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CONCEPT DEVELOPMENT PLAN 927 5§
BOONE COUNTY PLANNING COMMISSION JUN 0 3 2025
Seven (7) copies of submitted drawings are required PL ASS,%“&EC%%J\;JT_Y
ISSION

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

SECTION A: (To be completed by applicant)

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

Change in an Approved Concept Development Plan

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

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

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

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

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

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

Bank of America Ground Up FLORENCE, KY

2. Name of Project:

3. Location of Project: 8748 US Hwy 42

4, Total Acreage of Project: 0.945

5. Current Zoning of Property:

6. Date of previous zoning map amendment or Approved Concept Development Plan (if applicable):
7. Is the site subject to a specialized Land Use Study approved by the Boone County Planning

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

8. Proposed Use(s) (specify each use):
Business- Bank

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

10. Have you submitted a Concept Development Plan: Yes [] No
11. Are you applying for any of the following (check all that apply):

Conditional Use Permit Variance
12. Current Owner: FABRMVIEW COMMONS LLC

957 TRAEMORE PL

Address:
Union KY 41091
City State Zip Code
Phone Number: Fax Number:

Email:
Bank of America

13. Applicant:
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14,

15.

16.

17.

18.

19.

C/0 28 Station Street

Address:
Manalapan NJ 07726

City State Zip Code

973-600-5776

Phone NUmber: Fax Number:

ksilsbe@peconsultingcorp.com

Email:
Are there any existing buildings on the site; 1 ves No
If yes, indicate how many:
1221 45 Z2078%
Deed Book Page Number Group Number

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

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

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

Local Fire District

Local School District

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

USDA NRCS/Boone County
Conservation District

Other:

Boone County Building Department
Boone County Public Works Department
C 1 Boone County Water District

1 cincinnati Bell

1 cincinnati/Northern Kentucky international
]

.

[

Airport (Kentucky Airport Zoning Commission
for height restrictions near the airport)
Duke Energy
Florence Public Services Department
B Kentucky Division of Water
Kentucky Transportation Cabinet

0 OO0

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

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

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

and expires on

M [05/30/2025
Property Owner's Signature:

Applicant’s Signature:

%QEQA@O wl2]z5
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SECTION B: (To be completed by Planning Commission staff)
2

quU G275
Receipt #: /A2

& = 922
1. Date Received: ___\/ ! ) }I A2 Fee Received: ¢ A 534

2. Number of Copies Received:

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

Completed Application
Concept Development Plan

Legal Description
Names and Mailing Addresses of Adjacent Property Owners

4, Date the application is Administratively*@plete (as defined in KRS 100.211):

)
5. Staff Reviewer: S&@i// g/

g ?/ZL Lkn;/cw A

6. Committee Chairperson: /
=
7. Scheduled Public Hearing Date: 7/27/2 S
8. Boone County Planning Commission Action: Date of Action: é?/(&//¢5
< Approved
///
tl Approved with Conditions
Denial
Other

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

BCPC: May 2024
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STAFF REPORT

Request of Bank of America (applicant) for Farmview Commons LLC (owner) for a Change
of Concept Development Plan in a Commercial Two/Planned Development (C-2/PD) district, for
an approximate 1.0 acre area located at 8748 US 42 and being located at the northeast corner of
the intersection of US 42 with Farmview Drive, Florence, Kentucky. The submitted request is to
modify conditions imposed with the previous Concept Development Plan.

July 2, 2025

PROPOSAL

This application is for a Change in Concept Development in a Commercial Two/Planned
Development (C-2/PD) zone.

The submitted site plan generally complies with the approved concept plan, but the applicant is
seeking relief from two of the conditions as follows:

Note #6 — The outlot architecture will follow what was previously submitted and approved with the
2021 change in concept development plan. The pitched roof and flat roof may be

flipped.

Note #13 — The site lighting will be consistent throughout the development.

SITE HISTORY

1996 A Zoning Map Amendment and Concept Development Plan for a 321-acre area on both
sides of US 42 (Plantation Pointe North) was conditionally approved by the City of
Florence. The 10.8-acre tract located in Florence was part of the request and was rezoned
to Commercial Two/Planned Development (C-2/PD). The area was identified as “Area
12" on the approved 1996 Concept Development Plan and a condition was imposed which

limited the building height in this area to 35 feet.

2014 A Change in Concept Development Plan to modify the previous building height condition
for the 10.8-acre tract was conditionally approved by the City of Florence. Concurrently,
a zone change from RSE to C-2/PD was conditionally approved for the 1.14 acre tract.

2021 A Change in Concept Development Plan was conditionally approved by the City of
Florence and City of Union. The approved plan showed five (5) commercial outlots
fronting on US 42 (buildings ranged between 4,000 and 8,000 square feet and each was
shown with a drive through), a maximum 112,500 square foot senior living/medical office
building, a storm water and detention lot, and access from Farmview Drive, St. Elizabeth
Way, and US 42. Seventeen (17) conditions were imposed on the approval (see

attachments).

2024 A Change in Concept Development Plan was conditionally approved by the City of
Florence and City of Union. The approved plan showed a 56,264 square foot grocery
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store and two commercial outlots with two buildings ranging between 4,500 — 6,650 square
feet. Five (5) conditions were imposed on the approval (see attachments).

2025 A Major Site Plan was approved for the Publix Farmview Commons site by the Boone
County Planning Commission on January 28, 2025.

SITE CHARACTERISTICS

A. The approximate 1.0-acre site has been cleared and graded for development.
B. The site has approximately 180 feet of frontage along US Highway 42 and 130 feet of

frontage along Farmview Drive.
US Highway 42 is a Kentucky Transportation Cabinet maintained roadway that is

classified as an Arterial Street.
Farmview Drive is a City of Union maintained roadway classified as a Subcollector Street.

Topographically, the site has been graded to a relatively flat grade with a retaining wall
that runs along the western and north property lines.

mo o

ADJACENT LAND USES AND ZONING

North: A detention facility planned for Farmview Commons (C-2/PD)
South: Existing commercial buildings (C-2/PD)

East: Future Commercial outlot (C-2/PD)
West: Wooded area owned by KYTC on the opposite side of Farmview Drive (RSE)

APPLICABLE REGULATIONS

A. Section 311 of the Boone County Zoning Regulations states that major amendments to
the terms of an approved Zoning Map Amendment, including a Concept Development
Plan, that involve substantial or significant changes in the development concept, uses,
intensity, supplemental conditions of approval, or other plan elements of substantive effect
must be submitted to the Planning Commission and shall conform to the procedure and

requirements of Article 3.

B. Section 1002 of the Boone County Zoning Regulations states that the purpose of the
Commercial Two district is to provide comparable shopping goods, personal and
professional services, and some convenience goods required for normal living needs as
well as major purchase opportunities. Districts will be located on suitable lands primarily
central to regional trade areas and to some extent the community as a whole and such
districts have access from expressways or arterial roads. District facilities and plans will
be organized to provide central and convenient collection of vehicles, pedestrians and
multi-modal forms of transportation within the district's facilities and major shopping

spaces.
C. Section 1500 of the Boone County Zoning Regulations states the intent of the Planned
Development (PD) District is to establish a permissive, flexible and alternative zoning

district and procedure for innovative, mixed use residential, commercial, industrial or other
type developments or physical design proposals capable of providing substantial benefit
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to the community over the conventional districts and standards in these regulations, but
requiring unique consideration, disposition, control and approval. Planned Development
(PD) is a special overlay zoning district, which allows various types of land uses and
densities in return for appropriate, flexible, creative and high quality designs consistent
with the standards and criteria of this article, including the adopted Comprehensive Plan.
Its purpose is to allow development of the land uses on property identified as requiring an
extra layer of review or regulation. It enables development of property consistent and
coordinated with infrastructure and other appropriate land use factors based upon a proper

review.

D. Section 1506 A.8 of the Boone County Zoning Regulations states that a consistent
architectural theme shall be provided in planned developments. The theme shall largely
use traditional, regionally influenced architectural forms and elements and shall allow
variations within it. Traditional styles such as Georgian, Federal, I-House, Cape Cod,
Craftsman, Tudor, Queen Anne, Italianate, early 20th century commercial structures, and
local farm structures may be used as models. Contemporary or transitional styles of
comparable quality may also be considered. The architectural theme shall also relate to
existing structures on the project site and adjacent sites, especially if such existing

structures are historic.

E. Section 1506 A.9 of the Boone County Zoning Regulations states that for attached or
multi-family residential developments and commercial or office developments, the
predominant building materials shall have a solid appearance, such as could be achieved
with brick, stone, and architectural grade cast concrete products designed to replicate
natural materials. Roof designs shall have a finished appearance through the use of three
dimensional pitched roof forms with architectural grade roofing and/or the use of defined
parapets with cornice lines. Long building facades and roof planes shall be interrupted
through the use of three dimensional jogs in the building footprint and secondary roof
forms such as hips, dormers, and gables. Such buildings shall include architectural
detailing for cosmetic enhancement, largely use natural colors, and use a consistent
design treatment on all facades. The use of architectural guidelines or building prototypes
is required for all multi-phased projects. Developments should be mixed-use in character
with multi-level buildings where commercial services are proposed. Walkability must be
planned for when locating commercial and residential uses in proximity to each other.
Office and residential uses are strongly advocated above commercial uses in business

districts to decrease dependence on the automobile.

F. Section 1506 A.15 of the Boone County Zoning Regulations states that a Planned
Development and its uses, buildings or structures shall be minimally subject to the
supplemental performance and development standards of this order, unless superseded
by any special requirements, conditions, variances or other particulars imposed by the
Planning Commission during the concept or preliminary application and hearing phases
described in this article. Such special conditions may include provisions governing,
common open space, lands or facilities, disposition of open land, infrastructure provisions
including any physical design and/or any other requirement found to be necessary,
appropriate or desirable for the purposes of this district.
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G.

Section 3154.4 of the Boone County Zoning Regulations states that in all zoning districts
where outside storage, display, and loading areas are permitted, except for Industrial
districts, such areas shall be screened and enclosed with a wall structure constructed of
decorative masonry (excluding plain faced concrete blocks), EFIS, stucco, or other
material which is the same or compatible with the texture and color of the materials of the
principal building, excluding metal siding, wood fencing, or any type of link or wire fencing
regardless of whether or not slats are used. The solid wall enclosure structure shall be
high enough to screen the materials or- products which are kept within the enclosure,
although the area of the walls that are above the height of the materials or products
contained within the structure, and any gates, may be constructed of architectural grade
metal or wrought iron type fencing (excludes metal siding, wood fencing, and any type of
link or wire fencing or gates). The solid wall enclosure structure shall adjoin, and be

attached to, the principal building on the site.

Figure 31-14

Mechanical Equpmoent
[ Required Screening

,V/EW —_—

1. Mechamcal kquipment/
Loadhng Area

~{- Required Screening

VIEW

~5

IR

RELATIONSHIP TO COMPREHENSIVE PLAN

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

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

A.

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

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

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

(“20. Union,” p. 137). :

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

A

Developments in Boone County should 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).

STAFF COMMENTS

A

The City of Florence has provided the following comments that staff would like the
applicant to address at the Zone Change Committee Meeting:

1. We do not object to the bank having a partial pitched roof if some of the previous
architectural detailing requirements are maintained. The following architectural

detailing issues should be considered:

a) The proposed brick on the bank is dark grey and the 2021 and 2023/2024
approvals limited brick colors to brown, faded red, tan, cream, red, and
red/brown. Would Bank of America consider using a brick color that better
correlated to Publix? Planned Developments are supposed to have a consistent
architectural theme. Some building material samples or color brochures would be

helpful.
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CONCEPT DEVELOPMENT PLAN
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.

OO0k wn

~

10.
1.

12.

13.

Type of review (check one):

Concept Development Plan (includes Utilization of an Underlying Zone in a Planned Development)
Change in an Approved Concept Development Plan
— Long Range Planning Committee Review (as stated in the Houston-Donaldson Study)
1] Long Range Planning Committee Review (as stated in the Union Town Plan)
[_1 Zone Change Committee Review of previously approved Concept Development Plan
Conditions or Zoning Map Amendment Conditions
[] Zoning Administrator Review (as stated in the Central Florence Strategic Plan, An Update
of the Parkway Corridor Study)
] Zoning Administrator Review (as stated in the Mall Road District Study)
[1 Zoning Administrator Review (as stated in the |-275/Graves Road Interchange Study)

Bank of America Ground Up FLORENCE, KY
8748 US Hwy 42
0.945

Name of Project:
Location of Project:
Total Acreage of Project:

Current Zoning of Property:
Date of previous zoning map amendment or Approved Concept Development Plan (if applicable):

Is the site subject to a specialized Land Use Study approved by the Boone County Planning
Commission [] Yes No
If yes, indicate the name of the study:
Proposed Use(s) (specify each use):
Business- Bank

Proposed Building Intensities (specify for each building):

Have you submitted a Concept Development Plan: Yes ] No
Are you applying for any of the following (check all that apply):

1 conditional Use Permit Variance
Current Owner: FARMVIEW COMMONS LLC

957 TRAEMORE PL

Address:
Union KY 41091
City State Zip Code
Phone Number: Fax Number:
Email:

Bank of America

Applicant:
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14.

15.

16.

17.

18.

19.

C/O 28 Station Street

Address:
Manalapan NJ 07726
City State Zip Code
973-600-5776
Phone Number: . 3 ! Fax Number;
Email: ksilshe@peconsultingcorp.com
Are there any existing buildings on the site: [] Yes No
If yes, indicate how many:
1221 45
Deed Book Page Number Group Number

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

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

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

Duke Energy

Florence Public Services Department
B Kentucky Division of Water

Kentucky Transportation Cabinet

Boone County Building Department CJ Local Fire District
L] Boone County Public Works Department (] Local School District
L] Boone County Water District E Northern Kentucky Health Department
[ Cincinnati Bell Owen Cooperative Electric, Inc.
1 Cincinnati/Northern Kentucky International [_] Sanitation District No. 1
Airport (Kentucky Airport Zoning Commission [C] USDA NRCS/Boone County
for height restrictions near the airport) Conservation District
| [] Other:
]

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

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

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

and expires on

M 05/30/2025
Property Owner's Signature:

Applicant’s Signature:

N D60 wlz|zs
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BOONE COUNTY PLANNING COMMISSION July 2, 2025
Public Hearing Item #2 Page 5

COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mrs. Kathy Clark

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

Mr. Thomas Judd

Mrs. Janet Kegley

Mr. Rick Lunnemann

Mr. Eric Richardson

Mr. Charlie Rolfsen, Chairman

Mr. Bob Schwenke

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

Mr. Steve Turner

COMMISSION MEMBERS NOT PRESENT:

Mrs. Pamela Goetting

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 7:53 p.m.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Steve Lilly, Staff

1. Request of Bank of America (applicant) for Farmview Commons LLC (owner)
for a Change of Concept Development Plan in a Commercial Two/Planned
Development (C-2/PD) district, for an approximate 1.0 acre area located at 8748
US 42 and being located at the northeast corner of the intersection of US 42 with
Farmview Drive, Florence, Kentucky. The submitted request is to modify
conditions imposed with the previous Concept Development Plan.

Staff member, Steve Lilly, referred to his PowerPoint presentation (see Staff Report). It is a one
acre site located at 8748 US 42. The site is part of a larger Concept Development Plan which
included a grocery store and two out lots. A Site Plan has been approved for the grocery store. It
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is under construction. He showed the grocery store building architecture. It is primarily brown brick
and tan/cream colors. The request involves changing two of the conditions for a proposed bank.
The first one involves architecture — a pitch or flat roof. Currently, the developer has submitted a
plan for a flat roof on Lot 2 — approved retail center. Lot 1 is required to install a pitch roof. The
second condition involves site lighting — the entire site has to be consistent in height. A grading
plan has been approved for the entire site. The site is flat and a retaining wall is located on the
subject property along the northern and western property lines. Pages 2-4 of the Staff Report
include the applicable Zoning Regulations. The 2040 Future Land Use map designates the site
as Commercial (C). Mr. Lilly showed examples of the Farmview Commons building components
— hipped pitch roof and gable pitch roof and building materials — brick, block and metals. He
showed a drawing of the approved lighting fixtures and a Site Plan of the proposed bank. The
brick is painted gray. The top part of the building is a hardy architectural panel. It is painted Artic
White. The proposed lighting shows lighting under the canopy. The proposed lighting for the
Publix store is the same as what was originally proposed. The back lighting is different. Mr. Lilly
showed photographs of buildings in the area — pitched roofs and brick. It included examples of
other Bank of America buildings. One included a brown brick building. The City of Florence
submitted many comments, which are included in the Staff Report. The City does not object to
the bank having a partially pitched roof as long as the other architectural elements of the Concept
Development Plan are mentioned. Would the owner consider using the same color brick as was
used with the Publix building? What is the proposed color of the metal roof? A sample or a color
brochure would be helpful. Can more brick be added to the building facade? What do the
distraction details mean along the windows? The applicant is showing 4 building mounted signs
which normally is not allowed. Finally, the City is not in favor of the 25 foot high light poles. The
poles should be consistent with Publix. The previous approval showed a maximum of 20 feet in
height. Staff would like to see the percentage of building material. Hardy board panels were not
part of the original Concept Development Plan. Mr. Lilly stated that the other lot will have a 3
tenant retail building. The owner of that lot will comply with the original approval of materials and

colors.

Ms. Gulick asked if Staff have a specific number or code of the light fixtures that were previously
approved? Mr. Lilly responded that he would bring it to the Committee Meeting.

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

Mr. Temo Koo, Nelson Architecture, stated that he was available to answer any questions as Mr.
Lily previously explained the project. Mr. Koo replied that his client will follow the original lighting
plan as Publix — both pole and building mounted lighting. Ms. Gulick asked if the applicant could
bring the color temperature and the amount of lumens to the Committee Meeting to assure that

all of the lighting matches.

Mr. Lunnemann asked the applicant to seriously reexamine the design of the building to match
what was previously approved. Mr. Koo replied that he would bring that comment back to his

client.

Chairman Rolfsen stated that it makes sense to have everything conform to what was promised.
It is brown brick and not Artic White. Mr. Costello noted that the St. Elizabeth building and the






BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY FISCAL COURTROOM
BURLINGTON, KENTUCKY
BUSINESS MEETING
AUGUST 6, 2025
7:00 P.M.

Chairman Rolfsen opened the Business Meeting at 7:00 p.m. and welcomed the audience to the
Planning Commission’s August 6, 2025 Business Meeting. Chairman Rolfsen then invited

everyone to join him in reciting the Pledge of Allegiance.

COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

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

Mr. Thomas Judd

Mr. Rick Lunnemann

Mr. Charlie Rolfsen, Chairman

Mr. Bob Schwenke

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

Mr. Steve Turner

COMMISSION MEMBERS NOT PRESENT:

Mrs. Kathy Clark

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

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STAFF MEMBERS PRESENT:

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

Ms. Lauren Elliott, Planner

APPROVAL OF THE MINUTES:

Chairman Rolfsen stated that the Commissioners received copies of the Minutes from the July 2,
2025 Business Meeting and Public Hearing. He asked if there were any comments or corrections?

Mr. Hincks moved to approve the Minutes as presented and amended. Mr. Judd 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

July 3, 2025 and August 6, 2025.

EXPENSES:
Accounting Fees 1,815.92
Attorney Fees 5,000.00
Auto Expense 65.22
Consultant/Profess Svcs Fees 1,810.20
Filing Fees (CLURS) 600.00
GIS Operations 1,750.00
Legal Ads/Recruitment 498.19
Miscellaneous Expense 2,728.45
Office & Board Meeting Supplies 1,147.90
Office Equipment / Expense 1,161.66
Printing/Pub/Dues/Subscriptions 1,211.27
TOTAL: $ 17,788.81
SALARIES AND BENEFITS:
FICA-BCPC Portion $ 9,002.00
Health/Dental/Life/LTD 17,470.17
Retirement — BCPC Portion 18,246.49
Salaries — Staff Expenses 123,427.84
Salaries — BCPC & BOA 945.00
TOTAL: $ 169,091.50

GRAND TOTAL: $ 186,880.31

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. Mrs. Steele seconded the motion and it carried unanimously.
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ACTION ON PLAN REVIEWS:

CHANGE OF CONCEPT DEVELOPMENT PLAN, Corrin Gulick, Chairwoman, Steve Lilly,
Staff

1. Request of Longbranch Development (applicant) for Longbranch Development
Inc. and AF Investments (owners) for a Change of Concept Development Plan in a
Rural Suburban Estates (RSE), Suburban Residential One (SR-1), and Suburban
Residential Two (SR-2) districts for an approximate 185 acre area located along the
north side of Hathaway Road, between Big Bone Road and Enclave Drive,
approximately six hundred (600) feet east of Big Bone Road, Boone County,
Kentucky. The request is for a Change of Concept Development Plan to reduce the
number of detached single-family residential lots and to eliminate the street access
to Hathaway Road for the Woodvale Subdivision.

This item or application has been withdrawn by the applicant.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Steve Harper, Chairman, Michael
Schwartz, Staff

2. Request of City of Union (applicant) for a Change of Concept Development Plan
for an approximate 21 acre area located along the west side of US 42, extending
from Sweet Harmony Lane to Union Promenade, and being the commercial lots
within the Union Promenade development, Union, Kentucky, which is currently
zoned Union Commercial/Union Neighborhood Office/Urban Residential
Two/Planned Development (UC/UNO/UR-2/PD). The submitted request is to
modify the off-street parking requirements for eating and drinking establishments,
from one (1) parking space for every two (2) seats to one (1) parking space for

every three (3) seats.

Staff Member, Michael Schwartz, read the Committee Report, which recommended approval of
the Change in Concept Development Plan based upon Findings of Facts and a Condition.

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

Mr. T.J. Ackerman, developer, stated that he did some research on their existing leases and
there are already some parking spaces allocated to certain restaurants. If the condition is
adopted as proposed, it may pose a problem on some of the existing leases and the two

remaining lots have purchase contracts.

Mr. Harper noted that the condition refers to a maximum number of 3 parking spaces per lot. He
thought the intent was 3 parking spaces per restaurant. There could be more than one restaurant
per lot. Mr. Schwartz suggested changing the conditions to eating and drinking establishments.
Mr. Ackerman agreed. The rest of the Zone Change Committee members agreed with the

proposed change in wording.
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Seeing no further comment, Mr. Harper moved, by Resolution to the City of Union to
recommend approval of the Change in Concept Development Plan based on the
Committee Report, Findings of Fact and the revised Condition as presented by Staff. Ms.
Gulick seconded the motion and it passed unanimously.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Rick Lunnemann, Chairman, Steve Lilly,
Staff

3. Request of Bank of America (applicant) for Farmview Commons LLC
(owner) for a Change of Concept Development Plan in a Commercial
Two/Planned Development (C-2/PD) district, for an approximate 1.0 acre area
located at 8748 US 42 and being located at the northeast corner of the
intersection of US 42 with Farmview Drive, Florence, Kentucky. The submitted
request is to modify conditions imposed with the previous Concept Development

Plan.

Staff Member, Steve Lilly, read the Committee Report, which recommended approval of the
Change in Concept Development Plan 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. All Committee Members present voted in favor of the request. Mr. Lilly
stated that the revised drawing shows a full red brick fagade. The building will have a metal roof.
The lighting plan was revised to utilize the same style as Publix.

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

Mr. Yemo Koo, Nelson, stated that the bottom was a limestone veneer. The closest Bank of
America building is in Louisville.

Seeing no further comment, Mr. Lunnemann moved, by Resolution to the City of Florence
to recommend approval of the Change in Concept Development Plan based on the
Committee Report, Findings of Fact and Conditions. Mr. Hincks seconded the motion. The

motion passed unanimously.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Janet Kegley, Chairwoman, Michael
Schwartz, Staff

4. Request of CESO Inc. (applicant) for The Deters Company (owner) and Vuong
Xuan Nguyen (Owner) for a Change of Concept Development Plan in a
Commercial Two/Planned Development (C-2/PD) district, for an approximate 3.8
acre area located at 8450 US 42 and including the property having a Parcel
Identification Number (PIDN) of 062.00-00-039.00, and being located at the
northeast corner of the intersection of US 42 with Hopeful Church Road, Florence,
Kentucky. The request is to demolish the existing gas station, convenience
store, and restaurant and construct a 6,372 square foot convenience store with

gasoline pumps.
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Staff Member, Michael Schwartz, read the Committee Report, which recommended approval of
the Change in Concept Development Plan based upon Findings of Facts and Conditions. The
Condition Letter has been signed by the property owners and submitted to the Planning
Commission. All Committee Members present voted in favor of the request.

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

Mr. Patrick Warnement, Wawa, stated that they are agreeable to all the Conditions. They did
take the two art panels on both sides of the building and replaced them with glass. The fence

issue was resolved with the adjoining neighbor.

Seeing no further comment, Ms. Gulick moved, by Resolution to the City of Florence to
recommend approval of the Change in Concept Development Plan based on the
Committee Report, Findings of Fact and Conditions. Mr. Lunnemann seconded the

motion. The motion passed unanimously.

TECHNICAL/DESIGN REVIEW — Rick Lunnemann, Chairman, Lauren Elliott, Staff

5. Hilton Hotel Generator Enclosure - 7373 Turfway Road

Ms. Lauren Elliott presented the request. The Technical/Design Review Committee met prior to
the Business Meeting to review a Design Review application for the Hilton Hotel Generator
Enclosure in Florence. The hotel installed two generators along the south side of the existing
building that are visible along the 1-71/I-75 on ramp. The Houston-Donaldson Study requires
mechanicals to be screened. A vinyl privacy fence will be installed. The Committee
recommended approval subject to one condition that the fence be as tall as the generator — 7-8

feet in height.

Mr. Lunnemann moved to approve the request with the condition. Mr. Turner seconded
the motion and it passed unanimously.

NEW BUSINESS

ZONING MAP AMENDMENT, Michael Schwartz, Staff

6. Request of Charter Commercial, per Pat Manger (applicant) for Robert
E. Reeves Estate, per Amy Parmen (owner) for a Zoning Map
Amendment from Suburban Residential One/Planned Development (SR-
1/PD) to Suburban Residential Two/Planned Development (SR-2/PD) for
an approximate 39.5 acre area located at 2063 Hathaway Road, Boone
County and Union, Kentucky. The request is for a zone change to allow

the development of 382 dwelling units.

Mr. Szurlinski moved to schedule the Public Hearing for Item #6 on September 3, 2025 at
7:30 p.m. in the Fiscal Courtroom. Mr. Schwenke seconded the motion and it passed

unanimously.
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EXECUTIVE DIRECTOR’S REPORT - Kevin P. Costello, AICP

No Report

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)
No Report

- Technical/Design Review (Rick Lunnemann)
No Report

- Executive (Charlie Rolfsen)
No Report

CHAIRMAN'’S REPORT: (Charlie Rolfsen)

No Report
i
OKI REPORT: (Randy Bessler)
No Report

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 7:25 p.m.
'/L‘L__

Charlie Rolfsen

Attest:
7
Kevin P. Costello, AICP

Executive Director
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ZONE CHANGE/CONCEPT PLAN COMMITTEE REPORT

TO: Boone County Planning Commission

FROM: Rick Lunnemann, Chairman

DATE: July 16, 2025

RE: Request of Bank of America (applicant) for Farmview Commons LLC (owner)
for a Change of Concept Development Plan in a Commercial Two/Planned
Development (C-2/PD) district, for an approximate 1.0 acre area located at 8748
US 42 and being located at the northeast corner of the intersection of US 42 with
Farmview Drive, Florence, Kentucky. The submitted request is to modify
conditions imposed with the previous Concept Development Plan.

REMARKS:

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

FINDINGS OF FACT:

1.

The Committee concluded the proposal is generally consistent with Our Boone County
Plan 2040 for the following reason:

The proposed request is in agreement with the following passage from the Future Land
Use Development Guidelines:

“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
motorists 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 corridor. Utility lines should be placed underground
wherever possible, and junction boxes screened from public view." (Design, Signs,

and Cultural Resource Preservation, pg. 97)

The Committee concluded that the proposal would generally correlate with the overall
designs of the area. They concluded that the flat roof, when coupled with the other
architectural components, would be consistent with the adjacent properties within the
Planned Development. In addition, they considered that the requested change to the
lighting would generally not be visible as they would be recessed within the proposed

canopies.

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

these conditions.
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Bank of America - Farmview Commons LLC

July 16, 2025

Page 2

CONDITIONS:

1. The approval shall be based on the exhibits submitted for review at the July 16, 2025,
Zone Change Committee meeting.

2. Except as approved with this application, the following conditions from the 2023 Concept
Development Plan shall remain in effect, which include:

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

Condition #5 - Outlot deliveries shall not be made from tractor trailers.

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

Committee Vote.
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ZONE CHANGE/CONCEPT PLAN COMMITTEE VOTE

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

DATE: July 16, 2025

REMARKS:

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

Committee Report.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Rick Lunnemann, Chairman, Steve Lilly,
Staff

2. Request of Bank of America (applicant) for Farmview Commons LLC (owner)
for a Change of Concept Development Plan in a Commercial Two/Planned
Development (C-2/PD) district, for an approximate 1.0 acre area located at 8748
US 42 and being located at the northeast corner of the intersection of US 42 with
Farmview Drive, Florence, Kentucky. The submitted request is to modify
conditions imposed with the previous Concept Development Plan.
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COMMISSION MEMBERS PRESENT:

Mr. Randy Bessler

Mrs. Kathy Clark

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

Mr. Thomas Judd

Mrs. Janet Kegley

Mr. Rick Lunnemann

Mr. Eric Richardson

Mr. Charlie Rolfsen, Chairman

Mr. Bob Schwenke

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

Mr. Steve Turner

COMMISSION MEMBERS NOT PRESENT:

Mrs. Pamela Goetting

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 7:53 p.m.

CHANGE OF CONCEPT DEVELOPMENT PLAN, Steve Lilly, Staff

1. Request of Bank of America (applicant) for Farmview Commons LLC (owner)
for a Change of Concept Development Plan in a Commercial Two/Planned
Development (C-2/PD) district, for an approximate 1.0 acre area located at 8748
US 42 and being located at the northeast corner of the intersection of US 42 with

Farmview Drive, Florence, Kentucky.
conditions imposed with the previous Concept Development Plan.

The submitted request is to modify

Staff member, Steve Lilly, referred to his PowerPoint presentation (see Staff Report). It is a one
acre site located at 8748 US 42. The site is part of a larger Concept Development Plan which
included a grocery store and two out lots. A Site Plan has been approved for the grocery store. It
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is under construction. He showed the grocery store building architecture. It is primarily brown brick
and tan/cream colors. The request involves changing two of the conditions for a proposed bank.
The first one involves architecture — a pitch or flat roof. Currently, the developer has submitted a
plan for a flat roof on Lot 2 — approved retail center. Lot 1 is required to install a pitch roof. The
second condition involves site lighting — the entire site has to be consistent in height. A grading
plan has been approved for the entire site. The site is flat and a retaining wall is located on the
subject property along the northern and western property lines. Pages 2-4 of the Staff Report
include the applicable Zoning Regulations. The 2040 Future Land Use map designates the site
as Commercial (C). Mr. Lilly showed examples of the Farmview Commons building components
— hipped pitch roof and gable pitch roof and building materials — brick, block and metals. He
showed a drawing of the approved lighting fixtures and a Site Plan of the proposed bank. The
brick is painted gray. The top part of the building is a hardy architectural panel. It is painted Artic
White. The proposed lighting shows lighting under the canopy. The proposed lighting for the
Publix store is the same as what was originally proposed. The back lighting is different. Mr. Lilly
showed photographs of buildings in the area — pitched roofs and brick. It included examples of
other Bank of America buildings. One included a brown brick building. The City of Florence
submitted many comments, which are included in the Staff Report. The City does not object to
the bank having a partially pitched roof as long as the other architectural elements of the Concept
Development Plan are mentioned. Would the owner consider using the same color brick as was
used with the Publix building? What is the proposed color of the metal roof? A sample or a color
brochure would be helpful. Can more brick be added to the building fagade? What do the
distraction details mean along the windows? The applicant is showing 4 building mounted signs
which normally is not allowed. Finally, the City is not in favor of the 25 foot high light poles. The
poles should be consistent with Publix. The previous approval showed a maximum of 20 feet in
height. Staff would like to see the percentage of building material. Hardy board panels were not
part of the original Concept Development Plan. Mr. Lilly stated that the other lot will have a 3
tenant retail building. The owner of that lot will comply with the original approval of materials and

colors.

Ms. Gulick asked if Staff have a specific number or code of the light fixtures that were previously
approved? Mr. Lilly responded that he would bring it to the Committee Meeting.

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

Mr. Temo Koo, Nelson Architecture, stated that he was available to answer any questions as Mr.
Lily previously explained the project. Mr. Koo replied that his client will follow the original lighting
plan as Publix — both pole and building mounted lighting. Ms. Gulick asked if the applicant could
bring the color temperature and the amount of lumens to the Committee Meeting to assure that

all of the lighting matches.

Mr. Lunnemann asked the applicant to seriously reexamine the design of the building to match
what was previously approved. Mr. Koo replied that he would bring that comment back to his

client.

Chairman Rolfsen stated that it makes sense to have everything conform to what was promised.
It is brown brick and not Artic White. Mr. Costello noted that the St. Elizabeth building and the
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Farm Bureau building are brown or red brick. Chairman Rolfsen also asked him to think about the
signage. Do you really need 4 signs?

Mrs. Kegley inquired about the distractions on the glass. Mr. Koo explained that it dealt with a
percentage of glass transparency. He will bring an example of it at the Committee Meeting.

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

Committee Meeting for this item will be on July 16, 2025 at 5:00 P.M. This item will be on
in the Fiscal

the Agenda for the Business Meeting on August 6, 2025 at 7:00 p.m.
Courtroom. Chairman Rolfsen closed the Public Hearing at 8:12 p.m.

APRPROVED:
Charlie Rolfsen /
Chairman
Attest:
ot f?// g ’I// y_—:( . /’"

zf \.
?’V\J ’75[/\

Kevm P. Costello, AICP
Executive Director
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BOONE COUNTY DOCUMENT NO: 1027982

D1221 PG860 RECORDED: 5/8/2024 9:02:42 AM
VIA ERECORDING
TRANSFER TAX: $4000.00
TOTAL FEES: $4050.00
COUNTY CLERK: JUSTIN CRIGLER
DEPUTY CLERK: ALR
COUNTY: BOONE COUNTY
BOOK: D1221 PAGES: 860-864
GROUP ID: 2047

GENERAL WARRANTY DEED

FARMVIEW COMMONS, LL.C, s Kentucky limited liability company (“Grantor"), whose mailing address
is 967 Traemor Place, Union, Kentucky 41091 » 0 consideration of FOUR MILLION AND NO/100 ($4,000,000.00)
received from PUBLIX SUPER MARKETS, INC,, a Florida corporation (“Grantee”), whose mailing address for
sending a property tax bill pursuant to KRS 382.135 is Post Office Box 32018, Lakcland, Florida 33802-2018, hereby
grants and conveys to Grantee in fee simple, with covenant of GENERAL WARRANTY the real property in Boone
County, Kentucky, described on the attached Exlibit 4, to have und to hold along with any rights, privileges,
hereditaments, appurtenances, reversions and easements related to such real property (the “Property™),

This convayance is subject to real estate taxes for 2024 and subsequent yeacs, and the matters described o
Exhibit B (without the intent of re-imposing same).

Grantor hereby covenants and warrants that lawful seigin of, and full right and power to convey, the Property
are vosted in Grantor, and that the Property is free and clear of all liens and encumbrances except as otherwise
cxpressly provided herein, Further, Grantor, on behalf of ifself and any and all successors, assigns, heirs, and personal
represontatives, hereby covenants and warranis the title to the Property and will forever warrant and defend the same
against the claims and demands of all persons whatsoever.

As required by KRS 382,135, the parties hereto certify that the consideration reflected in this General
Warranty Deed is the full consideration paid for the Property, Grantec joins in this deed for the sole Purpose of
cerlifying the consideration recital herein.

[SIGNATURE PAGES FOLLOW]
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IN WITNESS WHEREOQF, Grantor and Grantee have executed this General Warranty Deed as of May é?-_ 'L,‘L
2024,

GRANTOR: y

/
FARMVIEW COMMONS{,/ 4
a Kentucky limited lighility.édm 7
By: ] / / V-/-'"

Name: Hemalkhm;{( Soni ﬁ
Titler Manager

4

COMMONWEALTH OF KENTUCKY

COUNTY OF CARROLL

The foregoing Genera] Warranty Deed, including the consideration certificate contained therein, was signed,
sworn to, and acknowledged before me this May.Z_ , 2024 by HEMALKUMAR SQONI, the Manager of FARMVIEW
COMMONS, LLC, a Kentucky limited liability company, on behalf of the company.

T %‘u
rinfedtyped name:_ AT N N, BAK 1P
Notary Public-Commonwealth ut)l(cutucky

Commission Serial Number: 70
Commission expires: /2.7 0 ¥/ 02 €

[Grantee Signature Page Follows]

[Grantor Signature Page to General Warranty Deed]
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GRANTEE:

PUBLIX SUPER MARKETS, INC.,
a Florida corporation

Byznw [

Bridgid O*Cannor

Witnesses; /'

T é?g

Print Name; |

Vice President of Real Estate Stralegy

O o f] .
Print Name: . _O1LVTd LoTad 7l

STATE OF FLORIDA

COUNTY OF POLK

The foregoing General Wamanty Deed, including the consideration certificate contained therein, was signed,
sworn to, delivered, and acknowledged before me this _, 2 day of May, 2024, by BRIDGID O°CONNOR, as Vice
President of Real Estate Strategy of PUBLIX SUPER MARKETS, INC,, a Florida corporation, on behalf of the

corporation, Sh¢ is personally known fo me,

(NOTARY SEAL) _@WAM%»M
Notary Public

My commission expires: 4 ! 14 !ZU

S JESSICAHERNANDEZ
A+ Comicsion # HH 268105

Q
et

Expires Apil 14, 2026

This instrument prepared by
(and alter recording retur fo):

Nl rin. AT

Andreas S, V, Wokutch, Esq,
FROST BROWN TODD LLC
400 W. Market Street, Suite 3200
Louisville, Kentucky 40202

[Grantee Signalure Page to General Warrauty Deed]
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EXHIBIT ATO G W. EED

Property Description

Being all of Parcel C as shown on the Minor Subdivision Plat approved by the Boone County Planning Commission
on April 15, 2024, P&Z Code No. 5914 and which is attached as part of Exhibit A to that certain Gonetal Warranty
Deed recorded in Deed Book 1221, Page 45 of the Boons County, Kentucky Clerk's Office,

Being a part of the same property conveyed to Farmview Commons, LLC, by deed of record in Dosd Book 1163,

Page-9247itrthe-Offfee-of thwBoore County Clerk;

Being part of PIDNs: 062.00-00-131,09 and 062,00-00+132.01

Group Number; 2047

Being 10.043 acres located on Farmview Drive

[Exhibit A to General Warranty Deed]



2,

jiv ]

BOONE COUNTY
D1221 PG864

IT B TO GENRRAT, D

Easement Agreement by and between Natorp Garden Stores, Inc,, an Ohlo corporation and BRPS, Inc,, a
Kentucky corporation, dated August 7, 1992, recorded September 2, 1992 In Basement Book 31, Page 46; as
affected by Affldavit of Facts dated March 20, 2020, recorded March 25, 2020 in Miscellancouz Book 1384,

Pago 471, both of the Booné County, Kentucky Clarics Office.

ght, Heat and Power Company, dated July 23, 1996, recorded

Grant of Easement in favor of tha Unlon Li
227 of the Boons County, Kentucky Clerk's Office,

Aupust 22, 1996 in Easement Book 43, Page

& municipal corporation, dated March 28, 2014,

Bagement-in-favor-of-theCity-of Florencs; Kentucky,
f the Boone Coutily, Kentucky Clerk's Office,

recorded Aptdl 1, 2014 in Bassment Book 77, Page 435 o

Certificate of Land Use Restriction recorded Meatch 6, 2024 in Miscollaneous Book 1457, Page 422 of the

Boohe County, Kentucky Clerk's Office,

Plat attached to and made a part of the Dead recorded
Boone County, Kentucky Clerk's Gffice,

April 22, 2024, in Deed Book 1221, Page 45 of the

[Exhibit B to Genera] Warranty Deed]
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RECORDED: April 22,2024 11:42:00 AN
TOTAL FEES:662.00 TRANSFER TAX:$0,00
COUNTY CLERK: JUSTIN CRIGLER "
DEPUTY CLERK: MCE

COUNTY: BOONE CouNTY

BOOK: D1221 PAGES: 45 . 53

GROUP ID: 2047

GENERAL WARRANTY DEED
LN
THIS GENERAL WARRANTY DEED is made and entered into this _]_f/_ day of April,
2024, by and between FARMVIEW COMMONS, LLC, a Kentucky Limited Liability Company, 957
Traemore Place, Union, Kentucky 41091, party of the first part, and' FARMVIEW COMMONS,
LLC, a Kentucky Limited Liability Company,”957 Traemore Place, Union, Kentucky 41091, party of

the second part.

WITNESSETH: that for and in consideration of the sum of ONE DOLLAR ($1.00), and
other good and valuable consideration, receipt of which is liereby acknowledged, the party of the first
part has bargained and sold and by these presents bargains, sells, transfers and conveys unto the party
of the second part, its successors and assigns, all of the first party's right, title and int;arest, in and to
the following described property located and being in Boone County, Kentucky, to-wit:

SEE EXHIBIT A ATTACHED HERETO AND INCORPORATED HEREIN BY
REFERENCE

The 2024 tax bill shall be mailed to the party of the second part at the address listed above.
Possession of the property shall be given as of the date of this Deed. )

TO HAVE AND TO HOLD the same together with all of the appurtenances thereunto

belonging to the party of the second part, its successors and assigns, forever with a covenant of

GENERAL WARRANTY.

The undersigned hereby swear and affirm, under penalty of perjury, that there was no
consideration paid or to be paid for the property transferred hereby s the sole purpose of this Deed is
to record the Minor Subdivision Plat attached hereto as Exhibit A for Grantor's real estate previously
conveyed to Grantor in Deed Book 1163, Page 924, in the Office of the Boone County Court Clerk.
The party of the second part joins this Deed for the sole purpose of certifying the consideration. The
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fair market value of the property is $5,602,000.00. This transfer is exempt from transfer tax pursuant
to KRS 142.050(7)(d), as it confirms a deed previously recorded.

[Signatures appear on the following pages]
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N TESTIMONY WHEREOF, witness the signatures of the parties hereto on the date first written

above.
GRANTOR:
FARMVIEW COMMONS, LLC,
a Kentucky Limited Liabjlity Company
BY: f / ,
~HemalKufnar Soni, Manager and Member
STATE OF KENTUCKY )
COUNTY OF CARROLL))
- I TSQQ;'\ /I/l o \ /(f‘dqm S , Notary Public within and for

the State and County aforesaid do certify that on this date the foregoing instrument of writing was
produced to me in my County: by FARMVIEW COMMONS, LLC, acting by and through its
Manager and Member, HEMALKUMAR SONI, party thereto, and was by him signed,
acknowledged and delivered as and for his free act and deed and the free act and deed of said
Company, and the CERTIFICATE OF CONSIDERATION was produced to me in my county by
FARMVIEW COMMONS, LLC, acting by and through its Manager and Member, HEMALKUMAR
SONI, party thereto, and was subscribed and sworn to by said party.

My commission expires: MQ/‘C,A L'} ! &Oa‘ 3
Witness my hand on this the )EZ day of April, 2024,

NOTARY PUBLIC, KY., STATE AT LARGE

NOTARY ID: KVA//D 2 797

[Signature and acknowledgement of Grantee on Following Pa;ge]
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GRANTEE:
« FARMVIEW COMMONS, LLC,
a Kentucky lelte Ljability Company

Hem’@un{ér Sbni, Manager and Member

STATE OF KENTUCKY )

COUNTY OF CARROLL )
I ecn M CC’\{ /?‘d@ MnS , Notary Public within and for

the State and County aforesaid do hereby certify that on this date the foregoing CERTIFICATE OF
CONSIDERATION was produced to me in my county by FARMVIEW COMMONS, LLC, acting
by and through its Manager and Member, HEMALKUMAR SONI, party thereto, and was subscribed

and sworn to by said party.

My commission expires: M Greh H,&OQS
Witness my hand on this the [ f day of April, 2024.

K B

NOTARY PUBLIC, KY., STATE AT LARGE
NOTARY ID: - V/I/P 24 7

THIS INSTRUMENT PREPARED BY:

CRAWFORD & BAXTER, P.S.C.
‘ATTORNEYS AT LAW

~523 Highland Avenue

P.O. Box 353

Carrollton, Kentucky 41008
Phone: (502) 732-6688

v A K IAAS

. Ruth H. Baxter
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EXHIBIT A
BEING Parcels A, B, and C, each as shown on the Minor Subdivision Plat approved by the
Boone County Planning.Comimission on April 15, 2024, P&Z Code No. 5914, and which is
attached below as part of this Exhibit A,

V4
“BEING the same property conveyed to Grantor by deed of record in Deed Book 1163, Page 924,
in the Office of the Boone County Court Clerk.. qr Db\P :,i» Z. O L{ 7

{Minor Subdivision Plat Appears on the Following Pages]

Exhibit A
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July 17, 2025

Bank of America

¢c/o — Mr. Steven Brooks
28 Station Street
Manalapan, NJ 07726

Re: Request of Bank of America (applicant) for Farmview Commons LLC (owner) for a
Change of Concept Development Plan in a Commercial Two/Planned Development (C-
2/PD) district, for an approximate 1.0 acre area located at 8748 US 42 and being located
at the northeast corner of the intersection of US 42 with Farmview Drive, Florence,
Kentucky. The submitted request is to modify conditions imposed with the previous

Concept Development Plan.

Dear Mr. Elias,

The following represents the recommended conditions of approval for the above referenced
application as discussed by the Planning Commission’s Zone Change/Concept Plan Committee
at their July 16, 2025, meeting. Both you and the property owner sign will need to sign the
appropriate lines at the end of this letter to agree to the conditions. Please return this letter, with
signatures, to the Boone County Planning Commission office by August 4,2025.

CONDITIONS

1. The approval shall be based on the exhibits submitted for review at the July 16, 2025,
Zone Change Committee meeting.

2. Except as approved with this application, the following conditions from the 2023 Concept
Development Plan shall remain in effect, which include:

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

Condition #5 - Outlot deliveries shall not be made from tractor trailers.

¢ &=
Steven C. Lilly, P&

Planner, Zoning Services

Sincerely, /7



AGREEMENT

I, Steven Brooks, hereby agree to Change in Approved Concept Development Plan conditions,
which are listed herein this letter.

Stavan Broske 07/17/2025

Mr. Steven Brooks Date
Bank of America - Representative

I, Hemakumar Soni, hereby agree to Change in Approved Concept Development Plan conditions,
which are listed herein this letter.

M 07/18/2025

Mr. Hemakumar Soni Date
Farmview Commons LLC — Property Owner




CITY OF UNION, KENTUCKY
ORDINANCE NO. 2025-11

AN ORDINANCE OF THE CITY OF UNION, KENTUCKY GRANTING THE REQUEST OF
BANK OF AMERICA (APPLICANT) FOR FARMVIEW COMMONS LLC (OWNER) FOR A
CHANGE OF CONCEPT DEVELOPMENT PLAN IN A COMMERICAL TWO/PLANNED
DEVELOPMENT (C-2/PD) DISTRICT, FOR AN APPROXIMATE 1.0 ACREA AREA
LOCATED AT 8748 US 42 AND BEING LOCATED AT THE NORTHEAST CORNER OF THE
INTERSECTION OF US 42 WITH FARMVIEW DRIVE, FLORENCE, KENTUCKY.

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

WHEREAS, the Boone County Planning Commission received a request for A Change Of
Concept Development Plan For An Approximate 1.00 Acre Area Located 8742 US 42 AND BEING
LOCATED AT THE NORTHEAST CORNER OF INTERSECTION OF US 42 WITH
FARMVIEW DR FLORENCE, KENTUCKY is recorded in Deed Book 1221 PG 45 Union,
Kentucky, Currently Zoned Commercial Two/Planned Development (C-2/PD) and

WHEREAS, the Boone County Planning Commission as the planning unit for the City of
Union, Kentucky was requested to and has conducted a Public Hearing serving as a due process trial-
type hearing and made findings recommending a Change of Concept Development Plan; and

WHEREAS, the Boone County Planning Commission by Resolution No. R-25-020-A
recommended approval of the Change of Concept Development Plan described above; and

WHEREAS, the recommendation of the Boone County Planning Commission is based upon
certain findings and conditions attached to its Resolution, all of which have been reviewed by the City
Commission for the City of Union, Kentucky; and

WHEREAS, a majority of the Union City Commission desires to adopt the recommendation of
the Boone County Planning Commission pursuant to K.R.S. 100.211 within ninety (90) days of the
Planning Commission’s final action;

NOW THEREFORE, BE IT ORDAINED BY THE CITY OF UNION, KENTUCKY as
follows:



SECTION 1

That the request for a Change in an Approved Concept Development Plan in the Union
Commercial (UC) Zone for the 1.00 acre site located at 8742 US 42 AND BEING LOCATED AT
THE NORTHEAST CORNER OF INTERSECTION OF US 42 WITH FARMVIEW DR.
FLORENCE, KENTUCKY and more particularly described in Exhibit “A”, attached hereto and
incorporated herein by reference, and shall be and is hereby approved, with conditions.

SECTION 11

That as a basis for adopting the recommendation of the Planning Commission, the Union City
Commission sets forth the following findings of fact:

1. The change in an Approved Concept Development Plan is in agreement with the adopted
Comprehension Plan, is supplied by the findings of the Boone County Planning Commission as
satisfied in R-25-020-A incorporated herein as if fully supported and attached hereby in and marked as
Exhibit “B”. The proposed Change in an Approved Concept Development Plan is a minor change and
1s small in scale.

2. That the Union City Commission finds that the citizens and residents of Union,
Kentucky will benefit from approving the change in an Approved Concept Development Plan and
hereby incorporates by reference those conditions into the Change in an Approved Concept
Development Plan.

SECTION III

If this approval for a Change in an Approved Concept Development Plan shall be held invalid,
in whole or in part, by any court of proper jurisdiction, such invalidity shall not affect the validity of
any of the other zoning regulations, zoning map, or comprehensive plan provisions as they are
severable from this Ordinance and they are intended to have effect regardless of any invalidity relating

to this particular Ordinance.



SECTION IV
Publication of this Ordinance is hereby authorized to be by summary publication in accordance

with Kentucky Law.

FIRST READING this the 37 day of September 2025.

PASSED AND APPROVED ON SECOND READING this the 15" day of September 2025.

APPROVED:
Q—.ﬁ_"
LARR}GOLONEON: MAY@)R
)
ATTEST: J
/_// !
[ P ffleen

TONY S,E/KRA, ASSISTANT CITY CLERK

/

PUBLISHED:




CITY OF FLORENCE, KENTUCKY
SUMMARY OF ORDINANCE

The City of Florence, Kentucky, enacted second reading Ordinance O-21-2025 on
C0U@lan | ,2025. The title of this Ordinance is as follows:

ORDINANCE 0-21-2025

AN ORDINANCE ADOPTING AND APPROVING A CHANGE OF CONCEPT
DEVELOPMENT PLAN IN A COMMERCIAL TWO/PLANNED DEVELOPMENT (C-
2/PD) ZONE FOR AN APPROXIMATE 1.0 ACRE SITE LOCATED AT 8748 US 42 AND
BEING LOCATED AT THE NORTHEAST CORNER OF THE INTERSECTION OF US
42 WITH FARMVIEW DRIVE, FLORENCE, KENTUCKY, TO ALLOW
MODIFICATIONS TO CONDITIONS IMPOSED WITH THE PREVIOUS CONCEPT
DEVELOPMENT PLAN. (BANK OF AMERICA)

The effect of this Ordinance is to allow a Change of Concept Development Plan in a
Commercial Two/Planned Development Zone for an approximate 1.0 acre site located at 8748
US 42 and located at the northeast corner of the intersection of US 42 with Farmview Drive,
Florence, Kentucky, to allow modifications to conditions imposed with the previous Concept
Development.

The full text of Ordinance 0-21-2025 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 summary of the contents of Ordinance 0-21-2025
and that it has been prepared by me on the 26 day of September, 2025, and I am an attorney
licensed to practice law in the Commonwealth of Kentucky.

SON & NIENABER, PLLC
ng Blvd., P.O. Box 756
Florence, KY 41022- 0756

Phone: (859) 371-7407

Fax: (859) 371-9872




CITY OF FLORENCE, KENTUCKY
ORDINANCE 0-21-2025

AN ORDINANCE ADOPTING AND APPROVING A CHANGE OF CONCEPT
DEVELOPMENT PLAN IN A COMMERCIAL TWO/PLANNED DEVELOPMENT (C-
2/PD) ZONE FOR AN APPROXIMATE 1.0 ACRE SITE LOCATED AT 8748 US 42 AND
BEING LOCATED AT THE NORTHEAST CORNER OF THE INTERSECTION OF US
42 WITH FARMVIEW DRIVE, FLORENCE, KENTUCKY, TO ALLOW
MODIFICATIONS TO CONDITIONS IMPOSED WITH THE PREVIOUS CONCEPT
DEVELOPMENT PLAN. (BANK OF AMERICA)

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-25-020-A
recommended approval for a Change of Concept Development Plan, and

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

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

SECTION1

That the request of Bank of America (Applicant) for Farmview Commons LL.C (Owner)
for a Change Of Concept Development Plan in a Commercial Two/Planned Development Zone
for an approximate 1.0 acre site located at 8748 US 42 and located at the northeast corner of the
intersection of US 42 with Farmview Drive, Florence, Kentucky, to allow modifications to
conditions imposed with the previous Concept Development Plan, shall be and is hereby
approved. The zoning map of Boone County, Kentucky, as it applies to the City of Florence,
Kentucky, shall be designated to reflect the approval of this Change of Concept Development
Plan for this subject property.

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 this Change of Concept Development Plan for this subject property.

SECTION 11

The approval of this Change of Concept Development Plan 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-25-020-A of the Boone County Planning Commission,
including the exhibits referenced to that Resolution.

SECTION I

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-25-020-A, marked Exhibit “B”, and attached hereto.

SECTION IV

If the approval for this Change of Concept Development Plan shall be held invalid, in
whole or in part, by any Court of proper jurisdiction, that invalidity shall not affect the validity of
any of the other zoning regulat<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>