Mmeet those established in the original development plan and succeeding changes in CDP.

9. Proposed Building Intensities (specify for each building):
Proposed Intensity for Grocery and Liquor = 56,264 sf/ 10.04 ac = 5,604 sf/ac

Proposed Maximum Intensity for Outlots = 8,000 sf/ac

10. Have you submitted a Concept Development Plan: Yes No
11. you applying for any of the fallowing (check alt that apply):

] Conditional Use Permit [ Variance

12. Current Owner:

Farmview Commons LLG

957 Traemore Place

Address:

Union Kentucky 41081

Cty State Zip Code

516-561-3364 Fax Number: NiA

Phone Number:

hemal60a@gmail.com

Email:

Crostand Southeast

13.  Applicant:



—~

Concept Dévelopment Plan

Page 2

14.
15.

16.

17.

18.

19.

Property Owner’s Signature:

Applicant’s Signature:

Address: 801 East Bou?evgrd
Charlotte North Carolina 28203
City State Zip Code
Phone Number: 252-531-9755 Fax Number: N/A
Email: ctaft@csere.com
Are there any existing buildings on the site: [] Yes No
If yes, indicate how many:
1163 924 2047
Deed Book Page Number - Group Number

Have you had a pre-application meeting with the BCPC staff: . Yes [1 No

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

Prior to construction of improvements, the applicant is recommended to submit copies of the Site Plan
to the appropriate organizations/agencies prior to approval by the Boone County Planning Commission.

] Boone County Building Department ] Local Fire District
] Boone County Public Works Department [ 1 Local School District .
[] Boone County Water District 1 Northern Kentucky Health Department
L] Cincinnati Bell 1 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
v ] Duke Energy- [] Other: )

Florence Public Services Department
Kentucky Division of Water
Kentucky Transportation Cabinet

R

Concept Development Plan Jurisdiction/Location (check all that apply):
Unincorporated Boone Florence  [_J 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 Npesmize b, 72.02.%

Digitally signed by Hemakumar Soni

Hemakumar So ﬂl Date: 2023.09.05 14:53:50 -0400'

.  Digitally signed by Christopher W. Taft
Christopher W. Taff oge: 205000 15:17:45-0400
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ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT
Boone County Planning Commission
Rick Lunnemann, Chairman

December 6, 2023

Request of Crosland Southeast, per Christopher W. Taft (applicant) for
Farmview Commons LLC, per Hemakumar Soni (owner) for a Change in an
Approved Concept Development Planin a Commercial Two/Planned Development
(C-2/PD) zone for an approximate 11.82 acre site located on the northeast corner
of the US 42/Farmview Drive intersection and the southeast corner of the Old US
42/Farmview Drive intersection, Florence and Union, Kentucky. The request is for
a Change in an Approved Concept Development Plan to permit an approximate
56,000 square foot grocery store with an attached liquor store and drive-through
pharmacy, along with two outlots for retail, service, and/or eating and drinking

establishment uses.

REMARKS:

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

FINDINGS OF FACT:

1. The Committee concluded the proposed development is generally consistent with Qur Boone
County Plan 2040 for the following reasons:

A

The 2040 Future Land Use Map identifies the site for commercial uses. This
designation is described as ‘“retail, corporate and professional office. Interchange
commercial, indoor commercial recreation, restaurants, services, etc.” The proposal
is to develop the property with an approximate 56,000 square foot grocery/liquor store

and two office/commercial outlots.

The proposed development is consistent with the following Goals and Objectives:

Provide appropriate services, housing, émployment, and shopping opportunities in
order to meet the needs of the population in all geographic areas of the County
(“Demographics,” Goal A, Objective 4).

Development shall attempt to utilize existing topography and vegetation (including
mature trees where possible) and preserve the existing character of the land where
practical. [Unincorporated Boone County, City of Union, City of Walton only].

Development shall utilize existing topography and vegetation (including mature trees)
and preserve the existing character of the land. [City of Florence only] (“Environment,”

Objective 7).



ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT
Crosland Southeast/Farmview Commons LLC

December 6, 2023

Page 2

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

e 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).

o 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).

e 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).

s Proper vehicular and pedestrian access to adjoining property shall be provided and/or
retained when a property develops or redevelops (“Transportation,” Goal B, Objective

6).

C. The proposal is in agreement with the following passages from the Land Use Element text:

o Developments in Boone County should begin with an assessment of existing site
features to determine positive and useful attributes, as well as features that should or
can be preserved. Development design should incorporate the use of these attributes
for the benefit of the development and the County as a whole. Development plans
should identify such areas and delineate disturb limits to protect those areas that have
been defined (“Utilization of Existing Vegetation and Topography,” page 95).

o 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 (Land Use, Future Land

Use Development Guidelines, Buffering, page 995).

e Developments in Boone County must recognize the potential impacts of associated
traffic on adjoining properties and transportation systems. The need exists to protect
the capacity of the existing roadway network and to plan improvements to
accommodate new development and travel patterns. Access management provisions
include the coordination of curb cuts, adequate corner clearance and sight distance
for access points, adequate spacing between access points, shared access points and
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parking facilities, provisions for access connections to adjoining properties, and
dedication of public right-of-way (Land Use, Future Land Use Development

Guidelines, Access Management, page 96).

Developments in Boone County should give consideration to the overall design of the
area. Site, landscape, and building design should be a primary concern at the early
stages of the development, with an emphasis on the aesthetic impact of the proposed
use. The minimal use of signs is encouraged; signage should be adequate to identify
a specific development, but should not be used as a means to compete for motorist
attention. The objective is to avoid the confusion and/or distraction of motorists, and
to avoid the potential negative impacts of signs on the visual appearance of a
development or corridor (Land Use, Future Land Use Development Guidelines,
Design, Signs, and Cultural Resource Preservation, page 97).

Mixed-use development, that has commercial uses focused along U.S. 42 and varying
types of residential uses, should occur southwest of its intersection with Pleasant
Valley Road. The intensities of these commercial uses, in terms of building intensities,
the size and style of individual structures, and the range of uses permitted, should
begin with a broader range of commercial uses near the intersection and gradually
decline to smaller-scaled office and institutional uses in the vicinity of Farmview
Subdivision and the Florence/Union corporate boundary. Creative building layout and
orientation should be used in lieu of strip-style commercial development, and Planned
Development Overlay Districts should be utilized. All development in this area should
be viewed as part of an entryway to both the Cities of Florence and Union (*13.

Pleasant Valley,” p. 124).

The Committee determined the desired mix of commercial and residential properties
in the area is achieved when considering adjoining single-family and multi-family
residential developments. In addition, the development does not include any strip-
style development and building intensities decline from a 56,264 square foot grocery/
liquor store near St. Elizabeth Way to two smaller outlot buildings near Farmview
Drive. It's also important to note that the approved 2011 Concept Development Plan
permitted five commercial outlots along the US 42 frontage.

3. The Committee concluded the request is in agreement with the following Planned
Development standards found in Section 1506 of the Boone County Zoning Regulations:

Mixed Use and Pedestrian Orientation — The subject property adjoins single-family
and multi-family residential uses. The Concept Development Plans show the
development will have sidewalk connections to US 42, Farmview Drive, Old US 42,

and St. Elizabeth Way.

Landscaping — Substantial landscaping will be provided in the development. The
Concept Development Plans show additional evergreen landscaping and fencing will
be installed behind the grocery/liquor store to help mitigate visual and/or noise impacts

from the loading docks.
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o Compatibility of Uses — Lighting standards for both the grocery/liquor store and outlots
are outlined on the Concept Development Plans. The outlot uses were reviewed and

inappropriate uses were striken from consideration.

o Architecture — The revised building elevations for the grocery/liquor store comply with
the Planned Development Standards. The architecture of the two outlot buildings will
follow the conditions from the 2021 Change in Concept Development Plan approval.

o " Signage — The approved Concept Development Plans outline the permitted
freestanding signs for the. development. All building mounted signage shall be

constructed with channel letters.

The Committee has concluded that the attached conditions are necessary to achieve
consistency with the specific goals, objectives, and policies of Our Boone County — Plan
2040 and to mitigate foreseeable community impacts that may be created by the
development. The applicant and property owner have signed a letter demonstrating

agreement with the conditions.

CONDITIONS:

1.

5.

The approval shall be based on the Concept Development Plan packet that was submitted
for review at the November 15, 2023, Zone Change Committee meeting.

Required road improvements on US 42, Old US 42, St. Elizabeth Way, and Farmview
Drive shall be determined by the appropriate road owner (Kentucky Transportation

Cabinet, City of Florence, or City of Union).

The City of Florence shall determine what sidewalks are required on Old US 42 and if the
owner/developer shall be required to install any portion of them at their expense.

The owner/developer shall dedicate additional right-of-way as needed to make needed
road improvements.

Outlot deliveries shall not be made from tractor trailers.

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.
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ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

TO: Boone County Planning Commission
FROM: Rick Lunnemann, Chairman

DATE: November 15, 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.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Rick Lunnemann, Chairman, Todd Morgan,
Staff

2. Request of Crosland Southeast, per Christopher W. Taft (applicant) for
Farmview Commons LLC, per Hemakumar Soni (owner) for a Change in an
Approved Concept Development Plan in a Commercial Two/Planned Development
(C-2/PD) zone for an approximate 11.82 acre site located on the northeast corner
of the US 42/Farmview Drive intersection and the southeast corner of the Old US
42/Farmview Drive intersection, Florence and Union, Kentucky. The request is for
a Change in an Approved Concept Development Plan to permit an approximate
56,000 square foot grocery store with an attached liquor store and drive-through
pharmacy, along with two outlots for retail, service, and/or eating and drinking

establishment uses.
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ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

TO: Boone County Planning Commission
FROM: Rick.Lunnemann, Chairman

DATE: November 1, 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.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Rick Lunnemann, Chairman, Todd Morgan,
Staff

2. Request of Crosland Southeast, per Christopher W. Taft (applicant) for
Farmview Commons LLC, per Hemakumar Soni (owner) for a Change in an
Approved Concept Development Planina Commercial Two/Planned Development
(C-2/PD) zone for an approximate 11.82 acre site located on the northeast corner
of the US 42/Farmview Drive intersection and the southeast corner of the Old US
492/Farmview Drive intersection, Florence and Union, Kentucky. The request is for
a Change in an Approved Concept Development Plan to permit an approximate
56,000 square foot grocery store with an attached liquor store and drive-through
pharmacy, along with two outlots for retail, service, and/or eating and drinking

establishment uses.
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ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

TO: Boone County Planning Commission .
FROM: Rick Lunnemann, Chairman

DATE: October 18, 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.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Rick Lunnemann, Chairman, Todd Morgan,
Staff ‘

2. Request of Crosland Southeast, per Christopher W. Taft (applicant) for
Farmview Commons LLC, per Hemakumar Soni (owner) for a Change in an
Approved Concept Development Planin a Commercial Two/Planned Development
(C-2/PD) zone for an approximate 11.82 acre site located on the northeast corner
of the US 42/Farmview Drive intersection and the southeast corner of the Old US
42/Farmview Drive intersection, Florence and Union, Kentucky. The request is for
a Change in an Approved Concept Development Plan to permit an approximate
56,000 square foot grocery store with an attached liquor store and drive-through
pharmacy, along with two outlots for retail, service, and/or eating and drinking

establishment uses.
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BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
BOONE COUNTY FISCAL COURTROOM
PUBLIC HEARINGS
OCTOBER 4, 2023
7:30 P.M.

Chairman Rolfsen opened the Public Hearing at 7:40 p.m. and welcomed the audience to the
Planning Commission’s October 4, 2023 Public Hearings.

COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mrs. Kathy Clark

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

Mr. Rick Lunnemann

Mr. Charlie Rolfsen, Chairman

Mr. Bob Schwenke

Mrs. Jackie Steele, Secretary/Treasurer
Mr. Tom Szurlinski

Mr. Steve Turner

Mr. Kenny Vaught

COMMISSION MEMBERS NOT PRESENT:

Mrs. Pamela Goetting
Mrs. Janet Kegley
Mr. Eric Richardson

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

Mr. Kevin P. Costello, AICP, Executive Director
Mr. Todd K. Morgan, AICP, Senior Planner
Mr. Steve Lilly, GISP, Planner

Chairman Rolfsen introduced the first item on the Agenda:

CHANGE OF CONCEPT DEVELOPMENT PLAN, Todd Morgan, Staff

1. Request of Crosland Southeast, per Christopher W. Taft (applicant) for
Farmview Commons LLC, per Hemakumar Soni (owner) for a Change in an
Approved Concept Development Planina Commercial Two/Planned Development
(C-2/PD) zone for an approximate 11.82 acre site located on the northeast corner
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of the US 42/Farmview Drive intersection and the southeast corner of the Old US
42/Farmview Drive intersection, Florence and Union, Kentucky. The request is for
a Change in an Approved Concept Development Plan to permit an approximate
56,000 square foot grocery store with an attached liquor store and drive-through
pharmacy, along with two outlots for retail, service, and/or eating and drinking

establishment uses.

Staff Member, Todd Morgan, referred to his PowerPoint presentation (See Staff Report). The
11.82 acre site has road frontage on U.S. 42. It is bounded by Old U.S. 42, St. Elizabeth Way,
Farmview Drive and U.S. 42. The property is located in Florence and Union. Mr. Morgan described
the submitted Concept Development Plan. Lot 1 is an outlot with a 5,150 square foot
office/commercial building with a pick-up window and 37 parking spaces on 0.9 acres. Lot 2 is
also an outlot with a 7,000 square foot office/commercial building with a drive-through and 31
parking spaces. The lot is also 0.9 acres in size. Lot 3 is a 56,264 square foot grocery store with
an attached 3,200 square foot liquor store, a drive-through pharmacy and 289 parking stalls. It
includes electric vehicle charging stations. There are 3 loading docks for the large building and a
shared detention basin. The overall size of the lot is about 10 acres. Access to the site is planned
to be right in and out of Farmview Drive. There is a full access off U.S. 42 via St. Elizabeth Way,
which will be converted to a public street and a full access point on Old U.S. 42. The Concept
Development Plan shows monument signs. They are 14 feet tall and 97.78 square feet in area.
Two monument signs are shown on the grocery store parcel and one for each out lot. The
proposed monument sign on outlot #1 would contain a panel advertising the grocery store.

In terms of the PD exceptions, there is no 10 foot landscape buffer between the outlots. Building
landscaping is another exception against the grocery store. The applicant is asking for a higher
monument sign instead of the normal requirement of 10 feet. Mr. Morgan showed building
elevations. Building materials include masonry and EIFs. He also showed drawings of the
monument signs. Brick will be used to match the grocery store. He showed photographs of the
site and adjoining properties. The Future Land Use Map designates the site for Commercial (C)
use. Mr. Morgan noted what the Comprehensive Plan says for the area in question. It is noted on
Page 5 of the Staff Report under mixed-use development (A.) The passage is specific to the
Farmview Subdivision area. Other references to the Comprehensive Plan are noted on Pages 5-

8 of the Staff Report.

In terms of Staff Comments, Mr. Morgan references the reduction of outlots and the inclusion of
a grocery store. The project must also be evaluated in terms of mixed-use development and a
pedestrian orientation. Sidewalks should be added on at least one side of the north-south
driveway between Old U.S. 42 and the east-west driveway between the grocery store and St.
Elizabeth Way, the old U.S. 42 frontage and ADA accessibility between Lot 1 and Lot 2 patio
areas. In terms of compatibility of uses, the building height of the grocery store will be highly
visible along Old U.S. 42. Will all of the out lot buildings be single story? The applicant wants to
utilize the use list from the 1996 approval of Area 12. It is attached to the Staff Report. Lot #1
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should be analyzed more if it will have a “heavy use” drive-through. He expressed a concern
about noise levels from the 3 loading docks. What time will the deliveries occur? Wil trucks idle
overnight? How will trucks enter and exit the development? What about truck traffic patterns?
They should be analyzed. Lighting is not addressed in the application. Will the applicant meet the
2021 condition of decorative poles and a maximum height of 20 feet. What about fixtures on the
back of the building? There is no planned useable open space on the site. Staff recommends that
4 foot tall black metal fencing with an opacity of 50% or less should be required to be used for
outside seating area. How much of the existing tree line along Old U.S. 42 will be preserved? Is
any of this area being graded and will trees be removed? Staff has identified the following
landscaping issues: The applicant is asking for a waiver to eliminate the 10 foot buffer between
Lots 1 & 2. There is no building landscaping planned around the grocery store. Finally, Staff
requested that a landscaping plan be submitted for the grocery store lot. Mr. Morgan also
recommended evergreens and a fence near the rear parking to mitigate the visual and noise
impacts. In terms of architecture, the Staff recommends changes so that the grocery store meets
the 2021 conditions and architectural planned development standards. The building should have
more masonry and less EIFs. It would be helpful to obtain percentages of building materials.
Because the roof is flat, all the mechanicals are visible and just painted. Will the outlots meet
Condition #6 dealing with a combination of flat and pitched roofs? Further details about dumpster
screening, retaining walls, E-V charging stations and cart corrals are needed. Will all 4 monument
signs match? Will the out lots have channel letter signs? Staff recommends that sight distance
and stopping distance be analyzed for Old U.S. 42. How will the entry points be demarcated? A
Traffic Impact Study has been submitted and the executive summary has been included in the
Staff Report. It is being reviewed by the Kentucky Transportation Cabinet. The City of Florence
had questions about stacking on Farmview Drive. Is a right deceleration lane needed at U.S. 42
and Farmview Drive or at St. Elizabeth Way? In addition, what about improvements on Old U.S.
42 from traffic coming from neighboring subdivisions? Mr. Morgan indicated that he received
comments from Florence Fire/EMS, the City of Union, the City of Florence and Kentucky
Transportation Cabinet. Further, emails have been received from Mr. Lynne Mullins and Mr. John
Mullins (see Exhibit 1). Finally, Mr. Morgan expressed a concern about storm water management

of the site since he heard about flooding from residents in the area.

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

Mr. Jay Bayer, project engineer, introduced Chris Taft, Crossland Southeast, Charlotte, North
Carolina. His firm has developed a lot of projects in the southeast and is excited to be in Kentucky.

Mr. Bayer noted that the 2040 Comprehensive Plan designates the site for Commercial (C). A
private road will be built in the middle of the site. It is similar to the previously approved project.
The number of outlots have been reduced along with the retirement home eliminated. A grocery
is being proposed. Access is also similar to the previous plan. Mr. Bayer stated that he will address
the comments made in the Staff Report. The Chairman preferred that the applicant address the
major concerns and save the others for the Committee Meeting. Mr. Bayer reached out to the City
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of Florence about stormwater issues in the area. He pledged to do a detailed stormwater analysis
for site plan review, They are proposing a stormwater detention basin. The outlet will be the basic
flow of what is there now. They will reduce the amount of peak flow leaving the site. They will

improve St. Elizabeth Way with curb and gutters to direct the flow versus the overland flow. Mr.
Bayer reviewed the transportation improvements. No turning lanes on U.S. 42 will be required by
the State. The Farmview Drive curb cut will only be right in and out. St. Elizabeth Way will be
improved to a public road. Farmview Drive will be restriped to have more right turn movements.
Mr. Costello asked about a left turn lane on Farmview Drive to Old U.S. 42 due to subdivision

traffic? Mr. Bayer replied that he would look at it again.

Mr. Lunnemann asked the applicant to provide a sight line study of the grocery store from the
neighboring residential buildings for appearance purposes. The previous plan showed a building
of 44 feet high. The proposed building is 309" tall. They are also going to preserve all of the
existing vegetation along Old U.S. 42. He would look at a fence in relation to preserving the
existing trees. Lighting would be limited to the 20 foot height. They will also discuss the decorative
fixtures at a later date. The area where the detention area is located will be cleared and then new.
trees will be planted. They will agree to install a sidewalk from Farmview Drive to the entrance of
the site along Old U.S. 42. In the interest of saving vegetation, they would prefer not to install it

directly behind the grocery store.

Chairman Rolfsen asked what was the name of the grocery store? Mr. Taft replied that he has a
name but can't disclose it. He stated that he can discuss the amount of EIFS used in the building
at the Committee Meeting. The intent of the outlots is not to have an intense use like a Starbucks

or Chick-fil-A.

Dr. Clark asked if the grocery store chain is located in the south because of the proposed flat
roof? Mr. Taft replied yes. ‘

Mr. Szurlinski asked if the TIS included the other intersection of Old U.S. 42 and U.S. 427 Mr.
Bayer responded yes. Mr. Szurlinski stated that it backs up daily.

At this time, Chairman Rolfsen asked if anyone in the audience who was in favor or against the
request or have questions?

Mr. Hemakumar Sono stated that he is the landowner of the project. The City of Union needs
options. It is a high to medium income area. There is only one large grocery store in the area. It
is the best option for the Cities of Union and Florence and Boone County.

Ms. Sheila Spradling, 32 Rio Grande Circle, stated that traffic will be bad. Old U.S. 42 is a two
lane road. There is a bad curve where the entrance is planned on Old U.S. 42. Her community
uses old U.S. 42 for access. There is no other access. In 2020, there were 4 accidents. In 2021,
accidents. These accidents are at Old U.S. 42 and Wetherington Drive. In 2022,

there were 9
been 13 accidents. There is a progression of

there were 17 accidents. So far this year there have
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accidents. There will be more accidents with more traffic. She is concerned about stormwater run
off especially the overflow. It will affect their detention pond. It will bring water and silt. They will
have to take care of the problem. She also expressed a concern about lighting and dumpsters.
Who wants to hear trucks especially refrigerated trucks? She understands something will be built
there. It has to be a good neighbor. She asked Board members to drive Old U.S. 42.

Ms. Carol Haynes, Building #10, Unit 2, Southfork Creek, said she has seen enough growth. She
doesn’t want to smell bakery goods and fried chicken 24/7. Turning left onto U.S. 42 is dangerous.

We don't need anymore stores.

Ms. Cynthia Markley, 10 Rio Grande Circle, #4, expressed a concern about the new street access
on Old U.S. 42. Lights from the cars using the access will be shining in her condo. The road also
doesn’t look wide enough. She expressed a concern about the appearance of the building. It sits

higher and she will be able to see it more.

Chairman Rolfsen asked for a cross-section of where the building and trees sit in relation to the
residential buildings. Mr. Bayer replied that they would provide it at the Committee Meeting.

Mr. Mark Maynard, 38 Rio Grande, expressed a concern about the Farmview side. There isn't a
lot of road between Old U.S. 42 and U.S. 42 off Farmview Drive. It will affect stacking and one of
the existing traffic signals has a long wait time. How will the big trucks make the turn? The site
isn't made for the type of anticipated traffic. Old U.S. 42 doesn’t have much traffic now.

Ms. Charlotte Runion, 40 Rio Grande Circle, #5, expressed a concern about traffic but wanted to
know the hours of operation. The lights will shine in her condo. The roads are not made for semi-

tractor trailers.

Mr. Taft replied that the store is not open 24 hours. The proposed store is 55,000 square feet and
much smaller than Kroger. It is more of a traditional grocery store.

Ms. Jill Charles, 9105 Diamond Trace, asked where is the best place for the grocery store? She
is not convinced that the proposed location is the best place. It seems like it is too small of a site.
It is not deep enough. Kroger sits way back. There is another site in Richwood. Do we need store?

Ms. Lynne Mullins, 33 Rio Grande Circle #1, is more concerned about trucks and where they will
line up. How will that affect their way in and out?

Chairman Rolfsen inquired about truck stacking?

Mr. Bayer replied that they expect 3 trucks a day. The trucks will be staggered since they only
have 2 bays.
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Ms. Belinda Klein, 33-7 Rio Grande Circle, expressed a concern about emergency vehicle access
since her unit had a fire in the past. Additional traffic would impair response time.

Mr. John Mullins, 33 Rio Grande Circle #1, stated that their club house and swimming pool is in
the front. They will lose their privacy. What about putting up a wall for privacy on their side?

Ms. Patricia Smith, 24 Rio Grande Circle, Unit #1, stated that they have had sink holes in the past.
Runoff from the site may create more sink holes. The proposed electronic charging stations may

affect their electricity supply.

Chairman Rolfsen explained detention to the audience. Any new stormwater generated from the
development has to be contained in the detention pond. The volume of water exiting the site must-

be the same as before the development occurs.

Mr. Carl Weber, 38 Rio Grande Circle, #7, stated that a right turn only for trucks is very difficult. It
can create major traffic problems. Old U.S. 42 s like a driveway. Just think if a 60,000 square foot
building was put in your neighborhood with all of the noise and light, etc. The applicant won't be
bound by 3 trucks a day. He wasn't sure where sidewalks would be located along Old U.S. 42.

The project will make people stay at home.

Ms. Angela Grover, 31 Rio Grande Circle, #3 stated she moved there because it was peaceful.
The project will create more noise. It won't be a peaceful neighborhood. There is no need for

another grocery store because Kroger and Meijer are just up the road.

Mr. Jeff Flick, 53 Barnwood Court, stated that if Farmview Drive will be straightened, it needs to
also be widened. It is difficult for trucks. Mr. Bayer replied that trucks will come from U.S. 42 and
make a right turn onto Farmview Drive and then turn right onto the site. Trucks will either go right

or left onto Old U.S. 42 from St. Elizabeth Way.

Mr. Costello asked if there was a plan to widen Old U.S. 42 by the City of Florence? Mr. Morgan
replied no. Mr. Costello noted the intersection with Wetherington Drive is not aligned with Old U.S.
42. It is an awkward turning movement. There is another potential development off that road with

Dr. Baird’s property — over 50 acres available.

Ms. Lois Evans, 30 Rio Grande, noted that there is a ot of traffic generated from Ortho Cincy and
St. Elizabeth Urgent Care. Sometimes those people have difficulty leaving the area and making
turns. It takes forever to leave the area because the short traffic light cycle and traffic that is

stacked, especially during peak times with school traffic.

age. Most of the signs

Ms. Debbie Cappel, 106 Fieldgate Drive, expressed a concern about sign
't want to see another

in the area are low and the developer wants a 30 foot high sign. She doesn
Colerain Avenue.
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At this time, Chairman Rolfsen asked if any Board members had any questions or comments. He
explained the remaining steps of the zone change process to the audience.

Seeing no further questions or comments, Chairman Rolfsen announced that the
Committee Meeting for this item will be on October 18, 2023 at 5:00 P.M. This item will be
on the Agenda for the Business Meeting on November 1, 2023 at 7:00 p.m. in the Fiscal
Courtroom. Chairman Rolfsen closed the Public Hearing at 8:55 p.m.

Charlie Rolfsen
Chairman

Attest:

Executive Director

Exhibit 1 — Letter from Mr. John Mullins



BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
BOONE COUNTY FISCAL COURTROOM ‘
PUBLIC HEARINGS
OCTOBER 4, 2023
7:30 P.M.

Chairman Rolfsen opened the Public Hearing at 7:40 p.m. and welcomed the audience to the
Planning Commission’s October 4, 2023 Public Hearings.

COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mrs. Kathy Clark

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

Mr. Rick Lunnemann

Mr. Charlie Rolfsen, Chairman

Mr. Bob Schwenke

Mrs. Jackie Steele, Secretary/Treasurer
Mr. Tom Szurlinski

Mr. Steve Turner

Mr. Kenny Vaught

COMMISSION MEMBERS NOT PRESENT:

Mrs. Pamela Goetting
Mrs. Janet Kegley
Mr. Eric Richardson

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

Mr. Kevin P. Costello, AICP, Executive Director
Mr. Todd K. Morgan, AICP, Senior Planner
Mr. Steve Lilly, GISP, Planner

Chairman Rolfsen introduced the first item on the Agenda:

CHANGE OF CONCEPT DEVELOPMENT PLAN, Todd Morgan, Staff

1. Request of Crosland Southeast, per Christopher W. Taft (applicant) for
Farmview Commons LLC, per Hemakumar Soni (owner) for a Change in an
Approved Concept Development Plan in a Commercial Two/Planned Development
(C-2/PD) zone for an approximate 11.82 acre site located on the northeast corner



BOONE COUNTY PLANNING COMMISSION OCTOBER 4, 2023
Public Hearing Item #1 Page 2

of the US 42/Farmview Drive intersection and the southeast corner of the Old US
42/Farmview Drive intersection, Florence and Union, Kentucky. The request is for
a Change in an Approved Concept Development Plan to permit an approximate
56,000 square foot grocery store with an attached liquor store and drive-through
pharmacy, along with two outlots for retail, service, and/or eating and drinking
establishment uses.

Staff Member, Todd Morgan, referred to his PowerPoint presentation (See Staff Report). The
11.82 acre site has road frontage on U.S. 42. It is bounded by Old U.S. 42, St. Elizabeth Way,
Farmview Drive and U.S. 42. The property is located in Florence and Union. Mr. Morgan described
the submitted Concept Development Plan. Lot 1 is an outlot with a 5,150 square foot
office/commercial building with a pick-up window and 37 parking spaces on 0.9 acres. Lot 2 is
also an outlot with a 7,000 square foot office/lcommercial building with a drive-through and 31
parking spaces. The lot is also 0.9 acres in size. Lot 3 is a 56,264 square foot grocery store with
an attached 3,200 square foot liquor store, a drive-through pharmacy and 289 parking stalls. It
includes electric vehicle charging stations. There are 3 loading docks for the large building and a
shared detention basin. The overall size of the lot is about 10 acres. Access to the site is planned
to be right in and out of Farmview Drive. There is a full access off U.S. 42 via St. Elizabeth Way,
which will be converted to a public street and a full access point on Old U.S. 42. The Concept
Development Plan shows monument signs. They are 14 feet tall and 97.78 square feet in area.
Two monument signs are shown on the grocery store parcel and one for each out lot. The
proposed monument sign on outlot #1 would contain a panel advertising the grocery store.

In terms of the PD exceptions, there is no 10 foot landscape buffer between the outlots. Building
landscaping is another exception against the grocery store. The applicant is asking for a higher
monument sign instead of the normal requirement of 10 feet. Mr. Morgan showed building
elevations. Building materials include masonry and EIFs. He also showed drawings of the
monument signs. Brick will be used to match the grocery store. He showed photographs of the
site and adjoining properties. The Future Land Use Map designates the site for Commercial (C)
use. Mr. Morgan noted what the Comprehensive Plan says for the area in question. It is noted on
Page 5 of the Staff Report under mixed-use development (A.) The passage is specific to the
Farmview Subdivision area. Other references to the Comprehensive Plan are noted on Pages 5-

8 of the Staff Report.

In terms of Staff Comments, Mr. Morgan references the reduction of outlots and the inclusion of
a grocery store. The project must also be evaluated in terms of mixed-use development and a
pedestrian orientation. Sidewalks should be added on at least one side of the north-south
driveway between Old U.S. 42 and the east-west driveway between the grocery store and. St.
Elizabeth Way, the old U.S. 42 frontage and ADA accessibility between Lot 1 and Lot 2 patio
areas. In terms of compatibility of uses, the building height of the grocery store will be highly
visible along Old U.S. 42. Will all of the out lot buildings be single story? The applicant wants to
utilize the use list from the 1996 approval of Area 12. It is attached to the Staff Report. Lot #1
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should be analyzed more if it will have a “heavy use” drive-through. He expressed a concern
about noise levels from the 3 loading docks. What time will the deliveries occur? Will trucks idle
overnight? How will trucks enter and exit the development? What about truck traffic patterns?
They should be analyzed. Lighting is not addressed in the application. Will the applicant meet the
2021 condition of decorative poles and a maximum height of 20 feet. What about fixtures on the
back of the building? There is no planned useable open space on the site. Staff recommends that
4 foot tall black metal fencing with an opacity of 50% or less should be required to be used for
outside seating area. How much of the existing tree line along Old U.S. 42 will be preserved? Is
any of this area being graded and will trees be removed? Staff has identified the following
landscaping issues: The applicant is asking for a waiver to eliminate the 10 foot buffer between
Lots 1 & 2. There is no building landscaping planned around the grocery store. Finally, Staff
requested that a landscaping plan be submitted for the grocery store lot. Mr. Morgan also
recommended evergreens and a fence near the rear parking to mitigate the visual and noise
impacts. In terms of architecture, the Staff recommends changes so that the grocery store meets
the 2021 conditions and architectural planned development standards. The building should have
more masonry and less EIFs. It would be helpful to obtain percentages of building materials.
Because the roof is flat, all the mechanicals are visible and just painted. Will the outlots meet
Condition #6 dealing with a combination of flat and pitched roofs? Further details about dumpster
screening, retaining walls, E-V charging stations and cart corrals are needed. Will all 4 monument
signs match? Will the out lots have channel letter signs? Staff recommends that sight distance
and stopping distance be analyzed for Old U.S. 42. How will the entry points be demarcated? A
Traffic Impact Study has been submitted and the executive summary has been included in the
Staff Report. It is being reviewed by the Kentucky Transportation Cabinet. The City of Florence
had questions about stacking on Farmview Drive. Is a right deceleration lane needed at U.S. 42
and Farmview Drive or at St. Elizabeth Way? In addition, what about improvements on Old U.S.
42 from traffic coming from neighboring subdivisions? Mr. Morgan indicated that he received
comments from Florence Fire/EMS, the City of Union, the City of Florence and Kentucky
Transportation Cabinet. Further, emails have been received from Mr. Lynne Mullins and Mr. John
Mullins (see Exhibit 1). Finally, Mr. Morgan expressed a concern about storm water management
of the site since he heard about flooding from residents in the area.

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

Mr. Jay Bayer, project engineer, introduced Chris Taft, Crossland Southeast, Charlotte, North
Carolina. His firm has developed a lot of projects in the southeast and is excited to be in Kentucky.

Mr. Bayer noted that the 2040 Comprehensive Plan designates the site for Commercial (C). A
private road will be built in the middle of the site. It is similar to the previously approved project.
The number of outlots have been reduced along with the retirement home eliminated. A grocery
is being proposed. Access is also similar to the previous plan. Mr. Bayer stated that he will address
the comments made in the Staff Report. The Chairman preferred that the applicant address the
major concerns and save the others for the Committee Meeting. Mr. Bayer reached out to the City
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of Florence about stormwater issues in the area. He pledged to do a detailed stormwater analysis
for site plan review. They are proposing a stormwater detention basin. The outlet will be the basic
flow of what is there now. They will reduce the amount of peak flow leaving the site. They will
improve St. Elizabeth Way with curb and gutters to direct the flow versus the overland flow. Mr.
Bayer reviewed the transportation improvements. No turning lanes on U.S. 42 will be required by
the State. The Farmview Drive curb cut will only be right in and out. St. Elizabeth Way will be
improved to a public road. Farmview Drive will be restriped to have more right turn movements.
Mr. Costello asked about a left turn lane on Farmview Drive to Old U.S. 42 due to subdivision
traffic? Mr. Bayer replied that he would look at it again.

Mr. Lunnemann asked the applicant to provide a sight line study of the grocery store from the
neighboring residential buildings for appearance purposes. The previous plan showed a building
of 44 feet high. The proposed building is 30°9” tall. They are also going to preserve all of the
existing vegetation along Old U.S. 42. He would look at a fence in relation to preserving the
existing trees. Lighting would be limited to the 20 foot height. They will also discuss the decorative
fixtures at a later date. The area where the detention area is located will be cleared and then new
trees will be planted. They will agree to install a sidewalk from Farmview Drive to the entrance of
the site along Old U.S. 42. In the interest of saving vegetation, they would prefer not to install it

directly behind the grocery store.

Chairman Rolfsen asked what was the name of the grocery store? Mr. Taft replied that he has a
name but can't disclose it. He stated that he can discuss the amount of EIFS used in the building
at the Committee Meeting. The intent of the outlots is not to have an intense use like a Starbucks

or Chick-fil-A.

Dr. Clark asked if the grocery store chain is located in the south because of the proposed flat
roof? Mr. Taft replied yes. ‘

Mr. Szurlinski asked if the TIS included the other intersection of Old U.S. 42 and U.S. 427 Mr.
Bayer responded yes. Mr. Szurlinski stated that it backs up daily.

At this time, Chairman Rolfsen asked if anyone in the audience who was in favor or against the
request or have questions?

Mr. Hemakumar Sono stated that he is the landowner of the project. The City of Union needs
options. It is a high to medium income area. There is only one large grocery store in the area. It
is the best option for the Cities of Union and Florence and Boone County.

Ms. Sheila Spradling, 32 Rio Grande Circle, stated that traffic will be bad. Old U.S. 42 is a two
lane road. There is a bad curve where the entrance is planned on Old U.S. 42. Her community
uses old U.S. 42 for access. There is no other access. In 2020, there were 4 accidents. In 2021,
there were 9 accidents. These accidents are at Old U.S. 42 and Wetherington Drive. In 2022,
there were 17 accidents. So far this year there have been 13 accidents. There is a progression of
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accidents. There will be more accidents with more traffic. She is concerned about stormwater run
off especially the overflow. It will affect their detention pond. It will bring water and silt. They will
have to take care of the problem. She also expressed a concern about lighting and dumpsters.
Who wants to hear trucks especially refrigerated trucks? She understands something will be built
there. It has to be a good neighbor. She asked Board members to drive Old U.S. 42.

Ms. Carol Haynes, Building #10, Unit 2, Southfork Creek, said she has seen enough growth. She
doesn’t want to smell bakery goods and fried chicken 24/7. Turning left onto U.S. 42 is dangerous.

We don’t need anymore stores.

Ms. Cynthia Markley, 10 Rio Grande Circle, #4, expressed a concern about the new street access
on Old U.S. 42. Lights from the cars using the access will be shining in her condo. The road also
doesn’t look wide enough. She expressed a concern about the appearance of the building. It sits

higher and she will be able to see it more.

Chairman Rolfsen asked for a cross-section of where the building and trees sit in relation to the
residential buildings. Mr. Bayer replied that they would provide it at the Committee Meeting.

Mr. Mark Maynard, 38 Rio Grande, expressed a concern about the Farmview side. There isn't a
lot of road between Old U.S. 42 and U.S. 42 off Farmview Drive. It will affect stacking and one of
the existing traffic signals has a long wait time. How will the big trucks make the turn? The site
isn't made for the type of anticipated traffic. Old U.S. 42 doesn’t have much traffic now.

Ms. Charlotte Runion, 40 Rio Grande Circle, #5, expressed a concern about traffic but wanted to
know the hours of operation. The lights will shine in her condo. The roads are not made for semi-

tractor trailers.

Mr. Taft replied that the store is not open 24 hours. The proposed store is 55,000 square feet and
much smaller than Kroger. It is more of a traditional grocery store.

Ms. Jill Charles, 9105 Diamond Trace, asked where is the best place for the grocery store? She

is not convinced that the proposed location is the best place. It seems like it is too small of a site.
It is not deep enough. Kroger sits way back. There is another site in Richwood. Do we need store?

Ms. Lynne Mullins, 33 Rio Grande Circle #1, is more concerned about trucks and where they will
line up. How will that affect their way in and out?

Chairman Rolfsen inquired about truck stacking?

Mr. Bayer replied that they expect 3 trucks a day. The trucks will be staggered since they only
have 2 bays.
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Ms. Belinda Klein, 33-7 Rio Grande Circle, expressed a concern about emergency vehicle access
since her unit had a fire in the past. Additional traffic would impair response time.

Mr. John Mullins, 33 Rio Grande Circle #1, stated that their club house and swimming pool is in
the front. They will lose their privacy. What about putting up a wall for privacy on their side?

Ms. Patricia Smith, 24 Rio Grande Circle, Unit #1, stated that they have had sink holes in the past.
Runoff from the site may create more sink holes. The proposed electronic charging stations may

affect their electricity supply.

Chairman Rolfsen explained detention to the audience. Any new stormwater generated from the
development has to be contained in the detention pond. The volume of water exiting the site must-

be the same as before the development occurs,

Mr. Carl Weber, 38 Rio Grande Circle, #7, stated that a right turn only for trucks is very difficult. It
can create major traffic problems. Old U.S. 42 is like a driveway. Just think if a 60,000 square foot
building was put in your neighborhood with all of the noise and light, etc. The applicant won't be
bound by 3 trucks a day. He wasn’t sure where sidewalks would be located along Oid U.S. 42.

The project will make people stay at home.

Ms. Angela Grover, 31 Rio Grande Circle, #3 stated she moved there because it was peaceful.
The project will create more noise. It won't be a peaceful neighborhood. There is no need for
another grocery store because Kroger and Meijer are just up the road.

Mr. Jeff Flick, 53 Barnwood Court, stated that if Farmview Drive will be straightened, it needs to
also be widened. It is difficult for trucks. Mr. Bayer replied that trucks will come from U.S. 42 and
make a right turn onto Farmview Drive and then turn right onto the site. Trucks will either go right

or left onto Old U.S. 42 from St. Elizabeth Way.

Mr. Costello asked if there was a plan to widen Old U.S. 42 by the City of Florence? Mr. Morgan
replied no. Mr. Costello noted the intersection with Wetherington Drive is not aligned with Old U.S.
42. It is an awkward turning movement. There is another potential development off that road with

Dr. Baird’s property — over 50 acres available.

Ms. Lois Evans, 30 Rio Grande, noted that there is a lot of traffic generated from Ortho Cincy and
St. Elizabeth Urgent Care. Sometimes those people have difficulty leaving the area and making
turns. It takes forever to leave the area because the short traffic light cycle and traffic that is

stacked, especially during peak times with school traffic.

Ms. Debbie Cappel, 106 Fieldgate Drive, expressed a concern about signage. Most of the signs
in the area are low and the developer wants a 30 foot high sign. She doesn’t want to see another

Colerain Avenue.
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At this time, Chairman Rolfsen asked if any Board members had any questions or comments. He
explained the remaining steps of the zone change process to the audience.

Seeing no further questions or comments, Chairman Rolfsen announced that the
Committee Meeting for this item will be on October 18, 2023 at 5:00 P.M. This item will be
on the Agenda for the Business Meeting on November 1, 2023 at 7:00 p.m. in the Fiscal
Courtroom. Chairman Rolfsen closed the Public Hearing at 8:55 p.m.

Charlie Rolfsen
Chairman

Attest:

Kevin P. Costello, AICP
Executive Director

Exhibit 1 — Letter from Mr. John Mullins
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. EXHIBIT #1

Todd Morgan

From: Sara Smith

Sent: Monday, October 02, 2023 9:44 AM
To: Todd Morgan

Subject: FW: Proposed Construction

From: John L Mullins <j.mullins08 @hotmail.com>
Sent: Monday, October 02, 2023 8:47 AM
To: Planning Commission General Account <plancom@boonecountyky.org>; Commissioner Jesse Brewer

<jbrewer@boonecountyky.org>
Subject: Proposed Construction

EXTERNAL MESSAGE
To Whom it may concern,

I want to voice my concerns about the proposed construction of a grocery store and pharmacy and liquor store
and out buildings between US 42 and Old 42.

I am not for this as the back of the store will be facing my condo village(Village of South Fork) and the trash

and stink that will come from there will be very bad.

Also the traffic it will cause on Old 42 will make it so the residents will not be able to leave the complex
without a long wait time and also increase the likelihood of more accidents. The infrastructure of roads is not set
for the heavy delivery trucks that will have to access the store and it appears that there are only entrances to the

proposed construction area is from Old 42.

Also it will require that the greenery that is growing to be cut down and it does not appear that there is plan in
place to save any of the trees and that will leave us with no privacy for our village.
Please consider not approving this construction.

My kindest Regards,

John L Mullins

33 Rio Grande Circle Unit #1
Florence Kentucky 41042
8599079509




BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY FISCAL COURTROOM
BURLINGTON, KENTUCKY
BUSINESS MEETING
DECEMBER 6, 2023
7:00 P.M.

Chairman Rolfsen opened the Business Meeting at 7:02 p.m. and welcomed the audience to the
Planning Commission’s December 6, 2023 Business Meeting. Mr. Rolfsen then invited everyone
to join him in reciting the Pledge of Allegiance led by Mr. Cooper Stewart, a future Eagle Scout.

COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mrs. Kathy Clark

Mrs. Pamela Goetting

Ms. Corrin Gulick, Vice Chairwoman
Mr. David Hincks

Mr. Rick Lunnemann

Mr. Eric Richardson

Mr. Charlie Rolfsen, Chairman

Mr. Bob Schwenke

Mrs. Jackie Steele, Secretary/Treasurer
Mr. Tom Szurlinski

Mr. Steve Turner

Mr. Kenny Vaught

COMMISSION MEMBERS NOT PRESENT:

Mr. Steve Harper, Temporary Presiding Officer
Mrs. Janet Kegley

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

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

Mr. Steve Lilly, GISP, Planner

APPROVAL OF THE MINUTES:

Chairman Rolfsen stated that the Commissioners received copies of the Minutes from the
November 15, 2023 Business Meeting and Public Hearings. He asked if there were any

comments or corrections?
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Mrs. Goetting moved to approve the Minutes as presented. Mr. Szurlinski seconded the
motion and it carried unanimously.

BILLS:

Mr. Kevin P. Costello, AICP, Executive Director, advised the Commissioners of the Bills to be
Paid, which included a list of Expenses and Salaries and Benefits for a time period between
November 2, 2023 and December 6, 2023.

EXPENSES:
Accounting Fees $ 1,538.00
Attorney Fees 4,600.00
Auto Expense 251.92
Consultant/Professional Svcs Fees 871.25
Filing Fees (CLURS) 950.00
Legal Ads/Recruitment 783.86
Miscellaneous Expense ' 1,862.84
Office & Board Meeting Supplies 1,974.36
Office Equipment / Maintenance 692.40
Office Equipment / Expense 552.72
Postage Expense . 500.00
Printing/Pub/Dues/Subscriptions , 166.00
Professional Development 150.00
TOTAL: $ 14,893.35
SALARIES AND BENEFITS:
FICA-BCPC Portion $ 8,236.85
Health/Dental/Life/L.TD 17,016.22
Retirement — BCPC Portion 20,887.44
Salaries — Staff Expenses 112,601.44
Salaries — BCPC & BOA 1,450.00
TOTAL: $160,191.95

GRAND TOTAL: $175,085.30
Ms. Gulick moved that the bills (expenses and salaries and benefits) be approved and
paid as presented and indicated approval of those items, which have been previously
paid. Mr. Hincks seconded the motion and it carried unanimously.

ACTION ON PLAN REVIEWS:

ZONING MAP AMENDMENT AND CONCEPT DEVELOPMENT PLAN, Rick Lunnemann,
Chairman, Todd Morgan, Staff

1. Requests of Continental Fund 734 LLC, per Lexi Goetsch (applicant) for
Gregory Ammon and Helen Ammon (owners) for: (1) a Zoning Map
Amendment from Commercial Four/Planned Development (C-4/PD) and
Suburban Residential Two/Planned Development (SR-2/PD) to Urban Residential
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Two/Planned Development (UR-2/PD) for a 14.25 acre area located at the
southwest corner of Burlington Pike and Camp Ernst Road, at the terminus of Beil
Road, and across from Patrick Drive, Boone County, KY. The site includes the
properties at 2141 Burlington Pike and portions of 6089 and 6091 Camp Ernst
Road. The request is for a zone change to allow 324 apartment units within nine
(9) three-story buildings, a clubhouse/pool, and other accessory uses; (2) a
Concept Development Plan in a Suburban Residential Two/Planned
Development (SR-2/PD) zone for a 66.53 acre area located on portions of 6089
and 6091 Camp Ernst Road, Boone County, KY. The request is for a Concept
Development Plan to allow Ammon Nursery to fully locate their business on a
66.53 acre remainder tract, relocate existing buildings and structures, and
construct a new office/retail store, parking areas, gardens, and greenhouses.

Staff Member, Todd Morgan, read the Committee Report, which recommended approval based
upon Findings of Facts and Conditions for the Zoning Map Amendment and Concept
Development Plan. He showed revised building elevations per the Committee Report. It was
recommended unanimously for approval with Mrs. Kegley, Mr. Lunnemann, Mr. Harper and Ms.
Gullick voting in favor of the request. The applicant signed the Condition letter.

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

Mr. Jay Bayer, Engineer, stated that he had nothing to add and was available for any questions.

Mr. Carl Smith, 2171 Biehl Road, asked that Beil Road be closed off prior to commencing
construction on the site to avoid construction traffic? Mr. Lunnemann responded that the
Committee discussed that access to Beil Road would only occur for emergency purposes with a
secured gate. The Committee did not discuss closing the road during construction. Mr. Costello
explained that it would be up to the County to make that decision as the road is owned by the
County. Chairman Rolfsen advised Mr. Smith to let the Fiscal Court know his concern about

construction traffic.

Seeing no further comment, Mr. Lunnemann moved to approve the request by Resolution
to the Boone County Fiscal Court based upon the Committee Report and subject to the
Findings of Fact and Conditions. Ms. Gulick seconded the motion. Chairman Rolfsen
asked about the change in building materials. He asked the location of the stone on the
proposed buildings. Mr. Morgan showed the location of the stone based on the revised
building elevations. Chairman Rolfsen asked for a vote on the original motion made by
Mr. Lunnemann and seconded by Ms. Gulick. The motion passed unanimously.

ZONING MAP AMENDMENT, Steve Harper, Chairman, Steve Lilly, Staff

2. Request of Rose Powell, on behalf of Rose and Donald Powell
(applicant/owner) for a Zoning Map Amendment from Rural Suburban Estate
(RSE) and Agriculture (A-1) to Recreation (R) for an approximate 2.0 acre area
located along the east side of Ryle Road, approximately 0.9 miles southwest of
Beaver Road, having a Parcel Identification Number (PIDN) of 031.00-04-017.00.
The request is for a zone change to allow a campground with personal boat and

recreational vehicle storage.
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Staff Member, Steve Lilly, read the Committee Report, which recommended approval based
upon Findings of Facts and Conditions for the Zoning Map Amendment. It was recommended
unanimously for approval with Mrs. Kegley, Mr. Lunnemann, Mr. Harper and Ms. Gullick voting
in favor of the request. The applicant has signed the Condition letter.

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

Mr. Donald Powell (applicant) stated that he had nothing more to add.
Seeing no further comment, Ms. Gulick moved to approve the request by Resolution to the
Boone County Fiscal Court based upon the Committee Report and subject to the Findings

of Fact and Conditions. Dr. Clark seconded the motion and it passed unanimously.

CHANGE IN AN APPROVED CONCEPT DEVEOPNMENT PLAN, Steve Harper, Chairman,
Michael Schwartz, Staff ‘

3. Request of 9541 US 42, LLC , per Thomas J. Ackerman (applicant) for the City
of Union (owner) for a Change in an Approved Concept Development Plan in a
Union Commercial/Union Neighborhood Office/Urban Residential Two/Planned
Development (UC/UNO/UR-2/PD) zone for lots 2 and 3 of Union Promenade
Subdivision. The overall 2.531 acre site is located at the southwest corner of US
42 and Childrens Way and the southeast corner of Childrens Way and Union
Promenade, Union, KY. The request is for a Change in an Approved Concept
Development Plan to permit a grocery store.

Staff Member, Michael Schwartz, read the Committee Report, which recommended approval
based upon Findings of Facts and a Condition for the Change in an Approved Concept
Development Plan. It was recommended unanimously for approval with Mr. Harper, Mr.
Lunnemann, Mrs. Kegley and Ms. Gulick and voting in favor of the request. The applicant has

signed the Condition letter.

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

Mr. James Parsons, attorney for the applicant, stated that he had no comments at this point. He
asked the Board to support the Committee’s recommendation.

Ms. Tabetra Bine, Arbor Springs Subdivision, stated that she was opposed to the change. The
project was supposed to have small shops, small offices, residential and walking trails. It was
supposed to be more of a neighborhood development where one could walk in the areato a local
deli. Making this change sets it up to make it totally different. They are not trying to do something
totally different than what you see along already U.S. 42. There is a grocery store with Kroger
and a Publix. The proposed use has a better place somewhere else. We need to hold the
developers accountable to the plan that was approved by the City.

Ms. Patricia Hensley, 9712 Colbalt Way, asked what has changed in the last 2.5 years that now
means we need a grocery store? What work, live and play? Nobody said we want to walk to a
grocery store. What changed physically, socially or economically in which we now need a grocery
store? The development was supposed to have fine shops and restaurants.
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Seeing no further comment, Mr. Lunnemann moved to approve the request by Resolution
to the City of Union based upon the Committee Report and subject to the Findings of Fact
and Conditions. He mentioned that the Committee had a considerable discussion about
a grocery. It is a small store that promotes the walkability of community living in the
development. It is consistent with the overall Concept Development Plan. Mr. Hincks
seconded the motion.

Mr. Szurlinski added that he had some of the same concerns as the residents. He expreesed a
concern about future changes on other lots. Mr. Costello asked Staff to review the buildings that
have been approved for construction. Mr. Schwartz showed the location of UDF, the proposed
Aldi store, Children’s Hospital, Drees single-family patio homes, two buildings that mirror each
other located on the main entrance to the development (micro/brewery restaurant and medical
spa), and half of the apartments. There are other restaurants in the pipeline.

Mr. Parsons noted that almost all of the lots have been sold and assured the Committee there
would be no more changes to the original Concept Development Plan. Again, the reason for the
change was the viewshed easement required by Children’s Hospital. One lot had to be combined
to protect the viewshed for Children’s Hospital. It represents only one change to a 54 acre tract
area project with construction occurring on multiple lots today.

Mrs. Steele asked if a grocery stores were ever restricted as a use for the site? Mr. Lunnemann
replied that grocery stores were a principally permitted use within the zoning district. Ther
proposed use is the same square footage as what was allowed on the two lots. Chairman
Rolfsen asked for a vote on the original motion made by Mr. Lunnemann and seconded
by Mr. Hincks. The motion passed unanimously.

ZONING MAP AMENDMENTS, David Hincks, Chairman, Steve Lilly, Staff

4, Request of Stephen K. Dallas (applicant/owner) for a Zoning Map Amendment
from Office One (O-1) to Commercial Services (C-3) for an approximate 1.4 acre
area located at 1113 Boone Aire Road, Boone County, Kentucky. The request
is for a Zoning Map Amendment to bring all land under common ownership into

the same zoning district.

Staff Member, Steve Lilly, read the Committee Report, which recommended approval based
upon Findings of Facts and Conditions for the Zoning Map Amendment and Concept
Development Plan. It was recommended unanimously for approval with Mrs. Kegley, Mr.
Lunnemann, Mr. Harper and Ms. Gulick voting in favor of the request. The applicant has signed

the condition letter.

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

Mr. Dallas (applicant) noted that he didn't have any further comments.
Seeing no further comment, Ms. Gulick moved to approve the request by Resolution to the

Boone County Fiscal Court based upon the Committee Report and subject to the Findings
of Fact and Conditions. Mr. Lunnamann seconded the motion and it passed unanimously.
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WIRELESS COMMUNICATION FACILITY, Rick Lunnemann, Chairman, Todd Morgan,
Staff

5. Request of VB BTS |l, LLC — Vertical Bridge (Fortune Wireless), per Jason
Riggs_(applicant) for James B. Walton (owner) for a Wireless Communication
Facility at 5001 Burlington Pike, Boone County, Kentucky. The request is for a
205 foot tall self-supporting lattice tower, with a 5 foot high lightning rod, and
associated antennas and ground equipment.

Mrs. Steele left the meeting room.

Staff Member, Todd Morgan, reminded everyone that the Planning Commission takes final
action and not the Fiscal Court based on State law. Mr. Morgan read the Committee Report,
which recommended approval based upon Findings of Facts for the Wireless Communication’
Facility (see Committee Report). It was recommended unanimously for approval with Mr.
Lunnemann, Mr. Hincks, Mrs. Goetting and Mr. Vaught voting in favor and Mrs. Steele

abstaining.
Chairman Rolfsen asked if the applicant was in the audience and wanted to speak?

Mr. Jason Riggs, applicant, stated that the lighting rod was actually 10 feet and not 5 feet in
length. '

Seeing no further comment, Mr. Lunnemann moved to approve the request based upon the
Committee Report and subject to the Findings of Fact as presented. Mr. Vaught seconded

the motion and it passed unanimously.

Mrs. Steele returned to the meeting room.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Rick Lunnemann, Chairman, Todd
Morgan, Staff :

6. Request of Crosland Southeast, per Christopher W. Taft (applicant) for
Farmview Commons LLC, per Hemakumar Soni (owner) for a Change in an
Approved Concept Development Plan in a Commercial Two/Planned
Development (C-2/PD) zone for an approximate 11.82 acre site located on the
northeast corner of the US 42/Farmview Drive intersection and the southeast
corner of the Old US 42/Farmview Drive intersection, Florence and Union,
Kentucky. The request is for a Change in an Approved Concept Development Plan
to permit an approximate 56,000 square foot grocery store with an attached liquor
store and drive-through pharmacy, along with two outlots for retail, service, and/or
eating and drinking establishment uses.

Staff Member, Todd Morgan, read the Committee Report, which recommended approval based
upon Findings of Facts and Conditions for the Change in Concept Development Plan. Mr.
Morgan noted most of the changes that were based on comments are reflected on the revised
Concept Development Plan and that is why they are not reflected as conditions. He showed the
revised Concept Development Plan and building elevations. It was recommended unanimously
for approval with Mrs. Kegley, Mr. Lunnemann, Mr. Harper and Ms. Gulick voting in favor of the

request. The applicant has signed the Condition letter.
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Chairman Rolfsen asked if there was anyone in the audience who wanted to speak in favor or
against the request?

Mr. Jay Bayer, Project Engineer, stated that the Committee got together three times and he had
nothing to add at this time. The owner also doesn’t have any comments.

Seeing no further comment, Mr. Lunnemann moved to approve the request by Resolution
to the City of Florence and City of Union based upon the Committee Report and subject
to the Findings of Fact and Conditions. Mr. Szurlinski seconded the motion. Chairman Rolfsen
inquired about the two outlots. Mr. Lunnemann replied that they worked through the design of
the loading areas and traffic circulations. They also limited the number and type of used on lots
1 & 2. Only small truck deliveries are allowed. There will also be one monument sign for both
outlots. Ms. Gulick noted that the applicant added an additional lane between the two buildings.
Mrs. Steele inquired about the screen the roof tip equipment. Mr. Bayer replied they are boxed
in and will be painted to match the building. Chairman Rolfsen asked for a vote on the original
motion made by Mr. Lunnemann and seconded by Mr. Szurlinski. The motion passed

unanimously.

TECHNICAL/DESIGN REVIEW, Rick Lunnema'nn, Chairman, Todd Morgan, Staff

7. Gordon Food Service — 5885 Merchants Street
Staff Member, Todd Morgan, referred to a PowerPoint presentation.

The applicant is proposing a freezer addition in the rear of the existing building. It will be 619
square feet. It will be made of the same building materials. The applicant is proposing three new
building mounted signs totaling 200 square feet. They will be a “push-through “ style sign.

Mr. Lunnemann moved to approve the request as submitted and presented with the stated
condition of a “push-through” sign. Mr. Hincks seconded the motion and it passed

unanimously.

NEW BUSINESS

CHANGE IN AN APPROVED CONCEPT DEVEOPMENT PLAN, Steve Lilly, Staff

8. Request of Jillian Hunt (applicant) for MACS Property, LLC (owner) for a
Change in an Approved Concept Development Plan in a Commercial Services
(C-3) zone for an approximate 3.4 acre area located at 2804 Idlewild Bypass,
Boone County, Kentucky. The request is for a Change of Concept Development
Plan from a landscape business to construction sales and service uses.

ZONING MAP AMENDMENT/CHANGE OF CONCEPT DEVELOPMENT PLAN/VARIANCE,
Michael Schwartz, Staff

9. Request of The Myers Y. Cooper Company, per Christopher E. Breda
(applicant) for Em-A-Non Acres, LLC, per Dennis G. Davis (owner) for: (1)
a Zoning Map Amendment from Public Facility (PF) to Commercial Services (C-
3) for an approximate 3.2 acre area located along the west side of Grand National
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Boulevard, between Davis Lane and Overland Ridge, approximately 250 feet
north of Overland Ridge, and being the southern portion of the property located
at 11001 Grand National Boulevard, Boone County, Kentucky; (2) a Change of
Concept Development Plan for an approximate 7.2 acre area located at 11001
Grand National Boulevard, which is currently zoned Commercial Services (C-3)
and Public Facilities (PF) (proposed to be rezoned to C-3), Boone County,
Kentucky; and (3) a Variance reducing the Buffer Yard width along a portion of
the west property line from sixty (60) feet with a thirty (30) foot option te fifteen
(15) feet, for an approximate 7.2 acre area located at 11001 Grand National
Boulevard, Boone County, Kentucky. The request is for the development of
three (3) commercial building sites.

Mrs. Goetting moved to schedule the Public Hearings for Items #1 and #2 on January 3,
2024 at 7:30 p.m. in the Fiscal Courtroom. Mr. Schwenke seconded the motion and it

passed unanimously.

H. EXECUTIVE DIRECTOR’S REPORT:

Mr. Kevin P. Costello, AICP asked the full Board to adopt the 2024 office Holiday Schedule, the
2024 Business Meeting and Public Hearing date schedule, the 2024 Committee Meeting
schedule and the 2024 Board of Adjustment schedules outlined in Mr. Costello’s December 1,
2023 memo and as presented. Mr. Vaught moved to adopt the four schedules as presented
by Mr. Costello. Dr. Clark seconded the motion and it passed unanimously.

Mr. Costello reported that the Staff is recommending the hiring of Mr. Baline Hovel as a GIS
Analyst based upon the information sent to the Board on December 6, 2023. Mr. Schwanke
moved to hire Mr. Blaine Hovel as a GIS Analyst effective December 22, 2023 and subject
to the conditions outlined by Mr. Costello in his memorandum/email. Mr. Turner seconded
the motion and it passed unanimously.

Mr. Costelio added that Mr. Randy Bessler would like to continue being the Planning
Commission’s representative to the OKI Board of Trustees for 2024. Ms. Gulick moved to
appoint Mr. Bessler to serve as the Planning Commission’s representative to the OKI
Board of Trustees. Mr. Schwenke seconded the motion and it passed unanimously.

Finally, Mr. Costello noted that there will be no Business Meeting on December 20, 2023.
However, the Zone Change Committee will meet at 5:00 pm that day.

l. COMMITTEE REPORTS:

- Airport (Randy Bessler)
No Report

- Administrative/Personnel (Tom Szurlinski)
No Report
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- Enforcement (Tom Szurlinski)
No Report

- Long-Range Planning/Comprehensive Plan (Bob Schwenke)
No Report

- Technical/Design Review (Rick Lunnemann)
No Report

- Executive (Charlie Rolfsen)
No Report

J. CHAIRMAN’S REPORT: (Charlie Rolfsen)
No Report

K. OKI REPORT: (Randy Bessler)
No Report

L. OTHER
Chairman Rolfsen announced that Mr. Schwenke and Mrs. Kegley will serve on the
Nomination Committee. If anyone is interested in serving as an officer of the Planning
Commission, contact either Mr. Schwenke or Mrs. Kegley. The 2024 Election of Officers

will occur on January 3, 2024.

M. ADJOURNMENT:

There being no further business to come before the Planning Commission, Mr. Bessler moved
to adjourn the meeting. Mrs. Goetting seconded the motion and it passed unanimously.

The meeting was adjourned at 8:02 P.M.
@ti

Charlie Rolfsen
Chairman

Attest:

Kevin P. Costello, AICP
Executive Director
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November 22, 2023

Crosland Southeast

c/o — Mr. Christopher Taft
801 East Boulevard
Charlotte, NC 28203

Re: Request of Crosland Southeast, per Christopher W. Taft (applicant) for Farmview
Commons LLC, per Hemakumar Soni (owner) for a Change in an Approved Concept
Development Plan in a Commercial Two/Planned Development (C-2/PD) zone for an
approximate 11.82 acre site located on the northeast corner of the US 42/Farmview Drive
intersection and the southeast corner of the Old US 42/Farmview Drive intersection,
Florence and Union, Kentucky. The request is for a Change in an Approved Concept
Development Plan to permit an approximate 56,000 square foot grocery store with an
attached liquor store and drive-through pharmacy, along with two outlots for retail, service,
and/or eating and drinking establishment uses.

Dear Mr. Taft,

The following represents the recommended conditions of approval for the above referenced
application as discussed by the Planning Commission’s Zone Change/Concept Plan Committee
at their November 15, 2023, meeting. Both you and the property owner sign will need to sign the
appropriate lines at the end of this letter to agree to the conditions. Please return a copy of this
letter, with original ink signatures, to the Boone County Planning Commission office by December

6, 2023.

CONDITIONS

1. The approval shall be based on the Concept Development Plan packet that was submitted
for review at the November 15, 2023, Zone Change Committee meeting.

2. Required road improvements on US 42, Old US 42, St. Elizabeth Way, and Farmview
Drive shall be determined by the appropriate road owner (Kentucky Transportation

Cabinet, City of Florence, or City of Union).

3. The City of Florence shall determine what sidewalks are required on Old US 42 and if the
owner/developer shall be required to install any portion of them at their expense.

4. The owner/developer shall dedicate additional right-of-way as needed to make needed
road improvements. '

5. Outlot deliveries shall not be made from tractor trailers.
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Sincerely,

Todd K. Morgan, AICP
Senior Planner, Zoning Setvices

TKM/ss

AGREEMENT

I, Christopher Taft, hereby agree to Change in Approved Concept Development Plan conditions,
which are listed on this letter.

/1/2 7//?01'5

f. Christoper Taft 4 Date /
Crosland Southeast - Applicant

I, Hemakumar Soni, herehy agree to Change in Approved Concept Development Plan conditions,
which are listed onhis/ejter.

2] o1 [2023
Date

Mr. Hemakumar Soni”
Farmview Commons LLC — Property Owner
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DATE: August 25, 2023

DESCRIPTION: Farmview Commons Retail
Change in Concept Development Plan
11.82 Acres

LOCATION: U.S. 42 & Farmview Drive

Florence, KY 41042

Situated in the City of Florence, County of Boone, Commonwealth of Kentucky, lying on the
North side of Union Florence Road (U.S. 42 — Ex. 84’ R/W) and on the East side of Farmview
Drive (R/W Varies), and being a portion of the original 15.00 acre and 1.3 tracts conveyed to
Farmview Commons LLC in Deed Book 1163, Page 924 of the Boone County Clerk’s Records
at Burlington, Kentucky, and being more particularly described as follows:
Begin at the centerline intersection of U.S. 42 (centerline station 413+00) and Farmview Drive
(centerline station 80+00); thence, departing said U.S. 42, and with the centerline of said
Farmview Drive, North 19°51'43” West, 42.00 feet; thence, departing said Farmview Drive
centerling, North 70°08'17” East, 39.00 feet to the existing North right-of-way line of said U.S.
42, being 42.00 feet left of U.S. 42 centerline station 413+39.00 to the TRUE POINT OF
BEGINNING;
thence, from the TRUE POINT OF BEGINNING, departing said North right-of-way line, North
64° 51' 43" West, 21.21 feet to the existing East right-of-way line of said Farmview Drive;

thence, with the existing East right-of-way line of said Farmview Drive, the following two
courses: North 19° 51' 43" West, 66.49 feet to a found cross notch;

thence, with a curve to the left, having a central angle of 37° 30' 48", a radius of 310.46 feet, an
arc length of 203.27 feet, and a chord bearing North 38° 37' 07" West, 199.66 feet;;

thence, departing said East right-of-way line, with a curve to the right, having a central angle of
90° 05' 32", a radius of 15.60 feet, an arc length of 24.53 feet, and a chord bearing North
12° 19' 45" West, 22.08 feet to the existing South right-of-way line of Old U.S. 42;

thence, with the existing South right-of-way line of said Old U.S. 42 (Ex. 60’ R/W), the following
seven courses: North 32° 43' 01" East, passing the Northwest corner of said 15.00 acre
tract at 123.49 feet for a total distance of 409.00 feet;

thence, with a curve to the right, having a central angle of 15° 19' 38", a radius of 543.00 feet,
an arc length of 145.26 feet, and a chord bearing North 40° 22' 50" East, 144.83 feet;

thence, South 41° 57' 21" East, 10.00 feet;

thence, with a curve to the right, having a central angle of 46° 54' 52", a radius of 533.00 feet,
an arc length of 436.43 feet, and a chord bearing North 71° 30' 05" East, 424.34;

thence, South 85° 02' 28" East, 34.08 feet;

thence, North 04° 57' 30" East, 10.00 feet;

thence, South 85° 02' 28" East, 119.89 feet to the Northwest corner of a 4.54 acre tract
conveyed to Old US 42 Development, LLC in Deed Book 1014, Page 435;

thence, departing the existing South right-of-way line of said Old US 42, and with the West lines
of said 4.54 acre tract, the following three courses: South 04° 59' 40" West, 136.25 feet;

thence, South 26° 16' 16" East, 118.78 feet;

thence, South 08° 42' 11" East, 299.98 feet to the existing North right-of-way line of said U.S.
42;

surveying | civil engineering | transportation engineering | landscape architecture | planning 10f2
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thence, departing said 4.54 acre tract and with the existing North right-of-way line of said U.S.
42, the following two courses: with a curve to the right, having a central angle of 02° 37
19", a radius of 1867.86 feet, an arc length of 85.48 feet, and a chord bearing South 68°

49' 37" West, 85.47 feet to a found 5/8” iron pin (PLS 3292);
thence, thence, South 70° 08' 17" West, passing the Northeast corner of said 1.3 acre tract at
396.20 feet, for a total distance of 758.65 feet to the TRUE POINT OF BEGINNING.

Containing 11.82 acres, 1.30 acres of which is situated within the City of Union, and 10.52 acres
of which is situated within the City of Florence, and subject to all easements and rights-of way of

record.
The reference meridian is NAD83(2011) Kentucky State Plane Coordinates, North Zone (1601).

The above description was prepared under the direction of Chris R. Gephart, Licensed
Professional Land Surveyor #3292 in the Commonwealth of Kentucky.

Prior Instrument Reference: Deed Book 1163, Page 924

This description does not represent a boundary survey per 201 KAR 18:150 and is
not intended for land transfer.

surveying | civil engineering | transportation engineering | landscape architecture | planning 20f2
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Executive Summary

Farmview Commons is a proposed mixed-use development that is to be located along US 42, at the northeast
corner of the US 42 and Farmview Drive intersection, in the Cities of Florence and Union, Boone County,
Kentucky. According to the latest concept plan prepared by Bayer Becker, the project site/proposed
development is to consist of various retail and restaurant land uses, estimated as follows.

s Shopping Plaza at 59,464 square feet including a supermarket at 56,264 square feet and a liquor store at

3,200 square feet.
+ Two Outparcels consisting of two commercial buildings at 5,850 square feet and at 6,500 square feet with

a potential drive-through window at each.

Site access is to be provided along Farmview Drive (right-infright-out), approximately 160 feet north of US 42,
at Old US 42, approximately 400 feet east of Farmview Drive, and 2 access points along St. Elizabeth Way
approximately 270 and 440 feet north of US 42.

It is anticipated that the proposed' development will be constructed in two phases with Phase 1 consisting of
the primary shopping plaza and Phase 2 being the outparcels. An opening year of 2025 and a full build out

year of 2027 are estimated.

Bayer Becker corresponded with the Kentucky Transportation Cabinet (KYTC) District 6, Boone County, the
City of Florence, and the City of Union to review and discuss the project and to establish the scope of this

study, which is summarized in a Memorandum of Understanding dated April 11, 2023, and revised May 3,
2023.

The following intersections comprise the study area of this report:

o US 42 and Old US 42 / Wetherington Boulevard

e US 42 and St. Elizabeth Way / Express Street

e US 42 and Farmview Drive / Richmond Road

e Old US 42 and St. Elizabeth Way

¢ Old US 42 and Farmview Drive

e Farmview Drive and Proposed Site Access 1 (right-in/right-out)
e Old US 42 and Proposed Site Access 2

The analysis years of the study include the 2023 existing year (no build conditions), the 2025 opening year (no
build and build conditions), 2027 full build out year (no build and build conditions), and the 2035 horizon year

(opening year + 10) (no build and build conditions).
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Based on the analysis contained in this report, no recommendations are made for 2023 existing traffic and/or
2025, 2027, and 2035 no build traffic volume projections (exclusive of traffic generated by the proposed

development).

However, based on additional review of US 42 at St. Elizabeth Way / Express Street, the following
recommendations are made for 2023 existing traffic and/or 2025, 2027, and 2035 no build traffic volume

projections (exclusive of traffic generated by the proposed development);

* Provide ongoing monitoring of the operations at the intersection of US 42 and St. Elizabeth Way / Express

Street with regards to eastbound and westbound left turn movements.

As indicated above, recommendations associated with existing and no buiid traffic are made regardless of the

proposed Farmview Commons mixed-use development.

Also based on the analysis contained in this report, the following additional recommendations are made for

2025, 2027, and/or 2035 build traffic volumes (including traffic generated by the proposed development):

¢ Modify southbound St. Elizabeth Way at US 42 to allow right turn only movements.

s Extend the southbound right turn lane on Farmview Drive at US 42 to provide a total of 280’ of storage by
restriping the existing pavement.

¢ Monitor signal timing for the intersection of US 42 and Old US 42 / Wetherington Boulevard and modify as

apprapriate per corridor signal timing plans.

Ongoing monitoring of the operations at the intersection of US 42 and St. Elizabeth Way / Express Street is
also recommended for 2024, 2027, and/or 2035 build conditions with regards to northbound left turn and

through movements (in addition to eastbound and westbound left turn movements).

These recommendations for build conditions are made as a result of the proposed Farmview Commons mixed-

use development, to mitigate the new traffic associated with the development.

Based upon engineering judgement and the analysis contained in this report, with the above improvements
incorporated, the proposed Farmview Commons mixed-use development will not significantly impact

operations on the adjacent roadway network.
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Traffic Impact Study Certification

I, Kathryn M. Dillenburger, certify that this Traffic Impact Study has been prepared under my direct supervision
and that | am a Professional Engineer registered in the State of Kentucky and | have successfully completed
the Traffic Impact Study Requirements training course required by KYTC. Furthermore, | certify that this study
has been completed in accordance with the KYTC Traffic Impact Study Requirements and in accordance with
engineering standards of practice. The results presented have been determined to be accurate representations

of existing and anticipated conditions based on the assumptions and methodologies presented in this report.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Infroduction

Purpose of Report and Study Objectives

The purpose of this study is to determine the traffic impacts of the proposed Farmview Commons mixed-use
development, which is to be located north of Florence-Union Road (US 42) and east of Farmview Drive, in the
Cities of Florence and Union, Boone County, Kentucky, and to satisfy the requirements of the Kentucky
Transportation Cabinet (KYTC), Boone County, the City of Florence, and the City of Union for traffic impact

studies.
According to KYTC Traffic Impact Study Requirements, the purpose of a traffic impact study is to:

« Determine the appropriate location, spacing, and design of access points necessary.

+ Mitigate the traffic and operational impacts on the highway.

¢ Determine the need for any improvements to the adjacent and nearby roadway system.

» Maintain a satisfactory level of service and safety and to protect the function of the highway system while

providing appropriate and necessary access to the proposed development.

This study describes the existing roadway network, identifies peak conditions, forecasts and distributes future
traffic volumes, and projects the impact of this proposed development. Conclusions relative to the impact of
the increased traffic on the roadway system associated with the proposed development have been identified

and recommendations for mitigating any possible impacts are provided.
The following references were used in the preparation of this study for the proposed development:

e Site reconnaissance and field observations by Bayer Becker

¢« Communications with staff at KYTC District 6 and Boone County

* Peak hour turning movement traffic counts performed by Bayer Becker from 7:00 AM to 8:00 AM and
from 4:00 PM to 6:00 PM on Thursday, May 4, 2023

¢ Institute of Transportation Engineers (ITE) Trip Generation Manual, 11t Edition

e ITE Trip Generation Handbook, 3 Edition

o ITE Traffic Access and Impact Studies and Site Development — A Recommended Practice.

e Highway Capacity Manual (HCM), 2022

o Highway Capacity Software (HCS 2023)

o KYTC Functional Classification Map

e KYTC Traffic Impact Study Requirements dated January 27, 2023

o KYTC Highway Design Manual dated December 30, 2022

e American Association of State Highway and Transportation Officials (AASHTO), A Policy on Geometric
Design of Highways and Streets, 2018, 7t Edition
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Traffic Impact Study
Proposed Farmview. Commons Development
Cities of Florence & Union, Boone County, Kentucky

Manual on Uniform Traffic Control Devices, 2009 Edition, revised July 2022, prepared by the U.S.
Department of Transportation, Federal Highway Administration

The proposed commercial development is located at the northeast corner of Florence-Union Road (US 42)
and Farmview Drive, in the Cities of Florence and Union, Boone County, Kentucky.

A vicinity map is provided as Figure A.
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Vicinity Map

The primary objectivé of this study is to determine the traffic impacts of the proposed development, to

determine what off-site improvements are required to mitigate the site’s impact, and to satisfy KYTC and Boone
County requirements for traffic impact studies.

Bayer Becker corresponded with the Kentucky Transportation Cabinet (KYTC) District 6, Boone County, the
City of Florence, and the City of Union to review and discuss the project and to establish the scope of this

study, which is summarized in a Memorandum of Understanding dated April 11, 2023, and revised May 3,
2023, which is provided in Appendix A.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

The following intersections comprise the study area of this report:

e US 42 and Old US 42 / Wetherington Boulevard

o US 42 and St. Elizabeth Way / Express Street

o US 42 and Farmview Drive / Richmond Road

e Old US 42 and St. Efizabeth Way

* Old US 42 and Farmview Drive

s Farmview Drive and Proposed Site Access 1 (right-in/right-out)
e Old US 42 and Proposed Site Access 2

The analysis years of the study include the 2023 existing year (no build conditions), the 2025 opening year (no
build and build conditions), 2027 full build out year (no build and build conditions), and the 2035 horizon year

(opening year + 10) (no build and build conditions).
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Proposed Development

Off-Site Development

At this time, no known developments are currently planned in the immediate area of the proposed

development.

It is understood that KYTC has plans to improve the US 42 corridor, in the general vicinity of the site, to the
north and east, consisting of adaptive signal control upgrades. While this project will affect the operations of

nearby US 42, specific improvements are not expected at any of the study area intersections at this time.

On-Site Development
The proposed commercial development is to consist of a shopping plaza at approximately 59,464 square feet
including a supermarket at 56,264 square feet and a liquor store at 3,200 square feet and two outparcels

including two commercial buildings at 5,850 square feet and at 6,500 square feet with a potential drive-through

window at each.

Site access is to be provided along Farmview Drive (right-in/right-out), approximately 160 feet north of US 42,
at Old US 42, approximately 400 feet east of Farmview Drive, and 2 access points along St. Elizabeth Way
approximately 270 and 440 feet north of US 42.

It is anticipated that the proposed development will be constructed in two phases with Phase 1 consisting of
the primary shopping plaza and Phase 2 being the outparcels. An opening year of 2025 and a full build out

year of 2027 are estimated.

The proposed development concept plan is provided in this report as Figure B.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Area Conditions

Study Area

The proposed commercial development is located along US 42, at the northeast corner of the US 42 and
Farmview Drive intersection. Adjacent to the east of the site is a medical office building and general office
building. Other commercial developments border US 42, and residential properties exist beyond the immediate

area to the north, west, and south.

Site access is to be provided along Farmview Drive (right-in/right-out), approximately 160 feet north of US 42,
at Old US 42, approximately 400 feet east of Farmview Drive, and 2 access points along St. Elizabeth Way
approximately 270 and 440 feet north of US 42.

The following intersections comprise the study area of this report:

e US 42 and Old US 42 / Wetherington Boulevard

e US 42 and St. Elizabeth Way / Express Street

e US 42 and Farmview Drive / Richmond Road

e Old US 42 and St. Elizabeth Way

e Old US 42 and Farmview Drive

e Farmview Drive and Proposed Site Access 1 (right-in/right-out)

s QOld US 42 and Proposed Site Access 2

US 42 in the vicinity of the site, is an east-west, five-lane roadway including two lanes of travel in each direction
and a center two-way left turn lane. Right turn lanes are also provided at some intersections. US 42 has a
posted speed limit of 45 miles per hour (mph) and it is classified as an urban minor arterial (state highway

facility) per the KYTC functional classification map.

Old US 42 is an east-west to north-south roadway that begins at Farmview Drive and terminates at US 42. It

has a posted speed limit of 25 mph, is a two-lane roadway, and is classified as a local road.

Wetherington Boulevard, at the intersection with US 42 and Old US 42, is a north-south, divided three-lane
roadway with a dedicated right turn lane and a shared through/left turn lane exiting with one inbound lane. It
has a posted speed limit of 35 mph and is classified as a local road. Beyond US 42, Wetherington Boulevard
transitions to a two-lane roadway with sections that are divided and also with left turn lanes provided at various

intersections. Wetherington Boulevard terminates to the south at Mt. Zion Road (KY 536).

Farmview Drive is a north-south roadway that is generally two lanes. It has a posted speed limit of 20 mph
south of Old US 42, to US 42, and 25 mph to the north, and is classified as a local road.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Richmond Road, at the intersection with US 42 and Farmview Drive, is a north-south, four-lane roadway with
a dedicated right turn lane and a shared through/left turn lane exiting with two inbound lanes. It has a posted
speed limit of 20 mph and is classified as a local road. Richmond Road transitions to the south to a two-lane
roadway serving residential properties within the Union Village community. It ultimately terminates with a cul-
de-sac; however, street connections are provided to Braxton Drive and to Wetherington Boulevard and US 42

via the Arbor Springs, Lancashire, and Harmony developments.

St. Elizabeth Way is a north-south private roadway that begins at Old US 42 and terminates at US 42. ltis a

two-lane roadway, divided at the intersection with US 42,

Express Street is a north-south, two-lane roadway. It has a posted speed limit of 20 mph southbound and 25

mph northbound and it is classified as a local road.

Brief descriptions of the current geometric conditions at each key intersection are provided as follows with a

complete review presented in Figure 1.

¢ US 42 and Old US 42 / Wetherington Boulevard. Signalized. A center two-way left turn lane on eastbound
and westbound US 42 with dedicated right turn lanes on eastbound (US 42) and northbound (Wetherington
Boulevard) approaches. Protected and permitted left turn signal phasing for eastbound and westbound US
42, Permitted only left turn movements on northbound and southbound approaches (i.e. no separate signal
phasing for left turns).

e US 42 and St. Elizabeth Way / Express Street. Two-way stop-controlled with St. Elizabeth Way / Express
Street being stopped while US 42 is continuous. A center two-way left turn lane and dedicated right turn
lanes serve the eastbound and westbound approaches.

¢ US 42 and Farmview Drive / Richmond Road. Signalized. Dedicated left turn lanes on eastbound and
westbound US 42 with dedicated right turn lanes on northbound and southbound approaches. Protected
and permitted left turn signal phasing also on eastbound and westbound US 42. Permitted only left turn
movements on northbound and southbound approaches (i.e. no separate signal phasing for left turns).

e Old US 42 and St. Elizabeth Way. Two-way stop-controlled, t-intersection with St. Elizabeth Way being
stopped while Old US 42 is continuous. No dedicated turn lanes provided. .

e Old US 42 and Farmview Drive. Two-way stop-controlled, t-intersection with Old US 42 being stopped

while Farmview Drive is continuous. No dedicated turn lanes provided.

As previously noted, a complete review of the current geometric conditions at each key intersection is

presented in Figure 1.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Study Area Land Use

/
Adjacent to the east of the site is a medical office building and general office building. Other commercial
developments\'border US 42, and residential properties exist beyond the immediate area to the north, west,

and south.

Site Accessibility

Site access is to be provided along Farmview Drive (right-in/right-out), approximately 160 feet north of US 42,
at Old US 42, approximately 400 feet east of Farmview Drive, and 2 access points along St. Elizabeth Way
approximately 270 and 440 feet north of US 42.

The following intersections comprise the study area of this report:

¢« US 42 and Old US 42 / Wetherington Boulevard

¢ US 42 and St. Elizabeth Way / Express Street

¢ US 42 and Farmview Drive / Richmond Road

o OId US 42 and St. Elizabeth Way

e Old US 42 and Farmview Drive

s Farmview Drive and Proposed Site Access 1 (right-in/right-out)
e Old US 42 and Proposed Site Access 2

To determine the weekday AM and PM peak hour traffic volumes at the study area intersections, Bayer Becker
performed turning movement traffic counts on Thursday, May 4, 2023, from 7:00 AM to 9:00 AM and from 4:00

PM to 6:00 PM.

Complete traffic count data is provided in Appendix B. The 2023 existing AM and PM peak hour traffic volumes

are presented in Figure 2,
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Projected Traffic

No Build Traffic
To assess the impact of site traffic on the adjacent roadway network, the 2023 existing year, the 2025 opening

year, 2027 full build out year, and the 2035 horizon year are to be evaluated.

Based on traffic data published by KYTC, for US 42, to the east and south of the proposed Farmview Commons

commercial development site, a growth rate of 1.73% per year was calculated using the KYTC forecast

spreadsheet.
The historic data and spreadsheet are provided in Appendix C.

The growth rate was applied to the 2023 existing traffic volumes to estimate future 2025, 2027 and 2035 no
build traffic volumes. More specifically, the growth rate yields the following growth factors:

¢ 1.0346 - 2025 no build traffic volumes
o 1.0692 - 2027 no build traffic volumes
s 1.2076 - 2035 no build traffic volumes

The 2025, 2027 and 2035 no build traffic volumes are presented in Figures 3,4, and 5 as follows.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Site Traffic

The proposed commercial development is to consist of a shopping plaza at approximately 59,464 square feet
including a supermarket at 56,264 square feet and a liquor store at 3,200 square feet and two outparcels
including two commercial buildings at 5,850 square feet and at 6,500 square feet with a potential drive-through

window at each.

Opening day for the proposed development project is estimated to occur in 2025, with Phase 1 consisting of

the primary shopping plaza and full build out in 2027, with Phase 2 being the outparcels.

Site trips generated by the proposed development, during the weekday AM and PM peak hours of adjacent
street traffic, were calculated using the Institute of Transportation Engineers (ITE) Trip Generation Manual,
11 Edition.

An important element of trip generation is the consideration of pass-by trips. Pass-by trips, as defined by ITE,
are trips made as intermediate stops on the way from an ofigin to a primary trip destination. They are attracted
from traffic passing the site on an adjacent street. Pass-by rates for varicus land uses are established by ITE
and are based on actual traffic count volumes collected at driveways specific to the associated land use.
Procedures outlined in the ITE Trip Generation Handbook, 3" Edition were used to determine pass-by trips.

The following table presents the site trips generated by Phase 1 of the proposed development, during the

weekday AM and PM peak hours of adjacent street traffic.

Table 1
Phase 1 Trip Generation
ITE . . AM Peak Hour PM Peak Hour
du S u
Land Use Code | ©'° nit Enter | Exit | Total | Enter | Exit | Total

Shopping Plaza w/ Market | 821 | 59.464 | TSF 130 80 210 276 299 575
Pass-By Trips 0 0 0 110 120 230

Total New Trips | [ | | 130 | 80 | 210 | 166 [ 179 [ 345 |

For full build out of the proposed development, with its mix of commercial land uses, there is the potential for
interaction amongst uses within the site. As defined in the ITE Trip Generation Handbook, 31 Edition, “a multi-
use development is typically a single real estate project that consists of two or more land use classifications
between which trips can be made without using the off-site road system.” To estimate multiple land use trip
generation, the procedures presented in the Transportation Research Board (TRB) National Cooperative
Highway Research Program (NCHRP) Report 684, “Enhancing Internal Capture Estimation for Mixed-Use
Developments” are to be used. More specifically, the NCHRP 684 tool/spreadsheet was used to estimate the
internal capture rate or the "percentage reduction that can be applied to the trip generation estimates for

individual land uses to account for trips internal to the site.”
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

The following table presents the full build out site trips generated by the proposed development, during the

weekday AM and PM peak hours of adjacent street traffic.

Table 2
Full Build Out Trip Generation
ITE . . AM Peak Hour PM Peak Hour
Land Use Code | S | UMt TG T Exit | Total | Enter | Exit | Total
Shopping Plaza w/ Market | 821 |59.464 | TSF | 130 80 210 276 299 575
 ExtemalTrps| | | | 19 | 69 | 188 | 263 | 281 | 534
Pass-By Trips 0 0 0 101 113 214
Strip Retail Plaza 822 | 8.350 | TSF 15 11 26 34 - 34 68
. Exemalmps!|l | [ 14 | 10 24 | 31 | 32 | 83
Fast-Food Restaurant 934 | 4.000 | TSF 91 87 178 69 63 132
~ ExternalTrips | | , 79 | 75 154 49 37 86
Pass-By Trips 40 38 78 27 20 47
Total Trips 236 178 414 379 396 775
_ TotalExtemalTrips| | | | 212 | 154 | 366 | 333 | 350 | 683
Total Pass-By Trips 40 38 78 128 133 261
Total New Trips ‘ 172 116 288 205 217 422

Trip generation information excerpted from the ITE Trip Generation Manual and Handbook is provided in
Appendix D. Pass-by rates are included, with data available for the shopping plaza with supermarket land use
(PM peak hour, 40%) and the fast-food restaurant with drive-through window land use (AM peak hour, 50%,
and PM peak hour, 55%).

Site trips were assighed to the adjacent roadway network and at the study area key intersections based on
existing and expected traffic patterns. During the AM peak hour, new site trips are expected to enter the study
area at approximately 42% from the west on US 42, 31% from the east on US 42, 8% from the north on
Farmview Drive, 6% from the south on Richmond Road, and 13% from the south on Wetherington Boulevard,
and new site trips are estimated to exit the study area at approximately 26% to the west on US 42, 58% to the
east on US 42, 2% to the north on Farmview Drive, 4% to the south on Richmond Road, and 10% to the south
on Wetherington Boulevard. During the PM peak hour, new site trips are expected to enter the study area at
approximately 32% from the west on US 42, 48% from the east on US 42, 4% from the north on Farmview
Drive, 6% from the south on Richmond Road, and 10% from the south on Wetherington Boulevard, and new
site trips are estimated to exit the study area at approximately 38% to the west on US 42, 39% to the east on
US 42, 6% to the ndrth on Farmview Drive, 7% to the south on Richmond Road, and 10% to the south on
Wetherington Boulevard. Pass-by site trips along US 42, for the AM peak hour, are estimated at 65% from the
west and 35% from the east. During the PM peak hour, pass-by site trips are estimated at 45% from the west
on US 42 and 55% from the east on US 42. Site trip distribution for the proposed development new trips is

presented in Figure 6 and for pass-by trips, in Figure 7.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Phase 1 site traffic volumes for new trips are presented in Figure 8 and pass-by trips in Figure 9. Full build out

site traffic volumes for new trips are presented in Figure 10 and pass-by trips in Figure 11.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Build Traffic

The 2025 build traffic volumes were obtained by adding the 2025 no build traffic volumes from Figure 3 to the
Phase 1 new site trips and pass by trips in Figure 8 and Figure 9. The 2027 build traffic volumes were
determined by combining the 2027 no build traffic volumes from Figure 4 to the full build out new site trips and
pass by trips in Figure 10 and Figure 11. And similarly, the 2035 build traffic volumes were obtained by adding
the 2035 no build traffic volumes from Figure 5 to the full build out new site trips and pass by trips in Figure 10

and Figure 11.

The resulting 2025 build traffic volumes are presented in Figure 12, the 2027 build traffic volumes in Figure 13,
and the 2035 build traffic volumes in Figure 14.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Traffic Analysis

Site Accessibility

Site access is to be provided along Farmview Drive (right-in/right-out), approximately 160 feet north of US 42,
at Old US 42, approximately 400 feet east of Farmview Drive, and 2 access points along St. Elizabeth Way
approximately 270 and 440 feet north of US 42,

The following intersections comprise the study area of this report:

o US 42 and Old US 42 / Wetherington Boulevard

e US 42 and St. Elizabeth Way / Express Street

e US 42 and Farmview Drive / Richmond Road

e Old US 42 and St. Elizabeth Way

o Old US 42 and Farmview Drive

e Farmview Drive and Proposed Site Access 1 (right-in/right-out)
s Old US 42 and Proposed Site Access 2

The analysis years of the study include the 2023 existing year (no build conditions), the 2025 opening year (no
build and build conditions), 2027 full build out year (no build and build conditions), and the 2035 horizon year

(opening year + 10) (no build and build conditions).

Analysis for the key intersections was performed as follows.

Turn Lane Analysis

According to the KYTC Highway Design Manual, left turn lanes and/or right turn lanes at signalized
intersections should be considered on arterial and collector roadways where performance analysis or history
indicates a need. For local roadways, unclassified minor street approaches, and public or private access points

(driveways), capacity/level of service analysis should be used to evaluate the need for left or right turn lanes.

For unsignalized intersections, per the KYTC Highway Design Manual, left turn lanes should be considered
when traffic is not under stop control, where performance analysis or history indicates a need, and capacity/

level of service analysis should be used to evaluate the need for left or right turn lanes at stop-controlled

approaches.

The manual also states that left turning traffic should be removed from through lanes for safety, operational,
or other considerations as guided by performance and analysis and that right turn lanes may be considered as
a safety measure to address deficient sight distances, special vehicle needs, etc. where a history of crashes

or congestion indicates a problem or where safety and/or congestion issues are predicted from analysis.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Turn lane needs for the signalized intersections of US 42 and Farmview Drive / Richmond Road and US 42
and Old US 42 / Wetherington Boulevard, in addition to the turn lanes currently provided, are considered in the

following Level of Service Analysis section.

US 42, at St. Elizabeth Way / Express Street, has a center TWLTL and existing right turn lanes. Therefore, left

and right turn lane warrants were not evaluated at this location.

The need for turn lanes along the free-flow approaches of each of the remaining unsignalized key intersections,
Farmview Drive at Site Access 1, Farmview Drive at Old US 42, Old US 42 at Site Access 2, and Old US 42
at St. Elizabeth Way were evaluated using the KYTC turn lane warrant spreadsheet. Based on the analysis,

no turn lanes are warranted for 2025, 2027, and/or 2035 no build or build traffic volumes.

Complete turn lane warrant analysis for the unsignalized key intersections is provided in Appendix E.

Level of Service Analysis
Level of service (LOS), as defined in the Highway Capacity Manual, 7% Edition (HCM 2022), is a function of
average delay encountered by a motorist. It is the national standard used to evaluate traffic flow and delay on

a segment of roadway. LOS considers factors such as speed, traffic volumes, and geometric features.

The criteria used by HCM 2022 are provided as follows in Table 3 and Table 4.

Table 3
Level of Service Criteria for Signalized Infersections

Level of Service D(Zl:é/./}:,{:rr:ge Expected Delay
A <10 Extremely Favorable Progression
B >10and <20 Good Progression
C >20and <35 Fair Progression
D > 35 and <55 Unfavorable Progression
E > 55 and < 80 Poor Progression
F > 80 Excessive Traffic Delay
Table 4
Level of Service Criteria for Unsignalized Intersections
Level of Service D(esl:():/. E:Ege Expected Delay
A <10 Little or No Delay
B >10and <15 Short Traffic Delay
C >15and <25 Average Traffic Delay
D >25and <35 Long Traffic Delay
E > 35 and <50 Very Long Traffic Delay
F > 50 Excessive Traffic Delay
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. Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

According to KYTC Traffic Impact Study Requirements, the following provisions shall be used to define

thresholds for acceptable operational performances for build conditions within the study area:

» The average intersection delay shall not exceed 80 seconds and shall not increase more than 30 percent
over the no build condition. Delay for individual turning movements and lane groups at the intersection

shall not exceed 80 seconds.

Highway Capacity Software (HCS 2023) is the computer program that was used to analyze the operations of
traffic at the study area key intersections, for 2023 existing traffic volumes and for 2025, 2027, and 2035 no

build and build traffic volumes.

Traffic signal timing was obtained from KYTC for the signalized intersections of US 42 and Farmview Drive /
Richmond Road and US 42 and Old US 42 / Wetherington Boulevard, which is provided in Appendix C.

It is noted that the existing and no build conditions do not include traffic generated by the proposed
development. Therefore, the levels of service and associated delays presented in the following tables for 2023
existing traffic volumes and for 2025, 2027 and 2035 no build traffic volumes, exclude the proposed

development.

Build conditions include traffic generated by the proposed development. Therefore, the levels of service and
delays for 2025, 2027, and 2035 build traffic volume projections identified in the following tables include the

proposed development.

A summary of the LOS results is provided in the following tables. The complete LOS reports are provided in

Appendix F.

For the intersection of Farmview Drive and Old US 42, the capacity results are provided as follows in Table 5

for the AM and PM peak hours.

Table 5

Level of Service & Delay (seconds)

Lane Use 2023 Existing 2%9—3[2‘" 2025 Build 2%%;[3‘0 2027 Build zfjlé“‘) 2035 Build
Conditions Conditions Conditions Conditions Conditions Conditions Conditions

[ Farmview Drive & Old US 42 |

’ | AM Peak Hour [

e LR A(9.7) A (9.7) B (10.9) A (9.8) B (11.9) B(10.1) | B(12.4)
Approach | A (9.7) A (9.7) B (10.9) A (9.8) B (11.9) B(10.1) | B(12.4)
L A (7.4) A (7.4) A(7.4) A (7.4) A (7.5) A (7.4) A (7.5)
SB | T A (0.3) A (0.3) A (0.4) A (0.3) A (0.4) A (0.4) A (0.5)
Approach | A (1.9) A (1.9) A (2.2) A (1.9) A (2.3) A (2.0) A (2.3)
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Table 5 (continued)
Level of Service & Delay (seconds)
2023 Existing] 2029 N0 | 505 Build | 2027 NO | ooz Builg | 2935 N0 | 5635 Build
Lane Use Conditions Build Conditions Build Conditions Build Conditions
Conditions Conditions Conditions
| Farmview Drive & Old US 42 |
] l PM Peak Hour I
W LR B (10.1) B (10.3) B (13.8) B (10.3) B (14.7) B (10.7) C (16.1)
Approach | B (10.1) B (10.3) B (13.8) B (10.3) B (14.7) B (10.7) C (16.1)
L A (7.7) A(7.7) A(7.7) A (7.7) A(7.8) A (7.8) A (7.8)
SB | T A (0.1) A (0.1) A (0.2) A(0.1) A(0.2) A(0.2) A (0.2)
Approach A (1.0) A (1.0) A (1.3) A (1.0) A (1.3) A(1.0) A (1.3)

At the intersection of Farmview Drive and Old US 42, individual movements and approaches will operate at
acceptable levels, LOS A to LOS C, less than 80 seconds of delay, through 2035 build conditions, during the
AM and PM peak hours.

For the intersection of Old US 42 and St. Elizabeth Way, the capacity results are provided in Table 6 as follows
for the AM and PM peak hours. Separate northbound left and right turn lanes on St. Elizabeth Way, to be

provided as part of the proposed development, were incorporated within the analysis.

Table 6
Level of Service & Delay (seconds)
. 2025 No . 2027 No . 2035 No R
Conditions Conditions Conditions
| 0Id US 42 & st Elizabeth Way ]
[ l AM Peak Hour I
L A (7.4) A (7.4) A (7.5) A (7.4) A (7.6) A (7.4) A (7.6)
WB T A (0.0) A (0.0) A (0.0) A (0.0) A(0.1) A (0.0) A(0.1)
Approach A (0.1) A(0.1) A(0.7) A (0.1) A (0.8) A(0.1) A (0.8)
LRIL A (8.8) A (8.8) A (9.8) A (8.8) A (10.0) A (8.9) B (10.1)
NB | R - - A (8.9) - A(9.1) - A (9.2)
Approach A (8.8) A (8.8) A (9.0) A (8.8) A (9.2) A (8.9) A (9.2)
I PM Peak Hour |
L A (7.4) A (7.4) A (7.5) A (7.4) A (7.5) A (7.4) A (7.6)
WB T A (0.0) A (0.0) A (0.1) A (0.0 A (0.1) A (0.0) A (0.1)
Approach A (0.2) A (0.2) A(0.8) A(0.2) A (0.9) A (0.2) A (0.8)
LRIL A (9.0) A (9.0) B (10.3) A (9.0) B (10.5) A(9.1) B (10.7)
NB R - - A(9.1) - A (9.2) - A (9.3)
Approach A (9.0) A (9.0) A(9.2) A (9.0) A (9.3) A(9.1) A (9.3)
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

At the intersection of Old US 42 and St. Elizabeth Way, individual movements and approaches will operate at
acceptable levels, LOS A to LOS B, less than 80 seconds of delay, through 2035 build conditions, during the

AM and PM peak hours.

For the intersection of Farmview Drive and Site Access 1, the capacity results are provided in Table 7 as

follows for the AM and PM peék hours.

Table 7
Level of Service & Delay (seconds)
2023 Existing|  2923N® | ooos guid | 2027No | ooz Build | 2938 NO | 2035 Build
Lane Use Conditions Build Conditions Build Conditions Build Conditions
Conditions Conditions Canditions

] Farmview Drive & Proposed Site Access 1 ]

| AM Peak Hour |

WB R - - A (8.7) - A (8.9) - A (8.9)
Approach - - A (8.7) - A (8.9) - A (8.9)

PM Peak Hour |
WB R - - B (10.4) - B (10.7) - B (10.9)
Approach - - B (10.4) - B (10.7) - B (10.8)

At the intersection of Farmview Drive and Site Access 1, individual movements and approaches will operate
at acceptable levels, LOS A to LOS B, less than 80 seconds of delay, through 2035 build conditions, during
the AM and PM peak hours.

For the intersection of Old US 42 and Site Access 2, the capacity results are provided in Table 8 as follows for

the AM and PM peak hours.

Table 8

Level of Service & Delay (seconds)

Lane Use 2023 Existing z‘gj]gjo 2025 Build 2?32;!2’0 2027 Build 20;&210 2035 Build
Conditions Conditions Conditions Conditions Conditions Conditions Conditions

| Old US 42 & Proposed Site Access 2 ]

| , AM Peak Hour |
L - - A (7.4) - A(7.4) - A(7.4)
WB | T - - A {0.0) - A (0.1) - A (0.1)
Approach - - A (1.0) - A(1.3) - A(1.2)
NB LR - - A(9.3) - A(9.7) - A (9.8)
Approach - - A (9.3) - A(9.7) - A (9.8)
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Table 8 (continued)
Level of Service & Delay (seconds)
2023 Existing]  2925N0 | o005 Build | 2027 No | o000 muilg | 2038 N0 | o0as Bl
Lane Use Conditions Build Conditions Build Conditions Build Conditions
Conditions Conditions Conditions
' Old US 42 & Proposed Site Access 2 ]
[ PM Peak Hour I
L - - A (7.3) - A (7.4) - A (7.4)
WwB | T - - A (0.1) - A (0.1) - A (0.1)
Approach ' - A(0.9) - A(1.1) - A (1.0)
NE LR - - B (10.5) - B (10.9) - B (11.1)
Approach - - B (10.5) - B (10.9) - B (11.1)

At the intersection of Old US 42 and Site Access 2, individual movements and approaches will operate at
acceptable levels, LOS A to LOS B, less than 80 seconds of delay, through 2035 build conditions, during the
AM and PM peak hours.

For the intersection of US 42 and Farmview Drive / Richmond Road, the capacity results are provided in Table

9 as follows for the AM and PM peak hours.

Table 9
Level of Service & Delay (seconds)
ootse (3B oy | 2025800 | “apg | 20 | o | mseu
Conditions Conditions Conditions
I Union-Florence Road (US 42) & Farmview Drive / Richmond Road !
I | AM Peak Hour l
L A(7.3) A(7.4) A(7.7) A(7.4) A(7.9) A (7.5) A (8.2)
EB T C (20.3) C (20.8) C (20.9) C(21.4) C(21.2) C (24.0) C(23.7)
R C (20.4) C (20.9) C (21.0) C (21.5) C (21.3) C (24.1) C (23.8)
Approach C(20.2) C (20.7) C (20.3) C (21.2) C (20.3) C (23.8) C (22.7)
L B (12.4) B (12.8) B (13.0) B (13.4) B (13.3) B (16.2) B (16.0)
WEB T A(7.1) A(7.1) A(7.3) A (7.5) A(7.3) A (7.5) A (7.6)
R A(7.1) A(7.1) A(7.3) A(7.5) A(7.3) A (7.5) A (7.6)
Approach A(7.2) A(7.2) A (7.4) A (7.6) A (7.4) A (7.6) A(7.7)
LT E (55.6) E (55.6) E (55.7) E (55.6) E (55.8) E (55.6) E (55.8)
NB R E (56.8) E (56.6) E (56.8) E (56.6) E (56.7) E (56.6) E (56.7)
Approach E (566.2) E (56.2) E (56.3) E (56.2) E (56.3) E (56.2) E (66.3)
LT E (60.2) E (60.5) E (62.1) E (60.7) E (65.0) E (62.6) E (68.2)
SB R E (55.8) E (55.8) E (56.3) E (55.9) E (56.8) E (56.2) E (567.1)
Approach E (59.1) E (59.2) E (60.4) E (59.5) E (62.6) E (60.9) E (65.0)
Intersection C (20.8) C (21.0) C (21.2) C(21.4) C (21.7) C (22.8) C (23.2)
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Table 9 (continued)
Level of Service & Delay (seconds)

2023 Existing] 2028 N° | o5 uitd | 2927NO 1 o007 Build | 2938 NO | 2035 Build
Lane Use Conditions Build Conditions Build Conditions Build Conditions
Conditions Conditions Conditions

l Union-Florence Road (US 42) & Farmview Drive / Richmond Road ]

I I PM Peak Hour |

L A (7.7) A (7.8) A (8.7) A (8.0) A (9.8) B (10.4) B (17.3)
e LT B (20.0) C (20.4) B (20.0) C (20.9) C (20.3) C(23.0) | C(22.4)
R C (20.1) C (20.5) G (20.1) C (21.0) C (20.5) C(23.3) | C(22.6)
Approach | B (19.5) B (19.9) B (18.8) C (20.4) B (19.2) C(226) | C(21.9)
L B (14.2) B (14.9) B (14.4) B (15.7) B (15.1) B (19.7) B (18.6)
we LT A (3.0) A(3.0) A (2.5) A (3.0) A (2.3) A (3.0) A@2.1)
R A(3.1) A(3.2) A (2.8) A(3.2) A(2.7) A (3.3) A (2.4)
Approach | A (3.8) A (3.8) A (3.4) A (3.9) A (3.3) A (4.1) A(3.2)
LT E (60.9) E (60.9) E (61.6) E (60.9) E (61.8) E (60.9) E (61.8)
NB | R E (56.5) E (56.5) E (56.6) E (56.5) E (56.6) E(56.5) | E(56.6)
Approach | E (59.6) E (59.6) E (60.1) E (59.8) E (60.2) E(59.6) | E(60.2)
LT E (59.0) E (59.2) E (63.5) E (59.4) E (65.3) E (60.1) E (67.7)
SB |R E (56.1) E (56.2) E (59.1) E (56.3) E (59.7) E (56.6) E (60.5)
Approach | E (58.1) E (58.2) E (61.6) E (58.4) E (62.9) E (59.0) E (64.6)
Intersection B (16.3) B (16.4) B (17.3) B (16.5) B (17.5) B (17.3) B (18.7)

At the intersection of US 42 and Farmview Drive / Richmond Road, with the current signal timing and existing
geometry, the overall intersection operates at an acceptable level, LOS B and LOS C, less than 80 seconds
of delay, through 2035 build conditions, during the AM and PM peak hours. Individual movements and

intersection approaches also operate with less than 80 seconds of delay.

For the intersection of US 42 and St. Elizabeth Way / Express Street, the capacity results are provided in Table
10 as follows for the AM and PM peak hours.

It is noted that per the initial analysis, the LOS for US 42 at St. Elizabeth Way / Express Street (eastbound and
westbound) are acceptable at A through C through 2035 build conditions, AM and PM peak hours. However,
southbound St. Elizabeth Way and northbound Express Street are expected to operate at poor levels, LOS F,
with delays greater than 80 seconds, for 2023 existing conditions and for all no build conditions, AM and PM
peak hours. For build conditions, with increased site traffic at the intersection, additional delay is estimated,
exceeding the acceptable 30 percent increase threshold. To improve intersection operations, the madification

of St. Elizabeth Way was considered, limiting southbound traffic to right turns only.

ggc eerr 37



8¢

J9¥9q
sehoq

g

(8'1e)a (leevye) 4 | (ze62) 4 (0s2) 2 (osvil)d | (LzL) 4 (92z) 0 (CYAARE (9°086) 4 vl d yoeouddy as
(8'1e) @ (Leevz) 4 | (z862) 4 (0's2) 2 (osvLi)d | (Lzi 4 (@z2) 0 CUAZIE| (9°086) 4 Wys) 4 1T
(082LL) 4 | (1ez0e)d | (B'eszL) 4 | (zsey) 4 (8'/69) 4 (£8/2) 4 (0'882) 4 (ggi8) 4 (s'961) (govL) 4 | yoeoiddy an
(98/11)4 | (1'eoe)d | (B'8szl) 4 | (z'esk) 4 (8°269) (£8/2) 4 (0'gge) 4 (9°¢28) 4 (go61) 4 (govl) 4 H11
(s0)v (cov (o v (so)v (o) v (cov (S0 v (g0 v sov (cov yoeouddy
aM
(6761) 0 (6'51) D (6'51)0D oy g {orL) g (ovL) g (CRANK: (o¢L) g (gcL) g (zel) g 1
g0 v o v (10 v (zo)v (Zo)v (Lov (Zov (zo v (Lov Lov yoeo.ddy
g3
(L'og) o (102) 0 (L8 9 (L2190 (12190 (os1) D (o) o (z9L) o (1510 (o¥1) g 7
_ | INoH Yead Nd
(lzLg (evey) 4 (z'552) 4 (g d (67261) 4 (g'szi) 4 € g (L'8gL) 4 {(g'901) 4 (1'18) 4 yoeouddy a5
(LzL g (€pep) 4 (z'sse) 4 (CHNRET| (6°261) 4 (g'szi) 4 €L g (L'68L) 4 (g'901) 4 (1'16) 4 Hi7
(sop)d | (e89e)d | (1'862)d | (rsu)d | (ezsi)d | (gszi)d | (ezz)d | (@zzid | (Loon) 4 (L'z8)d | yoeouddy an
(g'sob) 4 (£'89¢) 4 (1'862) 4 (2'S1) 4 {z251) 4 (s'geL) 4 (gs21) 4 (9224) 4 (2'00L) 4 (L'zg) 4 ¥l
(¥'0) v Fov (s0)v rov (o) v (s0)v rov yo)v (g0) v (g0 v yoeouddy
am
(6'91) 0 (6912 (8'91) D 8y g (8¥i)d (8'vi) g (evL) g (vl d (ev1)d (el g 1
(zov (zov (1ov (zov (zo)v (1ov (Ltov (tov (ov (Ltov yoeoiddy
g3
(go1) g (soL) g (Lo d (ool g (ool d (L8)v (g'6) v (g6) v (g6) v (v'6) v J
F INOH Yead Y _
| Aep Wegeziig 1S 3 (zv SN) Peoy sousioj3-uoun |
AUO 1IN0 inoAeq AUuo 1O NoAeT AUO 1IN0 noke
by gs uaung wcw_w__mmoo by g8 uaun) mcw_w__mmoo Wby g3 usunD mcww__mmoo mmco_ﬂ.vcoo a8 sueq
suogipuoD piing €02 ON §€0¢T suonipuo) pling £c0T ON /202 suolIpuUo) pling S20Z ON §202 uBsIxg ee0e

(spuodss) Aejaq p a2iAIBS JO [9AST

04 9/qel

Afomusy ‘Aiunog suoog ‘uojun B 8oUBI0J JO SONID
JusWIdoBAB( SUOWILIOD MBIAULIB- PISOTOI
Apms joedw; ayges |



Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

As previously stated, to improve operations at the intersection of US 42 and St. Elizabeth Way / Express Street,
the modification of St. Elizabeth Way was considered, limiting southbound traffic to right turns only. Adjusted
site traffic volumes are presented in Figures 15 and 16, located in Appendix G. As indicated in the figures,
traffic volumes at the adjacent intersections of Old US 42 and St. Elizabeth Way and US 42 and Old US 42/
Wetherington Boulevard are also affected. Adjusted build traffic volumes for 2025, 2027, and 2035 analysis
years are presented in Figures 17, 18, and 19, respectively, located in Appendix G. And reports for the
additional LOS analysis are also provided in Appendix G, with a summary provided in the prior Table 10.

With the modification of St. Elizabeth Way, limited to southbound right turns only, the LOS for the southbound
approach is significantly improved from LOS F to LOS B and D through 2035 build conditions, AM and PM

peak hours. However, the LOS for northbound Express Street remains an F. -

Based on the results of the LOS analysis, the following improvement is recommended at the intersection of
US 42 and St. Elizabeth Way / Express Street, to accommodate 2025, 2027, and 2035 build conditions

(including site traffic):
o Modify southbound St. Elizabeth Way at US 42 to allow right turn only movements.

With the LOS estimated for Express Street at US 42, it is expected that KYTC will provide ongoing monitoring

of the operations at the intersection with regards to the northbound (Express Street) movements.

For the intersection of US 42 and Old US 42 / Wetheringtan Boulevard, the Capacity results are provided in
Table 11 as follows for the AM and PM peak hours.

The build LOS and delays include the additional traffic from the modified right out only access from St. Elizabeth
Way to US 42. Signal timing was also modified for the analysis of build conditions, as permitted within the
current timing plans, providing minimal green time for protected eastbound left turn movements and additional

green time for protected westbound left turns plus concurrent through and right turn movements.
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Table 11
Level of Service & Delay (seconds)
-~ 2025 No . 2027 No . 2035 No .
aneUse % Congions | o 219 | Gongitons | o P99 | Gonditons | B9 | Gonaitons
[ Union-Florence Road (US 42) & Old US 42 / Wetherington Boulevard ‘ }
| l AM Peak Hour I
L B (11.8) B (11.9) B (13.6) B (12.1) B (13.7) B (12.8) B (14.1)
- T B (13.7) B (14.0) B (14.4) B (14.6) B (16.0) B (17.5) B (18.8)
R A (5.9) A (5.9) A (6.0) A (5.9) A(6.2) A (5.9) A (6.2)
Approach | B (13.3) B (13.5) B (14.0) B (14.1) B (15.5) B (16.9) B (18.2)
L B (17.2) B (18.8) B (18.9) C (21.4) C (22.4) D (36.7) D (38.8)
W T C (21.8) C (22.0) B (16.6) C (22.3) B (17.0) C (23.5) B (17.9)
R C (21.8) C (22.1) B (16.7) C (22.4) B (17.0) C (23.6) B (17.9)
Approach | C (21.0) C (21.5) B (17.0) C (22.2) B (17.9) C (25.8) C (21.4)
LT D (52.5) D (52.6) D (53.3) D (52.7) D (53.6) D (53.1) D (54.1)
NB |R F (98.8) F(107.5) | F(107.5) | F(117.2) F(117.2) | F(159.9) | F(159.9)
Approach |  F (90.3) F (97.5) F (95.7) F (105.3) F(102.8) | F(140.4) | F(136.5)
S8 LTR D (52.5) D (52.6) E (55.4) D (52.7) E (57.5) D (53.1) E (58.3)
‘| Approach | D (52.5) D (52.6) E (55.4) D (52.7) E (57.5) D (53.1) E (58.3)
Intersection C (27.0) C (28.2) C (27.6) C (29.8) C (30.0) D (37.2) D (36.8)
| PM Peak Hour I
L C (24.8) C (26.9) C (23.5) C (29.4) C (25.9) D (36.7) D (36.7)
- T B (18.0) B (18.2) B (18.6) B (18.8) - B (19.4) C (20.6) C (21.6)
R B (10.7) B (10.7) B (10.8) B (10.7) B (11.0) B (10.8) B (11.1)
Approach | B (17.6) B (17.8) B (18.2) B (18.4) B (18.9) C (20.1) C (21.0)
L C (33.5) D (41.3) D (40.2) D (54.4) D (53.1) F (133.5) | F(131.6)
W T D (38.0) D (40.4) C (30.0) D (43.5) C (32.4) F (65.9) D (45.4)
R D (39.0) D (41.9) C (31.3) D (45.7) C (34.4) F (71.9) D (50.5)
Approach | D (37.7) D (41.2) C (32.1) D (46.1) C (36.3) E (78.9) E (60.3)
LT D (54.4) D (54.5) E (55.4) D (54.7) E (55.8) E (55.5) E (56.6)
NB |R E (67.6) E (69.9) E (69.9) E (72.4) E (72.4) F (88.4) F (88.4)
Approach |  E (63.4) E (65.1) E (64.9) E (66.8) E (66.6) E (78.0) E (77.4)
. LTR D (53.6) D (53.7) D (59.7) D (53.9) E (62.4) D (54.5) E (64.5)
Approach | D (53.6) D (53.7) D (59.7) D (53.9) E (62.4) D (54.5) E (64.5)
Intersection C (33.5) D (35.6) C (31.8) D (38.5) C (34.7) E (57.6) D (49.0)

At the intersection of US 42 and Old US 42 / Wetherington Boulevard, the overall intersection operates at an
acceptable level, LOS C to D, with less than 80 seconds of delay, through 2035 build conditions, during AM
and PM peak hours. Individual movements and intersection approaches also generally operate with less than
80 seconds of delay, with northbound Wetherington Boulevard being the exception. More specifically, the
northbound right turn movement operates with an LOS F through 2035 build conditions, during the AM peak
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hour, with delays ranging from 98.8 seconds to 159.9 seconds. While a delay increase is expected from

existing to no build conditions, the difference between no build and build conditions is minimal and falls within

the acceptable 30 percent increase threshold.

Based on the results of the LOS analysis, the following improvement is recommended at the intersection of

US 42 and Old US 42 / Wetherington Boulevard:
« Monitor signal timing and madify as appropriate per corridor signal timing plans.

It is noted that additional review of the Old US 42 and St. Elizabeth Way intersection was completed with
increased traffic volumes associated with the modified right out only access from St. Elizabeth Way to US 42.
Individual movements and approaches will continue to operate at acceptable levels, LOS A to LOS B, through

2035 build conditions, AM and PM peak hours.

Similarly, additional review of the intersection of US 42 and Farmview Drive / Richmond Road was also
completed with US 42 and Old US 42 / Wetherington Boulevard signal timing modifications incorporated (i.e.,
US 42 corridor signal timing plan). The overall intersection will operate at an acceptable level, LOS B and LOS
C, less than 80 seconds of delay, through 2035 build conditions, during the AM and PM peak hours and

individual movements and intersection approaches will also operate with less than 80 seconds of delay.

Queue Analysis

As part of the LOS analysis, a 95th percentile back of queue, or 95 percent queue length for each stopped
movement at each study area intersection is reported. As such, queue analysis was also performed for 2023
existing traffic volumes and for 2025, 2027, and 2035 no build and build traffic volumes. For build conditions,

the modification of St. Elizabeth Way at US 42 to right turn only is incorporated.

Queues for the key intersections are presented in the following tables. It is noted that for unsignalized
intersections, the 95 percentile queues are reported in number of vehicles. To determine the queue length, a
vehicle length of 25 feet was assumed. Existing storage is also provided in the following tables with the turn

lane and / or through lane storage lengths measured using aerial imagery (excluding the bay taper).

For the intersection of Farmview Drive and Old US 42, the queues are provided as follows in Table 12 for the

~ AM and PM peak hours.
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Table 12
Queue Length (feet/lane)
Lane Existing | 2023 2025No | oo5 Builg | 2027 No 1 5007 Build | 2933 N0 | 035 Byid
Use Storage Existing Build Conditions Build Conditions Build Conditions
Conditions | Conditions Conditions Conditions
| Farmview Drive & Old US 42 |
I AM Peak Hour l
WB | LR 400 5.0 5.0 7.5 5.0 15.0 5.0 17.5
SB | LT 530 2.5 2.5 2.5 2.5 5.0 2.5 5.0
PM Peak Hour
WB | L 400 10.0 10.0 37.5 10.0 47.5 12.5 55.0
SB | LT 530 0.0 2.5 2.5 2.5 2.5 2.5 2.5

Based on the queue analysis completed and summarized in the table above, no queuing issues are identified

at the intersection of Farmview Drive and Old US 42.

For the intersection of Old US 42 and St. Elizabeth Way, the queues are provided as follows in Table 13 for
the AM and PM peak hours.

Table 13
Queue Length (feet/lane)
Lane | Existing E?(i%%iig 202800 | 2025Buita | 2927 N0 2027 Build 2085 M0 | 2035 Build
Use Storage Conditions | Conditions Conditions Conditions Conditions Conditions Conditions
| Old US 42 & St Elizabeth Way |
I AM Peak Hour ]
WB | LT 250 0.0 0.0 0.0 0.0 0.0 0.0 0.0
NB | LR 80 0.0 0.0 2.5 0.0 2.5 0.0 2.5
PM Peak Hour
WB | LT 250 0.0 0.0 0.0 G.0 0.0 0.0 0.0
NB | LR 80 0.0 0.0 5.0 0.0 5.0 C.0 5.0

Based on the queue analysis completed and summarized in the table above, no queuing issues are identified
at the intersection of Old US 42 and St. Elizabeth Way.

For the intersection of Farmview Drive and Site Access 1, the queues are provided as follows in Table 14 for
the AM and PM peak hours.
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Table 14

Queue Length (feet/lane)

lane | Existing Eiiﬁf}g 2028 10| 2025 Build 2027 10| 2027 Build 2‘?3,2"’ 2035 Build
Use Storage Conditions | Conditions Conditions Conditions Conditions Conditions Conditions

[ Farmview Drive & Site Access 1

| ] AM Peak Hour

{ I PM Peak Hour

|
l
(we[rR Jats[ - [ - [ oo | - [ o0 | - ] o0 |
|
|

[we [R [ 315 | - | - | o0 | - | 25 | - EE

Based on the queue analysis completed and summarized in the table above, no queuing issues are identified

at the intersection of Farmview Drive and Site Access 1.

For the intersection of Old US 42 and Site Access 2, the queues are provided as follows in Table 15 for the

AM and PM peak hours.

Table 15

Queue Length (feet/lane)

Lane Existing Eii(giig 2‘?§jlg’° 2025 Build 2082;@0 2027 Build 2%3;2’0 2035 Build
Use Storage Conditions | Conditions- Conditions Conditions Conditions Conditions Conditions

[ 0ld US 42 & Site Access 2 ]

[ AM Peak Hour }

WB | LT 690 - - 0.0 - 0.0 - 0.0
NB | LR 270 - - 5.0 - 10.0 - 10.0

PM Peak Hour

WB | LT 690 - o 0.0 - 0.0 - 0.0
NB | LR 270 - - 20.0 - 25.0 - 27.5

Based on the queue analysis completed and summarized in the table above, no queuing issues are identified

at the intersection of Old US 42 and Site Access 2.

For the intersection of US 42 and Farmview Drive / Richmond Road, the queues are provided as follows in

Table 16 for the AM and PM peak hours.
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Table 16
Queue Length (feet/lane)
Lane Existing | 2023 2025No | oo gyilg | 2027 No | ooz Build | 2038 NO | 5035 Byl
Use Storage EX|s.t|_ng BU.'I.d Conditions Bu.'l.d Conditions Bu.”.d Conditions
Conditions | Conditions Conditions Conditions

| Union-Florence Road (US 42) & Farmview Drive / Richmond Road l

[ | AM Peak Hour l
L 100 8.0 8.5 326 8.5 52.3 9.9 54.0
EB | T 940 533.8 558.5 561.6 584.9 575.4 697.2 686.6
TR 940 530.9 555.3 558.5 581.9 572.3 696.8 686.1
L 170 6.7 6.7 8.0 6.7 8.1 7.4 87"
WB I T 810 137.3 142.5 152.3 154.3 158.4 168.8 176.4
TR 810 135.8 140.9 150.0 152.5 155.4 167.4 173.9
LT 240 69.9 69.9 82.0 69.9 85.5 69.9 85.5
NB R 250 117.9 117.9 119.7 117.9 121.5 117.9 121.5
LT 280 235.6 241.8 268.6 248.1 306.2 277.0 339.5
S8 R 80 82.0 85.6 103.4 87.3 127.0 99.8 139.9

PM Peak Hour

L 100 25.8 26.8 74.6 27.8 87.5 31.3 112.6
EB | T 940 516.1 537.4 516.5 . 560.8 535.6 657.8 629.6
TR 940 506.8 528.9 507.7 552.2 526.5 654.2 623.9
L 170 57.8 57.9 62.3 60.1 60.9 66.2 61.1
WB | T 810 76.1 77.5 59.6 76.8 56.6 74.3 53.9
TR 810 73.0 75.1 60.9 75.6 58.9 74.9 55.5
NB LT 240 250.6 250.6 263.3 250.6 266.6 250.8 266.6
R 250 114.0 114.0 117.5 114.0 117.5 114.0 117.5
B LT 280 202.4 206.9 287.6 212.8 308.9 232.1 3335
R 80 96.5 100 213.0 103.5 232.1 117.5 244.8

Based on the queue analysis completed for the intersection of US 42 and Farmview Drive / Richmond Road,

adequate storage is provided for each movement except for southbound through/left and right turn movements

and northbound through/left movements.

Specific to the northbound through/left movements, while the 95th percentile queue lengths exceed the

provided storage length currently and will continue through 2035 build conditions, the difference between no

build and build scenarios is negligible (i.e., approximately 16 feet), meaning that the proposed development

will not significantly affect queues along northbound Richmond Road.

On Farmview Drive, for 2035 build conditions, PM peak hour, the 95th percentile queue length for southbound

through/left turns exceeds the provided storage length by approximately 101.4 feet. The southbound right turn

lane currently exceeds the provided storage length and will continue through 2035 build conditions, increasing

by approximately 127.3 feet (no build to build). Based on the queue analysis, the following improvement is
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recommended at the intersection of US 42 and Farmview Drive / Richmond Road, to accommodate 2035 build

conditions (including site traffic):
o Extend the existing southbound right turn lane on Farmview Drive at US 42 to provide a total of 280" of
storage.

Farmview Drive, between Old US 42 and US 42, appears to be wide enough to accommodate the southbound

right turn lane proposed extension by restriping the existing pavement (i.e., no widening required).

For the intersection of US 42 and St. Elizabeth Way / Express Street, the queues are provided as follows in

Table 17 for the AM and PM peak hours.

Table 17
Queue Length (feet/lane)
lane | Existing | 2023 2025No | hooegitg | 2927 No | hpy guiig | 2935 N0 1 5035 Build
Use Storage Existing Build Conditions Build Conditions Build Conditions
Conditions | Conditions Conditions Conditions

[ Union-Florence Road (US 42) & St. Elizabeth Way |

[ | AM Peak Hour |

EB | L 400 2.5 2.5 2.5 2.5 2.5 2.5 2.5
WB | L 320 5.0 5.0 5.0 5.0 5.0 7.5 7.5
NB | LTR 160 107.5 120.0 135.0 135.0 157.5 195.0 217.5
SB | LTR/R | 180 47.5 52.5 2.5 57.5 5.0 80.0 5.0

PM Peak Hour

EB | L 400 0.0 2.5 5.0 2.5 5.0 2.5 7.5

WB | L 320 10.0 12.5 12.5 12.5 12.5 15.0 15.0
NB | LTR 160 107.5 125.0 145.0 142.5 167.5 220.0 217.5
SB | LTR/R | 180 40.0 45.0 37.5 52.5 45.0 82.5 60.0

Based on the analysis completed, in general, the turn lane storage lengths provided at the intersection of US
42 and St. Elizabeth Way / Express Street are adequate (i.e., the turn lane storage lengths are greater than
the 95 percent queue lengths) through 2035 build conditions. Although, the northbound approach to the
intersection shows queues extending beyond the adjacent access drives during the 2035 no build and build

conditions, the difference between no build and build scenarios is negligible or improved.

For the intersection of US 42 and Old US 42 / Wetherington Boulevard, the queues are provided as follows in

Table 18 for the AM and PM peak hours.
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Table 18
Queue Length (feet/lane)
Lane Existing Eigﬁig 2082U5”(';’° 2025 Build Z%lelgjo 2027 Build 2?33513“0 2035 Build
Use Storage Conditions | Conditions Conditions Conditions Conditions Conditions Conditions
I Union-Florence Road (US 42) & Old US 42 / Wetherington Boulevard " I
] { AM Peak Hour I
L 320 3.6 3.6 4.2 3.6 4.2 4.2 4.8
EB 650 361.4 377.0 395.5 403.7 452.7 522.2 573.0
TR 150 217 22.3 23.2 23.0 253 25.7 27.8
L 770 103.4 119.8 129.1 150.0 167.1 214.0 331.0
WB 770 360.0 373.7 339.5 387.6 358.2 444.8 407.9
TR 770 349.8 363.0 329.1 376.3 346.8 431.6 395.0
NB LT 150 109.8 113.2 142.6 118.4 156.6 133.8 172.7
R 150 573.3 612.5 612.5 653.9 653.9 825.2 825.2
SB | LTR | 415 108.2 111.6 215.0 116.6 269.5 132.2 283.8
PM Peak Hour
L 320 4.6 5.0 4.1 5.4 4.1 7.5 6.9
EB 650 440.1 458.1 468.5 483.1 498.4 578.3 601.7
R 150 39.3 40.6 442 41.8 46.3 47.2 52.0
L 770 315.9 341.3 344.4 374.1 376.5 798.4 793.8
WB 770 971.7 1034.8 933.7 11086.8 1013.5 1500.2 1339.1
TR 770 979.6 1049.2 954.6 1131.5 1045.7 1548.1 1408.3
NB LT 150 184.5 191.1 2134 196.6 224.7 218.9 2471
R 150 393.8 412.7 412.7 430.8 430.8 523.2 523.2
SB | LTR | 415 153.2 158.4 308.0 165.4 345.2 188.1 368.8

Based on the queue analysis completed for the intersection of US 42 and Old US 42 / Wetherington Boulevard,
the 95 percent queue lengths exceed the turn lane storage lengths for northbound through/left and right turn

movements and westbound through/right, through, and left movements.

Specific to the northbound movements, the 95th percentile queue lengths exceed the provided storage lengths
currently and will continue through 2035 build conditions. However, the difference between no build and build

scenarios is minimal (i.e., 38.9 feet or less).

On US 42, the westbound through and right turn movements currently exceed the provided storage and will
continue through 2035 build conditions, PM peak hour. The westbound left turn lane also shows queues
extending beyond the adjacent intersection, Skeets Way, during the 2035 no build and build conditions.
However, the difference between no build and build scenarios is negligible or improved, meaning that the

proposed development will not significantly affect queues along westbound US 42.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Site Access, Circulation, and Parking

The internal site access, circulation, and parking are sufficient to handle the anticipated site traffic volumes.

Additional Review

As previously indicated, based on the results of the LOS analysis completed for the intersection of US 42 and
St. Elizabeth Way / Express Street, the modification of southbound St. Elizabeth Way at US 42 to allow right
turn only improvements is recommended. During a review of the traffic data collection video files, a potential
conflict of left turning traffic on US 42 to northbound St. Elizabeth Way and to southbound Express Street was
identified. Furthermore, using aerial imagery as a reference, complete alignment of St. Elizabeth Way and
Express Street is not apparent at US 42, instead the intersection is skewed. While eastbound and westbound
left turn movements on US 42 can occur simultaneously within the existing center two-way left tum lane, it
seems that westbound left turning traffic typically yields to opposing eastbound left turning traffic. A limited
review of recent accident data published by the Kentucky State Police (i.e., June 1, 2020 through June 1, 2023)
indicates that there is no safety issue at this location. However, ongoing monitoring of the intersection of US

42 and St. Elizabeth Way / Express Street is recommended.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Improvement Analysis and Findings

Improvements to Accommodate Base Traffic
Based on the analysis contained in this report, no recommendations are made for 2023 existing traffic and/or
2025, 2027, and 2035 no build traffic volume projections (exclusive of traffic generated by the proposed

development.

However, based on additional review of US 42 at St. Elizabeth Way / Express Street, the following
recommendations are made for 2023 existing traffic and/or 2025, 2027, and 2035 no build traffic volume

projections (exclusive of traffic generated by the proposed development):

¢ Provide ongoing monitoring of the operations at the intersection of US 42 and St. Elizabeth Way / Express

Street with regards to eastbound and westbound left turn movements,

As indicated above, recommendations associated with existing and no build traffic are made regardiess of the

proposed Farmview Commons mixed-use development.

Additional Improvements to Accommodate Site Traffic
Based on the analysis contained in this report, the following additional recommendations are made for 2025,
2027, and/or 2035 build traffic volumes (including traffic generated by the proposed development)

¢ Modify southbound St. Elizabeth Way at US 42 to allow right turn only movements.

+ Extend the southbound right turn lane on Farmview Drive at US 42 to provide a total of 280’ of storage by
restriping the existing pavement.

¢ Monitor signal timing for the intersection of US 42 and Old US 42 / Wetherington Boulevard and modify as

_appropriate per corridor signal timing plans.

Ongoing monitoring of the operations at the intersection of US 42 and St. Elizabeth Way / Express Street is
also recommended for 2024, 2027, and/or 2035 build conditions with regards to northbound left turn and

through movements (in addition to eastbound and westbound left turn movements).

These recommendations for build conditions are made as a result of the proposed Farmview Commons mixed-

use development, to mitigate the new traffic associated with the development.

Alternative Improvements

No alternative roadway improvements are recommended.
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Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Status of Improvements Already Funded, Programmed, or Planned

At this time, no known developments are currently planned in the immediate area of the proposed

development.

It is understood that KYTC has plans to improve the US 42 corridor, in the general vicinity of the site, to the
north and east, consisting of adaptive signal control upgrades. While this project will affect the operations of

nearby US 42, improvements are not expected at any of the study area intersections at this time.

Bgc e(-;r 49




Traffic Impact Study
Proposed Farmview Commons Development
Cities of Florence & Union, Boone County, Kentucky

Recommendations and Conclusions

Improvements to Accommodate Base Traffic
Based on the analysis contained in this report, no recommendations are made for 2023 existing traffic and/or
2025, 2027, and 2035 no build traffic volume projections (exclusive of traffic generated by the proposed

development.

However, based on additional review of US 42 at St. Elizabeth Way / Express Street, the following
recommendations are made for 2023 existing traffic and/or 2025, 2027, and 2035 no build traffic volume

projections (exclusive of traffic generated by the proposed development):

¢ Provide ongoing monitoring of the operations at the intersection of US 42 and St. Elizabeth Way / Express

Street with regards to eastbound and westbound left turn movements.,

As indicated above, recommendations associated with existing and no build traffic are made regardless of the

proposed Farmview Commons mixed-use development.

Additional Improvements to Accommodate Site Traffic
Based on the analysis contained in this report, the following additional recommendations are made for 2025,

2027, and/or 2035 build traffic volumes (including traffic generated by the proposed development):

o Modify southbound St. Elizabeth Way at US 42 to allow right turn only movements.

¢ Extend the southbound right turn lane on Farmview Drive at US 42 to provide a total of 280’ of storage by
restriping the existing pavement. ‘

« Monitor signal timing for the intersection of US 42 and Old US 42 / Wetherington Boulevard and modify as

appropriate per corridor signal timing plans.

Ongoing monitoring of the operations at the intersection of US 42 and St. Elizabeth Way / Express Street is
also recommended for 2024, 2027, and/or 2035 build conditions with regards to northbound left turn and

through movements (in addition to eastbound and westbound left turn movements).

These recommendations for build conditions are made as a result of the proposed Farmview Commons mixed-

use development, to mitigate the new traffic associated with the development.

Based upon engineering judgement and the analysis contained in this report, with the above improvements
incorporated, the proposed Farmview Commons mixed-use development will not significantly impact

operations on the adjacent roadway network.
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CITY OF FLORENCE, KENTUCKY
ORDINANCE 0-2-2024

AN ORDINANCE ADOPTING AND APPROVING A CHANGE OF CONCEPT
DEVELOPMENT PLAN IN A COMMERCIAL TWO/PLANNED DEVELOPMENT (C-
2/PD) ZONE FOR AN APPROXIMATE 11.82 ACRE SITE LOCATED ON THE
NORTHEAST CORNER OF THE US 42/FARMVIEW DRIVE INTERSECTION AND
THE SOUTHEAST CORNER OF THE OLD US 42/FARMVIEW DRIVE
INTERSECTION, FLORENCE AND UNION, KENTUCKY, TO ALLOW AN
APPROXIMATE 56,000 SQUARE FOOT GROCERY STORE WITH AN ATTACHED
LIQUOR STORE AND DRIVE-THROUGH PHARMACY, ALONG WITH TWO OUT
LOTS FOR RETAIL, SERVICE, AND/OR EATING AND DRINKING
ESTABLISHMENT USES. (FARMVIEW COMMONS LLC)

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

WHEREAS, the Boone County Planning Commission by Resolution No. R-23-037-A
recommended approval for a change of Concept Development Plan, and

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

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

SECTIONI

That the request of Crosland Southeast, per Christopher W. Taft (Applicant) for
Farmview Commons LLC, per Hemakumar Soni (Owner) for a change of Concept Development
Plan in a Commercial Two/Planned Development (C-2/PD) Zone for an approximate 11.82 acre
site located on the northeast corner of the US 42/Farmview Drive intersection and the southeast
corner of the Old US 42/Farmview Drive Intersection, Florence and Union, Kentucky, to allow
an approximate 56,0000 square foot grocery store with an attached liquor store and drive-through
pharmacy, along with two out lots for retail, service, and/or eating and drinking establishment
uses, shall be and is hereby approved. The zoning map of Boone County, Kentucky, as it applies
to the City of Florence, Kentucky, shall be designated to reflect the approval of this change in the
Concept Development Plan for this subject property.

SECTION II

The approval of this change to the Concept Development Plan is granted subject to the
terms and provisions of the Boone County Planning Commission recommendation, including its
Committee Report, made a part of that recommendation, and all provisions comprising the



development plan herein, a copy of that recommendation and Committee Report of the Boone
County Planning Commission being attached, marked Exhibit “A” and incorporated herein as if
fully set out, this recommendation being in the form of Resolution No. R-23-037-A of the Boone
County Planning Commission, including the exhibits referenced to that Resolution.

SECTION III

This approval is granted based on the Findings of Fact made by the Boone County
Planning Commission and contained within its recommendation that is attached and part of the
Commission’s Resolution No. R-23-037-A, marked Exhibit “A”, and attached hereto.

SECTION 1V

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

invalidity relating to this particular Ordinance.
SECTION VI
This Ordinance shall be published by posting on the City’s internet website.

PASSED AND APPROVED ON FIRST READING THIS, &%DAY OF JANUARY 2024.

PASSED AND APPROVED ON SECOND READING AND PUBLICATION ORDERED
THIS /%> DAY OF FEBRUARY 2024.

APPROVED:

Owitet 7] ledlcebotir

JuIWM. Aubuchon, Mayor

ATTEST:

W&O@(@m

Melissh Kramer, City Clerk




CITY OF FLORENCE, KENTUCKY
READING SUMMARY

ORDINANCE 0-2-2024

AN ORDINANCE ADOPTING AND APPROVING A CHANGE OF CONCEPT
DEVELOPMENT PLAN IN A COMMERCIAL TWO/PLANNED DEVELOPMENT
(C-2/PD) ZONE FOR AN APRPOXIMATE 11.82 ACRE SITE LOCATED ON THE
NORTHEAST CORNER OF THE US 42/FARMVIEW DRIVE INTERSECTION AND
THE SOUTHEAST CORNER OF THE OLD US 42/FARMVIEW DRIVE
INTERSECTION, FLORENCE AND UNION, KENTUCKY, TO ALLOW AN
APPROXIMATE 56,000 SQUARE FOOT GROCERY STORE WITH AN ATTACHED
LIQUOR STORE AND DRIVE-THROUGH PHARMACY, ALONG WITH TWO OUT
LOTS FOR RETAIL, SERVICE, AND/OR EATING AND DRINKING
ESTABLISHMENT USES. (FARMVIEW COMMONS LLC)

The effect of this Ordinance is to allow an approximate 56,000 square foot grocery
store with an attached liquor store and drive-through pharmacy, along with two out lots for
retail, service, and/or eating and drinking establishment uses on an approximately 11.82 acre
site located on the northeast corner of the US 42/Farmview Drive Intersection and the
southeast corner of the old US 42/Farmview Drive Intersection, Florence and Union,
Kentucky, in a Commercial Two/Planned Development (C-2/PD) Zone.

The full text of Ordinance 0-2-2024, including its exhibits, is available for
examination in the office of the City Clerk of the City of Florence, Kentucky, in the Florence
Government Center, 8100 Ewing Blvd., Florence, Kentucky, during regular office hours.

CERTIFICATION

I hereby certify that the foregoing is a summary of the contents of Ordinance O-2-
2024 and that it has been prepared by me on the (30 day of January 2024, and I am an
attorney licensed to practice law in the Commonwealth of Kentucky.

e

 THOMASR: ER
"SKEES, AWILSON & NJENABER, PLLC
7699 Ewing BIvd; P-0. Box 756

Florence, KY 41022-0756
Phone: (859) 371-7407
Fax: (859) 371-9872




CITY OF UNION, KENTUCKY
ORDINANCE NO. 2024-02

AN ORDINANCE OF THE CITY OF UNION, KENTUCKY GRANTING, WITH
CONDITIONS, THE REQUEST OF CROSLAND SOUTHEAST PER CHRISTOPHER
W. TAFT (APPLICANT) FOR FARMVIEW COMMONS, LLC PER HEMAKUMAR
SONI (OWNER) FOR A CHANGE IN AN APPROVED CONCEPT DEVELOPMENT
PLAN IN A COMMERCIAL TWO/PLANNED DEVELOPMENT (C-2/PD) ZONE FOR
AN APPROXIMATE 11.82 ACRE SITE LOCATED ON THE NORTHEAST CORNER
OF THE US 42/FARMVIEW DRIVE INTERSECTION AND THE SOUTHEAST
CORNER OF THE OLD US 42/FARMVIEW DRIVE INTERSECTION, FLORENCE
AND UNION, KENTUCKY

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

WHEREAS, the Boone County Planning Commission received a request for a Change In
An Approved Concept Development Plan In A Commercial Two/Planned Development (C-
2/PD) Zone For An Approximate 11.82 Acre Site Located On The Northeast Corner Of The Us
42/Farmview Drive Intersection And The Southeast Corner Of The Old Us 42/Farmview Drive
Intersection, Florence And Union, Kentucky.

WHEREAS, the Boone County Planning Commission as the planning unit for the City of
Union and Florence, Kentucky was requested to and has conducted a Public Hearing serving as a
due process trial-type hearing and made findings recommending approval of the Concept
Development Plan; and

WHEREAS, the Boone County Planning Commission by Resolution No. R-23-037-A
recommended approval, with conditions, of the Concept Development Plan described above; and

WHEREAS, the recommendation of the Boone County Planning Commission is based

upon certain findings and conditions attached to its Resolution, all of which have been reviewed

by the City Commission for the City of Union, Kentucky; and



WHEREAS, a majority of the Union City Commission desires to adopt the
recommendation of the Boone County Planning Commission pursuant to K.R.S. 100.211 within

ninety (90) days of the Planning Commission’s final action;

NOW THEREFORE, BE IT ORDAINED BY THE CITY OF UNION, KENTUCKY as
follows:

SECTION 1
That the request for a Change In An Approved Concept Development Plan In a
Commercial Two/Planned Development (C-2/PD) Zone For An Approximate 11.82 Acre Site
Located On The Northeast Corner Of The US 42/Farmview Drive Intersection And The
Southeast Corner Of The Old US 42/Farmview Drive Intersection, Florence And Union,
Kentucky shall be and is hereby approved, with conditions, as set forth in the Boone County
Planning Commission's Resolution No. R-23-037-A which includes, but is not limited to, their
Findings of Fact and Description of the real estate which is the subject of this Ordinance and is
attached hereto and marked Exhibit “A” and incorporated herein by reference; and as an
additional condition, the Applicant has agreed to pay $20,000.00 to the City of Union for the
repaving and restriping of Farmview Drive.
SECTION 11
If this approval for a Change in an Approved Concept Development Plan shall be held
invalid, in whole or in part, by any court of proper jurisdiction, such invalidity shall not affect the
validity of any of the other zoning regulations, zoning map, or comprehensive plan provisions as
they are severable from this Ordinance and they are intended to have effect regardless of any

invalidity relating to this particular Ordinance.



SECTION III
Publication of this Ordinance is hereby authorized to be by summary publication in

accordance with Kentucky Law.

PASSED AND APPROVED ON FIRST READING this the 5th day of February, 2024.

PASSED AND APPROVED ON SECOND READING this the 21st day of
February, 2024.

APPROVED:

M{M Q /f/v/ /

JOHW MEFF IRD, MA/P”QFE PRO TEM

ATTEST:

Y -
Vi) z//c%w@

“FAMMY H@HOI TE, CITY CLERK

Published:
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OUTLOT NOTES
REFER TO SEPARATE OUTLOT CONCEPT PLAN/DOCUMENTATION FOR NOTES.

GROCERY NOTES

THE GROCERY OPERATOR ANTICIPATES THREE (3) SEMI-TRUCK DELIVERIES PER DAY AND WILL
MAKE COMMERCIALLY REASONABLE EFFORTS TO COORDINATE DELIVERY TIMES. THERE WILL BE
NO SCHEDULED DELIVERIES BETWEEN 12:00 AM AND 5:00 AM. ‘

THE GROCERY OPERATOR HAS EXTENSIVE EXPERIENCE OPERATING BEHIND AND ADJACENT TO
RESIDENTIAL AREAS AND HAS NOT HAD ISSUES WITH EXCESSIVE SOUND. THE OPERATOR'S

* DELIVERY PROCESS IS EFFICIENT AND MINIMIZES DELIVERY TIME.

TRUCK DRIVERS WILL NOT BE PERMITTED TO PARK AND IDLE IN THE GROCERY STORE LOT

- OVERNIGHT.

SEMI-TRUCKS WILL ENTER THE SITE FROM U.S. 42 TO ST. ELIZABETH WAY AND EXIT ONTO ST.
ELIZABETH WAY TO OLD U.S. 42 TO U.S. 42.

SEMI-TRUCK MOVEMENTS HAVE BEEN ANALYZED AND ARE PROVIDED IN AN EXHIBIT.

LIGHT POLES WILL BE A MAXIMUM OF 20 FT. IN HEIGHT AND BE ORIENTED DOWNWARD AND
INWARD TOWARDS THE SITE. ‘ :

WALL PACK LIGHTS WILL BE A MAXIMUM OF 20 FT. OFF THE GROUND AND BE ORIENTED
DOWNWARDS. - ‘ R

SITE LIGHTING FIXTURES WILL BE CONSISTENT THROUGHOUT THE DEVELOPMENT.

A PHOTOMETRIC PLAN WILL BE PROVIDED WITH THE SITE PLAN SUBMITTAL AND WILL MEET THE
ZONING LIGHTING REQUIREMENTS.

ALL PATIO AREAS WILL BE DELINEATED WITH 4 FT. TALL BLACK METAL FENCING THAT HAS AN
OPACITY OF 50% OR LESS IF THE AREA IS ENCLOSED.

THE APPLICANT IS REQUESTING BUILDING LANDSCAPING NOT BE REQUIRED PER SECTION 3630
OF THE BOONE COUNTY ZONING ORDINANCE. ‘ . ‘
THE TRASH COMPACTOR WILL BE PROPERLY SCREENED PER THE SUBMITTED ELEVATIONS.
ELECTRIC VEHICLE CHARGING STATIONS ARE NOT PROPOSED TO BE INITIALLY CONSTRUCTED.
BEFORE BEING CONSTRUCTED, EV CHARGING STATIONS WILL BE SUBMITTED TO THE BCPC
TECHNICAL DESIGN COMMITTEE TO VERIFY COORDINATION WITH BUILDING ARCHITECTURE.

_ THE ARCHITECTURAL STYLE OF THE GROCERY AND OUTLOT MONUMENT SIGNS WILL MATCH.

ALL BUILDING MOUNTED SIGNAGE FOR THE GROCERY AND OUTLOTS WILL BE CHANNEL LETTERS.
CODE REQUIRED SIGHT DISTANCE WILL BE PROVIDED AT THE ENTRANCE ONTO OLD U.S. 42. ‘

SITE DATA
SITE ZONING: C-2/PD/CD e
TOTAL SITE ACREAGE: 11.82AC. (PER SURVEY)
THE FULL PROPOSED DEVELOPMENT WILL BE A COMMERCIAL LAND USE.
OPEN SPACE CALCULATIONS: '
- PRE-DEVELOPMENT = 11.82 AC. / 11.82 AC. = 100%
- POST-DEVELOPMENT = 4.21 AC. / 11.82 AC. = 36%
INTENSITY CALCULATIONS:
- GROCERY AND LIQUOR = 56,264 S.F. / 10.04-AC. = 5,604 S.F./AC.
- OUTLOTS (MAXIMUM) = 8,000 S.F./AC.
SOIL TYPES (PER USDA SOIL CONSERVATION SERVICE MAPS):
- FdD3 (Faywood silty clay)
- RsC (Rossmoyne silt loam)
UTILITY PROVIDERS:
- WATER: CITY OF FLORENCE
- SANITARY SEWER: CITY OF FLORENCE ‘
- STORM SEWER: PRIVATE (SHALL MEET CITY OF FLORENCE REGULATIONS)
- GAS: DUKE ENERGY
- ELECTRIC: DUKE ENERGY
- TELEPHONE: ALTAFIBER
- CABLE: SPECTRUM
(ALL PROPOSED UTILITIES TO BE UNDERGROUND)

- GENERAL NOTES

LANDSCAPING SHALL MEET THE REQUIREMENTS OF THE ‘BO_O_NE COUNTY ZONING ORDINANCE,
ARTICLE 36 EXCEPT AS OUTLINED IN STAFF REPORT. SEE ILLUSTRATIVE PLAN FOR BUFFER
LOCATIONS AND CONCEPTUAL LANDSCAPING.

ALL INTERNAL STREETS SHALL BE PRIVATE. ST. ELIZABETH WAY SHALL BE IMPROVED TO MEET
THE CITY OF FLORENCE'S PUBLIC STREET STANDARDS AND DEDICATED TO.THE CITY.

THE GRADED SLOPES AT THE FARMVIEW DRIVE, OLD U.S. 42, AND ST. ELIZABETH WAY
ENTRANCES SHALL BE GRASSED AND LANDVSCAPED TO BE KEPT IN A HIGHLY
MAINTAINED/FINISHED CONDITION. THE DETENTION BASIN SHALL ALSO BE KEPT IN A HIGHLY
MAINTAINED/FINISHED COND‘TlON.

A DECORATIVE FENCE SHALL BE CONSTRUCTED, IN ACCORDANCE WITH THE CITY OF
FLORENCE'S REGULATIONS, AROUND THE PROPOSED DETENTION BASIN.
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List of Exhibits for Concept Development Plan Resubmittal
Farmview Commons Retail Site
November 2023

List of Exhibits for Resubmittal to BCPC

1.

©END U A WN
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OV A WN RO

Concept Development Plan

Concept Development Plan with Grading and Utilities
LA Tree Exhibit

Grocery Truck Routing Exhibit

ISD Exhibit

Architectural Elevations

Sight Line Exhibits

Grocery Monument Sign Exhibit

Outlot Monument Sign Exhibit

Retaining Wall Finish Exhibit

. Cart Corral Exhibit

. Rooftop Mechanical Enclosure Image
. Site Lighting Spec Sheets

. Outlot Concept Plan

. Outlot Architectural Exhibits

. Outlot List of Uses

D ECEIVE
NOY 15 2023

BOONE COUNTY
PLANNING COMMISSION




Area

Uses for Lots 1 & 2 only

12 has an area of approximately 10.6 acres
and is the island located ketween new U.S. 42, old
42, Natorp Drive, and Farmview Drive. The

U.s.

development of Area 12 will be limited to the sk
following C-2 uses:

Lot 1 - Eating/Drinking

1) % Eating and drinking places including Establishment - pickup

alcoholic beverages, |hchflﬁé g drive-  window only.

thru;

Financial institution or
7 : other minor use could

—_ .

0 k3 L (I | e P 1
Stores witirretarl—Ssatres oL meEac;

have full drive through

ssafood =

-
X

daiess and _naonlirsr radiaat o
head ool IV SN 4 - =~ \-‘-&-\--&1 bl e

LA A=y

with appropriate
stacking per zoning

1 ) Fad (-] L,
IIac,  Allll COITLTCCLULLOUIITCL Y o LOLCTS,

code.

' : 3 or o Lot 2 - Eating/Drinking

10)

11)

13)
14)
15)

16)

18)

19)

20)
21)
22}
23)

24)
25)

Establishment with a

Banking services (including drive-thru drive through, or other
facilities) savings and loan associations, minoruseandwould
credit unions, and other credit services; meet appropriate
Insurance carriers and agents; brokers and stacking requirements

services;

per zoning code.

Physician, dental, optical goods and Also see condition 17
services; including medical and dental from 2021 approval.
laboratories;

Veterinary services and pet grooming services

but not including the boarding of animals;

Beauty and barber services and tanning

salons;

EN -

Laundering and dry cleaning and dyeing
services including self-service;
Alteration and garment repair and custom

tailoring;
Shoe repair,
services;

shoe shining, and hat cleaning

Family clothing, shoe stores, specialty
clothing or boutiques and other apparel
retail trade;

Jewelry stores;

Radio, T.V., music suppilies, cameras,
photographic supplies, and specialty
household appliances;

Art, craft, and hobby supplies and products,
gifts and novelties;

Books, stationery, newspapers and magazines;
Florist excluding greenhouses;

Sporting goods including bicycles;

Draperies,
coverings;

curtains, upholstery, and floor

Paint, glass, and wallpaper stores;
Photofinishing services;

5



26)

Recreation centers, gvmnasiums, clubs, and
similar athletic uses;

= e =T wa Iy

» 30)

. - P
7 y Lu\juyuco, tczu._u.z.cb, ST OLHS L

Bt 3 .
- = - ~ =
M

Real estate operators, agents, lessors,
real estate sub-dividing and developing
services, operative builders and related
services;
Accounting,
services;
Business and personal crest services and
title services;

Security brokers, dealers, and flotation
services and finance companies;

Holding and investment services;
Photographic services;

Direct mail and advertising serv1ces,
Stenographic.services and other duplicating
and mailing services;

and

auditing, and bookkeeping

o ] 3 -l ) e
NEWS byllu.Lbd.Ltﬂ STLVITT 4l TipgLOyciic

3 o
A ~

(08

Az lovrrnass
- V C-.L.\Jkllllcl.\.
of anoffice—mature—

Business and management consulting services
and associations;

7 AL

+ 2 a2 N 5 3
L’LULJ—ULL b}_lqkf l.- ULy auu...l.u v -LDLJ-G—L 7 CGALALL

maﬁhm ﬁ’r‘hran"}“)r\n and _Aictributrion

Ao AT S oE = A A T S

Legal, engineering, architectural,
and scientific research services;

’ . . .
’ -3
¥

i 43)

46)
47)

~offices—
Professional membership organizations,
organizations, and civic associations;

-

labor

’

radio nrnnﬁnnc+lng studios S

nessade centers,
, i i 5 . e

. . ' o
ER2AY IS KN LECTLVIIIY LUWCLOS

- ,
ally Lolay., \_ ES G..U-Dul.l.

-
e

The administration, management, and any
related office use or activity of commercial
business, service, professional, industrial,
religious, private institutional, or similar
organizations, incorporations, companies,
associations, and such uses. Includes all
integral stenographic reproduction, mailing,
research, sales, and similar office functions
as determined by the Zoning Administrator.
Business colleges or schools;
Recreation centers, gymnasiums,
related recreational facilities;

and other

6
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48)
49)

Retall and sales of drugs and proprietary
goods ;

Medical clinics - out-patient services;
Additional Principally Permitted Uses that
may be added to the current list of
Principally Permitted Uses for the Commercial
Two (C-2) zoning classification wlll become a
permitted use 1f the zoning Administration
determines that the additional use is
compatible with the existing permitted uses.

Accessory Uses: Accessory uses, bulldings,
and structures customarily incidental and
subordinate to the purposes of the district
include:

1. Recreation uses or spaces of integral
relation to the developed portions of
the district including:

a. Temporary exhibit spaces;
b. Aquariums, botanical gardens, and
other natural exhibitlons;

c. Stages and similar assenbly areas;
2. Accessory uses for an office facility:
a. Garages and parking;
b. gtructures such as fences and
walls;
c. Bulldings such as storage sheds;

3. Directional and incidental signage (See
Article 34);

4. parking (See Article 33);

5. Temporary bulldings incidental to
construction; '

6. Storage, uncrating, or unpacking areas
provided such activities are an integral
function of a permitted use and do not
create enclosed or outside spaces which
tend to enlarge or overpower the
activities of permitted uses; ‘

7. Retall sale of motor fuels;

8. Automatic teller services.

Intensity: No individual commercial use
within any structure shall exceed 50,000

square feet.

2

office use will be located on approximately 11 acres
along U.S. 42 and being split by Weatherington :
Boulevard. This area is identifled as Area 10 on the
concept plan map. The following 0-1 uses will be
permitted to be developed in Area 10 (Exhibit No. 1):



Retaining Wall Finish

- The retaining wall onsite will have an architectural finish similar to the examples below which
are in general proximity to the site along U.S. 42.
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CONCRETE ISLAND WITH FLEXIBLE DELINEATOR POSTS (LANDSCAPE ISLAND MAYBE USED AS AN
ALTERNATIVE IF WIDTH EXCEEDS 2'-6". PLANTING TYPE AND PLACEMENT SHOULD DETER PEDESTRIAN

FO®T TRAFFIC, I.E. SHRUB OR HEDGE)

J—
[
2-6" (CONCRETE) %%
[ 26" (LANDSCAPE)
1 N
L 30
1 i
! |
FLEXIBLE DELINEATOR ROUND
POST WiTH BASE BULK \@
PACK-36", YELLOW @ 50" 0.C.
\__
| ——f— CONGRETE PAD SHALL LA”}?;&‘PE
| NOT SLOPE MORE THAN
~L 2%
| pt
/1 o
(a2l
CONCRETE ISLAND _/ A
| ——1— MIN4*3000PSI
// CONG SLAB W/
o WWF W1.6X1.6 (TYP.)
n 1. SHOPPING CARTS
A//
— \KA CART CORRAL

NOTE: VERIFY DIMENSIONS BASED ON PARKING DESIGN

19" RADIUS

149" RADIUS

FLAT GALVANIZED METAL CART STOP.

1* WIDE X 1/4° THICK SECURED WITH

(2) 3/8° X 2-1/2" GALVANIZED TAPCONS.
YELLOW FLEXIBLE DELINEATOR ROUND POST
MIN, 4° 3000 PS! CONG SLAB Wi WWF W1.6X1.6 (TYP.)

2! " 3I_O|I
f f f 6" CHAMFERED CURB ON INSIDE OF CORRAL, THE
¢ TYPE CURB FACE OF INSIDE CURB SHALL BE 4* HIGH.
PAVEMENT /— LANDSCAPE AREA

//\\//\\//\//\//\//\//\//\//\//\//\//\//\//\ |

MIN 4" 3000 PSI CONC SLAB W/WWF W1.6X1.6 (TYP.)

SECTION A-A

)

6" CHAMFERED CURB ON INSIDE OF CORRAL. THE

FACE OF INSIDE CURB SHALL BE 4" HIGH
/ LANDSCAPE AREA

6" TYPE CURB

PAVEMENT

SECTION A-A ALTERNATE

ML AT AN AR

AMEI AAAn EEITIAR A e 2
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CLEAR OBENING
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FRONT ELEVATION

CART CORRAL SIGNAGE SPECS
HEIGHT = 8' 8-1/2"
AREA = 4.6 SF
SIGN IS TWO-SIDED



VIEW OF ROOFTOP MECHANICAL
' ENCLOSURE




,/ BEACON
@ design . pegformance . technology

VIPER Area/Site

VIPER LUMINAIRE

FEATURES

DATE: l LOCATION:
TYRE! | PROJECT:
CATALOG #:

MICRBSTRIKE | STRIKE

Low profile LED area/site luminaire with a variety of IES distributions for lighting

applications such as auto dealership, retail, commercial, and campus parking lots

Featuring two different optical technologies, Strike and Micro Strike Optics,

which provide the best distribution patterns for retrofit or new construction

rated for 1.5G

.

WISCAPE and 7-Pin with networked controls

Rated for high vibration applications including bridges and overpasses. All sizes are
Control options including photo control, occupancy sensing, NX Lighting Controls™,

New customizable lumen output feature allows for the wattage and lumen output to

be customized in the factory to meet whatever specification requirements may entail

BUY
AMERICAN
SOLUTIONS
* * *

See Certification

cus IP65
Specifications

CONTROL TECHNOLOGY

NX i, WISCAPE"
SPECIFICATIONS

CONSTRUCTION

+ Die-cast housing with hidden vertical heat
fins are optimal for heat dissipation while
keeping a clean smooth outer surface

. Corrosion resistant, die-cast aluminum housing
with 1000 hour powder coat paint finish

. External hardware is corrosion resistant

OPTICS

Micro Strike Optics (160, 320, 480, or 720 LED
counts) maximize uniformity in applications
and come standard with mid-power LEDs
which evenly illuminate the entire luminous
surface area to provide a low glare
appearance. Catalog logic found on page 2

Strike Optics (36, 72, 108, or 162 LED counts)
provide best in class distributions and
maximum pole spacing in new applications
with high powered LEDs. Strike optics are
held in place with a polycarbonate bezel to
mimic the appearance of the Micro Strike
Optics so both solutions can be combined
on the same application. Catalog logic found
on page 3

Both optics maximize target zone illumination
with minimal losses at the house-side,
reducing light trespass issues. Additional
backlight control shields and house side
shields can be added for further reduction of
illumination behind the pole

One-piece silicone gasket ensures a
weatherproof seal ’

Zero up-light at O degrees of tilt
Field rotatable optics

INSTALLATION
. Mounting patterns for each arm can be
found on page 11

-+ Optional universal mounting block for ease
of installation during retrofit applications.
Available as an option (ASQU) or accessory
for square and round poles

*+ All mounting hardware included

Field interchangeable mounting provides additional flexibility after the fixture has shipped

INSTALLATION (CONTINUED)
. Knuckle arm fitter option available for 2-3/8"
OD tenon

. For products with EPA less than 1 mounted to
a pole greater that 20ft, a vibration damper
is recommended

ELECTRICAL
« Universal 120-277 VAC or 347-480 VAC input
voltage, 50/60 Hz

Ambient operating temperature -40°C to 40°C

Drivers have greater than 90% power factor
and less than 20% THD

LED drivers have output power over-voltage,
over-current protection and short circuit
protection with auto recovery

Field replaceable surge protection device
provides 20kA protection meeting ANSI/
|EEE C62.41.2 Category C High and Surge
Location Category C3; Automatically takes
fixture off-line for protection when device is
compromised

Dual Driver option provides 2 drivers within
luminaire but only one set of leads exiting
the luminaire, where Dual Power Feed
provides two drivers which can be wired
independently as two sets of leads are
extended from the luminaire. Both options
cannot be combined

CONTROLS

. Photo control, occupancy sensor programmable
controls, and Zigbee wireless controls
available for complete on/off and dimming
control

Please consult brand or sales representative
when combining control and electrical options
as some combinations may not operate as
anticipated depending on your application

7-pin ANSI| C136.41-2013 photocontrol
receptacle option available for twist lock
photocontrols or wireless control modules
(control accessories sold separately)

10-DAY QUICK SHIP PROGRAM

QS|

CONTROLS (CONTINUED)

. 0-10V Dimming Drivers are standard and
dimming leads are extended out of the
luminaire unless control options re’aulre
connection to the dimmin% leads. Must
specify if wiring leads are 1o be greater than
the 6" standard

NX Lighting Controls™ available with in fixture
wireless control module, features dimming -
and occupancy sensor

WISCAPE® available with in fixture wireless
control module, features dimming and
occupancy sensor. Also available in 7-pin
configuration

CERTIFICATIONS

+ DLC® (DesignLights Consortium
Qualified), with some Premium Qualified
configurations. Not all product variations
listed'in this document are DLC® qualified.
Refer to http://www.designlights.org for the
most up-to-date list.

Listed to UL1598 and CSA C22.2#250.0-
24 for wet locations and 40°C ambient
temperatures

1.5 G rated for ANSI C136.31 high vibration
applications

Fixture is IP65 rated

Meets IDA recommendations using 3K CCT
configuration at O degrees of tilt

This product qualifies as a “designated
country construction material” per FAR
52.225-11 Buy American-Construction
Materials under Trade Agreements effective
04/23/2020.

WARRANTY
« 5year warranty

.

KEY DATA
Lumen Range 5,000-80,000
Wattage Range 36-600
Efficacy Range (LPW) 92155
Welght Ibs. (k) 13.7-30.9 (6.2-13.9)

Current@

currentlighting.com/beacon

© 2022 HLI Solutions, Inc. All rights reserved. Information and specifications subject to change
without notice. All values are design or typical values when measured under laboratory conditions.

Page10f13
Rev 03/13/23
BEA_VIPERSPEC_R04




| LOCATION:

N DATE:
deslgn . pe;lolmance . technology TYPE | PROJECT
i o
VIPER Area/Site CATALOG #:
VIPER LUMINAIRE
DIMENSIONS
SIZE1 SIZE 2
—5.00-— 1676 —5.00 21.88
€ 5 5
] T
- - 1437 . : 23 -
26.88
I 7 [
348 / 348
| I — |
SIZE 3 SIZE 4
26.97
I 19.62
34.47
o 3'48
V/ ﬁ{:\% 348 i
EPA Weight
VP1 (Size 1) VP2 (Size 2) VP3 (Size 3) VP4 (Size 4) Config. Ibs kgs
VP1 (Size 1) 137 6.2
Single Fixture 0.454 0.5655 0.655 0.698 ?
VP2 (Size 2) 16.0 726
Two at 180 0.908 1110 1310 1396 i VP3(Size3) | 259 17
VP4 (Size 4) 308 13.9
i
Two at 90 0.583 071 0.857 0.948 L i)
!
Three at 80 1.037 1.266 1.512 1.646 ERVEM
&
Three at 120 0.943 1155 1.392 1.680 &0
Four at 90 1166 1422 1714 1.896 GED%(D
C t @ currentlighting.com/beacon Page 10 of 13
urren Rev 03/13/23

© 2022 HLI Solutions, Inc. All rights reserved. information and specifications subject to change
without notice, All values are deslgn or typlcal values when measured under faboratory conditions.
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l@ BE“:ON DATE: | LocaTiON:
\/ design . pegformance . technology TYPE: | -
VIPER Area/Site CATALOG #

VIPER LUMINAIRE

ADDITIONAL INFORMATION (CONTINUED')
HOUSE SIDE SHIELD FIELD INSTALL ACCESSORIES

HSS has a depth of 5" for all Viper sizes
- Not to be used with Occupancy Sensors as the shield may block the light to the sensor.

VPR2x HSS-90-B-xx VPR2x HSS-270-BSS-xx VPR2x HSS-360-xx

VPR2x HSS-90-F-xx VPR2x HSS-270-FSS-xx

VPR2x HSS-90-S-xx VPR2x HSS-270-FSB-xx

VPR2x HSS-90-S-xx VPR2x HSS-270-FSB-xx

Page 12 of 13

= currentlighting.com/beacon
urrent @ Rov 03/13/23
© 2022 HLI Solutions, Inc. All rights reserved. Information and specifications subject to change
without notice. Al values are design or typical values when measured under laboratory conditions. BEA_VIPERSPEC_R04
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TRAVERSE

SURFACE/CEILING/GARAGE

FEATURES

Wall surface mounted luminaire with a field replaceable LED light engine

& optical bezel system

Optional passive infrared (PIR) motion sensor

Horizontal opening motion allows for minimal effort during installation,

maintenance, or upgrading

LED wattages from 27 Watt to 136 Watt. Easy and fast mounting

Mount the backplate to wall and attach front on hinges to close

See Certification

*3000K and warmer CCTs only
Specifications

SPECIFICATIONS

CONSTRUCTION

.

Traverse luminaire consists of a die cast
aluminum two-piece housing

Die cast main (thermal) housing provides
direct heat exchange between the LED light
engine and the cool outdoor

LED drivers are thermally isolated from the
main housing, mechanically attached and
heat sinked to the rear housing

Shape of the main housing is designed

to prevent debris accumulation and as a
bird nesting deterrent. The back and main
housings are designed to hinge open

for easy mounting and easy access

IFS polyester powder-coat electrostatically
applied and thermocured

IFS finish consists of a five stage iron
phosphate chemical pretreatment regimen
with a polymer primer sealer, oven dry off,
and top coated with a thermoset super TGIC
polyester powder coat finish

The finish meets the AAMA 2604
performance specification which includes
passing a 3000 hour salt spray test for
corrosion resistance and resists cracking or
loss of adhesion per ASTM D522 and resists
surface impacts of up to 160 inch-pounds

OPTICS

Optical one piece cartridge system
consisting of an LED engine, optics, gasket
and stainless steel bezel

Cartridge is held together with internal
brass standoffs soldered to the board so
that it can be field replaced as a one piece
optical system

Optics are held in place without the use

- of adhesives

Cartridge assembly is available in various
lighting distributions using TIR designed
acrylic optical lenses over each LED

DATE: | LocaTiON:
TYPE: | PROJECT:
CATALOG #:

ELECTRICAL

100V through 277V, 347V and 480V,
50 Hz to 60 Hz

Dimming Drivers are standard and dimming
leads are extended out of the luminaire
unless control options require connection

to the dimming leads. Must specify if wiring
leads are to be greater than the 6” standard.

Component-to-component wiring within the
luminaire may carry no more than 80% of
rated load and is certified by UL for use at
600 VAC at 50°C or higher

Plug disconnects are certified by UL for use
at 600 VAC, 13A or higher. 13A rating applies
to primary (AC) side only

Surge protection — 20kA

OPTIONS/CONTROLS

Available with an optional passive infrared
(PIR) motion sensor capable of detecting
motion 360° around the luminaire. When no
motion is detected for the specified time,

the Motion Response system reduces the
wattage down to a factory preset level,
reducing light level accordingly. When motion
is detected, the luminaire returns to full
wattage and full light output. Please contact
Beacon Products if project requirements vary
from the standard configurations

Please consult brand or sales representative
when combining control and electrical options
as some combinations may not operate as
anticipated depending on your application.

INSTALLATION

Rear housing (back plate) is designed with
various bolt patterns for direct wall mounting
or mounting to a recessed junction box

Rear housing has three integral 3/4" NPT
power feed locations (bottom and each side)
for surface mounted conduit applications

After mounting the rear housing to the wall or
junction box, the main housing is designed to
attach and hinge closed after connecting the
male and female quick connectors

Mounting design permits a simple retrofit
to existing wall luminaires that utilize or
recessed junction boxes

CERTIFICATIONS

The luminaire shall bear a CSA label and be
marked suitable for wet locations (standard).

This product qualifies as a “designated
country construction material” per FAR
52.225-11 Buy American-Construction
Materials under Trade Agreements effective
06/03/2020.

WARRANTY

5 year warranty

Current@

currentlighting.com/beacon

© 2022 HLI Solutions, Inc. All rights reserved. Information and specifications subject to change
without notice. All values are design or typical values when measured under laboratory conditions.

KEY DATA
Lumen Range 3,300-17,000
Wattage Range 27-136
Efficacy Range (LPW) 106-155
Page1of4
Rev 03/20/23
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DATE: l LOCATION:

TYPE: | PrOJECT:

T R AVE R 5 E CATALOG #:
SURFACE/CEILING/GARAGE

DIMENSIONS

4 i 'I - 25" i ,
)
728"
H E)
I\ 7 o |
Front View Side View

“ ﬂgu" q

Bottom View

T 3 TTT1 I

Top View
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Proposed Variety of
Evergreen Trees (21)

8’ Black PVC \
Fence

8' Black PVC
Fence

h - GROCERY STORE
ol (56,264 SF) (
2 | (
i
(=3 L : | !
846 | 1
: =
=i
E !
SN ‘
.’;m H
S
Vead
w /
ey
1 ¥
1

3

FARMVIEW TREE BUFFE 'EXHIBIT | BOONE co KY

P C ARY

ZONING: C-2/PD/CD - Commercial Two (C-2}/
Planned Development District (PD)/
Concept Development Plan (CD)

TOTAL ACREAGE: 11.82 AC
LOT 3 SUMMARY: 10.0 AC
Grocery 56,264 SQ FT
Liquor 3,200 SQ FT
Total 59.464 SQ FT
LANDSCAPE SUMMARY
Buffer “A Plus": Per Article 36, (3) Evergreen Trees

shall be required per every 100 LF

Existing Buffer: ~560 LF
~ 21 Existing Evergreen Trees (8'-12' Height)

Total LF: ~645 LF / 100 LF = 6.45 x (3) = 19.4 (Required)

Total Provided Trees: 21 Evergreen Trees Provided (6' Install Height)

Existing Tree Buifer - External View

bayer becker

CONCEPTUAL lLLUSTRATNE PLAN OCTOBER 2023
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© FRAME (PATED,
BRIOK LATER
TABLE (CoLor

FRONT ELEVATION

SCHE IR« 10"

SRS

LEFT SIDE ELEVATION

SCALE, 831" = T-0°

RIGHT SIDE ELEVATION

SCALE: 332 « -0°

REAR ELEVATION

SCALE: 312" « T-0°
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PANTED GHEET METAL,
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COLOR 5 G

ROCFTO™ UNIT (PANT TO
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E1RS, CORNICE
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casrLabinG

EJF8. CORNCE
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EIF8.COLOR 2)

KNGSIZE FACE BROK
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FACADE MATERIAL
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: \DL60 SQ FT.
EIFS: 305%
BRICK: 535%
METAL ROOFING: % :
GLASS: 5% |

EFT $IDE: 5803 SQ.FT. ;

EJF5:08% 2
BRICK: 8127
RIGHT SIDE: 5286 SQ.FT. ;
EIF5:246% ;
BRICK: 154%

2402 SQFT.
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3 ¥ v il Py SIS IR\ T A
s < 5 TR WERPE S - . ¢ 2 ; A s
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BRICK CoLoR 1)
KNGSUE FACE
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coLoR
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i
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BRICK (COLOR %)
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-SELF CONTANED
HECHANICAL

EIFS & STUCCO :
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BROC = KnGSITE :
coLom % HORTAR - RORKRITE WR-2013 "FORT*
FNAL BRIOK SELECTION TBD
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GROCER AT HWY 42 & FARMVIEVV DR

\RCHITECTS

Florence, Kentucky
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EIFS. CORNICE

COLOR TO BE
PMS-363¢c

¥ —_— . ————+2
S S SEEEEEES e MAIN TENANT PANEL
/— (LIT PAN-FORMED
" : : : ACRYLIC WITH
¥ R O ‘ : ‘ EMBOSED FACE)
¥ BRICK SHAPE | W Wy .
—\ 1 = == = 3'-4"
N KINGSIZE $OLIDER \ I l 'ORS
A = BRICK COURSE - = . 30
— T . : 4..3(@._;“‘:‘ [r—
DR R EE R EEE R ! e — KINGSIZE BRICK
N - < ; SHA
KINGSIZE BRICK ‘ 2 'GROCER =E
- 3 L L INGSIZE SOLIDER
.9 = S T BRICK COURSE
Q ¥ S |
Y =z KINGSIZE BRICK

MONUMENT SIGN DIRECTIONAL SIGN

SCALE: 1/4" = I'-0" SCALE: 1/4" = I'-@"

)

MONUMENT SIGNS FOR GROCER AT FARMVIEW | —%% MORGAN

HWY 42 AND FARMVIEW DR | ———, ARCHITECTS
FLORENCE, KENTUCKY | IS e bt

Sheat Number




PRE-FINISHED METAL
CORNICE SHAPE

COLOR TO BE
Tyt o > =~ o~ -~ — - %3 ms-seac
N MAIN TENANT PANEL
) - L (46 Q. FT)
' : (LIT PAN-FORMED
. - ' ACRTLIC WTH

. DRIVE THRU PHARMACY * LIQUORS M CE)

9 BRICK SHAPE / Bkl

& 5

: 34"
2 KING%ZE SOLIDER T E N A N T l
_. BRICK COURSE 46 6. FT $ 3o
~ - N W S R ST S S SR S P S R | & 4
- \ - =S = IERTEE : _:LE I Sy }
ik : LS — :

X TEBANT TE‘L\IANT & F— KINGSIZE BRICK

=~ KINGSIZE BRICK R A — ) QROCER SHEFE

% » &l % et INGSIZE SOLIDER

TENANT T BRICK COURSE
12 8Q. FT 9 Q

a & = (INGSIZE BRICK

+

&

14'-@"

MONUMENT SIGN DIRECTIONAL SIGN

SCALE: 1/4" = l"'@" SCALE: './.4" = -2

= FREEMAN || e
MORGAN |

ARCHITECTS | -

7229 Forest Avenue, Sulte 209 | Henrico, Virginia 23226
p: 804-282-9700 | f: 804-282-8267 | wwwifreemanmorgan.com

'MONUMENT SIGNS FOR GROCER AT FARMVIEW | —=

HWY 42 AND FARMVIEW DR
FLORENCE, KENTUCKY | | 10/30/2023
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NO LANDSCAPE
BUFFER YARD
BETWEEN LOTS 1

LOT 2

e
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FARMVIEW
COMMONS

CONCEPT PLAN
OUTLOTS 1 & 2

il @ 0.945 ACRES 0.835 ACRES O
> P?L?IE&IS\E;D PROPOSED — X
(15" E E 60'X78' . BUILDING ¥
~4,500 SF g ~863 6>§_)8008F I
/ B E BANK WINDOW ’ 5
STACKING: =1 DRIVE THRU
‘ 4 + CARS E STACKING: 10 CARS i
19, , , N\ d
10 +10 - —’qu'—’ l PATIO PATIO — ‘
/ ] AREA AREA . ,. :."
- u .
/ Ué‘ & & J ! /
> —]
1‘ : - =
TX15 ’ I
9 s
' 20" LANDSCAPE ORI IE I |
BUFFER ACGESS AGREEMENTS. < k8
bR —— R ————— )| G ——————g ..\ S ———————. RY l_w__..._“_“_,,_,____"*_vi ______________ R emem———
@ &

MONUMENT SIGN FOR

L GROCERY STORE AND

LOT 1&2 TENANTS

SCALE: 1" =30

45

CONCEPT PLAN NOTES:

1.

10.

11.
12.

13.

14.

ADA ACCESSIBILITY WILL BE
PROVIDED BETWEEN LOT 1 AND LOT
2 PATIO AREAS.

LOTS 1 AND 2 WILL BE LIMITED TO 1
STORY STRUCTURES.

STACKING FOR LOTS 1 AND 2 WILL
MEET THE STACKING
REQUIREMENTS OF THE BOONE
COUNTY ZONING ORDINANCE.
OUTLOT PATIOS SHOWN ARE PLACE
HOLDERS. NOT ALL MAY BE PATIOS
ONCE FINAL USERS ARE
DETERMINED. ALL PATIO AREAS
WILL BE DELINEATED WITH 4 FT.
TALL BLACK METAL FENCING THAT
HAS AN OPACITY OF 50% OR LESS IF
THE AREA IS ENCLOSED.

THE APPLICANT IS REQUESTING
THAT THERE BE NO REQUIRED
LANDSCAPE BUFFER YARD
BETWEEN LOTS 1 AND 2.

OUTLOT ARCHITECTURE WILL
FOLLOW WHAT WAS PREVIOUSLY
SUBMITTED AND APPROVED WITH
THE 2021 CHANGE IN CONCEPT
DEVELOPMENT PLAN. THE PITCHED
ROOF AND FLAT ROOF MAY BE
FLIPPED. THE BUILDING HEIGHT
SHALL NOT EXCEED 28 FT.

THE OUTLOT DUMPSTERS WILL BE
PROPERLY SCREENED PER THE
ZONING CODE, HAVE WOODEN
GATES, AND BE CONSISTENT WITH
OUTLOT BUILDING ARCHITECTURE.
THE OUTLOTS WILL USE CHANNEL
LETTERS FOR ANY BUILDING
MOUNTED SIGNS SIMILAR TO THE
GROCERY BUILDING.

THE OUTLOTS WILL HAVE A SHARED
PARKING AGREEMENT. THE
GROCERY LOT WILL NOT HAVE A
SHARED PARKING AGREEMENT WITH
THE OUTLOTS.

THE RETAINING WALL WILL HAVE AN
ARCHITECTURAL FINISH SIMILAR TO
EXISTING RETAINING WALLS ALONG
THE U.S. 42 CORRIDOR NEAR THE
SITE.

LIGHT POLES WILL BE A MAX OF 20
FT IN HEIGHT AND BE ORIENTED
DOWNWARD AND INWARD TOWARDS
THE SITE.

WALL PACK LIGHTS WILL BE
MAXIMUM OF 20 FT OFF THE
GROUND AND BE ORIENTED
DOWNWARDS.

SITE LIGHTING WILL BE CONSISTENT
THROUGHOUT THE DEVELOPMENT.
A PHOTOMETRIC PLAN WILL BE
PROVIDED WITH THE SITE PLAN
SUBMITTAL AND WILL MEET THE
ZONING LIGHTING REQUIREMENTS.
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STANDING BEAM

METAL ROGF

pe'-0"
$ B0, ROF

EOLDIER COURSE
FABRIC CANOPY

100"
v

FACE BRICK
SOLDIER COURSE

oo'-g"
@ T0.6LA8

PRE-FI METAL
CORNICE ARD copm\
X

FACE BRICK
PROECTNG a@

VR

MY

REAR ELEVATION - PROPOSED

ALLM. STOREFRONT
SYSTEM

4 SCALE: 1/8"=10°
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PRE-FN. METAL.
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3 REAR ELEVATION - PROPOSED

SCALE: 1/8"=10"

FRE-EN METAL COPING
PRE-FI, METAL N\ PACE BRICK
CORNICE AND COPNG FACE BRICK
T0.C0PG
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WATER TABLE ROWLOCK
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COLD DARK SHELL
US 42 AND FARMVIEW DRIVE
FLORENCE, KY

NEW CONSTRUCTION
BUILDING ONE

DRAWN BY: AMB
1SSUE DATE: 1/04/2021
REVISIONS:

BUILDING ELEVATIONS

PDO3b

PROJECT #: 220102




Farmview Commons

i COMMERCIAL
MIENE ARCHITECTURE |

BUILDING COMPONENTS RoOF PLAN DIAGRAM

FLAT ROOF

> 8,000 SF

A A A A B

ELAT GABLE CURVED PYRAMID CENTER BAND

US 42 and Farmview Drive
Florence, KY 41042
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METAL CANOPY FABRIC CANOPY
PREFINISHED ALUMINUM, CLEAR ANODIZED, PREFINISHED ALUMINUM, CLEAR ANODIZED, DARK BRONZE FLEXIBLE COLORS THAT CAN BE TENANT SPECIFIC
DARK BRONZE OR BLACK. OR BLACK. |

US 42 and Farmview Drive

Fa rmVieW COmmOﬂS - Florence, KY 41042
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BRONZE AND CLEAR BRONZE, DARK GREY METAL PANEL ~ CONCRETE BRICK
ANODIZED AND DARK GREEN
STOREFRONT METAL ROOF

SPLIT-FACE BLOCK

US 42 and Farmview Drive

Fa rmVIGW COmmOnS | Florence, KY 41042
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BUILDING COMPONENTS
DETAIL ELEMENTS

COMMERCIAL(‘__'._

ARCHITECTURE[ , &

1/2Y OFFSET

ROW LOCK

—INSET

BRIC

e

SOLDIER COURSE

1/2” OFFSET—

/TACCENT [ BRICK —

INSET BRICK

Farmview Commons

B

BRICK BAND

Imagine | Inform | InhoVate 1| Integrate |

~ /AGGisn3 8927 Rossash Road
Cincinnati, OH 45236
~ Pheaer  (513)891-9950
= Faxt (513) 891- 9951
Witz www.rslarch.com

Steel Channel Cornice

Steel
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7R gy | (A

Channel Trim

ImMpIemeEnt

US 42 and Farmview Drive
Florence, KY 41042
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