Planning Commission

Staff Report
June 2, 2016
Case No: 156Z0ONE1028
Request: Rezoning from R- 4 to PEC, Detailed District
;  Development Plan, and Binding Elemen‘ts
Project Name: Maple Crossing
Location: . 2211 Tucker Station Rd.
Owner: Adam Koch
Applicant: . _Adam Koch
Representative: 'Bardenwerper Talbott & Roberts, PLLC

. Mmdel, Scott & Associates, Inc.

‘:kJUfISdlCtIOH. ‘
_Council District:
,Case Manager ,

_,;AIC :Planmng Manager

REQUEST

¢ Rezoning from R-4 to PEC on approximately 6.9 acres for warehouses
e Detailed District Development Plan
¢ Binding Elements

CASE SUMMARY/BACKGROUND/SITE CONTEXT

The subject site is an existing single family residence that has street frontage along Tucker Station Road. The
site is surrounded on three sides by undeveloped portions of the Blankenbaker Station || development. Across
Tucker Station Road, there are single family residences, an institutional use per an approved conditional use
permit, and vacant land zoned for single family residential use. Tucker Station Road is currently two lanes and
designated as a primary collector level road and a scenic corridor.

The applicant proposes to construct four warehouse buildings with a total area of 48,000 square feet. There is
a 50-foot stream buffer proposed along the intermittent stream on the site. The required 40-foot scenic corridor
setback, 25-foot scenic corridor buffer, and a four board horse fence have been provided along the street.
Access easements are proposed connecting to the future Schutte Station Place within the Blankenbaker
Station |l development.

LAND USE/ZONING DISTRICT/FORM DISTRICT TABLE

A Land Use Zoning Form District

Existing SF Residential R-4 SW

Proposed Warehouses : PEC SW

North Vacant PEC SW

South Public Utility PEC SW

|[East Vacant PEC SW
Vacant, SF Residential,

West Institutional R-4 SW
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PREVIOUS CASES ON SITE

¢ 10-17-98: A preliminary major subdivision plan was approved for the site (English Crossings) but was
never constructed.

e 12237: A rezoning from R-4 to PEC for a wholesale nursery was proposed but a formal filing never
occurred.

INTERESTED PARTY COMMENTS
Staff received the following email from David Kaelin on May 19, 2016:

Hello Brian, regarding the Maple Crossings case # 15Z0ONE1028 a road known as Shutte Station Place will
come to the back of the subject property for access. On the original Blakenbaker Station Il rezoning Case #9-
67-05, Shutte Station Place ends in a cul de sac with a road coming off of it that continues south to our
property which is 2405 Tucker Station Rd. Information for the benefit for proper design of Shutte Place is that
LG&E recently purchased an over 3 acre parcel between case #15ZONE1028 and adjoining our field where
they plan to construct a substation to serve the large electrical demand of the industrial developments in the
area. LG&E should also access their lot from Shutte Place. This would help keep large construction vehicles
and the like off of narrow Tucker Station Rd. and could lead to a nice landscape design all along our Scenic
Corridor, Tucker Station Rd. Shutte Station Place is an important road adjoining our farm as it provides us
access to a MSD sanitary sewer connection because our property is part of the MSD Recapture agreement.
County Engineer Mr. Brown had a question about Shutte Place during the LD&T meeting held April 28, 2016.
We want to make sure that the road coming to our property is in the new plan to serve our property.

I hope my input is heipful for the proper routing of Shutte Station Place.

Thanks,
David Kaelin

APPLICABLE PLANS AND POLICIES

Cornerstone 2020
Land Development Code

STANDARD OF REVIEW FOR REZONING AND FORM DISTRICT CHANGES

Criteria for granting the proposed form district change/rezoning: KRS Chapter 100.213

1. The proposed form district/rezoning change complies with the applicable guidelines and policies
Cornerstone 2020; OR

2. The existing form district/zoning classification is inappropriate and the proposed classification is
appropriate; OR

3. There have been major changes of an economic, physical, or social nature within the area involved
which were not anticipated in Cornerstone 2020 which have substantially altered the basic character of
the area.

STAFF ANALYSIS FOR REZONING AND FORM DISTRICT CHANGES

Following is staff's analysis of the proposed rezoning against the Guidelines and Policies of Cornerstone 2020.
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The site is located in the Suburban Workplace Form District
A Suburban Workplace is a form characterized by predominately industrial and office uses
where the buildings are set back from the street in a landscaped setting. Suburban workplaces
often contain a single large-scale use or a cluster of uses within a master planned development.
New larger proposed industrial uses are encouraged to apply for a planned development
district.

In order to provide adequate transportation access in suburban workplaces connected roads,
public transportation and pedestrian facilities should be encouraged. Walkways to workplace-
serving uses are encouraged for workplace employees. Development within suburban
workplace form districts may need significant buffering from abutting uses.

More information is required to determine if compliance with Guideline 1 (Community Form) and Guideline 3
(Compatibility) has been found for this proposal. The site is surrounded by parcels on the east side of Tucker
Station Road with the same zoning as has been requested in this proposal. Therefore, the rezoning request
would continue the development pattern in the area for the previously approved Blankenbaker Station 11
development. Appropriate setbacks, building heights, and landscaping will be provided along all lot lines, which
will include the proper scenic corridor setback and buffer along Tucker Station Road. A 50-foot stream buffer
has been placed around the intermittent stream on site to help protect the natural resources on site. Parking
and loading areas have been appropriately placed to the side or rear of the proposed warehouses. However,
concerns about this proposal are the provision for access to the site and associated truck traffic that will be
generated. Warehouses are proposed to be built on the site which will assuredly increase the amount of large
trucks accessing the development. The applicant has eliminated direct connections to Tucker Station Road
which were shown on the pre-application plan. Access will come from a future extension of Schutte Station
Place.

The proposal complies with Guideline 4 (Open Space) as there are no open space requirements for this
proposal and there is an intermittent stream and associated 50-foot buffer integrated into the site.

A 50-foot stream buffer has been provided around the intermittent stream to help protect natural areas or
habitats on this site and there are not any historic landmarks. Therefore, the proposal complies with Guideline
5 (Natural Areas and Scenic and Historic Resources).

More information is required to determine if compliance with Guideline 6 (Economic Growth and
Sustainability) has been found for this proposal. As stated previously, the proposed industrial use makes this
site a prime candidate for inclusion with Blankenbaker Station |l as that development has been approved as an
industrial development and would provide existing and proposed infrastructure to support warehouses. Of
particular concern is including this proposal in the adjacent development so Tucker Station Road would not be
overly stressed by the additional truck traffic created by the proposed use. The applicant will need to explain
why it is not appropriate to use the existing infrastructure in Blankenbaker Station Il and eliminate the access to
Tucker Station Road. The applicant should also consider having the site annexed into the industrial
subdivision.

Compliance with Guideline 7 (Circulation), Guideline 8 (Transportation Facility Design), and Guideline 9
(Bicycle, Pedestrian and Transit) has been found for this proposal. The plan provides the maximum number
of spaces permitted. The site provides pedestrian and bicycle access via the sidewalk provided along Tucker
Station Road and the future access points leading to the site. Mass transit does not currently serve this area
and, therefore, no transit infrastructure is provided.

The site is compliant with Guideline 10 (Flooding and Stormwater), Guideline 12 (Air Quality), and
Guideline 14 (Infrastructure) if the applicant addresses MSD comments. Existing utility infrastructure will be
maintained for the development and the APCD has given preliminary approval.

Published Date: May 26, 2016 Page 3 of 13 15ZONE1028



All other agency comments should be addressed to demonstrate compliance with the remaining Guidelines
and Policies of Cornerstone 2020.

A checklist is attached to the end of this staff report with a more detailed analysis. The Louisville Metro
Planning Commission is charged with making a recommendation to Louisville Metro Council regarding the
appropriateness of this zoning map amendment. Louisville Metro Council has zoning authority over the
property in question.

TECHNICAL REVIEW

¢ The applicant has not provided building renderings. A binding element has been added requiring the
applicant to submit them prior to obtaining permits.
e All other agency comments have been addressed.

STAFF CONCLUSIONS

The proposal is predominately surrounded by industrially-zoned land. The proposed industrial/warehouse
use is more in keeping with the form district than the existing single family use. The proposal does not
have direct access to Tucker Station Road, but will construct a sidewalk along its frontage. The proposal
provides the required buffering along the protected stream which traverses along the eastern portion of the
property. The proposal is in compliance with the Land Development Code.

Based upon the information in the staff report, the testimony and evidence provided at the public hearing,
the Planning Commission must determine if the proposal is in conformance with the Comprehensive Plan;
OR the existing zoning classification is inappropriate and the proposed classification is appropriate; OR if
there have been major changes of an economic, physical, or social nature within the area involved which
were not anticipated in Cornerstone 2020 which have substantially altered the basic character of the area.

ATTACHMENTS

Zoning Map

Aerial Photograph

Cornerstone 2020 Staff Checklist
Proposed Binding Elements

el i\
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1. Zoning Map

/ Zoning Map
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2.

Aerial Photograph

Aerial Photo
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3. Cornerstone 2020 Staff Checklist

+ Exceeds Guideline

v Meets Guideline

- Does Not Meet Guideline
+/- More Information Needed

NA Not Applicable

. . ) . The proposal features buildings set back from the
Community B.10: The proposal integrates into . .

1 Form/Land Use the pattern of development, which v :::g; dz i;':\frlgscapeq settm% andhr_rreets thg.
Guideline 1: features buildings set back from & scenic corridor while providing a
Community Form the street in a landscaped setting four board horse fence along Tucker Station Road

' which is consistent with area development.
B.10: The proposal integrates into
Community a planned development that . )
2 Form/Land Use features a mixture of related uses, v Thg .apphcant has oriented the use towgrds the
Guideline 1: and that may contain either a adjoining PEC development anq there is no
. . . roposed access to Tucker Station Road.
Community Form single major use or a cluster of P
uses.
Community B.10: The proposal incorporates

3 Form/Land Use connected roads, encourages v
Guideline 1: access to public transportation,

Community Form and provides for pedestrians.
Community A.2: The proposed building

o | Gormansise | mataras reaso e Wi | More formaton s nesded o detarmine
Compatibility development's compatibility.

A.4/5/6/7: The proposal does not
constitute a non-residential
expansion into an existing
Community residential area, or demonstrates The proposal is not a non-residential expansion

5 Form/lL.and Use that despite such an expansion, v into an existing residential area as the site is
Guideline 3: impacts on existing residences surrounded by PEC zoning on all sides on the east
Compatibility (including traffic, parking, signs, side of Tucker Station Road.

lighting, noise, odor and
stormwater) are appropriately
mitigated.
Community A.5: The proposal mitigates an
6 g%:?étsg% .Use potential 0% of or emis sigo ns y v /E?’% %roposal has been preliminarily approved by
e associated with the development. )
Compatibility
Community A.6: The proposal mitigates any
7 | Form/Land Use adverse impacts of its associated +-
Guideline 3: traffic on nearby existing
Compatibility communities.
Community A.8: The proposal mitigates

8 Form/Land Use adverse impacts of its lighting on v The proposal must meet all regulations pertaining
Guideline 3: nearby properties, and on the night to lighting.

Compatibility sky.
Community A.11: If the proposal is a higher
9 Form/Land Use density or intensity use, it is +- More information is needed to determine
Guideline 3: located along a transit corridor compliance with this policy.
Compatibility AND in or near an activity center.
A.21: The proposal provides The site is surrounded by PEC zoning on all sides
appropriate transitions between on the east side of Tucker Station Road. Required
Community uses that are substantially different LBA is being provided along those boundaries and

10 Form/Land Use in scale and intensity or density of v the applicant has complied with the scenic corridor
Guideline 3: development such as landscaped setback and buffer requirements along Tucker
Compatibility buffer yards, vegetative berms, Station Road. The applicant should provide

compatible building design and renderings that demonstrate compatibility with
materials, height restrictions, or similar surrounding buildings.

Published Date: May 26, 2016

Page 7 of 13

15Z0NE1028




# Cornerstone 2020 Plan Element or Portion of Staff
Plan Element Plan Element Finding
setback requirements.
A.22: The proposal mitigates the
|dmpacts caused wher) incompatible The site is surrounded by PEC zoning on all sides
evelopments unavoidably occur h t side of Tucker Station Road. Required
. adjacent to one another by using ont © east i X er station Road. Require
Community b : . LBA is being provided along those boundaries and
Form/Land Use uffers that are Of. varying de§;gns the applicant has complied with the scenic corridor
11 r . such as landscaping, vegetative v .
Guideline 3: berms and/or walls. and that setback and buffer requirements along Tucker
Compatibility address those aspécts of the Station Road. The applicant should provide
renderings that demonstrate compatibility with
development that have the similar surrounding buildings
potential to adversely impact '
existing area developments.
Commnty | 423, Sebeks ot cmnsi
Form/Land Use . . The proposal conforms to the form district setback,
12 Guideline 3: compatible with those of nearby Y building height, and lot dimension standards
Compatibilify developments that meet form ! ’
district standards.
A.24: Parking, loading and
delivery areas located adjacent to
Community re_sigie_ntiai areas are designed to _ .
Form/Land Use minimize adverse impacts of _ Par_kmg and loading areas are located away from
13 Guideline 3- lighting, noise and other potential NA residences and should not impact those homes or
Compatibilify impacts, and that these areas are negatively impact motorists or pedestrians.
located to avoid negatively
impacting motorists, residents and
pedestrians.
A.24: The proposal includes
screening and buffering of parking
Community ,[ahneds(;'rg};’a;'gg 3;:8(1223?1% to The proposal appropriately screens parking and
14 Form/Land Use features o’ r landscaping to fill gaps v circulation areas from the street and parking is
Guideline 3: d by surf rking lots located on the side or rear of the proposed
Compeatibility crea'ge y suriace parking 'ots. buildings.
Parking areas and garage doors
are oriented to the side or back of
buildings rather than to the street.
Community A.25: Parking garages are
15 g%:g‘é kgg%}lse :;39‘;?;3%;ng)ntgzgvse“"iml:t?s;gs NA Parking garages are not proposed for this site.
Compatibility street-level appearance.
Community A.28: Signs are compatible with
16 Form/Land Use the form district pattern and v The proposal must meet all regulations pertaining
Guideline 3: contribute to the visual quality of to signs.
Compatibility their surroundings.
A.2/3/7: The proposal provides
Community open space that helps meet the
Form/Land Use needs of the community as a . . .
17 Guideline 4. Open component of the development and NA Open space is not required for this proposal.
Space provides for the continued
maintenance of that open space.
Comr;rlm-unigyu A.4: Open sp:cs design is .
Form/Land Use consistent with the pattern o ; . .
18 Guideline 4: Open development in the Neighborhood NA Open space s not required for this proposal.
Space Form District.
gg:::;:_‘gxgyuse A.5: The proposal integrates The intermittent stream on the site is protected by a
19 Guideline 4: Open natural features into the pattern of v 50’ buffer and some tree canopy is being preserved
) development. on the site.
Space
gg:r)r}:.:r:gyUse ﬁé}ﬁr;hfee;ﬁgzsﬂ tr::F;i:t?htrr:)igh . Thfa intermittent stream on the sitg is protected by a
20 Guideline 5: Natural sensitive site design, avoids (5)2 tgt;f;ei{eand some tree canopy is being preserved
Areas and Scenic and | substantial changes to the T
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Historic Resources

'Utcyipo'g‘r'é‘pﬁy and ﬁﬁ‘i‘himizes propeﬁy

Plan Element or Po
 Plan Elemen

damage and environmental
degradation resulting from
disturbance of natural systems.

21

Community
Form/l.and Use
Guideline 5: Natural
Areas and Scenic and
Historic Resources

A.2/4: The proposal includes the
preservation, use or adaptive reuse
of buildings, sites, districts and
landscapes that are recognized as
having historical or architectural
value, and, if located within the
impact area of these resources, is
compatible in height, bulk, scale,

.architecture and placement.

NA

There are no historic structures on these parcels
nor are they within a historic preservation district.

22

Community
Form/Land Use
Guideline 5: Natural
Areas and Scenic and
Historic Resources

A.6: Encourage development to
avoid wet or highly permeable
soils, severe, steep or unstable
slopes with the potential for severe
erosion.

The intermittent stream on the site is protected by a
50’ buffer and some tree canopy is being preserved
on the site.

23

Marketplace Guideline
6: Economic Growth
and Sustainability

A.1: Limit land uses in workplace
districts to those land uses
necessary to meet the needs of the
industrial subdivision or workplace
district and their employees.

The newly proposed land use meets the needs of
the workplace district and their employees.

24

Marketplace Guideline
6: Economic Growth
and Sustainability

A.3: Encourage redevelopment,
reinvestment and rehabilitation in
the downtown where itis
consistent with the form district
pattern.

NA

The proposal is not located downtown.

25

Marketplace Guideline
6: Economic Growth
and Sustainability

A.4: Encourage industries to
locate in industrial subdivisions or
adjacent to existing industry to take
advantage of special infrastructure
needs.

The property abuts an existing PEC zoned
development.

26

Marketplace Guideline
6: Economic Growth
and Sustainability

A.6: Locate retail commercial
development in activity centers.
Locate uses generating large
amounts of traffic on a major
arterial, at the intersection of two
minor arterials or at locations with
good access to a major arterial and
where the proposed use will not
adversely affect adjacent areas.

NA

There is no retail component to the proposed
development.

27

Marketplace Guideline
6: Economic Growth
and Sustainability

A.8: Require industrial
development with more than 100
employees to locate on or near an
arterial street, preferably in close
proximity to an expressway
interchange. Require industrial
development with less than 100
employees to locate on or near an
arterial street.

NA

There are fewer than 100 employees proposed
within the development.

28

Mobility/Transportation
Guideline 7:
Circulation

A.1/2: The proposal will contribute
its proportional share of the cost of
roadway improvements and other
services and public facilities made
necessary by the development
through physical improvements to
these facilities, contribution of
money, or other means.

The proposal will contribute its proportional share
of the cost of infrastructure improvements as
necessary.

29

Mobility/Transportation
Guideline 7:
Circulation

A.3/4: The proposal promotes
mass transit, bicycle and
pedestrian use and provides

The site is not served by mass transit. The
sidewalk addition along the street and access
points from streets will provide pedestrian and bike
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amenities to support these modes
of transportation.
A.6: The proposal's transportation
facilities are compatible with and
support access to surrounding land
uses, and contribute to the
appropriate development of
Mobility/Transportation | adjacent lands. The proposal
30 | Guideline 7: includes at least one continuous +/-
Circulation roadway through the development,
adequate street stubs, and relies
on cul-de-sacs only as short side
streets or where natural features
limit development of "through"
roads.
A.9: The proposal includes the
Mobility/Transportation | dedication of rights-of-way for The proposal will contribute its proportional share
31 | Guideline 7: street, transit corridors, bikeway v of the cost of infrastructure improvements as
Circulation and walkway facilities within or necessary.
abutting the development.
Mobility/Transportation | A.10: The proposal includes - .
32 | Guideline 7: adequate parking spaces to v Thekp roposa} meetst the minimum and maximum
Circulation support the use. parking requirements.
. . A.13/16: The proposal provides for
33 gggg}%/gr;lpsportatlon joint and cross access through the v Acces§ comes through an adjoining property.
Circulation : development and to connect to There is no direct access to Tucker Station Road.
adjacent development sites.
Mobility/Transportation A.8: _ Adequate stub streets are
Guideline 8: provndeq for future roadway There are no vacant tracts surrounding this
34 : - connections that support and NA 9
Transportation Facility : : property.
Design contribute to appro.pnate
development of adjacent land.
Mobility/Transportation ﬁ:‘.g: Avoid access to_qevelopment
- . rough areas of significantly lower _ .
35 Guideline 8: B intensity or density if such access v quess_to thg site is provided through areas of
Transportation Facility y o similar intensity.
Design wquld create a significant
nuisance.
A.11: The development provides
Mobility/Transportation | for an appropriate functional
36 Guideline 8: hierarchy of streets and NA
Transportation Facility | appropriate linkages between
Design activity areas in and adjacent to the
development site.
A.1/2: The proposal provides,
where appropriate, for the
movement of pedestrians,
o . bicyclists and transit users around The site is not served by mass transit. The
37 gﬁzg";g rgpsisng;tggon and through the developmen‘t, v sic!ewalk addition alo_ng the street and access
Pedestrian én d Tran’sit provides bicycle and pedestrian points from streets will provide pedestrian and bike
connections to adjacent access.
developments and to transit stops,
and is appropriately located for its
density and intensity.
The proposal's drainage plans
have been approved by MSD, and
L , the proposal mitigates negative
gxzbe"ﬂggng ronment impacts to the floodplain and
38 Elooding an d' minimizes-impervious-area:—Solid v MSD-has-approved the preliminary-plan:-—
Stormwater blueline streams are protected
through a vegetative buffer, and
drainage designs are capable of
accommodating upstream runoff
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Cornerstone 2020

__ Plan Element |

‘ JayssUming a fully—devél;)béd B

Plan Element or Portion of
an Element

watershed. If streambank
restoration or preservation is
necessary, the proposal uses best
management practices.

 Srconmer

Livability/Environment
39 | Guideline 12: Air
Quality

The proposal has been reviewed
by APCD and found to not have a
negative impact on air quality.

The proposal has been preliminarily approved by
APCD.

Livability/Environment
40 | Guideline 13:
Landscape Character

A.3: The proposal includes
additions and connections to a
system of natural corridors that can
provide habitat areas and allow for
migration.

The intermittent stream on the site is protected by a
50’ buffer and some free canopy is being preserved
on the site.

Community Facilities
41 | Guideline 14:
infrastructure

A.2: The proposal is located in an
area served by existing utilities or
planned for utilities.

The proposal is located in an area served by
existing utilities or planned for utilities.

Community Facilities
42 | Guideline 14:
Infrastructure

A.3: The proposal has access to
an adequate supply of potable
water and water for fire-fighting
purposes.

The proposal is located in an area served by
existing utilities or planned for utilities.

Community Facilities
43 | Guideline 14:
Infrastructure

A.4: The proposal has adequate
means of sewage treatment and
disposal to protect public health
and to protect water quality in lakes
and streams.

MSD has approved the preliminary plan.
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4, Proposed Binding Elements

1. The development shall be in accordance with the approved district development plan, all applicable
sections of the Land Development Code (LDC) and agreed upon binding elements unless amended
pursuant to the Land Development Code. Any changes/additions/alterations of any binding element(s)
shall be submitted to the Planning Commission or the Planning Commission’s designee for review and
approval; any changes/additions/alterations not so referred shall not be valid.

2. The development shall not exceed 48,000 square feet of gross floor area.

3. No outdoor advertising signs, small freestanding signs, pennants, balloons, or banners shall be
permitted on the site.

4. Construction fencing shall be erected when off-site trees or tree canopy exists within 3’ of a common
property line. Fencing shall be in place prior to any grading or construction to protect the existing root
systems from compaction. The fencing shall enclose the entire area beneath the tree canopy and shall
remain in place until all construction is completed. No parking, material storage or construction
activities are permitted within the protected area.

5. Before any permit (including but not limited to building, parking lot, change of use, site disturbance) is

requested:

a. The development plan must receive full construction approval from Develop Louisville, Louisville
Metro Public Works and the Metropolitan Sewer District.

b. The property owner/developer must obtain approval of a detailed plan for screening

(buffering/landscaping) as described in Chapter 10 prior to requesting a building permit. Such
plan shall be implemented prior to occupancy of the site and shall be maintained thereafter.

C. A reciprocal access and crossover easement agreement in a form acceptable to the Planning
Commission legal counsel shall be created between the adjoining property owners and
recorded. A copy of the recorded instrument shall be submitted to the Division of Planning and
Design Services; transmittal of approved plans to the office responsibie for permit issuance will
occur only after receipt of said instrument.

d. A Tree Preservation Plan in accordance with Chapter 10 of the LDC shall be reviewed and
approved prior to obtaining approval for site disturbance. ‘

e. Applicant agrees to submit detailed building elevations for the proposed structures to staff for
approval.

6. A certificate of occupancy must be received from the appropriate code enforcement department prior to
occupancy of the structure or land for the proposed use. All binding elements requiring action and
approval must be implemented prior to requesting issuance of the certificate of occupancy, unless
specifically waived by the Planning Commission.

7. There shall be no outdoor music (live, piped, radio or amplified) or outdoor entertainment or outdoor PA
system audible beyond the property line.

8. The applicant, developer, or property owner shall provide copies of these binding elements to tenants,
purchasers, contractors, subcontractors and other parties engaged in development of this site and shall
advise them of the content of these binding elements. These binding elements shall run with the land
and the owner of the property and occupant of the property shall at all times be responsible for
compliance with these binding elements. At ali times during development of the site, the applicant and
developer, their heirs, successors; and assignees, contractors, subcontractors, and other parties
engaged in development of the site, shall be responsible for compliance with these binding elements.
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9. The facade elevations shall be in accordance with applicable form district standards and shall be
approved by PDS staff prior to construction permit approval.

10. No idling of trucks shall take place within 200 feet of single-family residences. No overnight idling of
trucks shall be permitted on-site.

11. There is no direct access to the site from Tucker Station Road. Access will come via an extension of
Schutte Station Place.
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Land Development & Transportation Committee

Staff Report
April 28, 2016

Case No: 15ZONE1028 ]
Request: Rezoning from R-4 to PEC, Detailed District

Development Plan, and Bmdmg Elements
Project Name: Maple Crossing - ~ !
Location: : 2211 Tucker Station Rd.
Owner: Adam Koch
Applicant: Adam Koch
Representative: Bardenwerper, Talbott & Roberts, PLLC !

Mindel, Scott & Associates, Inc.
Jurisdiction: Louisville Metro
Council District: 20 ~ Stuart Benson
Case Manager: Brian Davis, AICP, Planning Manager

REQUEST

e Rezoning from R-4 to PEC on approximately 6.9 acres for warehouses
¢ Detailed District Development Plan
¢ Binding Elements

CASE SUMMARY/BACKGROUND/SITE CONTEXT

The subject site is an existing single family residence that has street frontage along Tucker Station Road. The
site is surrounded on three sides by undeveloped portions of the Blankenbaker Station Il development. Across
Tucker Station Road, there are single family residences, an institutional use per an approved conditional use
permit, and vacant land zoned for single family residential use. Tucker Station Road is currently two lanes and
designated as a primary collector level road and a scenic corridor.

The applicant proposes to construct four warehouse buildings with a total area of 48,000 square feet. There is
a 50-foot stream buffer proposed along the intermittent stream on the site. The required 40-foot scenic corridor
setback, 25-foot scenic corridor buffer, and a four board horse fence have been provided along the street.
Access easements are proposed connecting to the future Schutte Station Place within the Blankenbaker
Station 1l development.

LAND USE/ZONING DISTRICT/FORM DISTRICT TABLE
LLand Use Zoning Form District

SF Residential R-4 SW
Warehouses PEC SW

"North Vacant PEC SW

South Public Utility PEC SW

East Vacant PEC SW
Vacant, SF Residential,

West institutional R-4 SW
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PREVIOUS CASES ON SITE

10-17-98: A preliminary major subdivision plan was approved for the site (English Crossings) but was
never constructed.

12237: A rezoning from R-4 to PEC for a wholesale nursery was proposed but a formal filing never
occurred.

APPLICABLE PLANS AND POLICIES

Cornerstone 2020
Land Development Code

STANDARD OF REVIEW FOR REZONING AND FORM DISTRICT CHANGES

Criteria for granting the proposed form district change/rézoning: KRS Chapter 100.213

1.

2.

The proposed form district/rezoning change complies with the applicable guidelines and policies
Cornerstone 2020; OR

The existing form district/zoning classification is inappropriate and the proposed classification is
appropriate; OR

There have been maijor changes of an economic, physical, or social nature within the area involved
which were not anticipated in Cornerstone 2020 which have substantially altered the basic character of
the area.

STAFF ANALYSIS FOR REZONING AND FORM DISTRICT CHANGES

Following is staff's analysis of the proposed rezoning against the Guidelines and Policies of Cornerstone 2020.

The site is located in the Suburban Workplace Form District
A Suburban Workplace is a form characterized by predominately industrial and office uses
where the buildings are set back from the street in a landscaped setting. Suburban workplaces
often contain a single large-scale use or a cluster of uses within a master planned development.
New larger proposed industrial uses are encouraged to apply for a planned development
district.

In order to provide adequate transportation access in suburban workplaces connected roads,
public transportation and pedestrian facilities should be encouraged. Walkways to workplace-
serving uses are encouraged for workplace employees. Development within suburban
workplace form districts may need significant buffering from abutting uses.

More information is required to determine if compliance with Guideline 1 (Community Form) and Guideline 3
(Compatibility) has been found for this proposal. The site is surrounded by parcels on the east side of Tucker
Station Road with the same zoning as has been requested in this proposal. Therefore, the rezoning request
would continue the development pattern in the area for the previously approved Blankenbaker Station Il
development. Appropriate setbacks, building heights, and landscaping will be provided along all ot lines, which
will include the proper scenic corridor setback and buffer along Tucker Station Road. A 50-foot stream buffer
has been placed around the intermittent stream on site to help protect the natural resources on site. Parking
and loading areas have been appropriately placed to the side or rear of the proposed warehouses. However,
concerns about this proposal are the provision for access to the site and associated truck traffic that will be
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generated. Warehouses are proposed to be built on the site which will assuredly increase the amount of large
trucks accessing the development. The applicant has eliminated direct connections to Tucker Station Road
which were shown on the pre-application plan. Access will come from a future extension of Schutte Station
Place.

The proposal complies with Guideline 4 (Open Space) as there are no open space requirements for this
proposal and there is an intermittent stream and associated 50-foot buffer integrated into the site.

A 50-foot stream buffer has been provided around the intermittent stream to help protect natural areas or
habitats on this site and there are not any historic landmarks. Therefore, the proposal complies with Guideline
5 (Natural Areas and Scenic and Historic Resources).

More information is required to determine if compliance with Guideline 6 (Economic Growth and
Sustainability) has been found for this proposal. As stated previously, the proposed industrial use makes this
site a prime candidate for inclusion with Blankenbaker Station Il as that development has been approved as an
industrial development and would provide existing and proposed infrastructure to support warehouses. Of
particular concern is including this proposal in the adjacent development so Tucker Station Road would not be
overly stressed by the additional truck traffic created by the proposed use. The applicant will need to explain
why it is not appropriate to use the existing infrastructure in Blankenbaker Station |l and eliminate the access to
Tucker Station Road. The applicant should also consider having the site annexed into the industrial
subdivision.

Compliance with Guideline 7 (Circulation), Guideline 8 (Transportation Facility Design), and Guideline 9
(Bicycle, Pedestrian and Transit) has been found for this proposal. The plan provides the maximum number
of spaces permitted. The site provides pedestrian and bicycle access via the sidewalk provided along Tucker
Station Road and the future access points leading to the site. Mass transit does not currently serve this area
and, therefore, no transit infrastructure is provided.

The site is compliant with Guideline 10 (Flooding and Stormwater), Guideline 12 (Air Quality), and
Guideline 14 (Infrastructure) if the applicant addresses MSD comments. Existing utility infrastructure will be
maintained for the development and the APCD has given preliminary approval.

All other agency comments should be addressed to demonstrate compliance with the remaining Guidelines
and Policies of Cornerstone 2020.

A checklist is attached to the end of this staff report with a more detailed analysis. The Louisville Metro
Planning Commission is charged with making a recommendation to Louisville Metro Council regarding the
appropriateness of this zoning map amendment. Louisville Metro Council has zoning authority over the
property in question.

TECHNICAL REVIEW

e The applicant needs to provide building renderings, particularly for the rear facades which will face out
towards Tucker Station Road.

¢ For clarification, there is a narrow “flag” portion of Blankenbaker Station II, zoned PEC, that separates
the site from the single family properties to the north; therefore the proposed 15-foot landscape buffer
along the northern property line is in compliance with the landscape regulations.

¢ There is no direct access to the site from Tucker Station Road. Access will come via an extension of
Schutte Station Place.

ATTACHMENTS
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3. Cornerstone 2020 Staff Checklist

+ Exceeds Guideline

v Meets Guideline

- Does Not Meet Guideline
+/- More Information Needed
NA Not Applicable

Community B.10: The proposal integrates into 'Sl'tl: ge‘i'}?qp:?:rl\;iigrzz glejz’l(lt?r:ngasnsde:nzz(;: Irhoem the

1 Form/Land Use the pattern of development, which v tandards of th pea % il idi
Guideline 1: features buildings set back from fS an bar z% e sfcemc c‘orn or while proviaing ad
Community Form the street in a landscaped setting. our board norse fence aiong Tucker Station Roa

which is consistent with area development.
B.10: The proposal integrates into
Community a planned development that . .

2 Form/Land Use features a mixture of related uses, v ;Q%ian?fhcsgéh da:\lglr;enézdnihaigstﬁéfgvg rcrj}s the
Guideline 1: and that may contain either a , % t Tp ker Station Road °
Community Form single major use or a cluster of proposed access to Tucker Station Road.

uses.
Community B.10: The proposal incorporates

3 Form/Land Use connected roads, encourages v
Guideline 1: access to public transportation,

Community Form and provides for pedestrians.
Community A.2: The proposed building

¢ | Gudelines: materials increase the new = | complance i s poliy.
Compatibility development's compatibility.

A.4/5/6/7: The proposal does not
constitute a non-residential
expansion into an existing
Community residential area, or demonstrates The proposal is not a non-residential expansion

5 Form/Land Use that despite such an expansion, v into an existing residential area as the site is
Guideline 3: impacts on existing residences surrounded by PEC zoning on all sides on the east
Compatibility (including traffic, parking, signs, side of Tucker Station Road.

lighting, noise, odor and
stormwater) are appropriately
mitigated.
Community . ”
6 Form/Land Use A5: The proposal ”?‘“Qates any The proposal has been preliminarily approved by
- . potential odor or emissions v
Guideline 3: associated with the development APCD.
Compatibility )
Community A.6: The proposal mitigates any
7 Form/Land Use adverse impacts of its associated -
Guideline 3: traffic on nearby existing
Compatibility communities.
Community A.8: The proposal mitigates

8 Form/Land Use adverse impacts of its lighting on v The proposal must meet all regulations pertaining
Guideline 3: nearby properties, and on the night to lighting.

Compatibility sky.
Community A.11: If the proposal is a higher
9 Form/Land Use density or intensity use, itis - More information is needed to determine
Guideline 3: located along a transit corridor compliance with this policy.
Compatibility AND in or near an activity center,
A.21: The proposal provides The site is surrounded by PEC zoning on all sides
appropriate transitions between on the east side of Tucker Station Road. Required
Community uses that are substantially different LBA is being provided along those boundaries and

10 Form/Land Use in scale and intensity or density of v the applicant has complied with the scenic corridor
Guideline 3: development such as landscaped setback and buffer requirements along Tucker
Compatibility buffer yards, vegetative berms, Station Road. The applicant should provide

compatible building design and renderings that demonstrate compatibility with
materials, height resfrictions, or similar surrounding buildings.
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setback feqwréments.

A.22: The proposal mitigates the
impacts caused when incompatible
developments unavoidably occur
adjacent to one another by using

The site is surrounded by PEC zoning on all sides
on the east side of Tucker Station Road. Required

Community . . LBA is being provided along those boundaries and
Form/Land Use buffers that are Of‘ varying des_lgns v the applicant has complied with the scenic corridor
11 A . such as landscaping, vegetative .
Guideline 3: berms and/or walls. and that setback and buffer requirements along Tucker
Compatibility address those as écts of the Station Road. The applicant should provide
development thatphave the renderings that demonstrate compatibility with
potential to adversely impact similar surrounding buildings.
existing area developments.
. A.23: Setbacks, lot dimensions
(F30mmun|ty and building heights are i
orm/Land Use . . The proposal conforms to the form district setback,
12 - . compatible with those of nearby v g . X )
Gutdehqe?. developments that meet form building height, and lot dimension standards.
Compatibility district standards.
A.24: Parking, loading and
delivery areas located adjacent to
Communit residential areas are designed to
Form/Lan dyUse minimize adverse impacts of Parking and loading areas are located away from
13 Guideline 3: lighting, noise and other potential NA residences and should not impact those homes or
Com atibi!i{ impacts, and that these areas are negatively impact motorists or pedestrians.
P y located to avoid negatively
impacting motorists, residents and
pedestrians.
A.24: The proposal includes
screening and buffering of parking
l(:)omr}rz_uni;yu fhneds(;ggga;'gg 3;223 d?agjigﬁem to The proposal appfropriage!y screens parking and
orm/Land Use ' . ) circulation areas from the street and parking is
14 - . features or landscaping to fill gaps v .
gg;:eg?i&ﬁt. created by surface parking lots. Ibo‘fﬁ;d gn the side or rear of the proposed
p Y Parking areas and garage doors 98-
are oriented to the side or back of
buildings rather than to the street.
Community A.25: Parking garages are
Form/Land Use integrated into their surroundings . L
15 Guideline 3: and provide an active, inviting NA Parking garages are not proposed for this site.
Compatibility street-level appearance.
Community A.28: Signs are compatible with
16 Form/Land Use the form district pattern and v The proposal must meet all regulations pertaining
Guideline 3: contribute to the visual quality of to signs.
Compatibility their surroundings.
A.2/3/7: The proposal provides
Community open space that helps meet the
Form/Land Use needs of the community as a . ) .
i Guideline 4: Open component of the development and NA Open space is not required for this proposal.
Space provides for the continued
maintenance of that open space.
Community A.4: Open space design is
Form/Land Use consistent with the pattern of . . )
18 Guideline 4: Open development in the Neighborhood NA Open space is not required for this proposal.
Space Form District.
l?g:r:‘nr}?.t;nr:;yUse A.5: The proposal integrates The intermittent stream on the site is protected by a
19 Guideline 4: Open natural features into the pattern of v 50’ buffer and some tree canopy is being preserved
Space S Op development. on the site.
Community A.1: The proposal respects the . . o
; The intermittent stream on the site is protected by a
20 Form/Land Use natural features of the site through v 50’ buffer and some tree canopy is being preserved

Guideline 5: Natural
Areas and Scenic and

sensitive site design, avoids
substantial changes to the

on the site.
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Historic Resources

topography and minimizes property
damage and environmental
degradation resulting from
disturbance of natural systems.

Community
Form/Land Use

A.2/4: The proposal includes the
preservation, use or adaptive reuse
of buildings, sites, districts and
landscapes that are recognized as

There are no historic structures on these parcels

2 Eru;gg‘:f dsétlag;riln'u d C:I\G 2,gahr:fjt,oi??:é:t;?\?v?tﬁ?:tt%r:' NA nor are they within a historic preservation district.
Historic Resources impact area of these resources, is
compatible in height, bulk, scale,
architecture and placement.
Community A.6: Encourage development to
Form/Land Use avoid wet or highly permeable The intermittent stream on the site is protected by a
22 | Guideline 5: Natural soils, severe, steep or unstable 4 50" buffer and some tree canopy is being preserved
Areas and Scenic and | slopes with the potential for severe on the site.
Historic Resources erosion.
A.1: Limit land uses in workplace
Marketplace Guideline | districts to those land uses :
23 | 6: Economic Growth necessary to meet the needs of the v ;Lf;e nev:tylapro;()quste:id t!an% {tﬁe' mer:ts’ the needs of
and Sustainability industrial subdivision or workplace workpiace district and their employees.
district and their employees.
A.3: Encourage redevelopment,
Marketplace Guideline | reinvestment and rehabilitation in
24 | 6: Economic Growth the downtown where it is NA The proposal is not located downtown.
and Sustainability consistent with the form district ]
pattern.
A.4: Encourage industries to
Marketplace Guideline | locate in industrial subdivisions or
25 | 6: Economic Growth adjacent to existing industry to take v
and Sustainability advantage of special infrastructure
needs.
A.6: Locate retail commercial
development in activity centers.
Locate uses generating large
Marketplace Guideline | amounts of traffic on a major
26 | 6: Economic Growth arterial, at the intersection of two +-
and Sustainability minor arterials or at locations with
good access to a major arterial and
where the proposed use will not
adversely affect adjacent areas.
A.8: Require industrial
development with more than 100
employees to locate on or near an
Marketplace Guideline | arterial street, preferably in close
27 | 6: Economic Growth proximity to an expressway NA The.re are fewer than 100 employees proposed
. ; g . within the development.
and Sustainability interchange. Require industrial
development with less than 100
employees to locate on or near an
arterial street.
A.1/2. The proposal will contribute
its proportional share of the cost of
Mobility/Transportation roadyv ay |mprovement§ .a‘nd other The proposal will contribute its proportional share
28 | Guideline 7: services and public faciliies made v of the cost of infrastructure improvements as
Circulation necessary by the,development necessary.
through physical improvements to
these-facilities;-contribution-of
money, or other means.
Mobility/Transportation | A.3/4: The proposal promotes The site is not served by mass transit. The
29 | Guideline 7: mass transit, bicycle and 4 sidewalk addition along the street and access

Circulation

pedestrian use and provides

points from streets will provide pedestrian and bike
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T arﬁehitieé to suppbrtt ese modes

of transportation.

access.

Mobility/Transportation

A.6: The proposal's transportation
facilities are compatible with and
support access to surrounding land
uses, and contribute to the
appropriate development of
adjacent lands. The proposal

30 | Guideline 7: includes at least one continuous +/-
Circulation roadway through the development,
adequate street stubs, and relies
on cul-de-sacs only as short side
streets or where natural features
limit development of "through"
roads.
A.9: The proposal includes the
Mobility/Transportation | dedication of rights-of-way for The proposal will contribute its proportional share
31 | Guideline 7: street, transit corridors, bikeway v of the cost of infrastructure improvements as
Circulation and walkway facilities within or necessary.
abutting the development.
Mobility/Transportation | A.10: The proposal includes
32 | Guideline 7: adequate parking spaces to v
Circulation support the use.
. . A.13/16: The proposal provides for
13 ggggtl?;‘/gr?af\sportatlon joint and cross access through the v
Circulation ' development and to connect to
adjacent development sites.
" . A.8: Adequate stub streets are
[\GASEgtI?lrgrgn sportation provided for future roadway There are no vacant tracts surrounding this
34 Transportaﬁon Facility connections that support and NA property )
Design contribute to appropriate '
development of adjacent land.
- . A.9: Avoid access to development
gsggi}ggrgh sportation through areas of significantly lower Access to the site is provided through areas of
% Transportation Facility intensity or density if such access Y similar intensity
Design wquld create a significant '
nuisance.
A.11: The development provides
Mobility/Transportation | for an appropriate functional
36 Guideline 8: hierarchy of streets and NA
Transportation Facility | appropriate linkages between
Design activity areas in and adjacent fo the
development site.
A.1/2: The proposal provides,
where appropriate, for the
movement of pedestrians,
o . bicyclists and transit users around The site is not served by mass transit. The
37 gg%g%zsr‘sgigcggon and ?hrough the developmen?, v sidewalk addition alo_ng the.street and access
Pedestrian én d Tran’sit provides bicycle and pedestrian points from streets will provide pedestrian and bike
connections to adjacent access.
developments and to transit stops,
and is appropriately located for its
density and intensity.
The proposal's drainage plans
have been approved by MSD, and
- . the proposal mitigates negative
SZ?dbéllli?é%n(;/‘mnmem impacts to the floodplain and More information is needed to determine
38 Flooding and- minimizes impervious area. Sofid *- compliance with this policy
Stormwater blueline streams are protected ’

through a vegetative buffer, and
drainage designs are capable of
accommodating upstream runoff
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aééumlhg a‘fully—d‘yeveloped

watershed. If streambank
restoration or preservation is
necessary, the proposal uses best
management practices.

Livability/Environment

The proposal has been reviewed

The proposal has been preliminarily approved by

39 | Guideline 12: Air by APCD and found to not have a v APCD
Quality negative impact on air quality. ’
A.3: The proposal includes
Livability/Environment | additions and connections to a The intermittent stream on the site is protected by a
40 | Guideline 13: system of natural corridors that can v 50’ buffer and some tree canopy is being preserved
Landscape Character | provide habitat areas and allow for on the site.
migration.
Community Facilities A.2: The proposal is located in an . . ,
41 | Guideline 14: area served by existing utilities or v Z:izt?r:g%?isli?i!; (I)?C;taiudng dafgraszﬁﬁseirved by
Infrastructure planned for utilities. )
, - A.3: The proposal has access to
42 gzirgg;ifgt%/ 4F'ac1ht1es an adequate supply qf pgtab_le v Th‘e propo_s‘a.i is located in an area ‘served by
lnfrastructuré water and water for fire-fighting existing utilities or planned for utilities.
purposes.
A.4: The proposal has adequate
Community Facilities means of sewage treatment and . . .
43 | Guideline %,4: disposal to protgct public health +/- More Il'nformat_xcan 1S nee@ed to determine
Infrastructure and to protect water quality in lakes compliance with this policy.

and streams.
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4. Proposed Binding Elements

1. The development shall be in accordance with the approved district development plan, all applicable
sections of the Land Development Code (LDC) and agreed upon binding elements unless amended
pursuant to the Land Development Code. Any changes/additions/alterations of any binding element(s)
shall be submitted to the Planning Commission or the Planning Commission’s designee for review and
approval; any changes/additions/alterations not so referred shall not be valid.

2. The development shall not exceed 48,000 square feet of gross floor area.

3. No outdoor advertising signs, small freestanding signs, pennants, balloons, or banners shall be
permitted on the site.

4. Construction fencing shall be erected when off-site trees or tree canopy exists within 3’ of a common
property line. Fencing shall be in place prior to any grading or construction to protect the existing root
systems from compaction. The fencing shall enclose the entire area beneath the tree canopy and shall
remain in place until all construction is completed. No parking, material storage or construction
activities are permitted within the protected area.

5. Before any permit (including but not limited to building, parking lot, change of use, site disturbance) is

requested:

a. The development plan must receive full construction approval from Develop Louisville, Louisville
Metro Public Works and the Metropolitan Sewer District.

b. The property owner/developer must obtain approval of a detailed plan for screening

(buffering/landscaping) as described in Chapter 10 prior to requesting a building permit. Such
plan shall be implemented prior to occupancy of the site and shall be maintained thereafter.

c. A reciprocal access and crossover easement agreement in a form acceptable to the Planning
Commission legal counsel shall be created between the adjoining property owners and
recorded. A copy of the recorded instrument shall be submitted to the Division of Planning and
Design Services; transmittal of approved plans to the office responsible for permit issuance will
occur only after receipt of said instrument.

d. A Tree Preservation Plan in accordance with Chapter 10 of the LDC shall be reviewed and
approved prior to obtaining approval for site disturbance.

6. A certificate of occupancy must be received from the appropriate code enforcement department prior to
occupancy of the structure or land for the proposed use. All binding elements requiring action and
approval must be implemented prior to requesting issuance of the certificate of occupancy, unless
specifically waived by the Planning Commission.

7. There shall be no outdoor music (live, piped, radio or amplified) or outdoor entertainment or outdoor PA
system audible beyond the property line.

8. The applicant, developer, or property owner shall provide copies of these binding elements to tenants,
purchasers, contractors, subcontractors and other parties engaged in development of this site and shall
advise them of the content of these binding elements. These binding elements shall run with the land
and the owner of the property and occupant of the property shall at all times be responsible for
compliance with these binding elements. At all times during development of the site, the applicant and
developer, their heirs, successors; and assignees, contractors, subcontractors, and other parties
engaged in development of the site, shall be responsible for compliance with these binding elements.

9. The fagade elevations shall be in accordance with applicable form district standards and shall be
approved by PDS staff prior to construction permit approval.
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10. No idling of trucks shalf take place within 200 feet of single~family residences. No overnight idling of
trucks shall be permitted on-site.
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Pre-Application

Staff Report
June 25, 2015

Case No: 15ZONE1028 ;

Request: Rezoning from R-4 to PEC, Detailed District
Development Plan, and Bmdmg Elements

Pro;ect Name Maple Crossmg ’

‘ 2211 Tucker Stahon Rd

‘ : ~ Adam Koch |
Apphcant Adam Koch ,
‘,kRepresentatlve  Bardenwerper, Talbott & R berts PLLC ~
. _ Mindel, Scott&AssocsateSilnc
~Junsd|ction ‘  Louisville Metro . ‘
20 - Stua Benson
'Dawd B W g

REQUEST

Rezoning from R-4 to PEC for Warehouses
Detailed District Development Plan
e Binding Elements

CASE SUMMARY/BACKGROUND/SITE CONTEXT

The subject site is an existing single family residence that has street frontage along Tucker Station Road. The
site is surrounded on three sides by undeveloped portions of the Blankenbaker Station Il development. Across
Tucker Station Road, there are single family residences, an institutional use per an approved CUP, and vacant
land zoned for single family residential use. Tucker Station Road is currently two lanes and designated as a
primary collector level road and a scenic corridor.

The applicant proposes to construct four warehouse buildings with a total area of 46,400 SF. A second lot (Lot
2) will be created along the south side which is covered by an existing 150’ electrical easement. There is a 50’
stream buffer proposed along the intermittent stream on the site. The required 40’ scenic corridor setback, 25’
scenic corridor buffer, and a four board horse fence have been provided along the street. Access easements
are proposed along the north boundary of the site and connecting to the future Schutte Station Place within the
Blankenbaker Station |l development.

Existing Zoning District: R-4, Single Family Residential
Proposed Zoning District: PEC, Planned Employment Center
Form District: Suburban Workplace

Existing Use: Single Family Residential

Proposed Use: Warehouses

Minimum Parking Spaces Required: 25

Maximum Parking Spaces Allowed: 38

Parking Spaces Proposed: TBD

LAND USE/ZONING DISTRICT/FORM DISTRICT TABLE
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Land Use

Zoning Form District

|SF Residential R-4 SW
Warehouses PEC SW

North Vacant PEC SW

South Public Utility PEC SW

East Vacant PEC SW
Vacant, SF Residential,

West Institutional R-4 SW

PREVIOUS CASES ON SITE

e 10-17-98: A preliminary major subdivision plan was approved for the site (English Crossings) but was
never constructed.
e 12237 A rezoning from R-4 to PEC for a wholesale nursery was proposed but a formal filing never
occurred.

APPLICABLE PLANS AND POLICIES

Cornerstone 2020
Land Development Code

STANDARD OF REVIEW FOR REZONING AND FORM DISTRICT CHANGES

Criteria for granting the proposed form district change/rezoning: KRS Chapter 100.213

1. The proposed form district/rezoning change complies with the applicable guidelines and policies
Cornerstone 2020; OR

2. The existing form district/zoning classification is inappropriate and the proposed classification is
appropriate; OR ’

3. There have been major changes of an economic, physical, or social nature within the area involved
which were not anticipated in Cornerstone 2020 which have substantially altered the basic character of
the area.

STAFF ANALYSIS FOR REZONING AND FORM DISTRICT CHANGES

Following is staff's analysis of the proposed rezoning against the Guidelines and Policies of Cornerstone 2020.

The site is located in the Suburban Workplace Form District

A Suburban Workplace is a form characterized by predominately industrial and office uses
where the buildings are set back from the street in a landscaped setting. Suburban workplaces
often contain a single large-scale use or a cluster of uses within a master planned development.
New larger proposed industrial uses are encouraged to apply for a planned development

district.

In order to provide adequate transportation access in suburban workplaces connected roads,
public transportation and pedestrian facilities should be encouraged. Walkways to workplace-
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serving uses are enouraged for workplace employees. Devmépment within suburban
workplace form districts may need significant buffering from abutting uses.

More information is required to determine if compliance with Guideline 1 (Community Form) and Guideline 3
(Compatibility) has been found for this proposal. The site is surrounded by parcels on the east side of Tucker
Station Road with the same zoning as has been requested in this proposal. Therefore, the rezoning request
would continue the development pattern in the area for the previously approved Blankenbaker Station I
development. Appropriate setbacks, building heights, and landscaping will be provided along all lot lines, which
will include the proper scenic corridor setback and buffer along Tucker Station Road. A 50’ stream buffer has
been placed around the intermittent stream on site to help protect the natural resources on site. Parking and
loading areas have been appropriately placed to the side or rear of the proposed warehouses. However,
concerns about this proposal are the provision for access to the site and associated truck traffic that will be
generated. Warehouses are proposed to be built on the site which will assuredly increase the amount of large
trucks accessing the development. The plan shows two access points to the parcel from Tucker Station Road
which is a narrow, two lane road classified as a primary collector level street. Other sites along this stretch of
road are mostly single family residences and it appears Tucker Station Road was not intended to handle large
truck traffic. Also, the site borders a large industrial development that includes street infrastructure that was
intended to handle this high intensity vehicular traffic. It would be more appropriate for the access points to
Tucker Station Road to be removed and the site be accessed via access easements or public streets
connecting to either Schutte Station Place to the south or Plantside Drive to the north. Further complicating
matters, Blankenbaker Station Il has a binding element that prohibits driveways from connecting to Tucker
Station Road and the current plan would essentially allow that development to be connected. Therefore, the
applicant should explain why the proposed warehouses should be disconnected from the surrounding
development and access to Tucker Station Road should be allowed.

The proposal complies with Guideline 4 (Open Space) as there are no open space requirements for this
proposal and there is an intermittent stream and associated 50’ buffer integrated into the site.

A 50’ stream buffer has been provided around the intermittent stream to help protect natural areas or habitats
on this site and there are not any historic landmarks. Therefore, the proposal complies with Guideline 5
(Natural Areas and Scenic and Historic Resources).

More information is required to determine if compliance with Guideline 6 (Economic Growth and
Sustainability) has been found for this proposal. As stated previously, the proposed industrial use makes this
site a prime candidate for inclusion with Blankenbaker Station Il as that development has been approved as an
industrial development and would provide existing and proposed infrastructure to support warehouses. Of
particular concern is including this proposal in the adjacent development so Tucker Station Road would not be
overly stressed by the additional truck traffic created by the proposed use. The applicant will need to explain
why it is not appropriate to use the existing infrastructure in Blankenbaker Station 1l and eliminate the access to
Tucker Station Road. The applicant should also consider having the site annexed into the industrial
subdivision.

Compliance with Guideline 7 (Circulation), Guideline 8 (Transportation Facility Design), and Guideline 9
(Bicycle, Pedestrian and Transit) has been partially found for this proposal. An excessive amount of parking
is provided on the site and, for the reasons previously stated, appropriate vehicular access is not provided
since the site is disconnected from the industrial subdivision. However, the site does provide pedestrian and
bicycle access via the sidewalk provided along Tucker Station Road and the future access points leading to the
site. Mass transit does not currently serve this area and, therefore, no transit infrastructure is provided.

The site is compliant with Guideline 10 (Flooding and Stormwater), Guideline 12 (Air Quality), and
Guideline 14 (Infrastructure) if the applicant addresses MSD comments. Existing utility infrastructure will be
maintained for the development and the APCD has given preliminary approval.
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All other agency comments shoulu oe addressed to demonstrate compliance with the remaining Guidelines
and Policies of Cornerstone 2020.

A checklist is attached to the end of this staff report with a more detailed analysis. The Louisville Metro
Planning Commission is charged with making a recommendation to Louisville Metro Council regarding the
appropriateness of this zoning map amendment. Louisville Metro Council has zoning authority over the
property in question.

TECHNICAL REVIEW
e The technical review is addressed through the agency comments provided. Since staff has made

comments that could create the need for significant plan revisions, please note that the agency
comments may be significantly altered upon review of those revisions.

ATTACHMENTS

Zoning Map
Aerial Photograph :
Cornerstone 2020 Staff Checklist

@WN -
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Zoning Map
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2. Aerial Photograph

L\ Aerial Photo
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3. Cornerstone 2020 Staff Cuecklist

+ Exceeds Guideline

v Meets Guideline

- Does Not Meet Guideline
+/- More Information Needed

NA Not Applicable

Plan Element or Portion of | St

Plan Element

' Thé ‘pfdp'o'sé!k ‘feétUr'es' bﬁi!dingé set back from the

street in a landscaped setting and meets the
standards of the scenic corridor while providing a
four board horse fence along Tucker Station Road
which is consistent with area development.
However, the pattern of development along this
section of Tucker Station Road suggests

(including traffic, parking, signs,
lighting, noise, odor and

[(:)omr/rlumgyu 53].10. ;— he prfo(g)osa‘l mtegrr;\teshl_n:]o warehouses, which would encourage large trucks
1 GO'Tm -an . se € pattern of development, whic +/- on this road, would be an overly intense use. It
uideline 1: features buildings set back from . o .
Community Form the street in a landscaped setting would be more appropriate for this high intensity
’ use fo be oriented toward the Blankenbaker Station
Il development and the site to be accessed by a
street from the north connecting to Plantside Drive
or connecting to Schutte Station Place and
eliminating the access to Tucker Station Road. Has
the applicant considered annexing the site into the
Blankenbaker Station Il development?
The pattern of development along this section of
Tucker Station Road suggests warehouses, which
would encourage large trucks on this road, would
B.10: The proposal integrates into be an overly intense use. It would be more
Community a planned development that appropriate for this high intensity use to be oriented
9 Form/Land Use features a mixture of related uses, +- toward the Blankenbaker Station Il development
Guideline 1: and that may contain either a and the site to be accessed by a street from the
Community Form single major use or a cluster of north connecting to Plantside Drive or connecting
uses. to Schutte Station Place and eliminating the access
to Tucker Station Road. Has the applicant
considered annexing the site into the Blankenbaker
Station Il development?
The pattern of development along this section of
Tucker Station Road suggests warehouses, which
would encourage large trucks on this road, would
be an overly intense use. it would be more
Community B.10: The proposal incorporates appropriate for this high intensity use to be oriented
3 Form/Land Use connected roads, encourages +- toward the Blankenbaker Station il development
Guideline 1: access to public transportation, and the site to be accessed by a street from the
- Community Form and provides for pedestrians. north connecting to Plantside Drive or connecting
to Schutte Station Place and eliminating the access
to Tucker Station Road. Has the applicant
considered annexing the site into the Blankenbaker
Station Il development?
Community . _—
4 Form/Land Use ghazt.er-li;:z ﬁ‘rgr%‘;sszdts:':]demwg - More information is needed to determine
Guideline 3: development's compatibility compliance with this policy.
Compatibility '
A.4/5/6/7: The proposal does not
constitute a non-residential
Community expansion into an existing The proposal is not a non-residential expansion
5 Form/Land Use residential area, or demonstrates v into an existing residential area as the site is
Guideline 3: that despite such an expansion, surrounded by PEC zoning on all sides on the east
Compatibility impacts on existing residences side of Tucker Station Road.
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Cornerstone 2020
Plan Element

Plan E!ementorPortidn of
Plan Element

stormwater) are appropriately
mitigated.

Staff
| Finding

Staff Comments

Community . i
6 Form/Land Use A'?' lih? p(;'oposal n_*nttgates any v The proposal has been preliminarily approved by
Guideline 3: potential odor or emissions APCD.
L associated with the development.
Compatibility
The proposal does not mitigate adverse impacts of
. . i its associated traffic on the community. Tucker
Community A6: The' proposal mttlgates_any Station Road is intended to serve residential
Form/Land Use adverse impacts of its associated p
7 S . e - development and this proposal would add large
Guideline 3: traffic on nearby existing trucks t d instead of directing th
Compatibility communities. rucks 1o a narrow road insteac of directing the
traffic to other streets like Plantside Drive that were
created specifically for this type of traffic.
Community A.8: The proposal mitigates
8 Form/Land Use adverse impacts of its lighting on v The proposal must meet all reguiations pertaining
Guideline 3: nearby properties, and on the night to lighting.
Compatibility sky.
Community A.11: If the proposal is a higher
9 Form/Land Use density or intensity use, itis - More information is needed to determine
Guideline 3: located along a transit corridor compliance with this policy.
Compatibility AND in or near an activity center.
:“21; Triget)eptrr(;%%ist?gr?smg;?me/:en The site is surrounded by PEC zoning on all sides
uggs t‘r)iat are substantially different on the east side of Tucker Station Road. Required
Community in scale and intensity or d{ensity of LBA is being provided along those boundaries and
Form/Land Use y the applicant has complied with the scenic corridor
10 S ) development such as landscaped v .
Guideline 3: . setback and buffer requirements along Tucker
™ buffer yards, vegetative berms, . . .
Compatibility compatible building desian and Station Road. The applicant should provide
matcfn'als height rgstricti% ns. or renderings that demonstrate compatibility with
setback requirements. similar surrounding buildings.
A.22: The proposal mitigates the
Lirgsglcgsr?\?rj\?seir\g\ﬁ? dle?glo %ﬁiﬂ?le The site is surrounded by PEC zoning on all sides
a d'acegt to one another by usin on the east side of Tucker Station Road. Required
Community bujffers that are of varvin ydesi ?13 LBA is being provided along those boundaries and
11 Form/Land Use  varying desig the applicant has complied with the scenic corridor
- ) such as landscaping, vegetative v .
Guideline 3: setback and buffer requirements along Tucker
NS berms and/or walls, and that . . .
Compatibility address those aspects of the Station Road. The applicant should provide
development thatphave the renderings that demonstrate compatibility with
potential to adversely impact similar surrounding buildings.
existing area developments.
Communty | A2% Sebaks o sinoncers
Form/Land Use . . The proposal conforms to the form district setback,
12 Guideline 3: compatible with those of nearby 4 building height, and lot dimension standards
Com atibilif developments that meet form ’ )
P y district standards.
A.24: Parking, loading and
delivery areas located adjacent to
Communit residential areas are designed to
Form/Lan dyUse minimize adverse impacts of Parking and loading areas are located away from
13 Guideline 3: lighting, noise and other potential NA residences and should not impact those homes or
Com atibi!if impacts, and that these areas are negatively impact motorists or pedestrians.
P y located to avoid negatively
impacting motorists, residents and
pedestrians.
A.24: The proposal includes
Community :ﬁ?ﬁﬁ?ﬁ;{:}% gﬁg:g";%%igiﬁg‘g The proposal appropriately screens parking and
14 Form/Land Use the street. and uses desji n v circulation areas from the street and parking is
Guideline 3: features o’r landscanin tg fill 9aps located on the side or rear of the proposed
Compatibility ping 9ap buildings.

created by surface parking lots.
Parking areas and garage doors
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Cornerstone 2020
Plan Element

Plan Elément or Portion of
_Plan Element

are oriented to the side or back of
buildings rather than to the street.

| Staff |
| Finding

Staff Comments

Community A.25: Parking garages are
15 g?;lg‘é :}22%}}38 g‘;zgg?;?/%;ntaontgigvse?ri:]?/li’t?%ngs NA Parking garages are not proposed for this site.
Compatibility street-level appearance.
Community A.28: Signs are compatible with
16 Form/Land Use the form district pattern and v The proposal must meet all regulations pertaining
Guideline 3: contribute to the visual quality of to signs.
Compatibility their surroundings.
A.2/3/7: The proposal provides
Community open space that helps meet the
Form/Land Use needs of the community as a . . .
17 Guideline 4: Open component of the development and NA Open space is not required for this proposal.
Space provides for the continued
maintenance of that open space.
Community A.4: Open space design is
Form/Land Use consistent with the pattern of . . .
18 Guideline 4: Open development in the Neighborhood NA Open space is not required for this proposal.
Space Form District.
gg:;mg:gyuse A.5: The proposal integrates The intermittent stream on the site is protected by a
19 Guideline 4: Open natural features into the pattern of v 50’ buffer and some tree canopy is being preserved
S ) development. on the site.
pace
A.1: The proposal respects the
Community natur_?l fea_ttur((ajs o_f the sitgdthrough
Form/Land Use segsi 'V?. Sl' eh eS|gn,ta\t/g| s The intermittent stream on the site is protected by a
20 | Guideline 5: Natural substantial changes 1o the v 50’ buffer and some tree canopy is being preserved
Areas and Scenic and topography and minimizes property on the site
Historic Resources damage and environmental ’
degradation resulting from
disturbance of natural systems.
A.2/4: The proposal includes the
preservation, use or adaptive reuse
Community of buildings, sites, districts and
21 F‘”.”‘/ L.and .Use lanc?scap'es that are recc_)gmzed as There are no historic structures on these parcels
Guideline 5: Natural having historical or architectural NA nor are they within a historic preservation district
Areas and Scenic and | value, and, if located within the y P :
Historic Resources impact area of these resources, is
compatible in height, bulk, scale,
architecture and placement.
Community A.6: Encourage development to
Form/Land Use avoid wet or highly permeable The intermittent stream on the site is protected by a
22 | Guideline 5: Natural soils, severe, steep or unstable v 50’ buffer and some tree canopy is being preserved
Areas and Scenic and | slopes with the potential for severe on the site. .
Historic Resources erosion.
A.1: Limit land uses in workplace
Marketplace Guideline | districts to those land uses
23 | 6: Economic Growth necessary to meet the needs of the v ;!;‘he nev:lyl P ro%gstgd tlanccij ltﬁe. meet? the needs of
and Sustainability industrial subdivision or workplace € workplace district and their employees.
district and their employees.
A.3: Encourage redevelopment,
Marketplace Guideline | reinvestment and rehabilitation in
24 | 6: Economic Growth the downtown where it is NA The proposal is not located downtown.
and Sustainability consistent with the form district
pattern.
. . . The pattern of development along this section of
M - A4 E_nc_o urage '“d“s"fe.s .to Tucker Station Road suggests warehouses, which
arketplace Guideline | locate in industrial subdivisions or would encourage large trucks on this road. would
25 | 6: Economic Growth adjacent to existing industry to take +/- g g !

and Sustainability

advantage of special infrastructure
needs.

be an overly intense use. It would be more
appropriate for this high intensity use to be oriented
toward the Blankenbaker Station |l development
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Cornerstone 2020

Plan Element or Portion of

. Staff

Pian Element Plan Element | Finding §taﬁ Comments
and the site to be accessed by a street from the
north connecting to Plantside Drive or connecting
to Schutte Station Place and eliminating the access
to Tucker Station Road. Has the applicant
considered annexing the site into the Blankenbaker
Station Il development?
A.6: Locate retail commercial The proposal does not mitigate adverse impacts of
development in activity centers. its associated traffic on the community. Tucker
Locate uses generating large Station Road is intended to serve residential
Marketplace Guideline | amounts of traffic on a major development and this proposal would add large
26 | 6: Economic Growth arterial, at the intersection of two - trucks to a narrow road instead of directing the
and Sustainability minor arterials or at locations with traffic to other streets like Plantside Drive that were
good access to a major arterial and created specifically for this type of traffic. Tucker
where the proposed use will not Station Road is not a minor or major arterial level
adversely affect adjacent areas. road or at the intersection of such roads.
A.8: Require industrial The proposal does not mitigate adverse impacts of
development with more than 100 its associated traffic on the community. Tucker
employees to locate on or near an Station Road is intended to serve residential
Marketplace Guideline | arterial street, preferably in close development and this proposal would add large
27 | 6: Economic Growth proximity to an expressway - trucks to a narrow road instead of directing the
and Sustainability interchange. Require industrial traffic to other streets like Plantside Drive that were
development with less than 100 created specifically for this type of traffic. Tucker
employees to locate on or near an Station Road is not a minor or major arterial level
arterial streef. road or at the intersection of such roads.
A.1/2: The proposal will contribute
its proportional share of the cost of
Mobility/Transportation ;%?\(/ji\::vgg g:grggg;?; efr;tcsme;r;csi ?rﬁzg; The proposal will contribute its proportional share
28 gﬁﬁgggnf necessary by the development v gg g;es ::rs; of infrastructure improvements as
through physical improvements to )
these facilities, contribution of
money, or other means.
A.3/4: The proposal promotes The site is not served by mass transit. The
Mo,b mtyfl' ra'nsportatlon mass tr{;\nsat, bicycle anq sidewalk addition along the street and access
28 | Guideline 7: pedestrian use and provides Y oints from streets will provide pedestrian and bike
Circulation amenities to support these modes 2 ccess P P
of transportation. )
A.6: The proposal's transportation
facilities are compatible with and
support access to surrounding land The proposal does not mitigate adverse impacts of
uses, and contribute to the its associated traffic on the community. Tucker
appropriate development of Station Road is intended to serve residential
Mobility/Transportation | adjacent lands. The proposal development and this proposal would add large
30 | Guideline 7: includes at least one continuous - trucks to a narrow road instead of directing the
Circulation roadway through the development, traffic to other streets like Plantside Drive that were
adequate street stubs, and relies created specifically for this type of traffic. Tucker
on cul-de-sacs only as short side Station Road is not a minor or major arterial level
streets or where natural features road or at the intersection of such roads.
limit development of "through"
roads.
A.9: The proposal includes the
Mobility/Transportation | dedication of rights-of-way for The proposal will contribute its proportional share
31 | Guideline 7: street, transit corridors, bikeway v of the cost of infrastructure improvements as
Circulation and walkway facilities within or necessary.
abutting the development.
Mobility/Transportation | A.10: The proposal includes . . .
32 | Guideline 7: adequate parking spaces to +/- (f\;ﬂoor:‘e I'igfr(\)c‘:’g]\?vt"t%ntésisnee!?:d o determine
Circulation support the use. P : policy.
- . A.13/16: The proposal provides for
33 ggmm r?psportatlon joint and cross access through the - More information is needed to determine
Girculation ) development and to connect to compliance with this policy.
adjacent development sites.
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Cornerstone 2020

Plan Element

Mobility/Transportation
Guideline 8:

Plan Element or Portion of
Plan Element

A.8: Adequate stub streets are k
provided for future roadway

Staff
| Finding

. Staff Comments ’ }

More information is needed fo determine

34 : o connections that support and +/- . . : :
Eﬂ:sni;gortatlon Facility contribute to appropriate compliance with this policy.
development of adjacent land.
Mobility/Transportation 9‘.9: Avoid access to_development
Guideline 8: h roug_h areas of_sgmﬁcantly lower Access to the site is provided through areas of
35 Transportation Facility intensity or density if such access Y similar intensity
Desi would create a significant '
esign .
nuisance.
A.11: The development provides
Mobility/Transportation | for an appropriate functional
36 Guideline 8: hierarchy of streets and - More information is needed to determine
Transportation Facility | appropriate linkages between compliance with this policy.
Design activity areas in and adjacent to the
development site.
A.1/2: The proposal provides,
where appropriate, for the
movement of pedestrians,
- . bicyclists and transit users around The site is not served by mass transit. The
37 ggﬂg.}g rg.n??f)ig;tgtéon and through the development, v sidewalk addition along the street and access
Pedestrian én d Tran:sit provides bicycle and pedestrian points from streets will provide pedestrian and bike
connections to adjacent access.
developments and to transit stops,
and is appropriately located for its
density and intensity.
The proposal's drainage plans
have been approved by MSD, and
the proposal mitigates negative
impacts to the floodplain and
minimizes impervious area. Solid
Livability/Environment | blueline streams are protected
38 Guideline 10: through a vegetative buffer, and - More information is needed to determine
Flooding and drainage designs are capable of compliance with this policy.
Stormwater accommodating upstream runoff
assuming a fully-developed
watershed. If streambank
restoration or preservation is
necessary, the proposal uses best
management practices.
Livability/Environment | The proposal has been reviewed Lo
39 | Guideline 12: Air by APCD and found to not have a v Z?,%%rop"sa' has been preliminarily approved by
Quality negative impact on air quality. ’
A.3: The proposal includes
Livability/Environment | additions and connections to a The intermittent stream on the site is protected by a
40 | Guideline 13: system of natural corridors that can v 50’ buffer and some tree canopy is being preserved
Landscape Character | provide habitat areas and allow for on the site.
migration.
Community Facilities A.2: The proposal is located in an . .
41 | Guideline 14: area served by existing utilities or v Th_etp;opci'sril IS Ioce}ted n dafn ar??t_sewed by
Infrastructure planned for utilities. existing utiliies or planned for utilities.
. - A.3: The proposal has access to
42 ggggg};@? 4Eacul:t|es an adequate supply of potable v The proposal is located in an area served by
| : water and water for fire-fighting existing utilities or planned for utilities.
nfrastructure
purposes.
A.4: The proposal has adequate
Community Facilities means of sewage treatment and e I .
437" "Guideline 14: disposal to protect public health +/- ?;:!)"n'qe Iligfg;;n\?vti't?\ntr‘xsisne:l?:d to-determine—
Infrastructure . and to protect water quality in lakes P policy.

and streams.
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