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Seven (7) copies of submitted drawings are required

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

SECTION A: (To be completed by applicant)

1. Name of Project: Extended Stay Hotel
. . 5935-5945 Merchants Street, Florence, KY 41042
2. Location of Project:
3. Total Acreage of Project: 5.30 +- Acres
4, Current Zoning of Property: C-2/PD/HDO
- D/HD

5. Proposed Zoning of Property (classification being requested): O-2/PD/HDO
6. Proposed Use(s) (specify each use): o _ '

All uses in O-2. 'Specific proposed use is an extended-stay hotel and existing financial services

INSTITUTIon.

7. Proposed Building Intensities f(s ecif% for each buildin?)z ) i .
Proposal for a 4 story hotel of 62,000 sf on 2.2 acres or an intensity of 28,182 sf/ acre. There is an

existing T-story Tinancial services puiding of 4,500 st on 5.UG acres for an intensity of 1,470 st/ acre

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

Kemba Credit Union, Inc. c/o Dan Sutton

9, Current Owner:
Address: 5600 Chappell Crossing Blvd
West Chester OH 45069
City State Zip Code

(5613) 762-1642 Eax Number:

dans@kembacu.org / trisha.linnemann@kembacu.org

Phone Number:

Email:

10. Applicant: Seva at Merchants Square I, LLC

5905 Merchants Street

~ Address:
Florence KY 41042
City State Zip Code
Phone Number: (812) 350-1422 Fax NUmber: (859) 488-1712
Email: Ravi@SevaHotels.com
11.  Are there any existing buildings on the site: Yes 1 No

If yes, indicate how many: Yes, 1 Building, Operating Under Kemba Credit Union




*Zoning Map Amendment
Page 2

12. 1057 846 20334
Deed Book Page Number Group Number

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

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

L] Boone County Building Department Local Fire District
[] Boone County Public Works Department ] Local School District
Boone County Water District 1 Northern Kentucky Health Department
Cincinnati Bell [C1 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
Duke Energy [ Other:

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

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

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

In accordance with the provisions of KRS 100.211, the applicant(s) and property owner(s) or
originator(s) hereby waive the 60 day time limit for the Boone County Planning Commission to take final
action on my (our) Zoning Map Amendment/Concept Development Plan application. This time limit
waiver is considered effective immediately upon receipt by the Boone County Planning Commission
and expires on Decembpe 14 Zox

7

%'mt [
Daniel STRAT(Sep 27, 2024 10:15 PDT)

Property Owner’s Signature:

Applicant’s Signature: g




EXRHIBIT
- | “A”



STAFF REPORT #2

Request of Seva at Merchants Square |, LLC (applicant) for Kemba Credit Union,
Inc. (owner) for a Zoning Map Amendment from Commercial Two/Planned
Development/Houston Donaldson Study Corridor (C-2/PD/HDO) to Office Two/Planned
Development/Houston Donaldson Study Corridor (O-2/PD/HDO) for an approximate 5.3
acre area located at 5935 and 5945 Merchants Street, Florence, Kentucky. The request
is for a zone change to allow the development of a four-story, 62,000 square foot hotel.

November 6, 2024
REQUEST
A. The request is for a Zoning Map Amendment and Conditional Use for an
approximate 5.3-acre area located on the north side of Merchants Street and the
west side of Seligman Drive. The proposal would allow for the development of a

four (4) story extended stay hotel consisting of 99 rooms and on-site amenities.

The submitted Concept Development Plan, presentation and narrative indicate the
following improvements and uses:

1. A 62,000 square foot, 60 foot tall, four-story extended stay hotel.
2. Two new curb cuts onto Merchants Street.

3. A parking lot providing 97 regular spaces and 5 ADA spaces.

4. Provision for sanitary and storm sewer, water, and utilities.

5. A note indicates that the site will comply with the existing zoning regulations
for lighting and signage.

6. A note indicates that the site will utilize an existing, shared detention facility.
7. The plan indicates that a triangular area of the existing Lot 9 will be

conveyed as an addition to the existing Lot 8. The resulting acreage for
Lot 8 and the land addition would be approximately 2.2 acres.

PERTINENT SITE HISTORY

1997/1998 In 1997/1998, the Boone County Planning Commission recommended
approval of a Zoning Map Amendment from Industrial One/Planned
Development (1-1/PD) and Office Two/Planned Development (O-2/PD) to
Commercial Two/Planned Development (C-2/PD) and the Utilization of an
Underlying Zone in a Planned Development for a 95 acre tract located on
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both sides of Houston Road, generally between KY 18 and Woodspoint
Drive. The approved Concept Plan showed the subject property (Area 24)
would be developed with commercial/office/research park uses (see
attachment).

The City of Florence overturned the Planning Commission’s
recommendation, and the applicant filed a lawsuit. A lawsuit settlement
agreement between the City of Florence, applicant, and property owners
was agreed to on September 8, 1998 (see attachments).

2013/2014 The Houston Donaldson Study was adopted by the City of Florence and

2015

2015

Boone County Fiscal Court.

On July 13, 2015, the Boone County Planning Commission approved a final
plat for Merchants Square, Section 12 creating Lot 8 and Lot 9.

On September 2, 2015, the Boone County Planning Commission approved
a Major Site Plan for Kemba Credit Union located at 5935 Merchants Street.

SITE CHARACTERISTICS

A

The 5.3-acre site to be rezoned has approximately five hundred and twenty-five
(525) feet of frontage along Merchants Street, and approximately two hundred and
seventy (270) feet of frontage along Seligman Drive.

Merchants Street is a City of Florence-maintained subcollector street providing for
two-way traffic within two drive lanes and additional center median. There are
existing sidewalks along both sides of the roadway. The posted speed limit is 25

MPH.

Seligman Drive is a City of Florence-maintained subcollector street providing for
two-way traffic within two drive lanes and additional center median. There are
existing sidewalks along both sides of the roadway. The posted speed limit is 25,

MPH.

Lot 9 has been developed for Kemba Credit Union. The bulk of Lot 8 is cleared
except for approximately 70 feet of the rear of the property which is heavily

vegetated.

Topographically, the site has been graded for development falling northeast at
approximate grade of 2%. The rear, vegetated portion of the site slopes

northwest at approximate grade of 35%.
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F.

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

ADJACENT LAND USES AND ZONES

North: Single Family homes (SR-1)
South: Gateway at Florence Rehabilitation Hospital (C-2/PD/HDO)
East: Bear Paddle Swim School & Basic Health Chiropractic (C-2/PD/HDO)

West: Parts Plus (C-2/PD/HDQO)

APPLICABLE REGULATIONS

A

Section 302 of the Boone County Zoning Regulations states that at the time of
filing an application for a zoning map amendment, the property owner may also
request a variance or a conditional use permit for the same development.

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

the following criteria:

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

2. The existing zoning classification is inappropriate and that the proposed
zoning classification is appropriate; or

3. There have been major changes of an economic, physical, or social nature
not anticipated in the adopted comprehensive plan that substantially alter

the area's character.

Section 505.4 of the Boone County Zoning Regulations identifies Hotel or Motel
and Apartment Hotel as a Conditional Use within the O-2 Zoning District.

Section 1101 of the Boone County Zoning Regulations states that the purpose of
the Office Two District is to consolidate those types of professional, research,
business, service and similar uses which are based in office structures and which
require and desire high levels of personal interaction. Such districts will be
organized to provide employment labor markets. Districts will be located on
suitable lands with convenient access from expressways, arterials or collectors.
District plans will be organized to provide direct, central, convenient and safe

collection of vehicles and pedestrian circulation.
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E. Section 1101.3 of the Boone County Zoning Regulations states that the maximum
total intensity of all uses in an Office Two district shall not exceed 30,000 square
feet of gross floor area per acre.

F.  The application needs to be evaluated in terms of the Planned Development
Standards that are found in Section 1506 of the Boone County Zoning Regulations.
A proposed Concept Development Plan shall fulfill the criteria outlined in this
section unless a portion of the criteria do not apply or relate, in whole or part, to a
specific proposal (see attachments).

G. Section 1501 of the Boone County Zoning Regulations allows an applicant to seek
changes to height, use, design, and other development standards which are
normally applicable. Exceptions to code which are being sought with the
applications:

1. Allow the development to have two curb cuts on Merchants Street.  Section
3221 of the Zoning Regulations requires a development to have a minimum
of 500 feet of road frontage to have two access points.

2. Allow for an exception for additional landscaping within the proposed
parking lot. Section 3625 of the Zoning Regulations requires additional
planting areas for rows of parking that are unbroken for one hundred and
eighty (180) linear feet or more.

H. The application needs to be evaluated in terms of the Houston-Donaldson Design
Standards that are found in Section 1707 of the Boone County Zoning Regulations.
A proposed Concept Development Plan shall fulfill the criteria outlined in this
section unless a portion of the criteria do not apply or relate, in whole or part, to a
specific proposal (see attachment).

l. Table 31.1 of the Boone County Zoning Regulations shows the following minimum
standards that are required in a O-2 district:

1. Front Yard — 30 feet
2. Rear Yard — 30 feet
3. Side Yard — 10 feet
4. Height — 70 feet

J. Section 3325 of the Boone County Zoning Regulations requires one (1) parking
space per sleeping room plus one (1) parking space per two (2) employees.

The Concept Development Plan identifies that there will be 99 sleeping rooms and
6 employees. The plan identifies 102 parking spaces which complies with the
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parking requirements.

Article 36 of the Boone County Zoning Regulations requires landscaping to be
planted between uses, around buildings, within and around parking lots, around
signs and along street frontages. Staff has identified the following required
landscape buffer for the subject site:

Buffer Yard A - Required along street frontage, east, and west property lines.

Buffer Yard D — Required along the rear property line.

RELATIONSHIP TO COMPREHENSIVE PLAN

A

The Our Boone County - 2040 Plan’s Future Land Use Map designates the site as
“Commercial.”  This designation is described as ‘retail, corporate and
professional office, interchange commercial, indoor commercial recreation,
restaurants, services, etc.”

The following are excerpts from Our Boone County - Plan 2040:

1. A substantial portion of this section is located within the 2013
Houston-Donaldson Study area and has excellent development and/or
redevelopment opportunity due to its high visibility from and easy access to
I-75. Existing parcels should be developed/redeveloped to be aesthetically
harmonious with existing surrounding land uses and cleaned up
environmentally as much as is needed for new development. (“14. Florence

Commercial,” pg. 125).

2. A Commercial development in this section should remain near the arterial
roads or close to the interstate. These consumer service and traffic-
oriented developments must be contained to specific areas adjacent to the
arterial roads and interstate. The coordination of curb cuts and parking lot
connections in the already developed areas must occur in order to maintain
a reasonable ease of travel along these roads. Undeveloped tracts of
commercial land should connect to and coordinate with any adjoining
commercial, office, or industrial development in existence. Where no

. development has yet occurred, provisions for Access Management must be
made for future development. This includes the use of frontage roads as
well as parking lot connections and shared curb cuts. (“14. Florence

Commercial,” pg. 126).

3. 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
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include visual, noise or vibrations, odors, dust, smoke, and light. Buffering
to mitigate these impacts should be an integral part of the design of
proposed projects; where appropriate, existing site features should be used
in meeting this guideline. Developments should provide buffering along
public roadways, to soften the visual impact. Appropriate wooded areas and
stream valleys should remain as open space within developments and
between developments. Developments proposed adjacent to planned or
established open spaces should provide pedestrian access where
appropriate. Natural green space benefits the community as well as
encourages developers to create innovative development designs through
clustering of buildings and impermeable area. Typically, buffering is
required and provided between both like and unlike land uses. However, as
the development of Boone County fills in previously rural areas, different lot
sizes and designs of residential development sometimes impact each other.
Where an appropriate gradation of lot size and setbacks cannot be
designed into a proposed residential subdivision development of a
significantly higher density than existing adjacent residential uses,
deliberate vegetation buffering may need to be incorporated into the design
to help protect low density residential areas. Buffer areas should use and
supplement existing site features where possible (Land Use, Future Land
Use Development Guidelines, Buffering, pages 95-96).

4. Developments in Boone County must include landscaping to accompany
the proposed project. Retention of existing healthy vegetation is considered
a component of landscaping and is encouraged. This landscaping should
be designed to improve the public view of a development, and should be
incorporated into parking lots and other vehicle circulation areas, as well as
within open spaces and around structures. Landscaping is intended to
soften the visual impacts of the development from adjoining properties and
roadways. The amount of heat absorbed by impervious cover from sun
radiation is decreased by landscaping, which reduces energy costs.
Landscaping helps purify the air of harmful pollutants, thus reducing health
impacts. It also helps reduce the quantity and improve the quality of storm
water runoff, including temperature. The use of bioretention islands (water
filtering basins) and grass swales should be used where possible in place
of raised islands as described in Northern Kentucky's Storm Water Best
Management Practices Manual (2012). Native species are often heartier
than nursery stock and should be used wherever possible to minimize
pesticides and other high impact forms of maintenance. Developments
along major roadways in Boone County must include landscaping between
the development and the right-of-way in order to promote the aesthetic
appearance from the roads and to facilitate the compatibility of differing land
uses (Land Use, Future Land Use Development Guidelines, Landscaping,

page 96).
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5. 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).

RELATIONSHIP TO HOUSTON-DONALDSON STUDY

The subject site is within “Subarea One" as outlined in the Houston-Donaldson Study.
The recommendations for this subarea are summarized as follows:

Future development and/or redevelopment in Subarea One should be of
commercial or office type land uses and not of light industrial or residential uses.
Support services on Merchants Drive, such as automobile service related
development, offices, or short/long term senior residential facilities.

The properties at the KY 18/Woodspoint Drive intersection should be combined
and developed as a single entity.

The development of the KY 18/Woodspoint Drive intersection as a retail node.
New development in Subarea One should be aesthetically harmonious with
existing surrounding land uses so as to fit into the built landscape.

The following Goals and Objectives are stated for Subarea Four:

A.

Goal: Maintain the successful business climate of the South Entrance Subarea.

Objectives:

1. Continue to consistently apply the Design Standards for future development
and/or redevelopment.

2. Continue to support the Commercial and Office uses and zoning

classifications in future editions Boone County Zoning Ordinance and future
editions of the Boone County Comprehensive Plan and its Future Land Use

map.

Goal: Enhance the non-motorized system in the South Entrance Subarea.

Objectives:
1. The bike lane deficiency on Houston Road near the intersection with
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Burlington Pike (KY 18) should be addressed.

Disconnects in the sidewalk network within the Subarea should be filled in
Link the non-motorized facilities in the Subarea Three (Airport Subarea) with
the non-motorized facilities in Subarea One.

wn

C. Goal: Protect the integrity of the Gunpowder Creek Watershed.

Objectives: .

1. Use future development and/or redevelopment of properties in the Subarea
for opportunities to apply efforts to improve quality and quantity of
stormwater runoff.

2. The 100-year floodplain should be considered during redevelopment of
properties and avoided entirely in the event of new development in the
Subarea.

STAFF COMMENTS

A. A Traffic memo was submitted with the application and states that based on trip
generation exhibits; the proposed development will have an insignificant impact on
the surrounding roadways.

B. A final design of the building was not available at the time of submittal. The
applicant has prepared a presentation showing a draft design.

The site is part of a lawsuit settlement area and there are approved building

concepts and a color palette. The applicant should clarify if they are seeking any

changes to the building concepts or color palette.

If not submitted as part of this request, the building will need to be evaluated with

a Design Review application.

C. The submitted Concept Development Plan should be evaluated against the

Planned Development Criteria in Section 1506.

1. The applicant should address the comments from the City of Florence.
The comments have been provided as an attachment to the staff report.

2. A consistent signage theme is required to be provided within a planned
development. The lawsuit settlement agreement permits each lot to have
a monument sign and building mounted signage. The monument signs are
permitted to be 6' tall and 7' wide. If not submitted as part of this request,
Signage will need to be evaluated with a Design Review application for any

exceptions.



STAFF REPORT — Extended Stay Hotel, Merchants Street . Page 9
November 6, 2024

3. Substantial landscaping is required to be provided withing a Planned
Development. A further evaluation will need to be conducted with a Major
Site Plan application. The Concept Development Plan shows a proposed
40’ wide Buffer Yard D coupled with a fence in the rear of the property.

Staff would like the applicant to provide additional information to be able to
evaluate the effectiveness of the fence along the residential subdivision.

The submitted Concept Development Plan should be evaluated against the
Houston-Donaldson Development Criteria in Section 1707 of the Boone County
Zoning Regulations.

1. Section 1707 E.1.a.2. states that no more than 60% of the parking and
vehicular areas shall be placed in a front yard or corner side yard.

Staff would like to know if the proposed hotel could be closer to Merchant's
Street. This would allow the proposed building to be in line with the adjacent
buildings and be further away from the residential properties to the north. It
would also move the parking to the rear which could bring it into compliance
with the regulation.

2. Section 1707 E.2.a. states a minimum of 22 percent of the overall site area
shall be devoted to landscaping as a permanent green space.

Staff would like the plan to provide a breakdown of the overall site to ensure
compliance with the regulation.

An inter-departmental email was sent to the Boone County Public Works, Boone
County Building Department, City of Florence Public Services, Florence Fire
Department, Boone County Schools, and SD1 requesting comments pertaining to
the requests. These comments are attached to the Staff Report.

CONCLUSION

A

The request for the proposed zoning map amendment needs to be evaluated by
the Boone County Planning Commission and Boone Fiscal Court in terms of
Kentucky Revised Statute (KRS) 100.213, Article 3 of the Boone County Zoning:
Regulations, the appropriate planning documents noted herein, and the potential
impacts on existing and planned uses in the area. The 2040 Future Land Use
Map will need to be amended if the request is approved.

























ZONING MAP AMENDMENT
BOONE COUNTY PLANNING COMMISSION

Seven (7) copies of submitted drawings are required

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

SECTION A: (To be completed by applicant)

1.

2.

10.

11.

Name of Project: Extended Stay Hotel

. . 5935-5945 Merchants Street, Florence, KY 41042
Location of Project:

Total Acreage of Project: 5.30 +- Acres

Current Zoning of Property: C-2/PD/HDO

0-2/PD/HDO

Proposed Zoning of Property (classification being requested):

Proposed Useés) (specify each use): o ) )
All uses in O-2. Specific proposed use is an extended-stay hotel and existing financial services

Insfitution.

Proposed Building Intensities f(s ecif% for each buildin?): ) . .
Proposal for a 4 story hotel of 62,000 sf on 2.2 acres or an intensity of 28,182 sf / acre. There is an

existing T-story financial services building of 4,500 st on 3.06 acres for an intensity of 1,470 s/ acre

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

Kemba Credit Union, Inc. c/o Dan Sutton

Current Owner:

) l ing Blvd
Address: 5600 Chappeli Crossing Blv

West Chester OH 45069

City State Zip Code

(513) 762-1642 Fax Number:

Phone Number:

dans@kembacu.org / trisha.linnemann@kembacu.org

Email:
. Seva at Merchants Square Il, LLC
Applicant:
5905 Merchants Street
Address:
Florence KY 41042
City State Zip Code
-1422 859) 488-1712
Phone Number: (812) 350-1 Fax Number: (859)

) Ravi@SevaHotels.com
Email:

Are there any existing buildings on the site: V] Yes 1 No
If yes, indicate how many: Yes, 1 Building, Operating Under Kemba Credit Union
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_ ENTERED .
i, 5 s | ; ' ‘ BOONE C|HOUITE>I TRIOT COURT
, DEC 17 1998
COMMONWEALTH OF KENTUCKY
il BOONE CIRCUIT COURT PAT GUTZEIT, CLERK
‘ | CASE NO. 98-CI-00145 BY = e o
| JAMES W. BERLING, ET AL PLAINTIFFS/APPELLANTS
| o AGREED JUDGMENT OF DISMISSAL
i{ CITY OF FLORENCE, KENTUCKY, ET AL DEFENDANTS/APPELLEES
WOk K W R Ok K kK
i} A ‘ The parties having agreed and the Court being sufficiently advised,
.‘ ‘ The Court hereby finds, as follows:
_ 1." A Settlement Agreement dated September 8, 1998, executed by all parties'
-‘ has been filed in this action. , !

That in compliance with the terms of the Settlement Agreement,

| .

Defendant, City of Florence, Kentucky, enacted Ordinance No. 0-18-98, a certified copy of

-l which Ordinance is attached hereto anq incorporated herein.
'l ' | 3 That such Ordinance renders all matters in controversy in this lawsuit as
| moot.
'] NOW, THEREFORB, BE IT ORDERED AND ADJUDGED, as follows:
1. That the Settlement Agreement among the parties is hereby approved and

adopted by the Court;

‘2. That City of Florence Ordinance No. 0-18-98 is hereby approved and

adopted as a part of this Judgment;

3. That this action be and the same is hereby dismissed with prejudice at the

cost of Plaintiffs; and




4, That the Circuit Clerk shall serve notice of the entry hereof in accordance

with Rule 77.04,

Dated this /& day of | ,Drﬁc,

, 1998,

HAVE SEEN AND AGREE;
. #‘ s

EY FOR PLAINTIFFS /

Olo SN

ATTORNEY FOR DEFENDANTS

cc:

Hon. Hugh O. Skees

Rouse, Skees, Wilson & Dillon
7699 Ewing Blvd., P.O. Box 756
Florence, KY 41042-0756

Hon. Harry D. Rankin.

Hon. Holland N. McTyeire, V
Hon. Glenn A. Price, Jr. .
Greenbaum Doll & McDonald
Suite 1800

50 East RiverCenter Blvd,
Covington, KY 41011

CERTIFICATE

| PAT GUTZET, Clerk of the Boone Distr!m/Cl{rc:ﬂ
c'oun hareby certify that | have mailed 8 copy of Bt
(oreg('aing order and notice to all parties hereto 8

i nsel of egord
. their lastknown addre ot their cou '
lhis__é_.\:‘z-—dav of ___L;LQ‘__-—-—-S%G ; asﬁﬁ_.

PAT GUTZEIT
BOONE DISTRlCT/ClHCU!T COURT

A beC.
2

(g & by

ﬁBN. JOSEPH F. BAMBERGER, JUDGE
0 .

ONE CIRCUIT COURT

NOTICE

ANl porties will take notice that this order was

entered in pffice of the Boon
on the /uy day of L/ ., 19

PAT GUTZEIT

istrict/Circuit Clark

BOONE DISTRICT/CIRCUIT COURT

B

T

D(Cl )
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ORDINANCE NO. ( 2" / &"‘ ([ 5

AN ORDINANCE ADOPTING AND APPROVING A REZONING ON AN APPROXIMATE
95 ACRE SITE GENERALLY LOCATED ON BOTH SIDES OF HOUSTON ROAD
BETWEEN KENTUCKY 18 AND WOODSPOINT DRIVE FOR THAT PORTION OF THE
SITE WITHIN THE CITY OF FLORENCE, KENTUCKY, AND APPROVING THE
UTILIZATION OF THE UNDERLYING ZONE IN ACCORDANCE WITH A CONCEPT
DEVELOPMENT PLAN AGREED TO BY THE CITY AND THE OWNERS OF THE SITE
PURSUANT TO THE SETTLEMENT OF A PENDING APPEAL IN THE BOONE CIRCUIT
COURT. (DOERING, FULLER, FOLTZ, DURR AND CRIST PROPERTY)

) WHEREAS, the Clty of Florence, Kentucky Is a member of the county-wide
planning unit and the county-wlide planning commisslon known as the Boone County Planning

Commission, and

WHEREAS, the Boone County Planning Commisslon by Resolution R-97-020A
recommended that a request for a zone change for an approximate 95 acre site located on both
sides of Houston Road, generally between Kentucky 18 and Woodspoint, being part of the
complele tract as recorded in Deed Book 446, Page 301, Deed Book 136, Page 74, and Deed
Book 635, Page 68, of the Boone County Clerk's records (the “Site™) to Commerclal
Two/Planned Development (C-2/PD) from Industrial One/Planned Development (I-1/PD) and
Office Two/ Planned Development (O-2/PD) be approved and utilization of the underlying zone

be granted, and

WHEREAS, On January 6, 1998, City Council voted to overrlde the
recommendatlon of the Boone County Planning Commission and deny the zone change request,

and

WHEREAS, the zone change applicant and owners of the site filed an aclion in
the Boone Circuit Court being James W. Berling, et al v. City of Florence, et al, Case No, 98-
CI-00145 (the "Lawsuit"} as an appeal from such denial, and

WHEREAS, settlement negotiatlons between the parties to that action resulted in
agreement on a revlsed concept development plan which was acceptable to all partles, and

WHEREAS, because the revised concept development plan results in a decrease
in the Intensity of uses recommended by the Boone County Planning Commisslon and, on advice
of the staff of sald Commission, the City and the applicant/owner have determlined that, in
settlement of the lawsult, the zone change and utllization of the underfying zone represented by
the revised concept development plan can be approved without the necessily of additional
Planning Commisslon review and recommendation, and

WHEREAS, the parties have agreed 1o settle the lawsuit by granting the requested
zone change in accordance with the revised concept development plan and subject to the terms

and conditlons hereinafter set out.
NOW, THEREFORE, BE IT ORDAINED BY THE CITY OF FLORENCE,

KENTUCKY, AS FOLLOWS:
' SECTION I

That a zone change for the Site is hereby approved as shown on the concept
development plan titled: "June 16, 1598, Second Amendment Concept Developiment Plan,
Seligman/Durt/Crist/Foltz Propertles, Houston Road, Florence, Kentucky" (the *Deveiopment
Plan"), a copy of which Is attached hereto as Exhibit “I", subject to the conditions herelnafter
set out. The zoning map of Boone County, Kentucky as it applies to the City of Florence,
Kentucky shall be amended or changed to reflect the rezoning of that portion of the Site Jocated
within the City of Florence, Kentucky, as 60 approved.
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SECTION II

That utilization of the underlylng zone for that portion of the Site located In the
City of Plorence, Kentucky, in accordance with the Development Plan ls hereby approved,
subject to the condltlons hereinafter set out,

SECTION IIX

The zone change and utilization of underlylng zone are subject to all of the terms
and conditions of the Commlttee Report of the Boone County Planning Commnilsslon dated
October 15, 1997, (the "Committee Report"), a copy of which s attached hereto and
Incorporated hereln as Exhibit “II", except as modified by the following:

"A. Condition 1 Is modified to provide that the development shall follow the
Development Plan attached hereto as Exhibit "I". '

B. Condition {E Is modified to provide that signage for the site shall be
permilted in the areas designated on the Concept Development Plan and in compiiance with the

following crlteria:

1. Building Mounted Slgnage shall be limlted to the number and slze

as pénnilted by the Zonlng Ordluance but must be internally {liumlnated Individual channel
Jetters, mountlng raceway oplional, and generally of {he dimensions and criterla as deplcted on

Exhibits "A" through "E" to this Ordinance,

2, Project Identification Signage shall consist of a pylon slgn maximum

28 feel in height and of materials and archltectural details as depicted on Exhibit "F", hereto and
of low wall signage not lo exceed six (6) feet in height and constructed of masonry, brick or
stone identifylng only the development and containing only polished metal Individual channel
fetters which may be backlighted as depicted on Exhibit "G" to thls Ordinance. The developer
shall construct an architectural feature at the northeast corner of Houston Road and Kentucky
Highway 18 Identifying the south entrance to the development, This feature shall be
architecturally compatible with the other landscaplng and building construction,

3, Low Ground Monument Slgnage is permitted one per out-lot not
to exceed six (6) feet in height and seven (7) feet in width and generally as depicted on Exhibit
"H" (o this Ordlnance.

C. Condition 2 Is deleted and the following substituted:

Zoning of the entire tract shall be in accordance with the land use
designations on the Development Plan, The 19.20 acre parcel deslgnated Office/Rescarch
Park/Light Industrlal and the 3,80 acre parcel designated Office shall be zoned O1/PD. The
remainder of the Site shall be zoned C2/PD, The following additional uses shall be permitted

in the O1/PD and C2/PD areas.

1. Real estate sub-dividing and developing services.

2. Poslal services and packaging services provided the use is essential
for pick-up and delivery convenience. -

3. Nursery and day care centers,

4. Consumer and mercantile credit reportlng, adjustment and

collection services.
3. Travel arranging, (ransportation ticket and public event or

promotional booking agencies,
6. Art, muslc, and dancing schools, libraries, museums, art and craft

gallerles and similar exhibit space.

7. Medical clinlcs with outpatient services.
8, Welfare and charitable services.
9. Aquariums, botanical gardens and other natural exhibitions.

2 '
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1
1

t o e
.o ' : 10, - Relmbititntion hoapliol Frcititlen,
g 14, Milcro-brewery.
\ ' 12, Professionnl sclentific and contrulling Imtrninents, phutographle
. aud opticnt gonde, watches aud clocks,
13, tlicctric and clectranic cquipmont,
. 14, ‘echinology mul resenrch cenlers teluding medieat mid hosplint

vesenreh eatnbiishinents, .

15, Duueatiounl and governmantal instiations,

16, Wiholesale trade of drups, divg praprietarles aml sundrics,

17, Wholesle trado of clecirlend and clectronle parts.

{R.  ltcsearch, devolopiicnt and testing services,

19, Phato (inlshing aud othee photographle Inboraturlea,

20, Posnl ervicen and related storage, diatributlon amd (ransfer
nctivitles,

2(,  Diucprinting and phioioconylug gervices, stenographic services and
olher duplicating, maliing and dellvering rervices,

22,  Itre statlons or fire related proiective services Including rescue

servicen,
23, Wharehouse and distribution canter-wrehouse fneliftles.

1. 'The retall commerclal center lncaled on prcel no, 22 shalf nal exceed
296,000 squate feel wnder tolal roof and the aguare foolnge of Any single user Bt the redll
commerelal center shal) not be more than 130,000 square feet,

12 Not less that 22% of tiie tutnl horeage of tho Site shinll he green spacc
which may be integrated {hroughout the oftier approved vses, provided (hat green space of 18%
of the total screnge shinll be contatned i the privately owiied area,

n Neither the owners of (hic Site nor tholr successors of assigns shialt apply
* for a Iand use change within the nres zoned OL/PD to Any commerclal use for a perlod of 5
yenrs frant (he date of finaf pasange of tiis Ordlinnce,

SECTION IV

l.. . l l 4]

1f these approvala for a zoue change and ullthzation of the subject property shoutd
be held Invalld by miy court of propoer Jurisdiction, such invalldity shall not affect the vaildlly
of auy of the other zaning reguiations, zonlig wap, or comprehonslve finn provistons ax they
are severabla from these appravals hereln and nre fitended to contlnue Lo hnve effect regardicss
af nity Invalldity regacding these parileulnc approvals,

SECTION V

This Ordinance shall be effectlve upon Mnal pmsnge.' publication by suiniety, snd
approval by Judgment of the Poona Cjreult Courl In the Lawsull,

PASSED AND APPROVED ON FIRST READING THIS pth pav o gﬂm&

1998,

PASSED AND ATEROVED ON SECOND READING AND PUBLICATION ORDERBD THIS
” 44¥ DAY oF legd)ec , 1998,
-’ ‘ APPROVED:
Sorbys ISl
MAYOR’ g

.

I, Betsy R, Conrad, City Clerk for the City of Florence, K‘entucky, do hereby certify
that the foregoing is a true and correct COpy of Ordinance No. __0-18-98 :
as same appears in the official records of my gffice. Datepl this _23rd

,r’

day of September , 1998 . ;

“

4
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' COMMITTEE REPORT
TO: Boone Counly Planning Commission
FROM: Arnold Caddell, Chairman
DATE: Oclober 15, 199?
RE: Request of Jame&jN,.Bethrm_(apphmm) for RuULQQQﬂng..HarnLEuﬂer.

Macy_Ellen Foltz, R.C._Duwr_and Richard Crist (ewner) lo consider a
Zoning Map Amendment and the Ulilizalion of an Undetlying Zone in a
| Planned Development for 95 acres located on bolh sides of Houston Road
. generally bLelween KY 18 and Woodspoint Drive, Florence and

i . unincorporaled Boone Counly, Kenlucky. The request Is for a zone change
from Induslrial One/Planned Developmenl (I-1/PD) and Office Two/Planned

Development (0-2/PD) lo Commercial Two/Planned Developmenl (C-2/PD),

and the Ulilization ol an Underlying Zone in a Commerclal Two/Planned

Development (C-2/PD) zone, bolh to allow a retail/lcommercial development.

Remarks:

We, the Commiltee, recommend approvaI of the Zoning Map Amendment and Utlllzatlon
of an Underlying Zone request based upon the following findings of fact and wilh the

following condilions:

Eindings of Facf:

- The Commillee believes that lhe applicant has adequately demonstrated that the restrlctive
sile fealures, which include topography,'geometry, and ulililies, make lhe sile unsuitable
for Industrial developmenl. These sile fealures were not foreseen in the 1995 Boane
County Comprehensive Plan or the Houston Donaldson Sludy as possible deterrents for

industrial development. As a result, the Commillee has concluded that the existing
Industrial One Planned Development (I-1/PD) zonmg classificalion, which comprlses a

majority of the site,'Is not appropriate.

The applicant has demonslraled that the proposed uses wilhin the underlying Commerclal
~Two (C-2) zoning classificalion, as parl of lhe Concepl Development Plan, produce a

cohesive and coordinaled developmenl of several dislinel and separalely-owned
- properties, which would otherwise be difficull lo develop individually.

EXHIBIT "II"
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COMMITTEE REPORT - Berllng/Doerlng/Fuller/Follz/Du'rr‘/Crisl Page 2
Oclober 15, 1997 :

The Commillee believes (hal the applicanl has adequalely demonstrated that the proposed
‘Commercial Two Planned Developmenl (C-2/PD) zoning classification is approptlale for
lhe 95 acroe sile because, lhe submilled Concepl Development Plan along, with the
allached condilions meels lhe slandards required lor a Planned Development within Arlicle
15 of the Boone Counly Zoning Regulalions. The Concepl Development Plan with these
condilions provides a benelicial inlerior circulalion patlern, a comprehensive landscaping
and enlry lealute package, a lighlly conlrolled and consistent architeclural theme and
mixture of uses, all of which are consislenl with the inlen! of a Planned Development.

The Applicant has signed a leller of agreement wilh lhese condilions and understands that
the submilled Concepl Development Plan along wilh lhese conditions serves as the basis
for this recommendalion.

Conditions

1. The development shall follow the revised Concept Development Plan which was
submilled by the applicant during lhe review process lo lhe Zone Change
Commillee. These changes reflecl lhe issues raiscd at (he Public Hearing on July
23, 1997. In addilion lo the revised Concepl Developmenl Plan, the applicant has
provided supplemcntal design slandards for lhe archilectural trealment of all
buildings, signage, and landscaping. The revised Concepl Development Plan and
supporling informalion contains the following: - '

A.  The archileclural development guidelines, as submilled by the applicant,
- oulline the minimum design standards for all buildings to be conslructed
within the developmenl. All proposed buildings shall be reviewed by he
Design Review Commillee and Planning Comniission lo delermine If the
archilectural development guideline design slandards are being followed.
Each proposed building shall receive approval lrom (he Commiltee and the
Planning Commission before any conslruclion occurs. Building types Include
anchor relailers (Exhibit A), allached relailers (Exhibils B & C), free standing
commercial properlies (Exhibils D & E), and single use buildings. The
guidelines include general building design, roof lrualment, building facade
malerials, colors, exlerior lighting, window lrealinent, and signage. In
addilion, buildings shall not conlain exposed healing or cooling units or other

engineering devices. Roof mounled equipment shall not be seen as part of
any building silhouelle. See Exhibils A, B, C, D, and E of the Archileclural

Developmen! Guidelines.
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’ - ' .. COMMITTEE REPORT Berhng/Doenng/FuNer/l‘ollz/Durr/Crlsl Pagej
Oclober 15, 1997

Lot 1, which is localed at the northeas! corner of Houston Road and Hwy 18,
will conlain an archileclural fealure and landscaping for the purpose of
idenlilying the soulhern enlrance inlo the development. The archileclural
clement shall be no laller than 32 fect and shall only idenlify the
developmenl. Adverlising is prohibiled. See Exhibils F, |, and J of the
Architeclural Developmenl Guidelines. The existing billboard sign on Lot 1

shall be permanenlly removed.

The proposed access road behind lhe Follz property on the notlh end of the
site shall either be relocaled onlo the Follz properly so that it runs parallel
wilh the properly line or constructed on the airporl properly as shown on the
Concepl Developmenl Plan. Conslruction of lhis access road shall occur
concurrenlly wilh the first phase of development of either lot. A four lane
divided boutevard lhal extends from the airport lo Houston Road is Indicated
on (he north end of the Concept Development Plan. The applicant has
agreed lhal if either lol on the Follz properly is ready lo develop before the
slart of conslruction of the airport boulevard, the applicant shall develop the
portion of the boulevard lhal runs the length of the Follz properly from
Houslon Road lo the auport properly. '

A Landscaping Masler Plan has been has been lncluded as part of the
Concepl Davelopmenl Plan. The Master Plan provides uniform landscaping

“design and trealmenl along Houslon Road, Merchanls Slreet, Seligman

Drive, and al all exisling and proposed interseclions. This landscaping shall
be inslalled during the improvement phase of lthe development and Is
independent of, and in addilion lo landscaping requirements for Individual
lols thal require a Sile'Plan review. See Exhibits H and J of the Architectural
Developmen! Guidelines.

The development will include the following signage:

One 40' lall pylon sign, identifying the development and lenants within the
commerclal center, shall be located on the norlhwest corner of the
commercial cenler-Houslon Road signalized interseclion. See Exhibit G of
the Archileclural Development Guidelines.
. - §

Low profile monument signs Identifying only the development shall be
located al the non-signalized intersection along tlouston Road. The signs
shall nol exceed 6 feel in heighl.

" Low profile wall mounted signs shall be localed at lhe Seligman Street-

Merchanl Street and Morchant Streel-Houslon Road inlersections, at the
soulheas! corner of the proposed office building complex, and at the
southeasl and soulhwest corners ol the Houslon Road-Woodspoint Drive-
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' .. COMMITTEE REPORT - Berling/Doerlng/Ful!er/Follz/Durr/Cnsl Page 4

Oclober 15, 1997

Alrport Boulevard Inlerseclion. The low prolile walls shall be conslructed of
masonry brick and/or slone and shall only idenlify the name of the
developmenl. The wall mounled signs shall conlain only non-illuminated,
polished melal, individual channel letlers. See Exhibil J of the Archileclural
Developmenl Guidelines.

Each oul lol will be permilted one low profile monument sign. The signs shall

. not exceed 6 feel in height. All low profile monument signs shall be

conslrucled of the same masonry malerial, and be of the same helght, size,
design.

" All building mounted signs shall be individual channel lelters and internally

illuminaled.

The development shall contain a pedestrian access network as shown on lhe
Concepl Development Plan.

The developmaent shall also conlain a vertical archileclural element at the
soulhwest corner of Merchanls Slreel and Houslon Road. See Exhlbit F of
lhe Archileclural Development Guidelines.

The Seligman properly, which conlains approximalely 51 acres including the three

major comimercial users, storm waler delention basin, and 5 out lots on the west
side of Houslon Road, will develop as commercial uses described within a
Commercial Two (C-2) zoning dislrict of lhe Boane Counly Zoning Regulatlons.
The applicant has agreed lo develop 25% of lhe remaining 45 acres wilh uses
permilied within lhe Office One (O-1) zoning dislricl and lhe following uses that may
occur In Commercial One (C-1) or Commerclal Two (C-2) zoning district;

A.
B.

Real eslale sub-dividing and developing services;

Poslal services and packagmg services provided lhe use is essentlal for
plbk-up and delivery convenience;

Nursery and day care centers:

Consumer and mercanlile credit reporling, adjustment and'colle'ct'fon
services;

Travel arrangmg. transporlation licket and public event or promotional
booking agencies; ‘
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F.  Ad, music, and dancing schools, libraries, museums, art and crafl gallerles
and similar exhibil space;

G.  Medical clinics wilh out-palient services;
H. Welfare and charilable services;

[ Aquariums, bolanical gardens and other nalural exhibitions;

J.  Arcades and olher amusement centers: .
S
. v’ \
Included as part of this 25% is a proposed office: building complex on the east side
ol Houslon Road, immediately across from the lhree major commercial users on lols
G and 7. Eleven (11) actes conslilules as a minimum, 25% of the remaining 45
acres lhal shall be developed wilh the uses described above.

3. The out lols along Houston Road are to be developed as individual buslnesses or
eslablishments. The lots, which are approximately 1.5 acres each in size, shall riot
be consolidated for the purpose of developing a strip cenler along Houslon Road.
Any consolidalion of lols shall be for a individual business and any additional
parking needs or requirements only.

4, The Planning Commission has been informed that grave siles or possibly a
cemelery exisls somewhere on lhe sile belween the proposed storm delention
basin and lhe airport properly. The apphcant shall be responsible for performing an

archeological survey as required in the Baone Counly Zoning Regulalions, to

delermine lhe localion of any grave siles or a cemelery,

5. The Uraffic inlerseclions along Houston Road shall be spoced at a minimum of 600"
intervals as indicated on the Concepl Development Plan.

6. The Intenslty of the 95 acre development shall will not exceed 10,000 square feet
per acre, :
7.~ The applicant will maintain all exisling trees on lhe properly lines belween the

"development, the municipal golf course, and the Greenview Subdivision. The
applicanl shall eslablish a 15' no dislurb limit-on (he site to the property line wilh the
golf course and a 25' no disturb limil on the sile lo lhe property line with the

Greenview Subdivision.

8. The applicant shall provide a minimum of 22% greenspace for the development as.
a whole, including the detenlion area, in accordance with the open space provistons

of lhe Houslon_Donaldsoo_Sludy

A copy of the Public Hearing minutes accompanies lhe findings and recommendation
serving as a summary of the evidence and leslimony preaenlod by the proponents and

opponents of Lhis requesl



(.

COMMITTEE REPORT - Berling/Doering/Fuller/Follz/Durr/Crisl Page 6

Oclober 15, 1997

Arnold Caddell, Chairman

For __!{ Against

Abslain Absent

et N Y4

o/
Donald Mc Illl_an

For 3/ Against __-_- ..

estm—

Abslain _____ Absent __ "

L | »

-

Larry Brown

/

For —_— Against
Abstain Absent

/ )

L,i%lda Schaffer . %% : v

For Against [/
Abstain Absent

TOTAL: &_FOR. _9— AGAINST

~— ABSTAIN  _— ABSENT
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COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mrs. Kathy Clark

Mrs. Pamela Goetting

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

Mrs. Janet Kegley

Mr. Rick Lunnemann

Mr. 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. Eric Richardson

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

Mr. Kevin P. Costello, AICP, Executive Director
Mr. Michael D. Schwartz, Director, Zoning Services
Mr. Steve Lilly, PLS, GISP, Planner

Chairman Rolfsen introduced the second item on the Agenda at 8:37 p.m.

ZONING MAP AMENDMENT, Steve Lilly, Staff

2. Request of Seva at Merchants Square II, LLC (applicant) for Kemba Credit
Union, Inc. (owner) for a Zoning Map Amendment from Commercial Two/Planned
Development/Houston Donaldson Study Corridor (C-2/PD/HDO) to Office
Two/Planned Development/Houston Donaldson Study Corridor (O-2/PD/HDO) for
an approximate 5.3 acre area located at 5935 and 5945 Merchants Street,
Florence, Kentucky. The request is for a zone change to allow the development

of a four-story, 62,000 square foot hotel.
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Staff member, Steve Lilly, referred to his PowerPoint presentation (see Staff Report). The 5.3
acre site is located solely in the City of Florence and on the north side of Merchants Street. The
proposal is a 4 story extended stay hotel consisting of 99 rooms. The submitted Concept
Development Plan includes a 62,000 square foot building that is 60 feet tall. The site will have 2
new curb cuts onto Merchants Street. The parking lot will have 97 regular parking spaces and 5
ADA compliant parking spaces. A triangular parcel will be transferred from Lot #9 (Kemba Credit
Union) to Lot #8. The size of the proposed hotel lot will be 2.2 acres. Mr. Lilly described the history
of the area including the lawsuit settlement. It dates back to 1988. There were certain agreements
made as a result of the lawsuit filed by the developer. It included certain design and building
material/colors. He showed examples of brick. The site has 535 feet of road frontage along
Merchants Street and 270 feet along Seligman Drive. The majority of the site is flat. The rear
portion of the site drops off significantly — 35% grade. The site is located within the 55 DNL aviation
noise level. Mr. Lilly described the current and adjacent land uses and zoning. Pages 3-5 of the
Staff Report include the applicable Zoning Regulations. The 2040 Future Land Use Map
designates the site as Commercial (C). Itis part of Subarea One of the Houston-Donaldson Study,
which recommends commercial or office uses. Other references to the Comprehensive Plan and
Houston-Donaldson Study are outlined in the Staff Report. Mr. Lilly showed photographs of the
site and adjoining properties. It included photos of many building roof types and materials,
including brick and standing seam metal roofs. Mr. Lilly showed images of the proposed hotel.
The images have been updated by the applicant. On Pages 8-9 of the Staff Report, there are
many Staff Comments. A traffic memo was submitted by the applicant. The proposed
development will have an insignificant impact on the surrounding area. Staff has provided
comments related to meeting the PD requirements. In addition, the applicant will need to address
the requirements of the Houston-Donaldson Study. A number of agencies were contacted for their
comments. Those comments are attached to the Staff Report. The City of Florence had a number
of comments related to the PD overlay district. They should be addressed by the applicant at the
Committee meeting. Also, Mr. Costello questioned why SD1 made comments about the plan as

the project is located in the City of Florence?

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

Mr. Ravi Narsinghani, applicant, showed a PowerPoint presentation. He stated that they have two
hotels already in Florence. His company wants to build a new brand, Hilton Hotel — LivSmart
Studios. It is a studio apartment-style extended-stay hotel brand. It will serve the existing
businesses in the Florence area — growing manufacturing businesses and the aerospace industry.
It will also serve the traveling medical community. Guests will stay 30, 60 and S0 nights. They
may have daily guests but it isn’t their model. Other types of guests would be insurance claims
guests and engineering consultants. He showed photographs of the interior including the
guestrooms. It will have laundry rooms, fitness areas, a drop zone and Amazon lockers. It will
have electric charging stations, 44% green space, exterior fagade features of masonry and
cement board (faux wood) elements. Mr. Narsinghani showed building elevations representing
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the brick type and color schemes used for the Hilton Garden inn and Towne Place Suites. It will
be a mix of off white, medium gray and darker gray brick. There are 15 of these brands under
construction now. There are 200 of these projects committed nationwide. A multi-story building is

better than a single story retail use.

Chairman Rolfsen asked if anyone in the audience would like to speak in favor or against the
request or had any questions?

Mr. Brian Kenwright, 5912 Greenview Road, expressed a concern about the lighting and air
conditioning units from the hotel. Mr. Narsinghani replied that there are some multi-story
structures nearby such as the Dominion and 2 other hotels in the area. The tree line will not be
touched. It is a large buffer. They will not grade that area. In addition, all of the storm water will
be directed and connected to the Walmart detention pond.

Mr. Darrel Stephenson, 979 E. Circle Drive, stated that most of the multi-story buildings in the
area appear to be on the side of Merchants Street. They don’t back up to residential properties.
The hotel will sit high and the leaves will come down in the winter. He inquired on how far the
parking area is from the tree line? Traffic will come and go all day. He expressed a concern about

privacy and traffic.

Seeing no one else, Chairman Rolfsen asked if the Commissioners had any questions or
comments? He asked if the air conditioning units will be on the roof or ground? Mr. Narsinghani
replied that there will be two rooftop units along with some ground level systems. All the parking
will be located in the front of the building. There will be no substantial outdoor activity facing the
residential community next door. They will increase the buffer to the rear. There are no balconies
on the building. The rooftop equipment will have a parapet and will be shielded from view. The
building will have studio apartments — one bedroom. The longer you stay, the more you save. The
lowest cost would be $109.00 per night based upon the length of stay.

Mr. Szurlinski asked if there was a connection between the site and the Kemba Credit Union? Mr.
Narsinghani replied no.

Mr. Lunnemann asked the applicant to review the color palette of the “lawsuit settlement” area to
see if what they are proposing is permitted? Mr. Narsinghani didn’t know if his other two hotels

were in this area or not.

Mrs. Kegley asked if the applicant had a measurement of the shortest distance from the proposed
hotel to the closest neighbor? Mr. Narsinghani offered to bring a sight distance drawing to the

Committee meeting.

Ms. Gulick asked if they had a designated area for pets? Mr. Narsinghani showed the location of
the area close to the auto parts building. It is an open area.
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Dr. Clark asked how does the proposed development differs from the Homewood Suites product?
Mr. Narsinghani responded that Homewood Suites is 30% studios, 30% one bedroom and 30%

two bedroom.

Seeing no further questions or comments, Chairman Rolfsen announced that the
Committee Meeting for this item will be on November 20, 2024 at 5:00 P.M. This item will
be on the Agenda for the Business Meeting on December 4, 2024 at 7:00 p.m. in the Fiscal
Courtroom. Chairman Rolfsen closed the Public Hearing at 9:13 p.m.

APPROVED:

Charlie Rolfsen
Chairman

Attest:

Kevin P. Costello, AICP
Executive Director




BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY FISCAL COURTROOM
BURLINGTON, KENTUCKY
BUSINESS MEETING
DECEMBER 4, 2024
7:00 P.M.

Chairman Rolfsen opened the Business Meeting at 7:00 p.m. and welcomed the audience to the
Planning Commission's December 4, 2024 Business Meeting. Chairman Rolfsen then invited
everyone to join him in reciting the Pledge of Allegiance.

COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mrs. Kathy Clark

Mrs. Pamela Goetting

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

Mrs. Janet Kegley

Mr. Rick Lunnemann

Mr. Eric Richardson

Mr. Charlie Rolfsen, Chairman

Mr. Bob Schwenke

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

COMMISSION MEMBERS NOT PRESENT:

Mr. Steve Turner
Mr. Kenny Vaught

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

Mr. Kevin P. Costello, AICP, Executive Director
Mr. Michael Schwartz, Director, Zoning Services
Mr. Steve Lilly, GISP, Planner

APPROVAL OF THE MINUTES:

Chairman' Rolfsen stated that the Commissioners received copies of the Minutes from the
November 20, 2024 Business Meeting. He asked if there were any comments or corrections?

Mr. Hincks moved to approve the Minutes as presented. Mr. Szurlinski seconded the
motion and it carried unanimously.
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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 7, 2024 and December 4, 2024.

EXPENSES:
Attorney Fees 4,800.00
Auto Expense 32.06
Consultant/Professional Svcs Fees 467.50
Filing Fees 900.00
Legal Ads/Recruitment 231.69
Miscellaneous Expense ‘ 541.24
Office & Board Meeting Supplies ‘ 896.80
Office / Equipment Maintenance 692.40
Office Equipment / Expense 327.48
Office/Liability Expense 527.32
Postage Expense 1,009.75
TOTAL: $ 10,426.24
SALARIES AND BENEFITS:
FICA-BCPC Portion $ 7,008.04
Health/Dental/Life/LTD 17,750.95
Retirement — BCPC Portion 23,408.58
Salaries — Staff Expenses 96,279.04
Salaries — BCPC & BOA 1,540.00
TOTAL: $ 145,986.61

GRAND TOTAL: $ 156,412.85

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. Mis. Goetting seconded the motion and it carried unanimously.
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ACTION ON PLAN REVIEWS:

CHANGE OF CONCEPT DEVELOPMENT PLAN, Corrin_Gulick, Chairwoman, Michael
Schwartz, Staff

1. Request of Bayer Becker, per Rob Keller (applicant) for Bunnell Hill
Development Company Inc., per Roger Wells (owner) for a Change of Concept
Development Plan in an Industrial One/Planned Development (I-1/PD) district, for
an approximate 11.8 acre area having a Parcel Identification Number (PIDN) of
037.00-00-018.00, and being located along the north and west sides of Conrad
Lane, between North Bend Road and Strike The Gold Drive, approximately seven
hundred fifty (750) feet east of Strike The Gold Drive, and directly across from
Carry Back Drive, Boone County, Kentucky. The request is for a Change of
Concept Development Plan to allow the development of sixty-eight (68) attached
single-family residential dwellings within six (6) buildings.

Mr. Richardson moved to defer the request until the January 8, 2025 Business Meeting.
Mr. Szurlinski seconded the motion and it carried unanimously. The next Committee
Meeting for the request is scheduled for December 18, 2024 at 5:00 p.m.

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

2. Request of Sinkula Investments (applicant) for Mt. Zion MHC LP (owner) for
a Zoning Map Amendment from Mobile Home Park (MHP) to Commercial Four
(C-4), including the following variances: (1) reducing the Buffer Yard A width
from ten (10) feet to two (2) feet along Lakeside Drive; and (2) reducing the Buffer
Yard A width from ten (10) feet to two (2) feet along the west property line, for an
approximate 1.2 acre area located at the southwest corner of the intersection of
Mt Zion Road and Lakeside Drive, including the properties at 10013, 10017,
10021, 10025, 10029, and 10033 Lakeside Drive, Boone County, Kentucky. The
request is for a Zoning Map Amendment to allow the development of an eating
and drinking establishment with drive-through service.

Staff Member, Steve Lilly showed an updated plan based upon the results of the Public Hearing
and two Committee Meetings. He showed the connection to the property on the west side of the
site. He read the Committee Report, which recommended approval of the Zoning Map
Amendment and Variances based upon Findings of Facts and Conditions. The Condition Letter
has been signed by the applicant and property owner and submitted to the Planning Commission

The Committee voted 4-0 for approval.

Chairman Rolfsen asked if there was anyone in the audience who wanted to speak in favor or
against the request? Seeing no further comment, Mr. Harper moved, by Resolution to the
Boone County Fiscal Court to recommend approval of the Zoning Map Amendment and
Variances based on the Committee Report, Findings of Fact and Conditions. Ms. Gulick
seconded the motion. Chairman Rolfsen noticed that the Committee vote was 4-0 in favor of
the request but Mr. Lunnemann forgot to check the box. Mr. Lunnemann confirmed he was in
favor of the request. Chairman Rolfsen asked for a vote on the original motion made by Mr.
Harper and seconded by Ms. Gulick. The motion passed unanimously.
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ZONING MAP AMENDMENT, Corin Gulick, Chairwoman, Michael Schwartz, Staff
3. Request of Trauth Homes, Inc. (applicant/owner) for a Zoning Map Amendment

from Rural Suburban (RS) to Industrial One (I-1) for an approximate 5.3 acre area
located at the northeast corner of the intersection of North Bend Road with Conrad:
Lane, Boone County, Kentucky, including the properties with the following Parcel
Identification Numbers (PIDN’s): 048.00-01-001.00 and 048.00-01-001.01.
The request is for a zone change to allow for the development of a 30,000 square
foot flex space/multi-tenant building, a future development site, a Variance
reducing the Buffer Yard D width along the east property line from eighty (80) feet
with a forty (40) foot option to ten (10) feet (Buffer Yard A), and a Conditional Use
Permit to allow Active Recreation.

Staff Member, Michael Schwartz, read the Committee Report, which recommended approval of
the Zoning Map Amendment, Variance and Conditional Use Permit, based upon Findings of
Facts and Conditions. The Committee voted 4-0 in favor of the request and 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. Brad Trauth, applicant, stated that he is happy to bring this recreational
project to Boone County. He would like to break ground late Spring or early Summer, 2025.

Seeing no further comment, Ms. Gulick moved, by Resolution to the Boone County Fiscal
Court to recommend approval of the Zoning Map Amendment, Variance and Conditional
Use Permit, based on the Committee Report and Findings of Fact and Conditions. Mrs.
Kegley seconded the motion and it passed unanimously.

ZONING MAP AMENDMENT, Rick Lunnemann, Chairman, Steve Lilly, Staff

4. Request of Seva at Merchants Square I, LLC (applicant) for Kemba Credit
Union, Inc. (owner) for a Zoning Map Amendment from Commercial
Two/Planned Development/Houston Donaldson Study Corridor (C-2/PD/HDO) to
Office  Two/Planned Development/Houston Donaldson Study Corridor (O-
2/PD/HDO) for an approximate 5.3 acre area located at 5935 and 5945 Merchants
Street, Florence, Kentucky. The request is for a zone change to allow the
development of a four-story, 62,000 square foot hotel.

Staff Member, Steve Lilly noted that the applicant provided line of sight drawings and building
materials that agreed to the lawsuit settlement. He read the Committee Report, which
recommended approval of the Zoning Map Amendment based upon Findings of Facts and
Conditions. The Committee voted 4-0 in favor of the request and the applicant and owner have

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. Ravi Narsinghani, applicant, stated that he was in agreement with the

Conditions and was available for questions if necessary.
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Seeing no further comment, Mr. Lunnemann moved, by Resolution to the City of Florece to
recommend approval of the Zoning Map Amendment based on the Committee Report
outlining Findings of Fact and Conditions. Mr. Szurlinski seconded the motion. Dr. Clark
asked what is the average the extended stay occupancy rate? Mr. Narsinghani replied upper
70s% to low 80s% occupancy rates. Chairman Rolfsen asked for a vote on the original
motion made by Mr. Lunnemann and seconded by Mr. Szurlinski. The motion passed

unanimously.

ZONING TEXT AMENDMENT, Rick Lunnemann, Chairman, Michael Schwartz, Staff

5. Request of the Boone Fiscal Court to consider Zoning Text Amendments to
Section 505.5 (Use District Matrix) and Section 2703.7 (Graves Road —
Commercial Development Standards), of the Boone County Zoning Regulations
adding Residential Storage Warehouse (mini warehouse) as a conditional use
within the Graves Road — Commercial (GR-C) district, subject to certain
restrictions.

Staff Member, Michael Schwartz, read the Committee Report, which recommended approval of
the Zoning Text Amendments based upon Findings of Fact with one change or Condition. It is
noted in the Committee Report. The Committee voted unanimously in favor of the request.

Seeing no further comment, Mr. Lunnemann moved, by Resolution to the Boone County
Fiscal Court to recommend approval of the Zoning Text Amendments based on the
Committee Report and Findings of Fact and with one Condition. Mrs. Steele seconded the

motion and it passed unanimously.

ZONING TEXT AMENDMENTS, Rick Lunnemann, Chairman, Michael Schwartz, Staff

6. Request of the Boone County Planning Commission Technical/Design
Review Committee to consider a series of amendments to the Boone County
Zoning Regulations pertaining to solar energy systems and battery storage
facilities. :

Staff Member, Michael Schwartz, read the Committee Report, which recommended approval of
the Zoning Text Amendments based upon Findings of Fact. The Committee voted unanimously

in favor of the request.

Seeing no further comment, Mr. Lunnemann moved, by Resolution to the Boone County -
Fiscal Court, City of Florence, City of Union and City of Walton to recommend approval of
the Zoning Text Amendments based on the Committee Report and the Findings of Fact.
Mrs. Kegley seconded the motion and it passed unanimously.

TECHNICAL/DESIGN REVIEW, Rick Lunnemann, Chairman, Michael Schwartz, Staff
7. Turfway Crossing Signage — 1336 Hansel Avenue

Mr. Michael Schwartz presented the request. The Technical/Design Review Committee met prior
to the Business Meeting. The request is to modify an existing sign for Turfway Crossing. The
previous sign was approved prior to the adoption of the Houston-Donaldson Study. The
Committee recommended Option 3 because it has a larger sign for the name of the development.
The second condition is to allow no more than 3 tenant panels. If more are needed,
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the applicant would have to reapply. The third condition is to require the sign base to be at least
24 inches in height as viewed from the public street.

Mr. Lunnemann moved to approve the request subject to the conditions previously stated.
Mrs. Goetting seconded the motion and it passed unanimously.

NEW BUSINESS

CHANGE OF CONCEPT DEVELOPMENT PLAN/CONDITIONAL USE PERMIT, Michael Schwartz,
Staff '

8. Request of Alex Othman (applicant/owner) for: (1) a Change of Concept Development.
Plan for an approximate 2.62 acre area of the site; (2) a Conditional use Permit for an
approximate 7.52 acre area of the site; and (3) expansion of an existing commercial
parking facility for an approximate 2.02 acre area of the site. The site is an approximate
9.54 acre area located at 527-535 Hunter Road and 571-591 Hunter Road, Boone County,
Kentucky, which is currently zoned Commercial Services (C-3). The submitted request
is to allow the conversion of an approximate 7.52 acre area of the site from commercial
parking to a truck stop and to allow the expansion of the existing commercial parking
facility on an approximate 2.02 acre area of the site.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Steve Lilly, Staff

9. Request of Dualite Sales and Service, Inc., per Greg Hoffer (applicant) for Mikes No
67, LLC (Mike’s Carwash) (owner) for a Change of Concept Development Plan in a
Commercial Two/Planned Development (C-2/PD) district, for an approximate 0.97 acre
area located at 8534 US 42, Florence, Kentucky. The request is for a Change of Concept
Development Plan to allow for alternative signage than what is allowed by the underlying
zoning district.

ZONING MAP AMENDMENT, Lauren Elliott, Staff

10. Request of Susan Shuffett (applicant/owner) for a Zoning Map Amendment from
Industrial Three Surface Mining (I-3) to Agriculture (A-1) for an approximate 28.4 acre
portion of the property, having a total area of approximately 32.2 acres, located at 5856
Burlington Pike, Boone County, Kentucky. The request is for a zone change to allow for
the creation of one (1) additional building lot.

Dr. Clark moved to schedule the Public Hearings for Iltems #8, #9 and #10 on January 8,
2025 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, noted that it is the time of the year to appoint a representative from
the Planning Commission to serve on the OKI Board of Directors for 2025. Randy Bessler is
currently the Planning Commission’s representative and he would like to serve another term.
Mrs. Kegley moved to reappoint Randy Bessler to represent the Planning Commission
and serve on the OKI Board of Directors for 2025. Ms. Gulick seconded the motion and it

passed unanimously.
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L COMMITTEE REPORTS:

- Airport (Randy Bessler)
No Report

- Administrative/Personnel (Tom Szurlinski)
No Report

- Enforcement (Tom Szurlinski)
No Report

- Long-Range Planning/Comprehensive Plan (Bob Schwenke)

The Comprehensive Plan Update Workshop is tomorrow from 5:30 — 7:30 p.m. at the Union Fire
Station on U.S. 42

- Technical/Design Review (Rick Lunnemann)
No Report

- Executive (Charlie Rolfsen)
No Report

J. CHAIRMAN'’S REPORT: (Charlie Rolfsen)

Chairman Rolfsen announced that the 2025 Election of Planning Commission Officers will be
held on January 8, 2025. He appointed Bob Schwenke and Janet Kegley to serve as the
Nominating Committee. He suggested that anyone who was interested in serving as an officer
of the Board to notify a member of the Nominating Committee before January 8, 2025 so that
your name can be added to the ballot.

K. OKI REPORT: (Randy Bessler)
No Report

L. ADJOURNMENT:

There being no further business to come before the Planning Commission, Mr. Bessler moved
to adjourn the meeting. Mr. Lunnemann seconded the motion and it passed unanimously.
The meeting was adjourned at 7:36 p.m.

APPROVED

Charlie Rolfsen
Chairman

%;/%/

Kevin P. Costello, AICP
Executive Director
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ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT

TO: Boone County Planning Commission

FROM: Rick Lunnemann, Chair

DATE: November 20, 2024

RE: Request of Seva at Merchants Square I, LLC (applicant) for Kemba Credit

Union, Inc. (owner) for a Zoning Map Amendment from Commercial Two/Planned
Development/Houston Donaldson Study Corridor (C-2/PD/HDO) to Office
Two/Planned Development/Houston Donaldson Study Corridor (O-2/PD/HDO)
for an approximate 5.3 acre area located at 5935 and 5945 Merchants Street,
Florence, Kentucky. The request is for a zone change to allow the development
of a four-story, 62,000 square foot hotel.

APPROVAL

REMARKS:

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

2. We, the Committee, recommend approval of the above referenced Zoning Map

Amendment based on the following findings of fact:

FINDINGS OF FACT (Zoning Map Amendment):

1.

The proposed zoning map amendment from C-2/PD/HDO to 0O-2/PD/HDO is consistent
with the 2040 Future Land Use Map of the comprehensive plan, Our Boone County Plan
2040 which designates the site for Commercial uses.

Commercial uses are described as “retail, corporate and professional office, interchange
commercial, indoor commercial recreation, restaurants, services, etc.” The Concept
Development Plan proposes an extended stay hotel which is consistent with the
designation. The request is to allow the hotel to have a higher building intensity that
what would currently be permitted.

The Committee concluded that the proposal is consistent with the Houston-Donaldson
Study recommendation for Subarea 1 which includes the following recommendations:

a) Future development and/or redevelopment in Subarea One should be of
commercial or office type land uses and not of light industrial or residential uses.

b) New development in Subarea One should be aesthetically harmonious with
existing surrounding land uses so as to fit into the built landscape.

The Committee concluded that the proposal is consistent Goal A of the Houston-
Donaldson Study Goals and Objectives for Subarea 1.
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Extended Stay Hotel — Merchants Street
November 20, 2024

Page 2

Goal: Maintain the successful business climate of the South Entrance Subarea.

Objectives:

1.

Continue to consistently apply the Design Standards for future development
and/or redevelopment.

Continue to support the Commercial and Office uses and zoning classifications in
future editions Boone County Zoning Ordinance and future editions of the Boone
County Comprehensive Plan and its Future Land Use map.

The following conditions are necessary to achieve consistency with the Our Boone
County Plan 2040 and 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 approval shall be based on the revised Concept Development Plan and
building material as presented at the November 20, 2024, Zone Change
Committee Meeting.

The sides and rear of the dumpster enclosure shall be constructed with masonry
that matches the building.

Light poles or fixtures shall be downlit and directed away from the adjoining
Greenview Subdivision. Lighting shall be limited to 25 feet in height in the rear of
the building. Light poles will be limited to 25 feet in height on the sides of the
building. Building sconce lighting will be permitted on the sides of the building.

That evergreen trees, consistent with a Buffer Yard D, be planted in a double row
spaced 10 feet on center in an equal lateral triangle configuration near the top of
slope along rear of the development.

That some decorative furniture (benches and trash cans) be added to the
outdoor patio in the rear and at the west building entrance.
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ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

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

DATE: November 20, 2024

REMARKS:

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

Committee Report.

ZONING MAP AMENDMENT, Rick Lunnemann, Chairman, Steve Lilly, Staff

1. Request of Seva at Merchants Square Il, LLC (applicant) for Kemba Credit
Union, Inc. (owner) for a Zoning Map Amendment from Commercial Two/Planned
Development/Houston Donaldson Study Corridor (C-2/PD/HDO) to Office:
Two/Planned Development/Houston Donaldson Study Corridor (O-2/PD/HDO) for
an approximate 5.3 acre area located at 5935 and 5945 Merchants Street,
Florence, Kentucky. The request is for a zone change to allow the development
of a four-story, 62,000 square foot hotel.
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COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mrs. Kathy Clark

Mrs. Pamela Goetting

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

Mrs. Janet Kegley

Mr. Rick Lunnemann

Mr. 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. Eric Richardson

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

Mr. Kevin P. Costello, AICP, Executive Director
Mr. Michael D. Schwartz, Director, Zoning Services
Mr. Steve Lilly, PLS, GISP, Planner

Chairman Rolfsen introduced the second item on the Agenda at 8:37 p.m.

ZONING MAP AMENDMENT, Steve Lilly, Staff

2. Request of Seva at Merchants Square I, LLC (applicant) for Kemba Credit
Union, Inc. (owner) for a Zoning Map Amendment from Commercial Two/Planned
Development/Houston Donaldson Study Corridor (C-2/PD/HDOQO) to Office
Two/Planned Development/Houston Donaldson Study Corridor (O-2/PD/HDO) for
an approximate 5.3 acre area located at 5935 and 5945 Merchants Street,
Florence, Kentucky. The request is for a zone change to allow the development

of a four-story, 62,000 square foot hotel.
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Staff member, Steve Lilly, referred to his PowerPoint presentation (see Staff Report). The 5.3
acre site is located solely in the City of Florence and on the north side of Merchants Street. The:
proposal is a 4 story extended stay hotel consisting of 99 rooms. The submitted Concept
Development Plan includes a 62,000 square foot building that is 60 feet tall. The site will have 2
new curb cuts onto Merchants Street. The parking lot will have 97 regular parking spaces and 5
ADA compliant parking spaces. A triangular parcel will be transferred from Lot #9 (Kemba Credit
Union) to Lot #8. The size of the proposed hotel lot will be 2.2 acres. Mr. Lilly described the history
of the area including the lawsuit settlement. It dates back to 1988. There were certain agreements
made as a result of the lawsuit filed by the developer. It included certain design and building
material/colors. He showed examples of brick. The site has 535 feet of road frontage along
Merchants Street and 270 feet along Seligman Drive. The majority of the site is flat. The rear
portion of the site drops off significantly — 35% grade. The site is located within the 55 DNL aviation
noise level. Mr. Lilly described the current and adjacent land uses and zoning. Pages 3-5 of the
Staff Report include the applicable Zoning Regulations. The 2040 Future Land Use Map
designates the site as Commercial (C). It is part of Subarea One of the Houston-Donaldson Study,
which recommends commercial or office uses. Other references to the Comprehensive Plan and
Houston-Donaldson Study are outlined in the Staff Report. Mr. Lilly showed photographs of the
site and adjoining properties. It included photos of many building roof types and materials,
including brick and standing seam metal roofs. Mr. Lilly showed images of the proposed hotel.
The images have been updated by the applicant. On Pages 8-9 of the Staff Report, there are
many Staff Comments. A traffic memo was submitted by the applicant. The proposed
development will have an insignificant impact on the surrounding area. Staff has provided
comments related to meeting the PD requirements. In addition, the applicant will need to address
the requirements of the Houston-Donaldson Study. A number of agencies were contacted for their
comments. Those comments are attached to the Staff Report. The City of Florence had a number
of comments related to the PD overlay district. They should be addressed by the applicant at the
Committee meeting. Also, Mr. Costello questioned why SD1 made comments about the plan as

the project is located in the City of Florence?

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

Mr. Ravi Narsinghani, applicant, showed a PowerPoint presentation. He stated that they have two
hotels already in Florence. His company wants to build a new brand, Hilton Hotel — LivSmart
Studios. It is a studio apartment-style extended-stay hotel brand. It will serve the existing
businesses in the Florence area — growing manufacturing businesses and the aerospace industry.
It will also serve the traveling medical community. Guests will stay 30, 60 and 80 nights. They
may have daily guests but it isn't their model. Other types of guests would be insurance claims
guests and engineering consultants. He showed photographs of the interior including the
guestrooms. It will have laundry rooms, fitness areas, a drop zone and Amazon lockers. It will
have electric charging stations, 44% green space, exterior fagade features of masonry and
cement board (faux wood) elements. Mr. Narsinghani showed building elevations representing
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the brick type and color schemes used for the Hilton Garden Inn and Towne Place Suites. It will
be a mix of off white, medium gray and darker gray brick. There are 15 of these brands under
construction now. There are 200 of these projects committed nationwide. A multi-story building is
better than a single story retail use.

Chairman Rolfsen asked if anyone in the audience would like to speak in favor or against the
request or had any questions?

Mr. Brian Kenwright, 5912 Greenview Road, expressed a concern about the lighting and air
conditioning units from the hotel. Mr. Narsinghani replied that there are some muliti-story
structures nearby such as the Dominion and 2 other hotels in the area. The tree line will not be
touched. It is a large buffer. They will not grade that area. In addition, all of the storm water will
be directed and connected to the Walmart detention pond.

Mr. Darrel Stephenson, 979 E. Circle Drive, stated that most of the muilti-story buildings in the
area appear to be on the side of Merchants Street. They don’t back up to residential properties.
The hotel will sit high and the leaves will come down in the winter. He inquired on how far the
parking area is from the tree line? Traffic will come and go all day. He expressed a concern about

privacy and traffic.

Seeing no one else, Chairman Rolfsen asked if the Commissioners had any questions or
comments? He asked if the air conditioning units will be on the roof or ground? Mr. Narsinghani
replied that there will be two rooftop units along with some ground level systems. All the parking
will be located in the front of the building. There will be no substantial outdoor activity facing the
residential community next door. They will increase the buffer to the rear. There are no balconies
on the building. The rooftop equipment will have a parapet and will be shielded from view. The
building will have studio apartments — one bedroom. The longer you stay, the more you save. The
lowest cost would be $109.00 per night based upon the length of stay.

Mr. Szurlinski asked if there was a connection between the site and the Kemba Credit Union? Mr.
Narsinghani replied no.

Mr. Lunnemann asked the applicant to review the color palette of the “lawsuit settlement” area to
see if what they are proposing is permitted? Mr. Narsinghani didn’t know if his other two hotels

were in this area or not.

Mrs. Kegley asked if the applicant had a measurement of the shortest distance from the proposed
hotel to the closest neighbor? Mr. Narsinghani offered to bring a sight distance drawing to the

Committee meeting.

Ms. Gulick asked if they had a designated area for pets? Mr. Narsinghani showed the location of
the area close to the auto parts building. It is an open area.
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Dr. Clark asked how does the proposed development differs from the Homewood Suites product?
Mr. Narsinghani responded that Homewood Suites is 30% studios, 30% one bedroom and 30%

two bedroom.

Seeing no further questions or comments, Chairman Rolfsen announced that the
Committee Meeting for this item will be on November 20, 2024 at 5:00 P.M. This item will
be on the Agenda for the Business Meeting on December 4, 2024 at 7:00 p.m. in the Fiscal
Courtroom. Chairman Rolfsen closed the Public Hearing at 8:13 p.m.

APPROVED:

-

Charlie Rolfsen
Chairman

Attest:

Kevin P. Costello, AICP ‘
Executive Director
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DEED

"' KNOW ALLMEN BY THESE PRESENTS:

-~ That D CKY 18, LLC, a Kentucky limited Tability company,successor in interest to -
P.C,=KY 18 Partnership, the GRANTOR, by and through its duly authorized member, for and in
.consideration of $1,400,000.00 paid to the GI ANTOR by the GRANTEE herein, the receipt of
iwhich is hereby acknowledged, do bargain, sell'and convey to the following named GRANTEE,

KEMBA CREDIT UNION; INC., an Ohio not-for-profit corporation,

its sticcessors and assighs forever, the following described real estate, in the City of Florence, '
County of Boone, and State of Kentucky, to wit:

| Street Address: ... /Merolianits Strest, Florence, Kentucky 41042
Grantée’s Address: Centtre Blvd I fer- D

“Tay Addresa: resdaliredid Linton,Ihe 816> i on Candre BIU, s Chesfes Do
Grentor’s Address: 8800 Banker’s Street, Suite 3, Florence, Kentucky 41042 YsoLq

 GowNe:R&R2A Plat Cab. 5, Slide 798

Being all of Lots 8and9, ,‘jSﬁecﬁbn-. 12, Merchants: Square Subdivision, as shown on the plat
recorded at Plat Cabinet 5, Slide 708 of the Boone County Clerk’s Office at Burlington; Kentucky.

| Boone county
~_/D1057 PG 846

Piinted ot 9127/2024 10:37 AM:




Bemg'(‘he same property conveyed to the Grantor herein by Deed dated December 23, 1996

and recorded ‘in.Deed Book: 635, Page 272 of the Boone County Clerk’s records at

‘Burlington, Kentucky..

K Post 6% i ‘Som

Togettier with all the prlwleges ard appurtenances to’'the ‘same belonging, To have and to hold

forever the same to the. GRANTEE, in the fashion and manner stated above in the conveying
_clause, with covenants of general: warranty

, GRANTOR and ’GRANTEE both: ceitify, under oath; that the-consideration reflected in this Deed
‘ 4sthe full consideration paid for the property and GRANTEE joins in this Deed for the sole
| purpose of making this certificate about the consideration.
DATED this_30 ‘day“-ofiuly, 2015.

GRANTOR: ‘
'D.C. -KY 18, LLC, by it sole Merriber
D:M.C. Holdings Lid. Co,

By Regnans Gror

o o S Rlchard‘D Crist, ‘Manager
steE oD -
W KEN‘PUGIGI COUNTY OF __humilfnn [GRANTOR];
The foregomg instrument was swomn fo and acknowledged before me this _ 3D _day of July, JOI 5

by RICHARD D.CRIST as Manager of D.M.C. Holdings Ltd. Co.,. the e sole Member of D.C.
Sera & tucky limited liability company, for and on behalf of saJd company

MLWH ”NOTARYPUB T

NO!W Public. Sme of Olvo _ Keahwlq:-State—at—barge

7 / Wm%mmﬂv My Commission expires:

DHID o
ﬂmela‘- COUNTY. OF Hﬂm:lfon [GRANTEE]

'The statement about consideration i in the foregoing instrument was sworn to and acknowledged
K before ‘me this 30 ‘day of July 2015, by W as __ Prosidout of KEMBA
] INC,, an Ohio not-for-pro t corporatxon, for and on behalf of said corporation.

JA&K LTl{(Ela(wER AL
==Y orney a RO e
| Nowy Publ, Sun o OH6. o e YSPUBMCI
5/ wmm@gom ' My Commission expires:
P ‘ B(LO&’/ Tbog

'H/DEEDSICRIST\DCKY 18, wpi L
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Located in Boone County; Kentucky,; :GR‘dUP 2033A

Beirig all of Lot No. 8 and Lot No. 9-as shown on plat of Merchants Square Section No, 12
'recorded inPlat Cabinet 5, page 798 in the office of the Clerk of Boone County, Kentucky.

Being part of the land conveyed to DC KY 18 Partnership by deed dated December 23, 1996,
recorded in Deed Book 635, page 272, said records. D C KY 18 Partnership, also known as
D.C.-KY 18 Partnership converted to-D.C.-KY 18, LLC, a Kentucky limited liability company,
as evidenced by Articles of Organization recorded in Articles Book 33, page 163, said records.
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October 1, 2024

Steve Lilly, Planner

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

steve.lilly@boonecountyky.org

RE:  Traffic Mémorandum — Proposed Hotel Development
5935 & 5945 Merchants Street, City of Florence, Boone County, Kentucky

Dear Mr. Lilly:

This memorandum is in response to a request of the Boone County Planning Commission regarding
the expected trip generation of the proposed hotel development, which is located at 5935 and 5945
Merchants Street. The hotel is proposed to have a total of 99 rooms. Two access points are proposed
on Merchants Street, with an ample amount of sight distance from both access points. The following
and attached exhibits are support for why this development is anticipated to have an insignificant
traffic impact to the surrounding roadways.

Trip Generation
Per Exhibits A, B, and C, the Institute of Transportation Engineers (ITE) Trip Generation Manual

estimates that a hotel with 99 rooms would generate a total of approximately 46 AM trips (26 entering
and 20 exiting), 58 PM trips (38 entering and 20 exiting), and 650 — 791 weekday trips (range being
325 entering and 325 exiting to 396 entering and 395 exiting), respectively.

Conclusion o
Based on the trip generation exhibits (Exhibits A, B, and C), it is anticipated the proposed development

will have an insignificant traffic impact to the surrounding roadways.

If there are any other concerns related to the traffic characteristics of the proposed development,
don’t hesitate to reach out and we can go from there.

Respectfully Submitted,

By
g

Jon Girdler, P.E.

CC: Bill Viox
Megan deSola
Michelle Bollman




EXHIBIT A
Hotel

. (310)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:

Avg. Num. of Rooms:

Directional Distribution:

Rooms

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
General Urban/Suburban

28

182
56% entering, 44% exiting

Vehicle Trip Generation per Room

Average Rate Range of Rates 7_“_Standqrg Pf?Y?ﬁti‘,’H, -
0.46 _020-08 014
Data Plot and Equation
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Trip Gen Manual, 11th Edition
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EXHIBIT B

Hotel
(310

Vehicle Trip Ends vs:

Rooms
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
Setting/Location: General Urban/Suburban

Number of Studies: 31
Avg. Num. of Rooms: 186
Directional Distribution: 51% entering, 49% exiting

Vehicle Trip Generation per Room L
Average Rate » Range of Rates M_Standard szviation -
0.59 02-106 . 022
Data Plot and Equation
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Fitted Curve Equatlon: T = 0.74(X) - 27.89 R*=0.78

Trip Gen Manual, 11th Edition

hitps://www.itetripgen.org/printGraph

e Institute of Transportation Engineers

17



EXHIBIT C

Hotel
(310)

Vehicle Trip Ends vs:

Rooms
On a: Weekday
Setting/Location: General Urban/Suburban
Number of Studies: 7
Avg. Num. of Rooms: 148

Directional Distribution:

50% entering, 50% exiting

Vehicle Trip Generation per Room

Average Rate

7.99 5.31-9.53

Data Plot and Equation

Range of Rates
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Standard Deviation
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Fitted Curve Equation: T = 10.84(X) - 423.51 R?=0.85

Trip Gen Manual, 11th Edition
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BOONE COUNTY PLANNING COMMISSION

www.boonccountyky.org/pe Boone County Administration Building
www.honnecountygis.com 2950 Washington Street, Room 317
P.O. Box 958

Burtington, KY 41005

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

November 22, 2024

Ravi Narsinghani

Seva at Merchants Square |i, LLC
5905 Merchants Street

Florence, Ky 41042

RE: Request of Seva at Merchants Square II, LLC (applicant) for Kemba Credit
Union, Inc. (owner) for a Zoning Map Amendment from Commercial Two/Planned
Development/Houston Donaldson Study Corridor (C-2/PD/HDO) to Office
Two/Planned Development/Houston Donaldson Study Corridor (O-2/PD/HDO)
for an approximate 5.3 acre area located at 5935 and 5945 Merchants Street,
Florence, Kentucky. The request is for a zone change to allow the development

of a four-story, 62,000 square foot hotel.

Dear Mr. Narsinghani:

The following represents the recommended conditions of approval for the above referenced
application as discussed by the Planning Commission at their November 20, 2024 meeting. As
you verbally agreed to these conditions at that meeting, please so indicate by signing in the
space provided at the end of this letter and return the original letter to the Planning
Commission’s office no later than December 2, 2024.

CONDITIONS

1. The approval shall be based on the revised Concept Development Plan and building
material as presented at the November 20, 2024, Zone Change Committee Meeting.

2. The sides and rear of the dumpster enclosure shall be constructed with masonry that
matches the building.

3. Light poles or fixtures shall be downlit and directed away from the adjoining Greenview
Subdivision. Lighting shall be limited to 25 feet in height in the rear of the building. Light
poles will be limited to 25 feet in height on the sides of the building. Building sconce
lighting will be permitted on the sides of the building.

4, That evergreen trees, consistent with a Buffer Yard D, be planted in a double row
spaced 10 feet on center in an equal lateral triangle configuration near the top of slope
along rear of the development.

5. That some decorative furniture (benches and trash cans) be added to the outdoor patio
in the rear and at the west building entrance.
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Page 2

Sincerely,

Steven C. Lilly, PLS
Planner, Zoning Services

SCL
AGREEMENT

We, the property owners/developer of the approximate 5.3 acre area located at 5935 and 5945
Merchants Strest, Florence, Kentucky, agree to the conditions listed herein for the above

referenced Zoning Map Amendment.

Date

mba Credit Yhion, Inc (Owner)

%V e T 11-26-2024

Seva at Merchants Sa#are [1, LLC (Applicant/Developer) Date




CITY OF FLORENCE, KENTUCKY
READING SUMMARY

ORDINANCE 0-1-2025

AN ORDINANCE ADOPTING AND APPROVING A ZONING MAP AMENDMENT
FROM COMMERCIAL TWO/PLANNED DEVELOPMENT/HOUSTON DONALDSON
STUDY CORRIDOR (C-2/PD/HDO) TO OFFICE TWO/PLANNED
DEVELOPMENT/HOUSTON DONALDSON STUDY CORRIDOR (0O-2/PD/HDO) FOR
AN APPROXIMATE 5.3 ACRE AREA LOCATED AT 5935 AND 5945 MERCHANTS
STREET, FLORENCE, KENTUCKY, TO ALLOW THE DEVELOPMENT OF A FOUR-
STORY, 62,000 SQUARE FOOT HOTEL. (SEVA AT MERCHANTS SQUARE II,
LLC/KEMBA CREDIT UNION, INC.)

The effect of this Ordinance is to allow a zoning map amendment from Commercial
Two/Planned Development/Houston Donaldson Study Corridor (C-2/PD/HDO) to Office
Two/Planned Development/Houston Donaldson Study Corridor (O-2/PD/HDO) for an
approximate 5.3 acre site located at 5935 and 5945 Merchants Street, Florence, Kentucky, to
allow the development of a four-story, 62,000 square foot hotel.

The full text of Ordinance O-1-2025 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 s ary of the contents of Ordinance O-1-2025

and that it has been prepared by me on the 6 day of January, 2025, and I am an attorney
licensed to practice law in the Commonwealth of Kentucky.

THOMAS K NIENABER
S , SON & NIENABER, PLLC
7 ing Boulevard, P.O. Box 756

Florence, Kentucky 41022-0756
Phone: (859) 371-7407

Fax: (859) 371-9872

Email: tnienaber@fuse.net
Fax: (859) 371-9872




CITY OF FLORENCE, KENTUCKY
ORDINANCE 0-1-2025

AN ORDINANCE ADOPTING AND APPROVING A ZONING MAP AMENDMENT
FROM COMMERCIAL TWO/PLANNED DEVELOPMENT/HOUSTON DONALDSON
STUDY CORRIDOR (C-2/PD/HDO) TO OFFICE TWO/PLANNED
DEVELOPMENT/HOUSTON DONALDSON STUDY CORRIDOR (O-2/PD/HDO) FOR
AN APPROXIMATE 5.3 ACRE AREA LOCATED AT 5935 AND 5945 MERCHANTS
STREET, FLORENCE, KENTUCKY, TO ALLOW THE DEVELOPMENT OF A FOUR-
STORY, 62,000 SQUARE FOOT HOTEL. (SEVA AT MERCHANTS SQUARE II,
LLC/KEMBA CREDIT UNION, INC.)

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-24-034-A
recommended approval, with conditions, for a zoning map amendment, 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:

SECTION I

That the request of Seva at Merchants Square II, LLC (Applicant) for Kemba Credit
Union, Inc. (Owner) for a Zoning Map Amendment from Commercial Two/Planned
Development/Houston Donaldson Study Corridor (C-2/PD/HDO) To Office Two/Planned
Development/Houston Donaldson Study Corridor (O-2/PD/HDO) for an approximate 5.3 acre
site located at 5935 and 5945 Merchants Street, Florence, Kentucky, to allow the development of
a four-story, 62,000 square foot hotel, shall be and is hereby approved. '

The real estate which is the subject of this request is more particularly described in
Exhibit “A,” attached hereto and incorporated herein by reference. The zoning map of Boone
County, Kentucky, as it applies to the City of Florence, Kentucky, shall be amended or changed
to reflect the zoning map amendment for this subject property.



SECTION II

The approval of this zoning map amendment is granted subject to the conditions, terms
and provisions of the Boone County Planning Commission recommendation, including its
Committee Report, made a part of that recommendation, a copy of that recommendation and
Committee Report of the Boone County Planning Commission being attached, marked Exhibit
“B” and incorporated herein as if fully set out, this recommendation being in the form of
Resolution No. R-24-034-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-24-034-A, marked Exhibit “B”, and attached hereto.

SECTION IV

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

SECTION V

If the approval for this zoning map amendment shall be held invalid, in whole or in part,
by any Court of proper jurisdiction, that invalidity shall not affect the validity of any of the other
zoning regulations, zoning map, or comprehensive plan provisions 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 28" DAY OF JANUARY, 2025.



PASSED AND APPROVED ON SECOND READING AND PUBLICATION ORDERED
THIS 11t" DAY OF FEBRUARY 2025.

APPROVED:

Ovide W) Qblece P

Julie/M. Aubuchon, Mayor

Melissa Kramer, City Clerk




0-1-2025 Exhibit "C"
CITY OF FLORENCE, KENTUCKY

PLANNING AND ZONING COMMITTEE

IN RE: AGREED ADDITIONAL CONDITIONS - REQUEST OF SEVA AT
MERCHANTS SQUARE II, LLC (APPLICANT) FOR KEMBA CREDIT UNION,
INC. (OWNER) FOR A ZONING MAP AMENDMENT FROM COMMERCIAL
TWO/PLANNED DEVLOPMENT/HOUSTON DONALDSON STUDY CORRIDOR
(C-2/PD/HDO) TO OFFICE TWO/PLANNED DEVELOPMENT/HOUSTON
DONALDSON CORRIDOR (0O-2//PD/HDO) FOR AN APPROXMIATE 5.3 ACRE
AREA LOCATED AT 5935 AND 5945 MERCHANTS STREET, FLORENCE,
KENTUCKY. THE REQUEST IS FOR ‘A ZONE CHANGE TO ALLOW THE
DEVELOPMENT OF A FOUR-STORY, 62,000 SQUARE FOOT HOTEL.

The Planning and Zoning Committee has recommended and the Applicant has agreed that

the following additional condition will apply to the request described above.

1. Condition #3 of the Boone County Planning Commission Zone Change/Concept Plan
Committee Report shall be amended as follows:

The following lighting conditions shall apply only to the hotel lot at 5945 Merchants Street:

A. Light poles and their associated fixtures shall only be permitted in the front parking lot
and shall be limited to 25” in height. All lighting from pole mounted light fixtures shall
be downlit or oriented away from Greenview Subdivision.

B. Illumination of the side building facades shall be limited to 3,000 - 4,000 K white or soft-
yellow ground mounted or wall mounted uplighting.

C. Illumination of the rear building facade and/or outdoor patio area shall be limited to low-
wattage recessed ceiling lights and/or wall scones which are installed below the second-
floor level of the hotel.



Agreed to this /% day of . 2025,

M
By: / /wﬂ/% é&aﬂr c€0

‘\/ (Title)

COUNTY OF (//’zu%é/’ STATE />

(-
o The foregoing instrument was acknowlegged before me this (ﬂ day of
Mnvia~ - 2025, by Ton 5:/77%,, ~, the 7’/7’/72/& /',,W// &’ |, on behalf of

the-company. fvu toe (7ol P (e PURIT
N\

NOTARY PUBLIC, State at Large
My Commission Expires:

7 JOSEPH MORGAN HUTSON
Altorney at Law
ttary Public, State of Ohio
;48 ammission Has No Explration
Dints Sertion 14703 ORC.






























