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#3

STAFF REPORT

Request of LaQuinta Inns, Inc. (applicant) for NK
Management, Inc. (owner) to consider a Change in Concept
Development Plan for a 3.08 acre site within the Houston
Lakes Subdivision, on part of remaining Lot #10, along Meijer
Drive, Florence, Kentucky. The request is for a change in the
approved Concept Development Plan to permit a five story
hotel in an Office Two/Commercial Two/Planned Development
(O-2/C-2/PD) zone.

July 22, 1998

Proposal

The applicant is requesting the approval of a Concept Development Plan to permit a hotel
in an Office Two/Commercial Two/ Planned Development (O-2/C-2/PD) zone. The
proposed 3.08 acre site is located on Meijer Drive next to the Meijer store and the
Amerisuites Hotel (See Vicinity Map).

The proposed LaQuinta Inn is a business-oriented 5 story hotel designated for short stays.
The height of the hotel is 59 feet in the guest wing area. The bell tower at the front of the
hotel is 65 feet high. The lobby will be one story in height and the hotel will house 129
guest rooms. A courtyard and indoor pool will be provided on.the south end of the hotel.
Parking for the site will surround the building and will provide 135 parking spaces. Access
into the site will be from Meijer Drive. An 8 foot high monument sign is proposed to be
placed along Meijer Drive next to this access point. Three building mounted signs will be
located on the west, east and south elevations. Two of these signs will be approximately
100 square feet in size. The other sign will be approximately 75 square feet in size.

*. According to the applicant, the post development open space for the site will be 31%.of the

total site. A 20 foot landscape easement has been provided along. Meijer Drive and
Interstate 71/75. A specific landscape plan has not been submitted. A 50 foot building
setback has also been designated on the Concept Development Plan for these two routes.
Public utilities including water, sewer, gas, and electric are located along Meijer Drive. The
storm sewer system for the site will connect to the regional detention pond located behind
the Kohl's Department Store. (Building elevations and a plot plan have been included as
attachments)

Site Characteristics and History

The site is 3.08 acres large and is generally flat since grading has previously occurred on
site. As a consequence, little vegetation exists on the site. A sidewalk runs along Meijer
Drive on the west side of the site. This site is bounded by Meijer Drive to the west and the
southbound ramp to |-75 to the east.
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The Houston Lakes Concept Plan was approved in 1990. This Concept Development Plan
proposed to have two hotels with a total square footage of 120,000 square feet. Two
hotels, the Amerisuites and Studio Plus, have been built on the original site. The total
square footage of these hotels is 111,050 square feet, a difference of 8,950 square feet
from the original concept. The proposed site is located within this Concept Development
Plan as a part of out-parcel “G” and “F" (See Buchanan 7/25/90). In 1992 the Houston-
Donaldson Study was updated and incorporated the 1990 approved Concept
Development Plan with its conditions.

1990 Houston Lakes Concept Development Plan Conditions

The 9/5/80. Committee Report for the approved 1990 Houston Lakes Concept
Development Plan has been attached for reference. Conditions #2,3,7,8, and 10 of this
Committee Report relate to the proposed site. These conditions address such issues as
building setbacks, landscaping, architectural design consistency, and signage design
consistency.

Surrounding Land Uses and Zoning -
(See Land Use Map & Zoning Map) -

The site is immediately surrounded by an O-2/C-2/PD zdning district. Undeveloped land
is located to the south of the site. The Meijer Store is located to the west of the site, across
from Meijer Drive. The Amerisuites Hotel is located north of the site. The I-71/75 interstate’
and the interstate ramp is located immediately east and south of the site. ‘The Ryan's
Family Steak House, Courtyard By Marriott, and the Fairfield Inn are all located across
from the interstate in an O-2/PD zoning district.

Relationship to the Comprehensive Plan

This request must be reviewed on the basis of its relationship to the adopted 1995 Boone
County Comprehensive Plan. The Future Land Use Map of this plan classifies this site as
commercial. The commercial designation is described as: retail, corporate and
- professional office, interchange commercial, indoor commercial. recreation, restaurants,
services, etc.

The Land Use Element of the Boone County Comprehensive Plan states the following
regarding the Florence Area (Area D-4, pg. 226)

“ This section contains the central portion of the City of Florence, as well as
most of the Northern Kentucky Industrial Park. The northern portion of this
section is within the Houston-Donaldson Study area. The Study recommends
an employment district which would include a mix of office, commercial, and
industrial uses for the existing Houston Road corridor, with 'a preferred
emphasis on office development along [-75 and high-technology industrial
uses west of Houston Road. The Houston-Donaldson Study further details
these developments.”
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“‘Commercial developments in this section should remain near the arterial
roads or close to the interstate. These consumer service and traffic-oriented
developments must be contained to specific areas adjacent to the arterial
roads and interstate. The coordination of curb cuts and parking lot
connections in the already developed areas must occur in order to maintain
a reasonable ease of travel along these roads. Undeveloped tracts of
commercial land should connect to and coordinate with any adjoining
commercial, office, or industrial development in existence. Where no
development has yet occurred, provisions for Access Management must be
made for future development. This includes frontage roads as well as
parking lot connections and shared curb cuts.”

‘In summary, growth in this section of Boone County must be balanced
among three major land users, commercial, industrial, and residential
development. Growth in one land use must consider the location of existing
and planned developments of the other two.”

The Land Use Element Development Guidelines, identified in the Access Management
category, indicate that: "Developments in Boone County must recognize the potential
impacts of associated traffic on adjoining properties and transportation systems."(pg.211)

"Access management provisions include the coordination of curb -cuts,
adequate corner clearance and site distance for access points, adequate
space between access points, shared access points and parking facilities,
and provisions for access connections to adjoining properties, and dedication
of public right-of-way."(pg.211)

The Land Use Element Development Guidelines, ldenttfued in the Design, Signs and
Historic Preservation category, indicate that:

"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." (Pg.211)

The Future Land Use Development Guidelines regarding buffering states(pg.210):

"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; existing site features should be used in meeting this
guideline."
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The Goals and Objectives section for Business Activity, regarding commercial uses
states(pg.7):

"1. Commercial uses shall be limited to strategic locations serving trade area
and neighborhood needs and shall have safe and effective access and
ample parking."

"3. Highway commercial uses shall be in close proximity to highway
interchanges for maximum convenience and economy to the traveling public,
while minimizing impact to the community in terms of traffic congestion, local
commuting patterns and access." ,

Relationship to the Houston-Donaldson Study

The Houston-Donaldson Study is an adopted guide for planned development within the
- area that further details and compliments the Boone County Comprehensive Plan.
Proposed developments within the Houston-Donaldson Study area shall be evaluated
according to the goals, objectives, and policies of the Study. The Houston-Donaldson
Study Goals and Objectives include the following pertinent statements.

Goal |

The future land uses in the Study Area are planned in relation to the overall land use -
pattern of Boone County, the existing and planned developments within the Study Area,
and the sense of the Study Area as a distinct corridor.

Objectives

D. Consistent with the Boone County Comprehensive Plan's recognition of this area
of the county as suitable for a large scale employment and commercial district with
unique residential and recreational opportunities, proposed land uses shall be
planned in order to provide a logical, realistic development pattern with a mixture
of land uses.

E. Commercial uses shall be designed in an innovative manner that creates prominent
landscaping areas.

G. Each development shall have a central architectural design focus.

1, Submitted development requests shall be reviewed in context of Article 15 Planned
Development of the Boone County Zoning Regulations and this document.

Goal |l

The traffic circulation system serves both destination and through traffic with a minimum
of traffic congestion. '
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Site 9, Houston Lakes Area(pg. 30)

“This Study incorporates the approved Concept Development Plan (9/5/90)
into the recommended land use and zoning scheme.”

“If changes are proposed to the approved Concept Development Plan, they
should include less emphasis on retail and greater setbacks on the proposed
retail portion immediately at the corner of Houston Road and the I-75
Interchange ramps.”

“The existing zoning of Office Two/Commercial Two/Planned Development
is recommended for the site.”

Staff Concerns/Comments

1. Approximately seven hotels are already located in the general area of this site. The
- owner of one of these hotels has voiced the concern that additional hotels in
proximity to these will negatively affect the market (see attached letter).

2. . Staff recommends that landscaping, beyond what is typically required, be provided
along I-71/75 and the interstate on-ramp. Staff would like to see landscaping along
this corridor which conforms to “Buffer yard B" of Article 36 of the Boone County
Zoning Regqulations (See Table #2). A decent mix of deciduous and evergreen trees
is preferred. Landscaping will be reviewed through the Site Plan/Design Review .
process to insure that proper landscaping is. provided. .

3. The two hotels in closest proximity to the site have at least a partial masonry
appearance. The Studio Plus is all brick and the Amerisuites is mostly brick. The
provisions of the Houston-Donaldson Study and Article 15 of the Boone County
Zoning Regulations promote architectural consistency.  Therefore, Staff
recommends that the architecture of the proposed hotel blend with the adjoining
hotels. This architectural theme will be further reviewed and enforced during the
Design Review Process.

Conclusion

The Boone County Planning Commission and the Florence City Council must review this
request on the basis of its relationship.t6 the Comprehensive Plan, the provisions of Article
15, “Planned Development”, of the Boone County Zoning Regulations, and the provisions
of the Houston-Donaldson Study.

Respectfully Submitted,

David R. Doerger
Planne‘r

DRD\pr



. ) 1 inch equals 1100 feet
Produced by the
Boone County Planning Commission

GIS Services Division
July 15, 1998




86—51—90
SAYE L AHOLS—§
S3¥0v 80°¢

V3yv 3LS

0300Yd ONDIUVd S€1
‘0,034 ONMYYd &El

 SHOOY QUVANVIS #Z1

Salins G-

SHOOY L1S3N9 671
ONIINZA /0313 4~
AULND Y0d I-
HOOH 3SDYIXI 1~
HOIN/3DVHOLS -

. SHIVIS §—
"  SMOOY TVIOL Z¥l

“ -
i |40V LLYNNIONID
o v

MY AN VHO “ST0 VoI
'AS "8 T8 “W'g “8'd “dD
7 “rr “0"M TROUNETEISI]

NOISI3d| 3LVQ ['ON

A8

VARSIV INENDOTEASA SV NOLSNOH 3+l
S SOAZES 01 CENSISEO SYM HOHM ‘BA01S INSWLAVEE0 S.HOM
owdl @EIvO01 'GNOd NOUNBLSd INOC 3H1L OL GRLORNOD 33V

SN S5l BARO AN N (BLVOOT SaNN Nvad WEOLS

<
SA / 4 o~
/T / 7304VdLNO \\

INVOVA -

~

Ll LT AR L LT

. Y/,
2 P Sy,
OG- SN
< Vi -v«. -y ‘/.m.“.. S~
XOVELZS BIvOSaW .OZ.. 2 > \ O eaa o4 ~~
w RVUAR ) L VRIY N L .
. <mu<u Qv 100 Y
- BTSN .

S
~F & h \ameds  beneRig)
o % s W TR B 8w
& Qe i (PRERR UREUR, oM
N I/W gy : b o —
S ° TR TTRJTTTT TR TR
- o] i . N E«Muuwu%aﬁ
2 X
2 2 | OV LieL LGB TEL LB LA 8L
A.w. A
) M__ auTELYS E\ sovaias .ol o 005 M HESIPES S
€ ©oenusixa o
x|
__ VIV ALK THL JO04 OVvALaS ONAWE 1004 08 vV SALYNSISIA vadv
_ SEDVTT NOLSNOH ML 304 vERIV  INSWSOBASQ LINT OzNYId Bles
oS S S e e
KLk Q3NN 36 1SR s wmor ey
THNACE o= g =]
-0 - ONNOZ SHIAREAONT 204 SHOVELES SO g
vVIVa 305




s ki pronsy
o g NUOISSTNWOD ONINNY @1
ALNNOD 3NOOE

{
\

866l G ¢ NOC g:_
ey wEEERd




: TNOISSIWWOD DNINNV 1d
H ALNNOJD 3INOO9™

Hptil
8661 G Z N E
— :

SRR

veory S

e
(3) o

| EELEL v e, | et
. i3 X N b . BT TEY m
NOIT et v dr e A F suscrn
VAR Ieam ot ~ NOYATIS Iegm P, P ROV AT o7

W N ) r’.; - f@_.__. w| % = “H_l

$I033IYdIE - ef[exd ue;s

s i
iupt o] @ g

199 4 pepey

) g nanag

(_'___




3

ANDVLNTIN TAONHHOS
SEAVT NOLSNOH

O3 INTVKIIIAN NYNY IO

e et
trms S Srcaimy

e

I mwew
VIRV NI g

~

NI

HANON
X e 1 VIS

NV1d LNINIOTIATA
Ld3ONOD

$IF1OH

Aiv13d

NNT

adyy a BN
MEY A L) h ,

/mm

+

HATHO IR HDNONRONL

NOLMH

w3NQsdwi

NOLiwvH/| | 5RO

Ay SSIN
1
- sng AVM Y

e v

gy

w1 iamveaviye |

!xl

soe v e Lt

Fos
e, 2.

e VT & in t]

Hiltig

RT

319

3o |

T3as

T

T

wsvve 118’

212i%12
2ig{alcin e,

INie

et

Vieesot'
LV Wty

i

FEYEY
o0 | Tamed]

yqung

aN3Inan




T0:
FROM:
DATE:

RE:

REMARK

COMMITTEE REPORT ’ #1

Becone County Planning Commisé1on
Frad Burch, Chairman

September 5, 1990

Request of GBBN Architects (applicant) for Buchanan Development
Corporation and N.K. Management (owners) for the Utilization of an
Underlying Zone in Planned Oevelopment on a 101 acre site located at
the southwest corner of Houston Rcad and the I-75/Turfway
interchange, Florence, Kentucky. The site is currently zoned Office
Two/Commercial Two/Planned Development (0-2/C-2/PD). Houston Lakes
is the commercial and office development being proposed.

<.
DO N

the Committee, feﬂommcnd approval cf the Houston Lakes request based upon the
n

ing Findings of Fact and with the following Conditions:

Findings of Fact

1,

Even thougn the request does not -agaree with the specific
office/commercial mixture and the commercial density recommendations of
the Houston-Donaldson Study, the Committee believes that the Houston
Lakes rsquest generally mests the intent and Goals and Objectives of the

Boone Countv Comprehensive Plan and the Houston-Donaldson Study. More

speciticaliy:

The apolicant has indicated that the type of retail prcoosed in the
Housten Lakes development is not regional in character. The size and type

.of retail uses are propcsed to be consistent with existing retail uses in

the Turtway Business ‘Park, and draw customers from areas immediate’ty
surrounding the Houston Road area, not from the entire Northern Kentucky
Area.

A major focus of the Houston Lakes development is the proposed corporate
office section "B". This portion of the develcpment is proposed to be a-

“high-visibility office use that will help set the character of the Houston

Road corrider in accordance with the Hcuston-Donaldson Study. With this
corporate office center and with the proposed office campus tse, the
Committee believes that the Houston Lakes proiect is appropriate for the
site. Without one or the other of these two important parts of the
project, the Committee does not believe that the request is appropriate
for the site. The Committee is founding its recommendation for approval-:
of this raquest on the applicant’s assurances that these portions of the
submitted Concept Development Plan will be developed. These two portions
of the development are critical in establishing the proper development,
character along both I-75 and Houston Road.

specific raferences to the Bocne Countv Comorshensive Plan and Houston-
Qona'dscn Studv are macde in the 7/25/%0 Staff Recor:.
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ro

with the conditions contained 1in this report and agreed to by the
appliicant, the request meets the general objectives of the Houston-
Donaldson Study and Article 15 Planned Develcpment of the Boone County
Zoning Regqulations, for creative development design that includes
sufficient green space and apprcpriate appearance from the public view.
Even though many of the uses are not actually proposed as strict office
uses, there are enough assurances in the applicant’s submitted materials
and in the conditions that the overall development will be consistent with
the employment district character foreseen for this important corridor
area of Boone County. These assurances include the arrangement of outlots
along Houston Road, building and parking setback standards, landscaping
and signage standards, buiiding design, and additional public review of
specific uses.

The developer and applicant have agreed to make significant road
improvements adjacent to the site that are recommended by the Houston-
Donaldson Study, and to phase the retail portion of the development .
according to the status of the Houston Extasnsion. The developer and
property owner have agreed to work with other area developers, owners, the
Planning Commissicn, and the City of Florence to help remedy.the existing
and forecasted traffic congesticn around the Turfway Interchange. These
acticns are in accordance with the Houston—-Donaldson Study which was
designed to correlate Study Area development with infrastructure
impreovements.

CONDITIONS

The applicant is being asked to agree to inciude these items as part of the
Concept Develcpment Plan in order to clarify the plan as prasentad at the 7/25/30C
PubTic Hearing. Further, these conditions are intended to clarify the suitabis
uses and development for the presented plan.

1.

%]

Since the submitted traffic analysis and facts presented at the 7/25/90
Pubiic Hearing indicate that the Houston Road Extension toc ODonaldson
Highway is necessary for the area road system to have a near-satisfactory
level of service, the applicant and developer agree to not to take
occupancy of the retail center, section "N", of the development until:
constructicn of the Houston Extension to Donaldson Highway is
substantially underway. :

The four out-parcels "C" through "F" shall undergo additional review when
specific uses are proposed by the developer. This additional review shall
include Technical Committee evaluation, a recommendation of that Committee
to. the fuill Planning Commission, and a Planning Commission recommendaticn
to the City of Florence. These recommendations must detarmine if ths
proposed uses are consistent with the submittad Concept Development Plan
and traffic generation figures, and present an approcriate appearance from
I-75 that is consistant with the Houston-Sonaldson Studv.




N
S

¢

COMMITTEE REPORT - GBBN/Buchanan Development/N.K.Management Page 3
September 5, 1990

(671

[wl}

-~

The outlots “C" through "F" shall include a minimum building setback of 50
feet from the I-75 right of way and from the Spiral Boulevard right-~of-
way, as proposad in the submitted restrictive covenants. These setback
areas shall include berming and landscaping, and the setback area along I-
75 shall include no parking, circulation or other paved areas. The
proposed buildings, if retail, shall be consistent in architecturai design
to be compatible with an office environment. No mechanical equipment,
whether on the roof or ground, shall be visible from I-75 or Spiral
Boulevard.

The proposed retail shown as "I", shall be reconfigured to address
comments at the 7/25/90 Public Hearing, and as shown to the Committee.
The building nearest Houston Rcad shall be rotated approximately 90
degrees as shown on the detail drawing submitted to the Committee by GBBN
Architects. . As indicated by the applicant, the retail buildings in
Section "I" shall have store frontages cn all sides. All roof equipment
shall be screened from public view, and parking areas shall include berms
and plantings between the proposed pavement and all adjacent right-of-
WaYys. A water retention or significant landscaping feature shall' te
located adjacant to the Heouston Road and Turfway Intarchange ramps to be
consistent in appearance with the Turtway Business, Park.

Since the proposed corporate office complex is .essential . for the character
of the develcpment 1in terms of the Houston-Donaldson Study Area, the
developer shall contract .a professional, marketing consultant to develop
strategies of attracting potential corporate users to the site. Marketing
efforts shall be undertaken on a national basis and coordinated with the
Planning Commission and City of Florence. Documentation of marketing
efforts shail be provided. The office deveiooment shall be a minimum of
5 stories in height,

The proposed retail ¢enter shall have a continuous facade that is similar
in ccncept to that emploved at the Turfway Business Park. The rear and
side walls of the retail center shall be constructed of the similar
matarials as the facade. Roof parapets shall be utilized on all sides of
the buildings, as necessary, to screen all roof equipment from public

view. Cross section drawings may be required as part of Architectural

Design Review. As indicated by the applicant, the rear of the retail

center will be screened by berms, -evergrsen plantings, and service court.
walls constructed of the finished building materials. The relative
amounts of paved area and green space behind the retail center shall be
generally consistent with that shown on the Concept Development Plan. The
proposed retail center shall be generally consistent with .the submittec
Concept Development Plan in terms of number and size of users.

The architecture of the proposed hotels shall compliment tne appearance of
adjacent cutlst uses, :

Amenities, such as the pavement trsatment ‘at intersecticns, retenticn
takes, and enirv features, shall be ccnsistent with the submitted Concect
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10.

11,

12.

Development Plan. As indicated by the applicant, the development of the
101 acre site shall contain approximately 22 percent green space. Each
phase of development submitted for review shall include calculations of
green space area. All parking areas shall contain landscaping that is
consistent with the Turfway Business Park. These standards inciude the
following:

a) Provide planting islands between every 10 to 15 spaces to avoid long
rows of parked cars. The size should be a minimum of nine feet wide
to allow for an adequate planting area. Each of these planting
islands shouid provide at least one shade tree having a clear trunk
height of at least six feet. For code required parking, 1 tree and
3 shrubs are to be utilizecd per fifteen spaces.

b) Provide eight-foot wide landscape strips for every four rows of
: parking, or large planting islands at the ends of parking rows.

c) In addition, canopy tree plantings along the public streets of the
: development shail accompany the proposed berms and: 50 foot
landscape setbacks submitted as part of the apcliication. '

Development of the oroposed outlots alcna Houston Road shall be consistent
in.design with the submitted Concept Development Plan in terms of diagonal
buiiding orientation to Houston Road, access off of secondary site drives,
and amount of green space. :

A1l signage within the development shall be consistent with the submitted
standards, and meet the objectives of the Houston-Donaldson Study Special
Sign Regulations.

The developer agrees to reconstruct portions of Woodspoint Orive east of
the proposed site access if sight distance limitations are determined to
create potential safety hazards, by an independent traffic engineer
acceptable to the Planning Commission. ‘

The Spiral Drive entrance will contain dual left turn lanes on south bound
Houston Road. The improvements to the Woodspoint Drive and Houston Road
intersection will include two south bound through lanes on Houston Road to
include a taper back to one travel lane south of Woodspoint Drive: All
improvements to public roads described in this report shall be made by the
develcper or owner of the site during the first phase of development,
except to the extent that signalization of Spiral Orive shall be shared
with the adjacent property owner as previously agreed. The construction
of Spiral Drive and Spiral Boulevard to form the “ring road” shall also
accompany the first phase of development. The northernmost access to the
site shall be designed as an exclusive right-in and right-out drive. The
design of this intersecticn shall include a ramp-like right turn lane to
physicaily =2liminate left turns into the site from Houston Road. The
develcoer shall provide a separate right turn lane from Houston Road onto
the southbound I-75 entrance ramp.
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13. Spiral Drive will be connected to Woodspoint Drive along the I-75 right-

of-way to allow for traffic to flow between this site and future
development on the World of Sports site. All driveway entrances on Spiral
Drive and Boulevard shall be properly aligned,

14. The developer agrees to work with the City of Florence, Boone County, and
area property owners and developers in arriving at a solution to the
existing and forecasted traffic congestion at the Turfway Interchange.

15. The main access drive shall contain three exit lanes. The developer
agrees to dedicate additional right-of-way to Woodspoint Drive to allow
for a future additional exit lane onto Houston Road. The developer and
owner agree to participate financially with the Turfway Business Park in -
.installing the proposed traffic signal at Spiral Drive, and to install the
proposed light at Woodspoint Drive. : :

16, Consistent with the statements made by the applicant at the 7/25/90 Public. . -
Hearing that the section "B" office is proposed for Phase IV 1in four to
egight "years, the developer agrees ‘to actively pursue and market
develiopment of the prcposed corporate office section "B" -for a period of
a minimum of four years from today’s date. ‘

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 thig request. :
/’ 3
) B »
Fred Burch, Cha/ rman Rector Jonhes
. /
~ '.,: x,'\}k.i . ;i ,_‘(\ (_5 :'f:‘ \_.‘//&/(,(.J./ ,)A_, (,é/f.
Barry Neltner - ) Carol Smith
\ s oL
Larry Barsddtt Phil Damstrom

/
!

Thurma

FB:mcb

= /éé/zzfvv;%/z@@/ o

n Owens



86861 ‘ol Anp

UOISING SSINSS SO

uoissiLIoD) Buiuueld Auno?) sucog

—

au Aq psonpold
1834 006 sienba yout |

34 00S

0 005

dVIN J3SMN ANV

(0]

IH

v

oKaniLs :

g.1S349

P
<
S o
Y W
> +HNH &/\A 7»0
S wir «/z« o»»
G G \ww
A ¢
%,
AW« %% <
% g
yIrEN
nsraEwy (1> ALIS

10d=d FWOH




8661 ‘GL A
UOISIAI(] SOINSS SI9
uossiwo) Buiuueld Aunog sucog

Saitres dVIN ONINOZ |
199J 00 sfenba your |

) X )

g \ \mN \
adfe-ds

add/lo
W
x,/\@,%v
\VV
N u
S
ad/ AV o%n@

A

| 41IS

add/e-01c0 v
b2
-0




UNTY .
BOONE COMM\SS\\m

\ __PLANNING COMEE
16 July, 1998

Mr. David R. Doerger

BOONE COUNTY PLANNING COMMISSION via Fax # 606 / 334-2264
2995 Washington Street Page 1 of 1
Burlington, KY

41006

RE: Request for a Change in Concept Development Plan in Houston Lakes Subdivision
By LaQuinta Inns, Inc. (applicant) for NK Management, Inc. (owner)
Part of Lot 10, along Meijer Drive, Florence, Kentucky

Dear Mr. Doerger:

As the owner of the Courtyard by Marriott at 46 Cavalier Blvd in Turfivay Commercial Park, the
purpose of this letter is to file our formal objection to this proposed change in Concept ‘
Development Plan to allow specifically the hotel usage. The idea of another large hotel coming
in such close proximity to seven other hotels is a very serious one. Our primary concern is that
further additions to supply could devastate the hospitality market in Florence, specifically at this
intersection. Occupancy for the Florence market is already down by as much as-10% year -to- date
due to the vast amount of new rooms added to the market.

We purchased the land and developed our hotel under specific restrictive covenants limiting the
number of hotels in Turfway, and it is critical to our operations that the hotel restriction in this

instance remain in full force and effect. We therefore request that their application be denied.

Please review this letter with the Planning Commission Staff and include it in their Staff Report
so that it is considered at the Public Hearing on Wednesday, July 22, 1998 at 7:00pm.

Thank you for your assistance. Please call if you have questions, comments, or require further
information.

AR

Robett S. Cole, President
Impac Hotel Group

MT/c

cc: David Robinson, Esq

Two Live Oak Center « 3445 Peachtree Road. NE < Suite 700 « Atlanta, Georgia 30326
404 364-9400 < Facsimile 404 364-0088



( TABLE # 2 (‘
~ BUFFER YARD TYPES

The numbers shown are the minimum quantities required for each plant type. Smaller trees may be

replaced with larger varieties. Buffer yards are established in 100 feet increments with the number

of plants specified. The number of plants required for a given buffer yard shall be determined by
dividing the actual length of the buffer yard by 100 and multiply that number by the number of plants
from each plant list required and rounding to the next whole number. A minimum of two genera (a
group of species possessing fundamental traits in common, but differing in other lesser
characteristics) shall be used from each plant list required at an even ratio per 100 linear feet of
buffer yard required. Fences or walls which are used within buffer yards shall be located within the
center of the buffer yard and the plants shall be installed on both sides of the fence or wall. Fences
shall-be solid and provide 100 percent opacity. Chain link fences with slats shall not be permitted.

BUFFER YARD A - 10 FOOT WIDTH
Landscaping required per 100 linear feet at 10 feet wide.

5 Small Trees - Plant List C

3 Large Trees /3 Medium Trees /or 3 Evergreen or any combination of 3 - Plant List A, B, or D
30 Shrubs - Plant List E

Ground Cover (Required in all areas not covered with grass)

Mulch (Temporary)

BUFFER YARD B - 20 FOOT WIDTH
Landscaping required per 100 linear feet at 20 feet wide.

10 Small Trees - Plant List C

S Large Trees /5 Medium Trees / or 5 Evergreens or any combination of 5 - Plant List A B ,orD
60 Shrubs - Plant List E

Mulch (Temporary)

Ground Cover (Required)

BUFFER YARD C - 60 FOOT WIDTH
Landscaping required per 100 linear feet at 30 and 60 feet wide.

10 Evergreen - Plant List D

5 Small Trees - Plant List C

5 Large or Medium Trees - Plant List A or B
90 Shrubs - Plant List E '

30 FOOT WIDTH
The same number of trees, and 30 shrubs are required as for the 60 feet width buffer yard, but the width
may be reduced to 30 feet if a 6 foot high berm, fence, or masonry wall is used. The maximum slope for
the bermis 2.5 to 1.

BUFFER YARD D - 80 FOOT WIDTH
Landscaping required per 100 linear feet'at 80 and 40 feet wide.

20 Evergreens - Plant List D Planted in a double row spaced 10 feet on.center in anequal lateral
trangle configuration.

10 Small Trees - Plant List C

5 Large Trees - Plant List A

90 Shrubs - Plant List €

40 FOOT WIDTH
The same number of trees and 30 shrubs are required as for the 80° width buffer yard, but the width may
be reduced to 40 feetif a 6 foot high berm, fence or masonry wall is used. The maximum slope for the
bermis 2.5to 1.

36.8
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PUBLIC HEARING ITEM NO. 3:

Commission members present: Mr. Caddell, Mr. Damstrom, Mr. Hicks, Mr.
McMillian, Mr. Millay - Chairman, Mr. Neltner - Vice Chairman, Mr. Newman, and
Mrs. Smith.

Following a short recess, Chairman Millay introduced the last item on the
Agenda:

3. Applicant: LaQuinta Inns, Inc. for
NK Management, Inc. (owner)
Request: = Change in Concept Development Plan

The request of LaQuinta Inns, Inc. (applicant) for NK Management, Inc.
(owner} to consider a change in Concept Development Plan for a 3.08 acre
site located within the Houston Lakes Subdivision, on part of remaining
Lot #10, along Meijer Drive, Florence, Kentucky. The request is.for a
change in the approved Concept Development Plan to permit a five story
hotel in an Office Two/Commercial Two/Planned Development (0-2/C-2/PD)
Zone,

‘Staff Member David Doerger presented the Staff Report which included a
slide presentation (see Staff Report). He noted a letter received in
opposition to the request which is attached to the Staff Report (see
letter from Robert S.. Cole, President, Impact Hotel Group, dated July
16, 1998).

Chairman Millay asked for the applicant's presentation.

Attorney Jerry Dusing introduced the LaQuinta team that put the project
together, including Mr. Steve Younger - Corporate Architect from San
Antonio, Cara Hall - Outside Architect from Tulsa, Suzanna Pruitt -
Civil Engineer, and Larry Kingsbury - Vice President of Market
Development from San Antonio.. Mr. Dusing submitted a tabbed handout
with a picture of a LaQuinta Inn on the cover. .

Mr. Steve Younger stated that LaQuinta was formed in 1968 to provide a
quality and comfortable place to rest for business travelers and
families., They are part of a $7 billion operation and operate 290.
hotels. There are no franchises, which guarantees consistency and
quality of product, as well as their permanence in the market place.
They plan to open 100 new inns and suites by the end of 1999. Their -
studies indicate that the Cincinnati area is a prime location for their
expansion and they are pursuing two sites in the area. They will employ
25 full and part-time employees with an approximate annual payroll of
$300,000.
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Mr. Younger stated that this proposal is for a limited service hotel,
which does not have a restaurant or bar. They offer continental
breakfast to their guests. They also have a small amount of meeting
room space intended for the use of their guests.

Mr. Larry Kingsbury stated that LaQuinta conducted market analyses and
studies in March and April of this year to determine if this site was
viable, He stated that they own and operate all of their hotels and
this will be a $12 million project. He stated that the airport is the
driving force for growth in the market place and is one of the ten
fastest growing airports in the United States. He stated that 46% of
all of the industrial space in the area was built in Northern Kentucky,
which was driven largely by the airport. In 1997, there was 1.9 million
square feet of office space in the Northern Kentucky area and only 8.3%
is vacant. It is a strong and viable area. He stated that this hotel
will not open until late 1999 or early in the year 2000 and they are
confident that any short term over supply in the market will be resolved
by market growth.

Suzannna Pruitt, with Freeland and Kaufman Engineers in South Carolina,
reviewed the Site Plan. She referred to the third pull-out under the
tab "Site/Landscape Plans". She stated that they are part of the
Houston Lakes Development area and will take up the remainder of Lot E
and part of Lot F, which they will combine into one lot. Access will be
off Meijer Drive, She noted a circular drive around the building with
parking adjacent to the building and an area for people to park while
they check in. There are 135 parking spaces, which meets the
requirement of one space per room and one space for every two employees .
on the largest shift. There are six handicapped parking spaces, which
also meets the ADA requirement. She stated that they have provided
landscape buffers, and the required buffer along the I-75 property line
is provided. The sidewalk along Meijer Drive will be extended up to the
front of the building for people to walk to adjoining uses in the
development area. Utilities are on Meijer Drive, including telephone,
water, sewer, gas, and electric. Storm water will be collected on-site
and directed to a series of catch basins and drains, and will be piped
underground to the existing system. The entire Houston Lakes
development area is served by a joint detention pond behind Kohl's.

Cara Hall stated that since they made the application, they have
completed a preliminary landscaping plan. She noted color and black &
white copies of that plan under the tab "Site/Landscape Plans". She
stated that they show mostly deciduous trees, but are willing to make
the appropriate mix of evergreen and deciduous trees. . She stated that
they meet or exceed the landscaping requirements. They have provided
perimeter landscaping and landscaping for the vehicular corridors.
Under the trees are shrubs, bushes, and seasonal colored flowers. She
stated that they intend to provide a beautiful project. She reviewed
the elevations and signage contained in the packets. She stated that
they have an indoor pool., The courtyard has not been taken into account
in the landscape calculations. She provided the Commissioners with
samples of the building materials. The building is five stories high
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with 129 guest rooms. The building is 44 feet tall to the eaves and 54
feet tall with the pitched roof. The elevator penthouse is 64 feet
tall, (She noted that the Staff Report shows it to be 65 feet tall).
The building is highly detailed with decorative elements and banding to
break up the horizontal nature of the building. She stated that Staff
is concerned with the building materials and they would be willing to
discuss them. The materials are standard and the colors are standard.
The pool building is of the same materials. She noted a garden wall
around the enclosed courtyard area. The dumpster enclosures and
accessory buildings would also be of the same materials. She stated
that the building is about 68,000 square feet. The lobby is one story
and the guest tower is five stories. Three signs are proposed on the
building, as well as one freestanding sign. The sign on the front of
the elevator penthouse is 75 square feet. There is a 100 square foot
sign on the east elevation and one on the front (south) elevation.
There is a freestanding 8-foot tall monument sign, which will be
landscaped. :

Mr. Dusing stated that they are in compliance with the Comprehensive
Plan. He referred to the last page of the handout under "Present
Zoning". He noted the Master Plan for Houston Lakes, which was approved
in 1990, and lots H and G were designated for hotel. They have outlined
in red (last page of handout) where their site is -- it is mostly on Lot
G, which is designated for hotel, and it bleeds over onto Lot F
approximately 30’ - 40'. He stated that they are before the Planning
Commission because of the small sliver that goes onto Lot F, which was
designated 0-2/C-2, The hotel is a Permitted Use under C-2, He stated
that they are a Permitted Use where they are, but they are in the Master
Plan PD Overlay and need to come through.the legislative process. He
referred to the tab "Traffic" and the aerial photograph. He stated that
they will use existing access (ingress/egress) within the Master Plan
without additional complications. He stated that the traffic
information is included under the "Traffic" tab. They included a worst
case scenario at peak hours and the traffic increase fairly
insignificant. The total traffic is included in the traffic designed
for the Master Plan of Houston Road since they are going into what was
always designated.

Mr. Dusing stated that he was surprised to see in the Staff Report a
"~ Staff Concern that LaQuinta should be prejudiced by wanting to locate a
hotel on this Master Plan because of concerns about competition from
other hotels., He noted that Staff clarified that that is not
particularly a Staff concern, but that competitors had written letters.
He noted that Staff referred to a letter from Impac Hotel Group, which
he believes generated the concern. He referred to the second paragraph
of the letter which says "We purchased the land and developed our hotel
under specific restrictive covenants limiting the number of hotels in
Turfway and it is critical to our operations that the hotel restriction
in this instance remain in full force and effect.". He stated that no
restrictive covenants as to the number of hotels in this subdivision on
the other side of the expressway applies to Houston Lakes. He stated
that the number of hotels in Houston Lakes development has never been
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limited by the owner/developer. There is no restrictive covenant on any
other lot precluding additional hotels. He commented that Staff's
concern was that neighboring competition indicated a concern because
there are seven hotels in the vicinity. He stated that there are a lot
more than seven -- they are in competition with the Holiday Inn at the
airport, Budgetel at the airport, the Hampton, the Drawbridge, downtown
Cincinnati, etc., and Hilton is adding more rooms. He stated that the
market data study gives them a comfort level that, with the growth in
the area and the market demands, there is plenty for everyone. They are
here to compete fairly. He questioned the occupancy of AmeriSuites
tonight and Studio Plus tonight, since they called and could not get
rooms.

This concluded the applicant's presentation.

Chairman Millay asked if there was anyone else present who wished to-
speak in favor of the request. There being no response, .he asked if
there was anyone present who wished to speak in opposition. -

Mr. Jim Willman, representing the Drawbridge, stated that he has been on
the Executive Committee of the Northern Kentucky Convention and Visitors
Bureau for eight years and is President of the state hotel association,
but is not representing those associations this evening. He stated that
he has worked at the Drawbridge over twenty years. He stated that the
hotels in Northern Kentucky are suffering greatly. In 1998, they sold
10,000 more rooms than the year before, which would be a 2.3% increase
in business -- but there are 126,000 new rooms to be sold. There are
800 more rooms available every day now that were not available last
January thru May, and 70 of them are being filled. Every night at the
new hotels and the old hotels an additional 730 rooms are vacant. His
hotel is sold 100% tonight with Jazz Festivals and conventions --
everybody is busy in July. For the first five months of the year,
Northern Kentucky has run 52.05% occupancy and the national average is
63%. For the last five years, Northern Kentucky has run 57%, 50%, 59%,
61%, 63% and 59%, and 52% this year. He stated that the market is not
here. 25% of his business comes from the airport and they have three
coaches that carry 150 people at a time., Toyota said that they would
use 18,000 rooms a year, which is 48 rooms a day and everybody wanted a
piece of the pie -- one hotel built 273 rooms to hand the 49 rooms. He
stated that the lower limited service hotels are at 45.75% occupancy
this year. There are plenty of hotel rooms. August is a terrible month
with only 40% occupancy. The Reds and Kings Island are not helping any
more with competition in the south and people from Louisville not coming
up here any more, Mr. Willman stated that in 1994, there were 4,000
rooms to sell and now there are 5,788 rooms to sell each day. The short
term problem might be made up by a lot of hotels that will be gone
because they go bankrupt. Some of the older hotels may need to go away
as people prefer the newer hotels. He stated that Northern Kentucky is
running 52% occupancy and Cincinnati is running 53% occupancy.
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Mr. Bill Selesky, General Manager of Courtyard by Marriott, stated that
they bought three existing Holiday Inns (Florence, Fort Mitchell, and
downtown Cincinnati) and have about a $42 million investment. They have
refurbished all of their hotels. He stated that Mr. Willman explained
the occupancy situation. He stated that they are still waiting to see
the effect when the Hilton finishes their 100-room addition. He stated
that the occupancy is bleak for the rest of the month due to added
supply. There is a full-service Marriott at the airport with 300 rooms
approved and a Courtyard with 120 rooms approved, as well as a Courtyard
in Covington, There is a lot of supply and all of them are each other’s
competitors. Right now, there is over supply. He asked that the
application be denied.

Mr. Ben Kea stated that he was a principle of Studio Plus and it is a
beautiful place. He just bought the Knight's Inn on Dream Street and is
re-doing it. He has half a million dollars of his own money invested.
He stated that hotel rooms do not bring people to the area. He stated
that if this land is opened up to another hotel, then he should be able
to build one right next to it and charge $40 a night. He. stated that
they were before the Planning Commission two years ago and were told
that there would be .two hotels there. He stated that Studio Plus put
themselves on a small site, which allows LaQuinta to straddle the line.
That land has been vacant all these years because two hotels is all.that
was going to be built., If this hotel is approved, the Planning
Commission might as well open up the whole area to hotels. He
questioned LaQuinta's market study and stated that they are not looking
at correct data. '

Mr. Anthony Nardello, representing AmeriSuites, stated that they made
their decision based on the original plan for two hotels. They would -
not have built if they had known there would be another hotel there.
They were expecting office park, which would have been.a demand
generator, not competition. He stated that they are slower than
anticipated and this hotel will further dilute their business, He
submitted figures from Smith Travels, which is the most reliable source
in the industry. He stated that AmeriSuites was not full on numerous
weeks,

Chairman Millay asked if there was anyone else present who wished to
speak, There being no response, he asked if there were any comments or
questions from the Commissioners.

Mr. Caddell stated that this is the first time under Staff Comments that
we have seen mention made, not only of competition, but also by number
of a proposed use by an applicant, and also where someone that is
opposed to an application has been acknowledged in the Staff Report. He
hopes this does not become a practice. It is misleading to an applicant
in regard to a pre-disposition by the Planning Commission regarding
competition to any particular use., Chairman Millay stated that this
point is well taken and asked Staff to comment. Mr. Wall stated that it
is routinely done. It is common for Staff to reference written public
comments received ahead of time in the Staff Report and attach them to
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the report in order to get them on the record. Chairman Millay stated
that the point is the marketing issue as opposed to someone'’s comment,
We always see comments, the point is the marketing. Mr. Caddell stated
that the opposition letter is a part of the record and is attached to
the information received by the Commissioners, and that is sufficient --
rather than having Staff list it under their comments and concerns as an
issue. Mr. Wall responded "understood".

Mr. McMillian asked if this is an "express" hotel.

Mr. Dusing responded that it is a limited service hotel -- there will be
no dining room, just coffee and donuts in the morning. It is a full
complement of rooms and an indoor pool. It does not have food service.

Mr. Dusing asked for the opportunity to rebut. Chairman Millay stated :
that the Commissioners have listened to the two sides and they have .done
a good job, but enough has been heard about the hotel market. Mr. .
Dusing asked to correct two mis-statements. The Chairman allowed his
comments, but not further debate. ‘ '

Mr. Dusing stated that he wants Tom Depenbrock to testify. Mr. Dusing
stated that when Ben Kea bought Studio Plus, there was never a .
representation that there would be two hotels on this site and it was
specifically negotiated in the contract that the seller could sell as
many hotel sites in Houston Lakes as he could, as long as he sold them
for more per acre than Ben Kea paid. He stated that all of the rest of
the property is zoned C-2 and you can have as many hotels as you want,
This concluded Mr. Dusing's comments.

Chairman Millay stated that the Committee Meeting for this item will be
on August 6, 1998 at 6 PM. Mr, Wall advised that there are two other
items at 5 PM which are continuations from earlier meetings. Chairman
Millay stated that this item will be on the Agenda for the Business
Meeting on August 19, 1998 at 7:30 PM.

The Chairman closed this Public Hearing.

APPROVED:

Rbber:::i?iay, Chalrman

Attest:

Jan Hancock, Recording Secretary




BOONE COUNTY PLANNING COMMISSION
BOONE COUNTY ADMINISTRATION BUILDING
COURTROOM 3A
BUSINESS MEETING
August 19, 1998
7:30 P.M.

Mr. Robert Millay, Chairman, called the meeting to order‘gt‘7?30 P.M..

COMMISSION MEMBERS PRESENT:

Mrs. Judy Arnett, Secretary/Treasurer
Mr. Arnold Caddell

Mr. Phil Damstrom

Mr. Mark Hicks

Mr. Mike McKinney

Mr. Don McMillian

Mr. Bob Millay, Chairman

Mr. Barry Neltner, Vice Chairman

Mr. Robert Newman

Mr. Robert Ries

Mr. Ralph Rush

Mrs. Linda Schaffer

Mrs, Carol Smith

Mr, William Viox ‘

Mr. Earl White, Temporary Presiding Officer

All members were present.

LEGAL COUNSEL PRESENT:

Mr. Dale Wilson

STARR MEMBERS PRESENT:

Mr. Kevin Costello, AICP, Executive Director
Ms. Susan Cabot, Historic Preservation

Mr. Edward Coleman

Mr. David Doerger

Ms. Jan Hancock, Secretary

Mr., Mitch Light

Mr. Kevin wWall, AICP
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Mr. Costello stated that there could be consideration of one-way
traffic at the entrance and this could be discussed at Site Plan
Review. Mr. Doerger agreed. Mr. Costello asked if the applicant
would commit to looking at this at Site Plan Review, or agree to it at
this time.

Attorney Tom Breidenstein stated that this would be an integral part
of Site Plan Review. They will work with the Staff and the Planning
Commission on whatever placement is appropriate for the driveway.

Mr. Doerger stated that Staff reviewed the access point and confirmed
that it is the proper distance, per the regulations. Mr. McMillian
stated that he understands that, but sometimes even when an access
meets the regulations, the traffic gets screwed up and the Planning
Commission does not want that to happen. Mr. Doerger stated that in
this instance, it would be best to ensure that the applicant would be
agreeable to varying the distance beyond what is required in the -
regulations.

There being no further comments, the Chairman asked for a vote on the
motion made by Mr. Viox and it carried unanimously.

Change in Concept Development Plan

The request of LaQuinta Inns, Inc. (applicant) for NK Management, Inc.
(owner) to conmsider a Change in Concept Development Plan for a 3.08
acre site within the Houston Lakes Subdivision, on part of remaining
Lot #10, along Meijer Drive, Florence, Kentucky. The request is for a
change in the approved Concept Development Plan to permit a five story
hotel in an Office Two/Commercial Two/Planned Development (0-2/C-2/PD)
zone,

Staff Member David Doerger presented the Committee Report which
recommended approval of the request based on the findings of fact, but
subject to conditions (see Committee Report). '

There being no discussion, Mr. Caddell moved by resolution to the City

of Florence to approve the request based on the Staff and Committee .
Reports. Mr. White seconded the motion and it carried unanimously.

Houston-Donaldson Review - Auto Livery, 8020 Burlington Pike

Staff Member Mitch Light presented an exhibit of the Concept Plan and
an exhibit of the proposed site. The site is at KY 18 and Woodspoint
Drive (formerly the Chevron station). Mr. Light presented the
Committee Report which recommended that the proposal follow the short
review process which includes Site Plan Review and architectural
design review, based on the findings of fact (see Committee Report).
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COMMITTEE REPORT

TO: Boone County Planning Commission

FROM: Arnold Caddell, Chairman

DATE: August 19, 1998

RE: Request of LaQuinta Inns, Inc. (applicant) for NK_Management, Inc.
(owner) to consider a Change in Concept Development Plan for a 3.08 acre
site within the Houston Lakes Subdivision, on part of remaining Lot #10,
along Meijer Drive, Florence, Kentucky. The request is for a change in the
approved Concept Development Plan to permit a five story hotel in an Office
Two/Commercial Two/Planned Development (O-2/C-2/PD) zone.

Remarks:

We, the Committee, recommend approval of the Change in Concept Development Plan
request based upon the following findings of fact and with the following condition:

Findings of Fact:

1.

The Committee has determined that the proposed Concept Development Plan is
appropriate for the property located along Meijer Drive on part of Lot #10, Florence,
Kentucky. The Committee's decision is based on the fact that the apphcants

request is in agreement with the 1995 Boone County Comprehensive Plan and the
Future Land Use Map.

The Committee has determined that the proposal is in general conformance with the
Planned Development standards set in Section 1514 of the Boone County Zoning

Regulations and the recommendations of the Houston-Donaldson Study.

The Committee has concluded that the following condition is necessary for the
purpose of satisfying the Goals, Objectives, and Policies stated in the 1995 Boone
County Comprehensive Plan, Planned Development Standards, and the mitigation
of any foreseeable impacts that may be created by the proposal. The Applicant has:
signed a letter of agreement with this condition and understands that the submitted
Concept Development Plan along with this condition serves as a basis for this
recommendation.

!;cnditigno

The applicant shall provide landscaping which conforms to “Buffer Yard B” of Artlcle

36 of the Boone County Zoning Regulations along Interstate 71/75 and the

interstate ramp. This landscaping shall include. a mixture of deciduous and
evergreen trees.
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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.

Tl i

Arnold Caddell, Chairman

For / Against
| Abstain Absent __

ﬁ /@ﬂ M7 viliee—

Phil Damstrom

For e Against
Abstain .Absent _

(s B Tl

Barry tner

—_— _
Bill Viox ‘

L/

For ‘/ Against ______ For Against

Abstain Absent Abstain Absent
PRIV VS

Earl White |

For £ Against

Abstain Absent __

TOTAL: _S FOR  _/J AGAINST < ABSTAIN <> ABSENT
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PUBLIC HEARING ITEM NO. 3:

Commission members present: Mr. Caddell, Mr. Damstrom, Mr. Hicks, Mr.
McMillian, Mr. Millay - Chairman, Mr. Neltner - Vice Chairman, Mr. Newman, and
Mrs., Smith.

Following a short recess, Chairman Millay introduced the last item on the
Agenda:

3. Applicant: LaQuinta Inns, Inc. for
NK Management, Inc. (owner)
Request: Change in Concept Development Plan

The request of LaQuinta Inns, Inc. (applicant) for - NK Management, Inc.
(owner) to consider a change in Concept Development Plan for a 3.08 acre
site located within the Houston Lakes Subdivision, on part of remaining
Lot #10, along Meijer Drive, Florence, Kentucky. The request is for a
change in the approved Concept Development Plan to permit a five story -
hotel in an Office Two/Commercial Two/Planned Development (0-2/C-2/PD)
Zone.

Staff Member David Doerger presented the Staff Report which included a .
slide presentation (see Staff Report). He noted a letter received in
opposition to the request which is attached to the Staff Report (see
letter from Robert S. Cole, President, Impact Hotel Group, dated July
16, 1988).

Chairman Millay asked for the applicant's presentation.

Attorney Jerry Dusing introduced the LaQuinta team that put the project
together, including Mr. Steve Younger - Corporate Architect from San
Antonio, Cara Hall - Outside Architect from Tulsa, Suzanna Pruitt -
Civil Engineer, and Larry Kingsbury - Vice President of Market
Development from San Antonio. Mr. Dusing submitted a tabbed handout -
with a picture of a LaQuinta Inn on the cover.

Mr. Steve Younger stated that LaQuinta was formed in 1968 to provide a
quality and comfortable place to rest for business travelers and
families. They are part of a $7 billion operation and operate 290
hotels. There are no franchises, which guarantees consistency and
quality of product, as well as their permanence in the market place.
They plan to open 100 new inns and suites by the end of 1999. Their
studies indicate that the Cincinnati area is a prime location for their
expansion and they are pursuing two sites in the area. They will .employ
25 full and part-time employees with an approximate annual payroll of
$300,000.
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Mr. Younger stated that this proposal is for a limited service hotel,
which does not have a restaurant or bar. They offer continental
breakfast to their guests. They also have a small amount of meeting
room space intended for the use of their guests.

Mr. Larry Kingsbury stated that LaQuinta conducted market analyses and
studies in March and April of this year to determine if this site was
viable. He stated that they own and operate all of their hotels and
this will be a $12 million project. He stated that the airport is the
driving force for growth in the market place and is one of the ten
fastest growing airports in the United States. He stated that 46% of
all of the industrial space in the area was built in Northern Kentucky,
which was driven largely by the airport. 1In 1987, there was 1.9 million
square feet of office space in the.Northern Kentucky area and only 8.3%
is vacant. It is a strong and viable area.  He stated that this hotel
will not open until late 1999 or early in the year 2000 and they are
confident that any short term over supply in the market will be resolved
by market growth.

Suzannna Pruitt, with Freeland and Kaufman Engineers in South Carolina,
reviewed the Site Plan. She referred to the third pull-out under the
tab "Site/Landscape Plans". -She. stated that they are part of the
Houston Lakes Development area and will take up the remainder of Lot E
and part of Lot F, which they will combine into one lot. Access will be
off Meijer Drive. She noted a circular drive around the building with
parking adjacent to the building and an area for people to park while
~they check in. There are 135 parking spaces, which meets the
.requirement of one space per room and one space for every two employees
on the largest shift. .There are six handicapped. parking spaces, which .
also meets the ADA requirement. She stated that they have provided
landscape buffers, and the required buffer along the I-75 property line
is provided. The sidewalk along Meijer Drive will be extended up to the
front of the building for people to walk to adjoining uses in the
development area. Utilities are on Meijer Drive,. including telephone,
water, sewer, gas, and electric., Storm water will be collected on-site
and directed to a series of catch basins and drains, and will be piped
underground to the existing system. The entire Houston Lakes '
development area is served by a joint detention pond behind Kohl's.

Cara Hall stated that since they made the application, they have
completed a preliminary landscaping plan. She noted color and black &
white copies of that plan under the tab "Site/Landscape Plans". She
stated -that they show mostly deciduous trees, but are willing to make
the appropriate mix of evergreen and deciduous trees. She stated that
they meet or exceed the landscaping requirements. They have provided
perimeter landscaping and landscaping for the vehicular corridors.
Under the trees are shrubs, bushes, and seasonal colored flowers. She
stated that they intend to provide a beautiful project. She reviewed
the elevations and signage contained in the packets. She stated that
they have an indoor pool. The courtyard has not been taken into account
in the landscape calculations. She provided the Commissioners with
samples of the building materials. The building is five stories high
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with 129 guest rooms. The building is 44 feet tall to the eaves and 54
feet tall with the pitched roof. The elevator penthouse is 64 feet
tall. (She noted that the Staff Report shows it to be 65 feet tall).
The building is highly detailed with decorative elements and banding to
break up the horizontal nature of the building. She stated that Staff
is concerned with the building materials and they would be willing to
discuss them. The materials are standard and the colors are standard.
The pool building is of the same materials. She noted a garden wall
around the enclosed courtyard area. The dumpster enclosures and
accessory buildings would also be of the same materials. She stated
that the building is about 68,000 square feet. The lobby is one story
and the guest tower is five stories. Three signs are proposed on the
building, as well as one freestanding sign. The sign on the front of
the elevator penthouse is 75 square feet. There is a 100 square foot
sign on the east elevation and one on the front (south) elevation.
There is a freestanding 8-foot tall monument sign, which will be
landscaped.

Mr. Dusing stated that they are in compliance with the Comprehensive
Plan. He referred to the last page of the handout under "Present

Zoning". He noted the Master Plan for Housten Lakes, which was approved .
in 1990, and lots H and G were designated for hotel. They have outlined
in red (last page of handout) where their site is -- it is mostly on Lot

G, which is designated for hotel, and it bleeds over onto Lot F
approximately 30" - 40'. He stated that they are before the Planning
Commission because of the small sliver that goes onto Lot F, which was
designated 0-2/C-2. The hotel is a Permitted Use under C-2. He stated
that they are a Permitted Use where théy are, but they are in the Master
Plan PD Overlay and need to come through the legislative process. He
referred to the tab "Traffic" and the aerial photograph. He stated that
they will use existing access (ingress/egress) within the Master Plan
without additional complications. He stated that the traffic
information is included under the "Traffic" tab. They included a worst
case scenario at peak hours and the traffic increase fairly
insignificant. 'The total traffic is included in the traffic designed
for the Master Plan of Houston Road since they are going into what was
always designated.

Mr. Dusing stated that he was surprised to.see in the Staff Report a
Staff Concern that LaQuinta should be prejudiced by wanting to locate a
hotel on this Master Plan because of concerns about competition from
other hotels. He noted that Staff clarified that that is not
particularly a Staff concern, but that competitors had written letters.
He noted that Staff referred to a letter from Impac Hotel Group, which
he believes generated the concern. He referred to the second paragraph
of the letter which says "We purchased the land and developed our hotel
under specific restrictive covenants limiting the number of hotels in
Turfway and it is critical to our operations that the hotel restriction
in this instance remain in full force and effect.". He stated that no
restrictive covenants as to the number of hotels in this subdivision on
the other side of the expressway applies to Houston Lakes. He stated
that the number of hotels in Houston Lakes development has never been
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limited by the owner/developer. There is no restrictive covenant on any
other lot precluding additional hotels. He commented that Staff's
concern was that neighboring competition indicated a concern because
there are seven hotels in the vicinity. He stated that there are a lot
more than seven -- they are in competition with the Holiday Inn at the
airport, Budgetel at the airport, the Hampton, the Drawbridge, downtown
Cincinnati, etc., and Hilton is adding more rooms. He stated that the
market data study gives them a comfort level that, with the growth in
the area and the market demands, there is plenty for everyone. They are
here to compete fairly. He questioned the occupancy of AmeriSuites
tonight and Studio Plus tonight, since they called and could not get
rooms.

This concluded the applicant’s presentation.

Chairman Millay asked if there was anyone else present who wished to
speak in favor of the request. There being no response, he asked if
there was anyone present who wished to speak in opposition.

Mr. Jim Willman, representing the Drawbridge, stated that he has been on
the Executive Committee of the Northern Kentucky Convention and Visitors
Bureau for eight years.and is President of the state hotel association,
but is not representing those associations this evening. He stated that
he has worked at the Drawbridge over twenty years. He stated that the
hotels in Northern Kentucky are suffering greatly. In 1998, they sold
10,000 more rooms than the year before, which would be a 2.3% increase
in business -- but there are 126,000 new rooms to be sold. There are
800 more rooms available every day now that were not available last .
January thru May, and ‘70 of them are being filled. Every night at the
new hotels and the old hotels an additional 730 rooms are vacant. His
hotel is sold 100% tonight with Jazz Festivals and conventions --
everybody is busy in July. For the first five months of the year,
Northern Kentucky has run 52.05% occupancy and the national average is
63%. For the last five years, Northern Kentucky has run 57%, 50%, 59%,
61%, 63% and 59%, and 52% this year. He stated that the market is not
here. 25% of his business comes from the airport and they have three
coaches that carry 150 people at a time. Toyota said that they would
use 18,000 rooms a year, which is 49 rooms a day and everybody wanted a
piece of the pie -- one hotel built 273 rooms to hand the 49 rooms. - He
stated that the lower limited service hotels are at 45.75% occupancy
this year. There are plenty of hotel rooms. August is a terrible month
with only 40% occupancy. The Reds and Kings Island are not helping any
more with competition in the south and people from Louisville not coming
up here any more. Mr. Willman stated that in 1994, there were 4,000
rooms to sell and now there are 5,788 rooms to sell each day. The short
term problem might be made up by a lot of hotels that will be gone
because they go bankrupt. Some of the older hotels may need to go away
as people prefer the newer hotels. He stated that Northern Kentucky is
running 52% occupancy and Cincinnati is running 53% occupancy.
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Mr. Bill Selesky, General Manager of Courtyard by Marriott, stated that
they bought three existing Holiday Inns (Florence, Fort Mitchell, and
downtown Cincinnati) and have about a $42 million investment. They have
refurbished all of their hotels. He stated that Mr. Willman explained
the occupancy situation. He stated that they are still waiting to see
the effect when the Hilton finishes their 100-room addition. He stated
that the occupancy is bleak for the rest of the month due to added
supply. There is a full-service Marriott at the airport with 300 rooms
approved and a Courtyard with 120 rooms approved, as well as a Courtyard
in Covington. There is a lot of supply and all of them are each other's
competitors. Right now, there is over supply. He asked that the
application be denied.

Mr. Ben Kea stated that he was a principle of Studio Plus and it is a
beautiful place. He just bought the Knight's Inn on Dream Street and is
re-doing it. He has half a million dollars of his own money invested.
He stated that hotel rooms do not bring people to the area. He stated
that if this land is opened up to another hotel, then he should be able.
to build one right next to it and charge $40 a night. He stated that
they were before the Planning Commission two years ago and were ‘told
that there would be two hotels there. He stated that Studio Plus put
themselves on a small site, which allows LaQuinta to straddle the line.
That land has been vacant all these years because two hotels is all that
was going to be built. If this hotel is approved, the Planning
Commission might as well open up the whole area to hotels. He
questioned LaQuinta's market study and stated that they are not looking
at correct data,

Mr. Anthony Nardello, representing AmeriSuites, stated that they made
their decision based on the original plan for two hotels. They would
not have built if they had known there would be another hotel there.
They were expecting office park, which would have been a demand
generator, not competition. He stated that they are slower than
anticipated and this hotel will further dilute their business. He
submitted figures from Smith Travels, which is the most reliable source"
in the industry. He stated that AmeriSuites was not full on numerous
weeks.,

Chairman Millay asked if there was anyone else present who wished to
speak. There being no response, he asked if there were any comments or
questions from the Commissioners.

Mr. Caddell stated that this is the first time under Staff Comments that
we have seen mention made, not only of competition, but also by number
of a proposed use by an applicant, and also where someone that is
opposed to an application has been acknowledged in the Staff Report. He
hopes this does not become a practice. It is misleading to an applicant
in regard to a pre-disposition by the Planning Commission regarding
competition to any particular use. Chairman Millay stated that this
point is well taken and asked Staff to comment. Mr. Wall stated that it
is routinely done. It is common for Staff to reference written public
comments received ahead of time in the Staff Report and attach them to
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the report in order to get them on the record. Chairman Millay stated
that the point is the marketing issue as opposed to someone's comment,

- We always see comments, the point is the marketing. Mr. Caddell stated
that the opposition letter is a part of the record and is attached to
the information received by the Commissioners, and that is sufficient --
rather than having Staff list it under their comments and concerns as an
issue. Mr. Wall responded "understood".

Mr. McMillian asked if this is an "express" hotel.

Mr. Dusing responded that it is a limited service hotel -- there will be
no dining room, just coffee and donuts in the morning. It is a full
complement of rooms and an indoor pool. It does not have food service.

Mr. Dusing asked for the opportunity to rebut. Chairman Millay stated
that the Commissioners have listened to the two sides and they have done
a good job, but enough has been heard about the hotel market. Mr.
Dusing asked to correct two mis-statements. The Chairman allowed his
comments, but not further debate.

Mr. Dusing stated that he wants Tom Depenbrock to testify. Mr. Dusing
stated that when Ben Kea bought Studio Plus, there was never a
representation that there would be two hotels on this site and it was
specifically negotiated in the contract that the seller could sell as
many hotel sites in Houston Lakes as he could, as long as he sold them
for more per acre than Ben Kea paid. He stated that all of the rest of
the property is zoned C-2 and you can have as many hotels as you want,
This concluded Mr. Dusing's comments.

Chairman Millay stated that the Committee Meeting for this item will be
on August 6, 1988 at 6 PM, Mr. Wall advised that there are two other
items at 5-PM which are continuations from earlier meetings. Chairman
Millay stated that this item will be on the Agenda for the Business
Meeting on August 19, 19398 at 7:30 PM.

The Chairman closed this Public Hearing.

APPROVED:
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Jan Hancock, Recording Secretary
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BOONE COUNTY PLANNING COMMISSION

2995 Washington Street, Burlington, KY 41005
606-334-2196

iz RECEIVED FAX 606-334-2264

E-Mail plancom@one.net

= AUG 19 1998
August 10, 1998 DESIGN DEPARTMENT EGCEIVE
Mr. Steven Younger AG 2 4 1998
La Quinta Inns Inc. ‘
112 East Pecan Street
San Antonio, Texas 78205 pmﬁp‘,’,ﬁi“;%%?m&,ow

RE: La Quinta Inn on Part of Lot #10 along Meijer Drive, Florence, Kentucky
Dear Mr. Younger:

The following condition in conjunction with the Concept Development Plan Application, as agreed
to by the Boone County Planning Commission’s Zone Change Committee, serves as the basis for
the Committee’s recommendation of approval. If you, as the applicant, agree to the following
condition please indicate so by signing at the space provided below and return this letter to the
Planning Commission Office by 5:00 P.M., Tuesday, August 18, 1998,

! ;Qnditionn

1. The applicant shall provide landscaping which conforms to “Buffer Yard B” of Article 36 of
the Boone County Zoning Regulations along Interstate 71/75 and the interstate ramp. This
landscaping shall include a mixture of deciduous and evergreen trees.

Sincerely,

Vs R o

David R. Doerger
Planner

DRD\pr

Agreement

|, the applicant, agree to the above listed condition of approval for the requested Zoning Map
Amendment on Part of Lot #10 along Meijer Drive, Florence, Kentucky.

pphicant
La Quinta Inns, Inc
Steven Younger
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ORDINANCE NO. _{ )*—[ 2* L[

AN ORDINANCE ADOPTING AND APPROVING THE UTILIZATION OF AN
UNDERLYING ZONE IN PLANNED DEVELOPMENT AS A CHANGE IN CONCEPT
DEVELOPMENT PLAN FOR AN APPROXIMATE 3.08 ACRE SITE WITHIN HOUSTON
LAKES SUBDIVISION, ON PART OF REMAINING LOT NO. 10, ALONG MEIJER
DRIVE IN THE CITY OF FLORENCE, KENTUCKY, IN AN OFFICE
TWO/COMMERCIAL TWO/PLANNED DEVELOPMENT (0-2/C-2/PD) ZONE TO
ALLOW A FIVE STORY HOTEL. (LAQUINTA INNS - NK MANAGEMENT, INC,
PROPERTY)

v WHEREAS, the City of Florence, Kentucky, is a member of the county-wide
i planning unit with a county-wide planning commission known as the Boone County Planning

i )
iComumission, and

BOONE COUNTY

WHEREAS, the Boone County Planning Commission has recommended that a

_ PLANNING COMMISSION

request for utilization of an underlying zone as a change in Concept Development Plan be
approved, with conditions, for an approximate 3.08 acre site zoned Office Two/Commercial
Two/Planned Development (0-2/C-2/PD), subject to a development plan, to allow a five story
hotel within Houston Lakes Subdivision, on part of remaining Lot No. 10, along Metjer Drive
in the City of Florence, Kentucky, be approved, and

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

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

SECTION I

That the request for the real estate which is more particularly described in Exhibit
"A" shall be and is hereby approved for the utilization of an underlying zone as a change in
Concept Development Plan for approximately 3.08 acres zoned Office Two/Commercial
Two/Planned Development (0-2/C-2/PD) within Houston Lakes Subdivision, on part of
remaining Lot No. 10, along Meijer Drive, in the City of Florence, Kentucky, to allow la five
story hotel, and that this change in utilization of the underlying zone and change in Concept
Development Plan is subject to the Development Plan as submitted, with agreed conditions.

SECTION II
This approval is granted subject to the conditions, terms and provisions of the

Boone County Planning Commission recommendation, including the Committee Report made
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a part of that recommendation, and all other provisions comprising the Development Plan herein,
a copy of that recommendation and Committee Report being attached, marked Exhibit "B", and
incorporated herein as if fully set out, this recommendation being in the fOl'm. of Resolution No.
R-98-021-A of the Boone County Planning Commission along with the referenced exhibits to that
Resolution,
SECTION IiI
In the event the approval of the utilization of an underlying zone as a change in
Concept Development Plan for the approximate 3.08 acres herein should be held invalid, in
whole ot in patt, by any Court of proper jurisdiction, such invalidity shall not affect the validity
of any of the other zoning regulations, zoning map and comprehensive plan provisions as they
are severable from this Ordinance and they are intended to continue to have effect regardless of
any invalidity regarding this particular Ordinance.
SECTION 1V
Publication of this Ordinance is hereby authorized to be by summary publication,
in accordance with Kentucky law,

PASSED AND APPROVED ON FIRST READING THISM DAY O ;
1998.

PASSED AND APPROYED QN SECOND READING AND PUBLICATION ORDERED THIS
A T"DAY OF ] , 1998.

APPROVED:
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