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STATEMENT OF COMPLIANCE WITH ALL APPLICABLE GUIDELINES AND
POLICIES OF THE CORNERSTONE 2020 COMPREHENSIVE PLAN

Applicant: Houchens Industries R E C E l VED

Owner: Highview Fire Protection District MAR 2 12016

. PLANNING &
Location: 8001 Smyrna Parkway DESIGN SERVICES
Proposed Use: Neighborhood Crossroads IGA, Ace Hardware and

fuel station

Engineers, Land Planners and

Landscape Architects: Arnold Consulting Engineering Service, Inc.
Request: Zone Change from R-4 and R-5A to C-1
SUMMARY STATEMENT

Houchens is the largest employee-owned company in the United States. It owns and operates
various enterprises, and included among them are several hundred grocery stores. The grocery
concept proposed for this location, Crossroads IGA, is a relatively new one in that involves a
with product that includes fresh produce and meats at grocery, not convenience, store prices
along with an Ace Hardware store and sit-down restaurant with drive-thru. The store will be of
an upscale design tailor-made for this particular neighborhood with fewer fuel pumps than at
Houchens’ first Crossroads IGA store in this market, which is at US 60 and Beckley Station

Road.

The site is at a “T” intersection of Smyrna Parkway and the westward extension of Applegate
Lane. It is also just north of the “T” intersection of Smyrna Parkway and the eastward extension
of Applegate Lane. Smyrna Parkway is a relatively heavily trafficked arterial roadway which
would benefit from a traffic signal at one of its “T” intersections with west-bound Applegate
Lane. The applicant conducted a Traffic Impact Study, which determined that a traffic signal at
this location would make it possible to enter and exit the proposed facility while also improving
current levels of service at Smyrna Parkway and west-bound Applegate Lane, specifically by
making left-hand turns eastbound Applegate Lane to northbound Smyrna Parkway possible and
by improving right-turn movements as well eastbound Applegate Lane to southbound Smyrna
Parkway.

GUIDELINE 1 - COMMUNITY FORM

The application complies with the Suburban Neighborhood Form District description of an area
characterized by predominantly residential uses but that also includes, at appropriate locations, a
mixture of uses, such as offices, retail shops, restaurants and services so long as these uses are at
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a scale appropriate for the nearby neighborhoods. This proposal represents 21% Century version
of the “corner grocery” and “neighborhood hardware” stores, which are ideally located in close
proximity to large, fairly dense residential areas, which serve as the support population for this
combination small grocery and hardware store.

GUIDELINE 2 - CENTERS

The application complies with the Intents and applicable Policies 1, 2, 3,4, 5,7,8,9, 11, 13, 14
and 15 of this Guideline as follows.

This site is presently owned by the Highview Fire Department, representing excess land at the
rear of an existing fire station. The fire station is located next door to one existing and one soon-
under-construction residential condominium communities and across the eastward extension of
Applegate Lane from the Smyrna Inn. As a consequence, this is an existing activity center,
comprised of higher density residential, the institutional use of a fire station and a bar/restaurant.
With this addition to the diversity of goods and services in close proximity to residential housing,
this small grocery/hardware store/restaurant/fuel station adds to the vitality and sense of place
among the mostly disconnected nearby neighborhoods, some of whose residents might decide to
walk to this grocery.

As an “activity center”, it is appropriately located at the intersection of a collector and arterial
street and is designed to be of intensity, density, size and mix of uses appropriate for a small
neighborhood center. Everything within this small center is compact, and it includes four uses: a
grocery, a hardware store, a small restaurant and a fuel station. They share parking and work off
the same utility infrastructure.

GUIDELINE 3 - COMPATIBILITY

The application complies with the Intents and applicable Policies 1, 2, 4, 5,6, 7, 8, 9, 12, 20, 21,
22,23, 24 and 28 of this Guideline as follows.

As set forth above, this is a small neighborhood serving retail center. It will have the look and
feel of the store already built at US 60 and Beckley Station Road, except at this one will involve
fewer fuel pumps and will add a new hardware store. Elevation renderings are included in the
neighborhood meeting PowerPoint presentation accompanying this application. Odors will be
contained within the building, especially given that the type restaurant will be a Subway-type
restaurant. Noise will not be a late evening/over night factor given that this store, except for the
fuel pumps, will be closed during those hours. Lighting will follow restrictions of the Land
Development Code (LDC) and thus be directed down and away from nearby residential
properties, with a 90 degree cut-off at property lines. Transitions to adjoining properties to the
north and east will be well screened and buffered in accordance with LDC requirements and in
consultation with adjoining property owners. Parking will be shared. Loading and delivery will
be located and/or screened so as to minimize impacts on any nearby residentially occupied

properties. Signage will be in conformance with the LDC.
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GUIDELINE 6 - ECONOMIC GROWTH AND SUSTAINABILITY

The application complies with the Intents and applicable Policies 2, 3, 5, 6 and 11 of this
Guideline as follows.

This proposed combination of four compatible uses constitutes a high quality, neighborhood
activity center. It is located in the midst of fairly intense residential populations along Smyrna
Parkway and Applegate Lane. Without this proposed development of the rear unutilized portion
of the existing Highview Fire Station site, it is hard to envision what this site would otherwise be
appropriate for — surely not single-family residential use.

GUIDELINES 7, 8 AND 9 — CIRCULATION; TRANSPORTATION FACILITY
DESIGN; AND BICYCLE, PEDESTRIAN AND TRANSIT

The application complies with the Intents and applicable Policies 1, 2, 4, 6, 9, 10, 11, 12, 13, 14,
15, 16 and 18 of Guideline 7; Policies 1, 4, 5, 7,9, 10 and 11 of Guideline 8; and Policies 1, 2, 3
and 4 of Guideline 9 as follows.

As mentioned above, the applicant conducted a TIS analyses and a signal warrant analysis. The
conclusion of that analysis is set forth in the Summary Statement above. The proposed traffic
signal at the entrance to this center will would move traffic much more efficiently along this very
busy, peak-hour heavy arterial roadway. That is because what especially slows traffic and
creates congestion are left and right turns from eastbound west Applegate Lane and attempted
left turns from northbound Smyrna Parkway onto west Applegate Lane. Furthermore, the design
of this small center, together with its points of access, take into account the standards
promulgated by KTC and Metro Transportation Planning and Public Works. The latter will be
required to review the detailed district development plan (DDDP) submitted with this application
prior to time of LD&T and Planning Commission public reviews, or this application will not be
publicly heard. That review and preliminary stamp of approval will assure that Transportation
Planning and Public Works standards for corner clearances, access, connectivity, internal
circulation and parking minimums are all satisfied. Additional right-of-way will be dedicated if
required.

GUIDELINE 10 - FLOODING AND STORMWATER

The application complies with the Intents and applicable Policies 1, 3, 4, 6, 7, 10 and 11 of this
Guideline as follows.

Small detention basins distributed at points on the DDDP, in compliance with MSD’s standards
for storm water management will assure that post-development rates of runoff will not exceed
pre-development conditions. MSD will be required to review the storm water management plan
and give its preliminary stamp of approval to the DDDP prior to docketing for LD&T and
Planning Commission public reviews.
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GUIDELINE 11 - WATER QUALITY

The application complies with the Intents and applicable Policies 3, 5 and 8 of this Guideline as
follows.

MSD has promulgated both soil erosion/sedimentation control regulations and even newer ones
with respect to water quality. Construction plans for this center will require compliance with
these regulations prior to obtaining building permits.

GUIDELINE 12 — AIR QUALITY

The application complies with the Intents and applicable Policies 2, 4, 7 and 8 of this Guideline
as follows.

By locating this small neighborhood center in close proximity to a large residential support
population, notably along an already busy arterial road at its intersection with a busy collector
level road, not only will vehicle miles traveled be reduced, but also customers already driving
these road systems will be able to pop in and pop out of this center without having to travel
greater distances for the exact same services.

GUIDELINE 13 - LANDSCAPE CHARACTER

The application complies with the Intents and applicable Policies 1, 2, 4, 5 and 6 of this
Guideline as follows.

Compliance with this Guideline is achieved by virtue of compliance with LDC requirements.
But as stated above, landscaping, screening and buffering will exceed LDC requirements, as
promised neighbors at the neighborhood meeting.

For all the reasons listed above, the application complies with the listed and all other relevant
and applicable Guidelines and Policies of the Cornerstone 2020 Comprehensive Plan and should

be approved.
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