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Seven (7) copies of submitted drawings are requi

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

SECTION A: (To be completed by applicant)

1. 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)

] 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)

2. Name of Project: JAGGERS

3. Location of Project: Houston Road and Turfway Road (Parcel ID 061.00-11-015.00)

4. Total Acreage of Project: 1.55

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

6. Date of previous zoning map amendment or Approved Concept Development Plan (if applicable):
NA

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

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

8. Proposed Use(s) (specify each use):
To construct a brand-new 3,506-square foot JAGGERS restaurant and drive-thru.

NA

9. Proposed Building Intensities (specify for each building):
67,624-square feet / 1.55-acres = 43,628.39

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

12. Current Owner: Turfway Commons Trust

2734 Chancellor Drive, Unit 208

Address:
Crestview Hills KY 41017
City State Zip Code
Phone Number: 513-784-1106 Fax Number: NA

gmeyer@anchor-associates.com

Email:
GreenbergFarrow / Brandon Goldberg

13. Applicant:
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Page 2
8600 W Bryn Mawr Avenue, Suite 800N
Address:
Chiocago IL 60631
City State Zip Code
-764- NA
Phone Number: 224-764-0369 Fax Number:
Email: bgoldberg@greenbergfarrow.com
14. Are there any existing buildings on the site: [_] Yes No
If yes, indicate how many: NA
15 1199 297 2033B
Deed Book Page Number Group Number
October 17, 2024
16. Have you had a pre-application meeting with the BCPC staff: Yes ] No
17. Have you met or discussed your proposed development with any of the following
organizations/agencies (check all that apply):
Prior to construction of improvements, the applicant is recommended to submit copies of the Site Plan
to the appropriate organizations/agencies prior to approval by the Boone County Planning Commission.
Boone County Building Department Local Fire District
Boone County Public Works Department 1 Local School District
Boone County Water District B Northern Kentucky Health Department
Cincinnati Bell Owen Cooperative Electric, Inc.
[C] 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 '
] Kentucky Division of Water
Kentucky Transportation Cabinet
18. Concept Development Plan Jurisdiction/Location (check all that apply):
[] Unincorporated Boone Florence [ ] Walton  [] Union
19. Waiver of 60 Day Time Requirement by Originator for Final Planning Commission Action:

Property Owner’s Signature:

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 12/18/2025

&

//

Applicant’s Signature: gﬂm Gawmg
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SECTION B: (To be completed by Planning Commission staff)

/
2. Number of Copies Received: 7

! aﬂ 250 o
1. Date Received: _9 / A\ } A5 Fee Received: ”’S}"D H7) Receipt #:

943430

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 Complete (as defined in KRS 100.211):

5. Staff Reviewer: M. S

6. Committee Chairperson: __& - Gulie

7. Scheduled Public Hearing Date: ___ W\ /% /202

/% /2o

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

Approved

v 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@boonecountyky.org .

www.boonecountyky.org

BCPC: May 2024
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STAFF REPORT

Request of GreenbergFarrow, per Brandon Goldberg (applicant) for Turfway
Commons Trust (owner) for a Change in an Approved Concept Development
Plan in a Commercial Two/Planned Development/Houston-Donaldson Study
Corridor Overlay (C-2/PD/HDO) district for an approximate 1.55 acre area located
along the northwest side of Houston Road, between 5001 Houston Road and 4953
Houston Road, and being part of the properties at 4999 Houston Road and 4951-
4997 Houston Road, Florence, Kentucky. The request is for a Change in an
Approved Concept Development Plan for an eating and drinking establishment

with a drive-through.

November 5, 2025

REQUEST

A

#1

The submitted request is for a Change in an Approved Concept Development Plan for an
approximate 1.55 acre area located along the northwest side of Houston Road, between
5001 Houston Road and 4953 Houston Road. The proposal is to construct an
approximate 3,500 square foot eating and drinking establishment with a drive-through

facility.

SITE HISTORY

1986 On October 21, 1986, Boone Fiscal Court adopted ordinance Number 920.98,
changing the zoning of the site, and the adjoining area, from |-1/PD and C-2/PD to
I-1 and C-2 (R-35-86).

1987 On June 30, 1987, Florence City Council adopted Ordinance Number 0-22-87,
changing the zoning of the site, and the adjoining area, to C-2/PD (R-32-87).

1990 — 1992 Based on information contained in the Boone County GIS, the site was developed.

1992 On July 21, 1992, Florence City Council adopted Ordinance Number 0-22-92,
changing the zoning of the site to C2/PD (R-92-013-A).

1999 Florence City Council adopted ordinance Number O-10-99, approving a Change
of Concept Development Plan for the site in question (R-99-009-A).

2014 On March 11, 2014, Florence City Council adopted the Houston — Donaldson
Study and on March 25, 2014, Boone Fiscal Court adopted the Houston —
Donaldson Study.

2024 On June 11, 2024, Florence City Council adopted Ordinance Number O-10-2024,

approving a Change of Concept Development Plan for the site in question (R-24-

007-A).

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
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effect must be submitted to the Planning Commission and shall conform to the procedure
and as it was originally approved.

B. Section 1002.A of the Boone County Zoning Regulations states that the purpose of the
Commercial Two districtis 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.A of the Boone County Zoning Regulations states that the PD District
establishes 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 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 of the Boone County Zoning Regulations provides for the following planned
development criteria:

1. Mixed Use Development and Pedestrian Orientation: Planned
Developments shall generally have a mixed use orientation (combination of
differing types of residential, commercial, public or civic, and/or industrial uses)
both within the development itself and relative to the relationship between the
proposed planned development and adjacent sites. The
additional intensity allowed in a Planned Development by Section 1501 shall only
be permitted when a true mixed use and/or an amenity - oriented development
with community and recreation facilities as described in this standard is provided.

2. In general, Planned Developments shall have a pedestrian orientation, where it is
possible to live, work, shop, and play in the same immediate vicinity without
arequired dependence on the automobile. This may be accomplished through
the use of comprehensive pedestrian circulation networks including multipurpose
paths and walks along main routes and open spaces such as stream corridors,
between major destinations within the development and adjoining areas,
secondary walk connections to the multi-purpose paths, the creation of a designed
pedestrian  environment including streettrees in  addition to other

- required landscaping, decorative street lights and other street furniture, and
seating areas, and the use of integral curb walks where appropriate along streets.
Disruptions in major paths due to street and drive intersections shall be minimal.
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Additionally in commercial areas, pedestrian orientation can be accomplished by
placing buildings in close proximity to the street with parking areas to the side and
rear of buildings, mixing uses within the same multi-
story buildings, building entrances directly facing streets with reduced setbacks,
architectural design which employs display windows, projecting signs, and
awnings at street level, and designed outdoor seating and gathering spaces at
the street level. Each development proposal must demonstrate in detail how the
project will be made walkable throughout.

3. Compeatibility of Uses: Measures shall be taken to assure compatibility of land uses
within a Planned Development itself and adjacent sites. Such measures may
include the provisions of buffer zones, common open space areas and landscape
features, transitional land uses, or a mixed-use development in which no specific
type of land use is dominate. When applicable, the design methods recommended
in the “Development Layout, Lot Sizes, and Setbacks” section of the
Comprehensive Plan’s Land Use Element shall be employed. Compatibility
measures/mitigation measures shall exceed the usual minimum standards of
these regulations when needed to address impacts of the proposed development.

4, Open Space: Useable open space(s), in an amount over and above setback
and buffer yard areas and open areas required by the underlying district, shall be
provided. These spaces may be provided in the form of parks, plazas, arcades,
commons, trails, sports courts or other athletic and recreational areas, outdoor
areas for the display of sculptural elements, etc. Land reservations for community
facilities may be considered in lieu of useable open space. The use of single
loaded streets to provide multi-purpose paths, park areas, or to protect stream
corridors, may be proposed for this purpose. Open Space areas are encouraged
to have street frontage and visibility. Any site proposed to be publicly dedicated or
donated for park or open space purposes shall comply with the appropriate
legislative body’s requirements for acceptance of such dedications or donations.

5. Multi-Modal Transportation System: Planned Developments shall
incorporate multi-modal transportation elements through the development,
depending on the foreseeable needs of future residents and users of the site, and
the relationship of the project site to the community at large. Such multi-modal
elements may include provisions for mass transit stops or stations, carpooling lots,
pedestrian and bicycle paths and lanes, bicycle parking areas, etc. Multi-modal
facilities are encouraged to be combined with the pedestrian systems and open
spaces described in Sections 1 and 4. Multi-modal facilities should connect to
existing and future facilities that lie outside of the site.

6. Preservation of Existing Site Features: Existing topography, significant tree cover,
tree lines along property lines, cemeteries, and water courses and water bodies
shall be largely preserved and incorporated into the project design, where
appropriate and consistent with the remainder of this article. The retention of such
features may also fulfill portions of the requirements in Section 4 “Open Space”

and Section 7 “Landscaping.”

7. Landscaping:  Substantial landscaping shall be provided in a Planned
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10.

11.

Development with emphasis given to street scape areas, buffer zones, and the
provision of significant landscaping (in terms of size of landscape areas, and
quantity and quality of landscape materials) within the developed portions of the
site. The use of landscape design guidelines is required for multi-phased projects.
The retention of existing healthy, substantial trees should occur wherever possible.
Properly designed street tree plantings may be permitted to fulfill
some landscaping requirements as part of an overall amenity package.

Architecture: Sites which are subject to architectural requirements through
adopted overlay districts or land use studies shall follow said requirements. For all
other sites, 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, ltalianate, 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.

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.

Historic and Prehistoric Features: Historic and prehistoric features on the project
site shall be retained, utilized, and incorporated into the overall project design if

physically and economically feasible.

Signage: A consistent signage theme shall be provided within a Planned
Development. Building mounted signs shall be the predominate signage on the
project site. Freestanding signs shall be monument style and of a limited size and
height. Signage shall visually correlate to the planned architectural theme by
the use of consistent design details, materials, and colors. The use of signage

design guidelines is required for multi-phased projects.
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12. Transportation Connections and Entry Points: The provision of transportation
connections (street connections, pedestrian paths, multi-purpose trails, sidewalks,
and bicycle facilities) shall be provided in all planned development unless
physically unfeasible or wunsafe. This shall include connections
to adjoining properties and developments, and inter-connectivity within the
development itself, and contain minimal use of cul-de-sacs or other dead-end
types of streets only when necessary. Transportation connections shall account
for the County’s adopted Transportation Plan and any adopted bikeway and/or
pedestrian plans. In addition, the various entry points (streets, paths, etc.) into
a Planned Development shall be marked or otherwise defined through
the use of landscaping, low-key signage on retaining walls, architectural or
sculptural elements, archways, markers, etc. Any structures used to demarcate
entry points shall visually correlate to the planned architectural theme by the use of
consistent design details, materials, and colors.

13. Conformance with Comprehensive Plan: All Planned Developments shall conform
to the provisions of the adopted Comprehensive Plan and take into account the
limitations of existing or planned infrastructure.

14. Further, Concept Development Plan proposals within areas that are subject to
a specific land use or corridor study shall be evaluated against the criteria or
requirements of such study as well as the criteria in this section.

15. 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.

E. Section 1509 of the Boone County Zoning Regulations states that the Planning
Commission shall require that a Concept Development Plan be submitted for the
development or redevelopment of property located in a Planned Development district. If
the Concept Development Plan involves a zone change, then the proposal is subject to
the criteria then the proposal is subject to the criteria in Section 308 as well as the
provisions of this article. If the Concept Development Plan does not involve
azone change, or only involves wuses that are permitted in the
underlying district (formerly called a “Utilization of an Underlying District Within a Planned
Development”), then the proposal is subject only to the provisions of this article. The
contents of the Concept Development Plan submittal shall include the items listed

in Section 303.

F. Section 505.3 of the Boone County Zoning Regulations identifies eating and drinking
establishments as a principally permitted use in the underlying C-2 district.




STAFF REPORT Jagger's/Houston Road Page 6
November 5, 2025

RELATIONSHIP TO HOUSTON-DONALDSON STUDY

A

D.

Section 1702.A of the Boone County Zoning Regulations states that the Houston-
Donaldson Study Corridor Overlay District (HDO) application and review requirements
shall be applied to all properties identified on Figure 1.1 of the 2013 Houston-Donaldson
Study and other applicable articles of this =zoning order. Specific land
uses, building intensities and zoning of parcels in the study area are identified in the
“Land Use Recommendations,” ‘“Infrastructure,” “Development Design and Signage
Requirements,” and “Current Zoning and Recommended Changes” chapters of the 2013
Houston-Donaldson Study. Application and review procedural requirements are specified
in the 2013 Houston-Donaldson Study as well as other appropriate articles in this zoning

order.

Section 1704.B.4 of the Boone County Zoning Regulations identifies the site as being
located within Subarea 4 of the Houston-Donaldson Study.

Section 1704.B.4 of the Boone County Zoning Regulations states that the Future
Land Use for Subarea Four is made up of three designations. Most of the
Subarea is designated as Commercial. The northern portion of the Subarea is
designated as Industrial. Finally, there is a small piece of property designated as
Public/Institutional. Looking at the uses allowed in these districts, the entire
Subarea is in alignment with the Comprehensive Plan.

1. Most of Subarea Four is built out and economically viable. The cluster
of office buildings on Meijer Drive are important to the city’s and the region'’s
marketing efforts for gaining corporate or corporate support offices. It is
recommended that the unfinished retail building be completed and
that office space be  leased. In the alternative, the
unfinished retail building could be razed and developed for office or
medical office type uses. :

2. It is recommended that future land use efforts in Subarea Four be focused
on redevelopment and that, if and when such development occurs, that it
aesthetically fits in with the surrounding land uses.

3. In summary, the Planning Commission makes the following
recommendations for the future of Subarea Four:

a. Future development and/or redevelopment in Subarea Four should
be of commercial or office type land uses and not of light industrial
or residential uses, except for the light industrial area on Spiral Drive.

b. Existing office and retail structures on Meijer Drive be either
completed or occupied.
C. That redevelopment in Subarea Four aesthetically fit in with the

existing land uses.

Section 1705.M of the Boone County Zoning Regulations identifies the following goals
and objectives for subarea 4:
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Goal: Maintain the successful business climate of the Subarea.

a. 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.

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

(1)  Disconnects in the sidewalk network within the Subarea
should be filled in.

(2)  Redevelopments in the Subarea should incorporate new
internal sidewalks that connect to the
Subarea’s sidewalk system.

3. Goal: Protect the integrity of the Gunpowder Creek Watershed.
a. 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.

E. Section 1707 of the Boone County Zoning Regulations provides for the following

development design requirements:

1.

Site Design Requirements

a. Site Arrangement:
(1)  Improvements shall be arranged on a site so that:

(a) Large blank walls are not directly Vvisible
along street frontages or areas frequented by the
public.

(b)  No more than 60 percent of the parking and vehicular
areas for outlot type developments shall be placed in a
front yard or corner side road.
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(¢) A minimum 20 foot wide landscaped area is provided
between the right-of-way and on-site improvements.
For sites with multiple street frontages, the landscape
area width may be reduced to 10 feet for secondary
frontages along local or subcollector roadways. Such
approval shall be granted through the Design Review

process.

b. Landscape/Green Space Area:

(1)

Landscaping shall be provided in accordance with ARTICLE
36 “Landscaping” of the zoning regulations. Additionally, a
minimum of 22 percent of the overall site area shall be
devoted to landscaping as permanent green space. The
computation of this green space ratio can include areas such
as landscaped parking lot islands and peninsulas, landscape
areas along street frontages and building frontages, buffer
yards, water features and sculptural elements, and storm
management facilities which are integrally designed as part of
the landscape. Storm water management facilities that are
placed in front yards or corner side yards must be designed
as an integral, visual part of the site’s landscape.

c. I-71/75 Streetscape:

(1)

The pavement surface of any parking or vehicular area which
adjoins the 171/75 right-of-way shall be at least 3 feet lower
than the highest point in the adjoining right-of-way or on-site
landscaped area adjoining the right-of-way; this shall be
accomplished by either depressing the grade of the vehicular
area or by constructing berming as part of the
required landscaping. Any right-of-way fencing along the I-
71175 right-of-way shall be a white post and rail type fence.

d. Pedestrian Facilities:

(1)

Each development or land use within the Study Area shall
provide pedestrian sidewalk connections to other
developments, recreation and public or civic facilities, and
public open space areas, if appropriate. These connections
are in addition to sidewalk connections between the building,
parking, and street normally required by ARTICLE 33 of
the zoning regulations. Comprehensive
pathway/sidewalk systems  which logically  connect
destinations shall be provided in multi-lot
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e.

f.

developments. Access easements shall be of a paved
surface and shall not use gravel.

(2)  Outdoor spaces with fixed seating, landscaping, and other
pedestrian oriented improvements shall be provided at a
main building entrance  for  multi-tenant and  multi-
building retail and office developments, and other major
developments with a high volume of pedestrians such as
public facilities. These outdoor spaces shall be surfaced with
decorative pavers or concrete treated to appear as unit
pavers. Crosswalks on public and private roadways
within planned development should also have a tactile,
decorative surface such as cast in place units made to look
like unit pavers or concrete treated to appear as such.

Site Furniture:

(1)  Site furniture includes items such as benches/seating and
outdoor tables, light fixtures and masts, waste receptacles,
bollards, railings around outdoor seating areas,
and street/regulatory signage. There are no proprietary
specifications or requirements for site furniture, or prototypes
which must be followed. Rather, site furniture must be
architectural grade and the various items selected for any
given site must visually correlate to one another as
components of an overall design system. Also, site furniture
must use neutral or dark colors, and shall not use wood or

wood products.

Underground Utilities:

(1) All utility lines shall be placed underground. Existing
overhead utility lines shall be placed underground when a site

develops or redevelops.

2. Design Review Process

a.

Complete Design Review applications shall initially be reviewed by
the Boone County Planning Commission’s staff, who will then report
their findings and conclusions to the appropriate committee of
the Planning Commission. The Committee shall evaluate the
proposal and Staff input, and then formulate a recommendation on
the application to the full Boone County Planning Commission. Upon
consideration of the Committee’s recommendation, the full Planning
Commission shall vote to approve, approve with conditions, or deny
the application at a regularly scheduled Business Meeting. The
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Planning Commission’s decision shall be based upon the
requirements stated in this section, and any applicable conditions of
approval from previous Zoning Map Amendment, Concept
Development Plan, or Board of Adjustment applications for which
compliance is to be determined through the Design Review process.

b. Complete Design Review applications must be received at least
fourteen (14) days in advance of a Planning Commission Business
Meeting in order to be considered at said meeting. Final action on
Design Review applications shall occur within sixty (60) days of
submission to the Planning Commission’s office. An approval of a
Design Review application shall be valid for two (2) years.

3. Architectural Design Review Requirements
a. Previously Approved Design Standards:

(1)  Sites which are subject to Design Review type standards,
requirements or conditions from a prior zoning approval such
as a Zoning Map Amendment, Concept Development Plan,
or Board of Adjustment application shall be evaluated for
compliance with said standards, requirements, or conditions.

b. Relationship to Neighboring Structures:

(1)  Building design shall correlate to adjoining structures, and
those in the same overall center or subdivision if applicable,
through the use of comparable and compatible facade
composition, materials, colors, roof forms, and stylistic or

thematic traits.

C. Architectural Style:

(1)  Developments with multiple uses, owners, and/or tenants are
encouraged to use architectural designs from a single
recognized academic style.

d. Massing and Proportions:

(1)  The overall three dimensional envelope of the building shall
be proportionate in terms of length, width, and height.
Individual components on building facades, such as windows,
doors, projections, placement of design details, and changes
in footprint, rooflines and forms, materials, and colors, shall
also be proportionate to one another and balanced on the
overall structure. Three dimensional relief may be added with
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()

the provision of projections such as covered
walkways/arcades, canopies, and simple fabric awnings,
and/or by providing jogs or breaks in the building footprint.

For large scale structures such as anchor
style retail buildings, parking structures, and
civic/institutional buildings, the amount of detailing and
fenestration will need to be adjusted to match the scale and
function of the building. The exterior walls of
larger office/commercial buildings can be designed to appear
as a collection of multiple zero lot line buildings or tenants.

e. Facade Composition and Detailing:

(1)

(2)

(3)

Facades shall be designed to have a defined base, mid
section, and top or cap. This can be accomplished by

~ differentiating the material, finish, and/or color of the lower

portion of the exterior wall along the foundation (or entire
ground floor for multi-story buildings) from the upper portion
of the wall. Additionally for multi-story buildings, a change in
the fenestration pattern between the ground floor and the
upper floors can be employed. The top or cap effect should
be created through the provision of a three dimensional
detail(s) which breaks or jogs the wall plane from the roof such
as a defined cornice or projecting eave.

Main public building entrances shall be emphasized in the
facade design by methods such as recessing the entrance
behind the exterior facade, providing an over-scaled entrance
feature which projects outward from or above the exterior
facade, placing the doorway within a three dimensional
archway, providing an awning or roof awning/canopy, and/or
by changing the building materials, detailing, or color around
the entrance opening.

Detailing should be used at the base, top of facades,
openings, transitions, and across large wall expanses to
reduce monotony and provide a finished appearance and
dimension throughout. This could include: defined window
sills and lintels, masonry quoins, soldier courses, herringbone
or tile detailing, or medallions; recessing windows, storefront
units, and/or doors within the fagade to provide “punched”
openings that create shadow lines and three-dimensional
relief; metalwork, specialty glass, and signature light fixtures;
and alternating materials, finish textures, colors, and/or size
or shape of unit materials such as brick or stone on a facade.
Corporate trademark features which uniquely identify one
specific company shall not be used in the building design
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unless they meet the requirements of this chapter and can be
readily removed or adapted without scarring the building for
future occupants.

f. Building Materials:

(1)

(2)

)

The primary exterior wall materials shall include brick,
architectural grade CMU, stone, tile, or concrete which is
formed to have a highly textured, fluted, or unit masonry
appearance. These materials shall have an integral color.
Architectural grade metals such as Alucobond type products
are also permitted. Glass curtain walls used in conjunction
with these materials are also permitted. Other materials such
as EIFS/stucco, wood or cement board siding, glass block,
and precast concrete may be used for trim, detailing, and
incidental or secondary wall areas. EIFS/stucco and precast
concrete wall panels with a similar light texture finish may be
used as a primary building material for
industrial buildings which are larger than 100,000 square feet
and not located along collector or arterial roadways, and may
be used on rear facades which are not subject to public view
for other structures.

Only architectural grade materials shall be used. Flimsy or
synthetic appearing exterior wall materials, such as ribbed,
industrial style metal siding, T-111, EIFS systems with visually
pronounced joints (not including designed scoring or reveals),
plain faced CMU, vinyl or aluminum siding, or hard board type
materials are not permitted. Snap-in grids or applied mullions
are not permitted in windows; only mullions which physically
separate window glass into multiple panes shall be used for
divided light type windows.

Materials for any pitched roof shall be architectural grade,
three dimensional shingles or tiles, slate, or standing seam
metal. Other types of decorative metal roofing can be
evaluated on a case-by-case basis and approved if they are
integral to the overall design of the structure.

g. Building Material Colors:

(1)

Exterior walls shall primarily use colors which are refiective of
rich, natural tones such as those in the red, red-brown/terra
cotta, brown, clay, beige/tan/blond, mustard, and/or warm
gray ranges. White or exceptionally dark colors are not
permitted. Other colors may be used for trim and detailing.
The color of pitched roof materials shall complement, yet
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contrast with the exterior wall materials. Color schemes
shall use at least two colors to highlight building features and
details, create contrast, and to avoid monotony and starkness
in the overall building design. A consistent color scheme shall
be provided on all facades so that the appearance of a rear or
service side of the building is minimized.

h. Roof Types and Shapes:

(1)  Parapet designs which have a defined cornice line and
pitched roofs are permitted. Pitched roof forms shall appear
complete and symmetrical when viewed from public vantage
points both on and off the subject site. Mansard or other
“stage set” type designs are not permitted.

i. Screening, Accessory Structures, and Retaining Walls:

(1)  Mechanical Equipment Screening:

(a)

All mechanical equipment shall be screened. Ground
mounted equipment shall be screened either
with landscaping or enclosed with an
enclosure structure which uses the same materials,
colors, and design detailing as the principal building. If
roof mounted, the equipment shall be screened by a
parapet wall (for flat roofed buildings) which is
designed and constructed as an integral part of the
overall building; applied, “stage set” style mechanical
equipment screens or mansards are not permitted.
Roof mounted equipment on flat roofed buildings shall
be painted to match the roof surface material if it is
visible from adjoining sites or roadways that are at a
higher elevation. For roof mounted equipment on
pitched roofed buildings, the equipment shall be wholly
contained within roof structure.

(2) Loading/Unloading/Service Areas:

(@)

Loading/unloading and/or service areas shall be
placed in the side or rear yard only, excluding corner
side yards. Any such area shall be enclosed with a
screen wall which is at least 8 feet high and which uses
the same materials, colors, and design detailing as
the building which it serves. Alternatively, dense
landscape hedging which will provide year round
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(3)

(4)

SITE CHARACTERISTICS

screening and that will grow to at least 8 feet high
without routinely overtaking the planting space may be
considered.

Trash Enclosures and Accessory Structures:

(a)

Garbage storage areas and accessory structures shall
be placed in the side or rearyard only, excluding
corner side yards. Garbage storage areas shall be
enclosed per the requirements of SECTION 3151 of
the zoning  regulations.  Additionally, = garbage
enclosure structures and accessory structures shall be
constructed with the same materials, colors, and
design detailing as the principal building.

Retaining Walls:

(@)

Retaining walls shall be constructed of brick,
architectural grade CMU, concrete which is formed to
have a unit masonry appearance, or segmental
retaining wall blocks. The face material shall have a
texture and integral color which correlates to the
materials used for the principal building. Plain faced
CMU and/or materials with a painted finish are not
permitted.

A. The approximate 1.55 acre site is located along the northwest side of Houston
Road, between 4953 and 5001 Houston Road.

B. The site is part of the properties currently addressed as 4951-4997 and 4999

Houston Road.

C. The site has approximately 450 feet of frontage along Houston Road.
D. The site is currently occupied by off-street parking spaces and drive aisles.
E. Access to the site is from several curb cuts onto Spiral Drive and Thoroughbred

Boulevard, via the internal circulation area of the existing developments.

F. Topographically, the site is relatively flat with an average grade of one (1) percent.

G. Fronting the site in question, the right-of-way of Houston Road varies from a width
of 142 feet to 181 feet.
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The distance from the property line of the site to the pavement of Houston Road
varies from 30 feet to 62 feet.

Fronting the site in question, there is no landscaping along Houston Road.

The site in question sits approximately six (6) to eight (8) feet lower than the
pavement of Houston Road.

ADJACENT LAND USES AND ZONES

North:
South:
East:
West:

A muliti-tenant commercial building (C-2/PD/HDO)

Chili's, Chick-fil-A, and a multi-tenant commercial building (O-2/C-2/PD/HDO)
Texas Roadhouse (C-2/PD/HDO)

Family Allergy and Asthma (C-2/PD/HDO)

RELATIONSHIP TO COMPREHENSIVE PLAN

A

The Our Boone County Plan 2040 Future Land Use Plan designates the site for
“Commercial” uses, which is described as retail, corporate and professional office,
interchange commercial, indoor commercial recreation, restaurants, services, etc.

Houston Road is a state maintained arterial street providing for two way traffic within two
lanes in each direction and a multiple center left-turn lanes. Sidewalks are located along

both sides of the roadway.

The following are excerpts from Our Boone County Plan 2040:

1.

Developments in Boone County should begin with an assessment of existing site
features to determine positive and useful attributes, as well as features that should
or can be preserved. Development design should incorporate the use of these
attributes for the benefit of the development and the County as a whole.
Development plans should identify such areas, and delineate disturb limits to
protect those areas that have been defined. Open Space and Cluster subdivision
designs should be considered to blend new subdivisions in with areas that have a
rural character (Land Use, Future Land Use Development Guidelines, Utilization

of Existing Vegetation and Topography, pages 95).

Developments in Boone County must recognize the potential impacts upon
adjoining land uses and incorporate a transition of land uses, building setbacks,
and/or landscaping to minimize these impacts. Potential impacts include visual,
noise or vibrations, odors, dust, smoke, and light. Buffering to mitigate these
impacts should be an integral part of the design of proposed projects; where
appropriate, existing site features should be used in meeting this guideline.
Developments should provide buffering along public roadways, to soften the visual
impact. Appropriate wooded areas and stream valleys should remain as open
space within developments and between developments. Developments proposed
adjacent to planned or established open spaces should provide pedestrian access
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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).

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).

EXISTING APPROVED CONCEPT DEVELOPMENT PLAN

A. The existing approved Concept Development Plan depicts the current conditions.
STAFF COMMENTS
A. The submitted Concept Development Plan indicates the following:
1. Construction of an approximate 3,600 square foot eating and drinking
establishment having a maximum seating capacity of 93 seats.
2. Provision for two (2) drive through lanes.
3. Provision for off-street parking, utilities, stormwater retention, lighting, landscaping,

and signage.
Installation of a new 6” water main.
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B. The Turfway Commons Shopping Mall, Sam’s Club, Texas Roadhouse, and Family
Allergy and Asthma sites have a combined 1,241 off-street parking spaces. Based on
the gross square footage of the buildings and the seating capacity of Texas Roadhouse,
these sites are required to have 1,093 off-street parking spaces.

C. Staff has reviewed the submitted Concept Development Plan against the Boone County
Zoning Regulations and offers the following comments (some of these requirements can
be adjusted by the Planning Commission and Florence City Council pursuant to the

Planned Development (PD) regulations):

1.

Section 1707.E.1.a.i states that improvements shall be arranged on a site so that
large blank walls are not directly visible along street frontages or areas frequented

by the public.

The submitted plan indicates that the rear (east) building facade will be largely
blank, with no windows or openings. This building elevation will be facing the
existing Texas Roadhouse restaurant and will be visible by drivers travelling west

on Houston Road.

Section 1707.E.2.a requires that a minimum of twenty-two (22) percent of the site
be kept as open space.

The existing site has approximately fifteen (15) percent of open space and the
proposed concept development plan keeps that ratio at approximately fifteen (15)

percent.

Section 1707.G.5.a states that facades shall be designed to have a defined base,
mid section, and top or cap.

The submitted plan does not provide for this design for the buildings north, south,
and west facades.

Section 1707.G.6.a states that the primary exterior wall materials shall include
brick, architectural grade CMU, stone, tile, or concrete which is formed to have a
highly textured, fluted, or unit masonry appearance. Other materials such as
EIFS/stucco, wood, or cement board siding, glass block, and precast concrete may
be used for trim, detailing, and incidental or secondary wall areas.

The following table provides the amount and percentage of building materials used
on each building fagade, as well as a total:

Brick Veneer EIFS Corregated Metat Siding HMetal, Windows, Doors, elc.
Total Square Feet $g.Ft. Peaicent Sq, FL. Percent sq. Ft, Percent Sq. Ft. Percent

North Elevation 2,163,03 962,61 45.00 851,49 39,00 6191 3.00 287.02 13,00

South Elevation (Houston Road) 2,159.10 1,044.86 48.00 721.29 33.00 75.13 4.00 317.82 15.00

£ast Elevallon (Texas Roaghouse) 1,239.35 537.12 43.00 581,50 47.00 0.00 0.00 120,73 10.00

[West Elevation {Famliy Allergy) 1,260.24 449.41 37.00 370.46 29.00 81.89 6.00 358.48 28.00

TOTAL 6,821.72 2,994.00 44,00 2,524.74 37.80 218,93 3.00 1,084.05 16.00

Section 3155.A.3 states that canopies, awnings, or other structural components
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which are part of drive-through operations shall be attached to the principal
building and have a design which is integral with the principal building by using the
same materials, colors, and design details or stylistic features.

The submitted plan indicates that there will be a canopy located to the rear of the
building that will not be attached to the principal structure. Additionally, no plans
have been submitted to determine if the canopy will match the principal structure.

6. Section 3155.A.9.c provides stacking requirements for eating and drinking
establishments.

The submitted plan does not provide the required stacking spaces for eating and
drinking establishments.

7. Section 3323.A states that the minimum width of an internal two-way driveway
shall be twenty (20) feet.

The submitted plan indicates that the driveway between the building and Houston
Road will have a width of fourteen (14) feet. While the plan does not indicate that
this will be a two-way driveway, the design necessitates to be a two-way driveway.

8. Section 3407.5.A.1.a.lll provides the regulations for building mounted sighage for
outlots within commercial/retail/shopping centers, as follows: one building
mounted sign shall be permitted on each facade that faces a public street or main
development driveway. However, no more than two such signs shall be
permitted. The permitted size of the building mounted signs shall be two square
feet per each lineal foot of building or tenant space width on which the sign is
mounted but shall not exceed two hundred (200) square feet in area.

Section 3408.1.G states that the square footage allotted to any one elevation may
be divided into three (3) separate sign areas.

The submitted plan shows that signage will be provided on all four sides of the
building.

The following tables provide a comparison between what is allowed and what is
being proposed:

Rear Side
(east) {north)
Elevation Elevation
Number Maximum Number Maximum
of Signs Sign Area of Signs Sign Area

Allowed 1{upto 3 separate sign areas) | 104sq. ft. | 1(upto 3separate signareas) | 159 sq. ft.

Proposed 1 8.09sq. ft. 3 59.94 sq. ft.
Green LED Stripe 8.09sq. ft. lagger's 48 sq. ft.
Green LED Stripe 7.91sq. ft.

Yellow LED Stripe 4.03 sq. ft.
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Front Side
(west) (south)
Elevation Elevation
Number Maximum Number Maximum
of Signs Sign Area of Signs Sign Area
Allowed | 1{upto3separatesignareas) | 104sq.ft. | 1(upto3separatesignareas) | 159sq.ft.
Proposed 3 63.23 sq. ft. 3 218.68 sq. ft.
Jagger's 48s0.1t, Jagger's 48 4. ft,
Green LED Stripe 8.16sq. ft. RealIngredients 157.9
Yellow LED Stripe 7.07 sq. ft. Green LED Stripe 7.93
Yellow LED Stripe 4.85sq. ft.

Section 3625 requires vehicular use area landscaping to include a combination of

tree and shrubs.

a.

The submitted plan indicates:

will only have shrubs as the plant material.

b.

will only have shrubs as the plant material.

Section 3645 provides the regulations for buffer yard landscaping.

That the island between the drive-through lane and the north property line

That the island between the drive-through lane and the east property line

The following table provide a comparison between what is required and what is
being proposed:

North South East West
Required Proposed Required Proposed Required Proposed| Required |Proposed
Buffer Yard A (10'width) None A(10'width) |A(20'-38'width)| A (10'width) None A (10'width) None
Plant Material| 18trees(C) 22trees (C) 10trees (C) 9trees (C)
or or 14 (B} or or
1itrees{A, B, D) 14trees (A, B, D) 6trees (A, B, D) 6trees (A, B, D}
and None and None and None
105 shrubs (E) 57 shrubs (E) 53 shrubs (E)
or or or
53 shrubs (C) 29 shrubs {C) 27 shrubs {C)

Fire Department.

1.

»w

Staff sent out an Agency Memo to the Boone County Building Department, Boone County
Planning Commission Community Development Division, City of Florence, and Florence

Bridget Striker, Boone County Planning Commission Community Development
Division, replied that she did not have any comments.
Paul Stephenson, Boone County Building Department, replied that he had no
comments.
Randy Childress, Florence Fire, replied that he had no comments.

Todd Morgan, City of Florence replied with the following comments:
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a. The two remainder parcels (4951-4997 and 4999 Houston Road) need to
meet code or exceptions need to be approved with the application. The
following issues need to be analyzed:

(1) Maximum permitted building intensity.
(2) Minimum road frontage requirements.

b. Parking requirements.

(1) Are shared access easements existing or proposed to give the

proposed lot legal access?
(2) Drive through and trash questions/issues.

(a) It appears that vehicles in the outermost drive through lane
will merge back into the inner lane after an order is
placed. Has Jagger's experienced any issues with this
design?

(b) Where do customers pull over and wait if their order isn't
ready when they reach the pickup window?

(c) The current drive through layout should be reanalyzed. We
can visualize scenarios where customers try to enter the
outer drive through lane near the end of the bypass
lane. The bypass lane could become obstructed at peak
times unless a barrier is installed to prevent this.

(d) What is the peak vehicle stack they have experienced at
other restaurants?

(e) What is the typical waiting time between ordering and
receiving food?

4] When will the trash be picked up? The dumpster can only
be accessed from the drive through lanes.

C. The following Planned Development standards from Section 1506 of the
Boone County Zoning Regulations need to be analyzed:

(N Architecture - This standard calls out that the predominant building
material for a commercial development in a Planned Development
zone shall have a “solid appearance, such as could be achieved
with brick, stone, and architectural grade concrete products
designed to replicate natural materials. Roof designs shall have a
finished appearance through the use of three-dimensional roof
forms with architectural grade roofing and/or the use of defined
parapets with cornice lines.”

d. Please have the applicant address the following:

@) The masonry percentage needs to meet the standard. Building
material percentages need to be provided on each building

elevation.
(2) Can a more substantial cornice be used?
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(3) Can a picture be provided of the drive through canopy? We would
suggest that the canopy columns be wrapped in brick which
matches the building.

4) Will the dumpster enclosure comply with Section 3151 of the Zoning
Regulations?

e. Landscaping_— Substantial landscaping shall be provided in a Planned
Development with emphasis given to street scape areas, buffer zones, and
the provision of significant landscaping (in terms of size of landscapes, and
quantity of landscape materials) within the developed portions of the
site. We recommend the following:

(1) The street frontage landscaping buffer along Houston Road shall
be planted per Section 3620 of the Zoning Regulations.

(2) All VUA landscaping islands in the southwestern portion of the
parking lot shall be planted with large trees per Section 3625 of the
Zoning Regulations.

(3) The landscaped island between the drive-through Ilane and
northern property boundary shall be landscaped with small trees
and large shrubs. 1 tree shall be required every 33.3 linear feet.

(4) The landscaping island between the drive-through lane and eastern
property boundary shall be landscaped with large shrubs. 15
shrubs shall be required every 100 linear feet.

(5) The other building landscaping shown on the Concept
Development Plan is required.

(6) The transformer shown in the street frontage buffer shall be
screened with large shrubbery.

f. Signage_— The property is subject to the Houston-Donaldson Study’s
special sign regulations. Exceptions to the sign package can be analyzed
through this application process or a future Design Review application.
The sign code allows:

(1) One building mounted sign on two facades. The maximum sign
size is two square feet per each lineal foot of the building elevation
on which the sign will be mounted.

(2) Permitted building mounted sign types include channel letters,
individual pin mounted letters, L.E.D. accent bands, etc. The vinyl
graphics shown on the right elevation would not be permitted
without an exception.

(3) An 8’ tall, 24 square foot monument sign.

We recommend the monument sign be traded in for some extra
building mounted signage. The proposed monument sign location
sits well below Houston Road and would not be as effective as

some extra building mounted signage.

g. Conformance with the Comprehensive Plan and Houston Donaldson Study
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(1)

()

(3)

(4)

()

Is the 22% site green space requirement being met?

Is any outside dining or waiting area proposed on the front
sidewalk? If so, the applicant needs to provide fence details and
address the architectural grade site furniture requirements. Such
an area would help meet the pedestrian facilities requirement of the
Study.

Are the roof parapets tall enough to screen all roof mounted
equipment from public view? The Study requires all roof mounted
mechanicals to be screened by parapet walls.

Where will deliveries take place and what kind of trucks make
them? Loading/unioading/and service areas shall be placed in the
side or rear yard.

Can some material samples be provided so the building colors can

be better analyzed?

h. We have currently identified the following exceptions that would need to be
approved:

(1)

(2)

(3)
(4)
©)

The parcel which contains the smaller Tufway Business Park tenant
spaces (4951-4997 Houston Road) will not have any road frontage

if the outlot is platted as proposed.
The drive through lane does not comply with Section 3155 of the

Zoning Regulations.

(a) The drive through lane is in the front yard and does not have
an intervening row of parking between the drive through and
right-of-way.

(b) The canopy isn't attached to the building and is in the front

yard.
(c) The drive through clearance bar is in the front yard.

The amount of building mounted signage does not comply with the

Houston-Donaldson Study.
The stenciled building mounted sign does not comply with the

Houston-Donaldson Study.
Some of the perimeter landscaping buffers do not appear to meet

code.

E. The following table provides a comparison of the proposed development and other eating
and drinking establishments fronting Houston Road:
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Setback From Building

Houston Road Freestanding Mounted
Pavement Sign Signage
Red Robin 44' Yes 2sides
Hooter's 61' Yes 2 sides
El Rio Grande 136" Yes 2 sides
Panera 101’ Yes 3sides
Fuji 163" No 2sides
Cheddar's 163 Yes 2 sides
IHOP 193 Yes 2sides
Twin Peaks 176 No 4sides
Chuy's 164' No 3sides
Chili's 128 Yes 2sides
Chick-fil-A 120 Yes 2sides
Cracker Barrel 109' Yes 1 side
Texas Roadhouse 62' No 2 sides
Stek N Shake 98 No 4 sides
McAlister's 115' Yes 2 sides
O'Charley's 111 Yes 3 sides
Ford's Garage 88’ Yes 3 sides
Burger King 140' Yes 3sides
Gotden Corral 56' Yes 3sides
Proposed Jagger's 75' Yes 4sides
STAFF CONCERNS
A. The following list provides a summary of those requirements that are being requested to

be waived/altered using the PD district regulations:

1.

2.

Allow a largely blank wall on the rear (east) building elevation.

Allow the site to retain the approximate fifteen (15) percent of open space rather
than the required twenty-two (22) percent

Allow the north, south, and west building facades to not have a defined mid section
and top or cap.

Allow EIFS to be used as a primary building material.
Allow the drive-through canopy to be freestanding.

Allow a reduction in the number of required stacking spaces for eating and drinking
establishments.

Allow an internal driveway to be less than twenty (20) feet in width.
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8. Allow signage on all four sides of the building.
9. Allow building mounted signage that is not allowed in the HDO Special Sign district.

10. The elimination of the Buffer Yard A requirements along the north, east, and west
property lines.

11. Allow only plants in the two islands between the drive through lanes and the north
and east property lines.

CONCLUSION

A. The request for change of concept development plan needs to be evaluated by the Boone
County Planning Commission and Florence City Council in terms of Articles 3 and 15 of
the Boone County Zoning Regulations, the appropriate planning documents noted herein,
and the potential impacts on existing and planned uses in the area.

Respectfully submitted,

Michael D. Schwartz
Director, Zoning Services

MDS/ss
Attachments:

*Vicinity Map

*Aerial Map

*Topographic Map

*Zoning Map

*2040 Future Land Use Map
*Application

*Concept Development Plan
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CONCEPT DEVELOPMENT PLAN
BOONE COUNTY PLANNING COMMISSIDN

BOONE COUNTY
| .4 PLANNING COMMISSION

Seven (7) copies of submitted drawings are requi

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.
11.

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)

[ 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 1-275/Graves Road Interchange Study)

JAGGERS

Name of Project:
Location of Project: Houston Road and Turfway Road (Parcel ID 061.00-11-015.00)
Total Acreage of Project: 1.55

Current Zoning of Property: C-2/PD/CD/HDO Zoning District
Date of previous zoning map amendment or Approved Concept Development Plan (if applicable):
NA

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: NA

Proposed Use(s) (specify each use):
To construct a brand-new 3,506-square foot JAGGERS restaurant and drive-thru.

Proposed Building Intensities (specify for each building):
67,624-square feet / 1.55-acres = 43,628.39

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

Current Owner: Turfway Commons Trust

2734 Chancellor Drive, Unit 208

Address:
Crestview Hills KY 41017
City State Zip Code
NA

513-784-1106 Fax Number:

Phone Number:;
gmeyer@anchor-associates.com

Email:
GreenbergFarrow / Brandon Goldberg

Applicant:



Concept Development Plan

Page 2

14.

15.

16.

17.

18.

19.

8600 W Bryn Mawr Avenue, Suite 800N

Address:

Chiocago IL 60631

City State Zip Code

-764- NA
Phone Number: 224-764-0369 Fax Number:
Email bgoldberg@greenbergfarrow.com
Are there any existing buildings on the site: [ Yes No
If yes, indicate how many: NA
1199 297 2033B
Deed Book Page Number Group Number

October 17, 2024
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.

Boone County Building Department Local Fire District
Boone County Public Works Department [1 Local School District
Boone County Water District B Northern Kentucky Health Department
Cincinnati Bell Owen Cooperative Electric, Inc.
[ 1 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
[_1 Kentucky Division of Water
1] Kentucky Transportation Cabinet

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

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

In accordance with the provisions of KRS 100.211, the applicant(s) and property owner(s) or
originator(s) hereby waive the 60 day time limit for the Boone County Planning Commission to take final
action on my (our) Zoning Map Amendment/Concept Development Plan application. This time limit
waiver is considered effective immediately upon receipt by the Boone County Planning Commission
and expires on 12/18/2025

A
Property Owner’s Signature: V 4

Applicant’s Signature: gm GOMZ%




Concept Development Plan
Page 3

SECTION B: (To be completed by Planning Commission staff)

(ﬁ . X
1. Date Received: _9 / RA\e / A (7 Fee Received: ;\"% H7) Receipt #:

/

93456

2. Number of Copies Received: __/
3. Has the following been submitted (check all that apply):

G

(E) Completed Application

Y Concept Development Plan

[ Legal Description

<¥| Names and Mailing Addresses of Adjacent Property Owners

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

5. Staff Reviewer:

6. Committee Chairperson:

7. Scheduled Public Hearing Date:

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

Approved

Approved with Conditions

Denial

Other

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@boonecountyky.org
www.boonecountyky.org

BCPC: May 2024
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