ORIGINAL

ORDINANCE 2025-05

AN ORDINANCE OF THE CITY OF ALEXANDRIA, IN CAMPBELL COUNTY,
KENTUCKY, APPROVING A RECOMMENDATION OF THE ALEXANDRIA
PLANNING COMMISSION TO APPROVE A ZONING MAP AMENDMENT
WITH CONDITIONS FOR AN 18.71 ACRE PARCEL LOCATED EAST OF
COMMERCIAL CIRCLE FROM RESIDENTIAL ONE D (R-1D) ZONE TO
HIGHWAY COMMERCIAL (HC) ZONE, AND BEING PART OF A LARGER
PARCEL, MOST OF WHICH IS ALREADY ZONED HC, IN ORDER TO
DEVELOP AND CONSTRUCT A KROGER GROCERY STORE AND TWO
(2) COMMERCIAL OUTLOTS.

WHEREAS, ALEXANDRIA LAND COMPANY |l LLC (‘Owner’), has requested the City of Alexandria
to rezone the approximately 18.71-acre parcel of real estate located east of Commercial Circle, Alexandria,
Kentucky, and identified as part of Campbell County Property Valuation Administrator PIDN 999-99-25-
205.00, from Residential One D (R-1D) Zone to Highway Commercial (HC) zone, in order to develop and
construct a Kroger grocery store and two (2) commercial outiots. The subject real estate is hereinafter
referred to as the Kroger Grocery Store Real Estate: and

WHEREAS, the Kroger Grocery Store Real Estate is more particularly described in the Deed recorded
at Deed Book 292, page 667 of the Campbell County Clerk's records, and as shown on the exhibits to this
Ordinance and as included in the record of the Alexandria Planning Commission proceedings;

WHEREAS, pursuant to KRS 100.211, the Alexandria Planning Commission held a public hearing on
Tuesday, April 1, 2025, at which time the zoning map amendment was presented, and the public was given
the opportunity to be heard and make comment:

WHEREAS, the professional staff of the Alexandria Planning Commission presented and discussed
their Staff Comments, Findings, and Recommendations (Staff Report’), a copy of which is attached as Exhibit
‘A’ to this Ordinance; and

WHEREAS, once the record of the public hearing was officially closed, the Alexandria Planning
Commission considered the evidence presented, discussed the issues, and then voted to recommend
approval of the zoning map amendment, according to the Staff Report, subject to the submitted development
plan, with conditions that the applicant agreed to.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY OF ALEXANDRIA, CAMPBELL
COUNTY, KENTUCKY, AS FOLLOWS:
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SECTION 1: The recommendation of the Alexandria Planning Commission, as evidenced by the
record developed in this case, is hereby adopted and approved; and the materials constituting the record of
the Planning Commission and the City Council are incorporated herein by reference, including without
limitation the Staff Report and the attached Planning Commission Recommendation to City Council (Exhibit
B'). The City Council finds that the existing zoning classification is inappropriate, and the proposed zoning
is appropriate given its location, access and scale of commercial structures within the vicinity - all as set forth
in the Staff Report and according to the testimony and evidence as presented and discussed in the public
hearing, and subject to the conditions of approval as set forth in Exhibit B,

SECTION 2: The City does hereby change the zoning classification of the Kroger Grocery Store
Real Estate consisting of an approximately 18.71-acre parcel of real estate located east of Commercial
Circle, Alexandria , Kentucky, and identified as part of Campbell County Property Valuation Administrator
PIDN of 999-99-25-205.00, deed reference Deed Book 292, page 667, from Residential One D (R-1D) Zone
to Highway Commercial (HC)zone in order to develop and construct a Kroger grocery store and two (2)
commercial outiots. The Kroger Grocery Store Real Estate is shown on the following:
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SECTION 3: The Zoning Map of the City of Alexandria shall be amended accordingly.

SECTION 4: This Ordinance shall be effective upon its adoption and approval according to
law, and publication thereafter.

SECTION 5: All Ordinances or parts of any Ordinances in conflict herewith, to the extent of
such conflict, if any, are hereby repealed.

SECTION 5: If any sentence, clause, section or part of this ordinance or the application
thereof to any particular situation is, for any reason, found to be unconstitutional, illegal or invalid, the
invalidity of any provision of this Ordinance shall not affect the validity of any other provisions hereof,
and such other provisions shall remain in full force and effect as long as they remain valid in the
absence of that provision determined to be invalid.
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SECTION 6: The foregoing Ordinance was introduced by Council Member Robert Strong,
was read, passed and adopted by the Council of the City of Alexandria, Kentucky, meeting in regular
sessions on the 17t day of April, 2025, and on the 1st day of May, 2025, with (, yes votes, /D
no votes, and O abstentions, and was thereafter approved by the Mayor and ordered published in
summary according to law.

APPROVED:

MAYORANDY SCHABELL

3

ATTEST:

CITY ZLERK STEPHANIE TARTER

Published: 6/ / @;/0205\5'"
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Exhibit A| ORD 2025-05 &
ORD 2025-06
CAMPBELL

COUNTY | KY

Planning, Zoning and Building Inspection Department

March 21, 2025

City of Alexandria Planning and Zoning Commission
Staff Comments, Findings, and Recommendations

Tuesday, April 1 at 7:00pm
Alexandria Community Center
8236 W. Main St.

Alexandria, KY 41001

Issue to be heard:

The Campbell County staff respectfully submits the attached report for review and consideration
related to the following cases:

FILE NUMBER: PZ-25-008a; Zone Change for the i A
development of a grocery store 44 S

APPLICANT: Alexandria land Company Il LLC '%@

LOCATION: PIDN 999-99-25-205.00, 18.71 %%
acres located east of Commercial n :
Circle L %

REQUEST: Zone Map Amendment from i %,
Residential One D (R-1D) to *SITE :
Highway Commercial (HC)

FILE NUMBER: PZ-25-008b; Zone Change for the Alexandria
development of a fuel center {‘“f,g it

APPLICANT: Donald & June Stewart 3 2 4,

LOCATION: PIDN 999-99-24-366.00, 3.24 il »
acres at 7940 Alexandria Pike

REQUEST: Zone Map Amendment from Residential One D (R-1D) to Highway
Commercial (HC)

FILE NUMBER: PZ-25-009, development plan for a grocery store, fuel center and two
outlots

APPLICANT: Kroger

LOCATION: Approximately 39.55 acres east of Commercial Circle; Approximately
3.43 acres at 7940 Alexandria Pike

REQUEST: Development Plan for grocery store and fuel center

Legal notice was published in the online edition of the NKY Link Reader. Notlces were malled to
adjoining and neighboring properties. Signs &l #%& B b
advertising the hearing case were placed at
the site.

Information concerning this case is available
for review at the Campbell County &
Municipal Planning & Zoning Office, 1098
Monmouth Street, Suite 343, Newport, KY or
by calling 859-292-3880 Monday-Friday
during normal business hours.

1098 Monmouth Street « Newport, KY 41071



NEW KROGER MARKETPLACE STORE, WINE AND
SPIRIT STORE, FUEL CENTER 74T, mmsnmmvons.
FUTURE OUTLOTS
<’ Kroqger

Overview by Applicant:

Kroger is proposing to develop a Kroger Marketplace store on the east side of US 27 with access
coming from a proposed signal point aligning Commercial Drive with Sunset Drive to the west.
Commercial Drive is proposed to be extended to the east as a private drive that would access the
new Kroger Marketplace and two new outlots west of the store. A Kroger fuel center is also
proposed on the 3.29 acres located at 7940 Alexandria Pike.

Currently the development area is a mixture of “HC” Highway Commercial Zone and “R-1"
Residential One-D. To allow the development to proceed, zone map amendments from “R-1"
Residential One-D to “HC” Highway Commercial are requested for 18.71 acres (PIDN 999-99-25-
205.00) of the Kroger Marketplace / outlot development, and 3.29 acres (PIDN 999-99-24-366.00)
on US 27 for the fuel center development.

The 122,912 square foot Marketplace store will be located on 31.65 acres. It will feature enhanced
produce, bakery, deli, floral, and meat departments, as well as including features such as a
Starbucks, Murray’s Cheeses, and home goods. A double lane pharmacy drive through will be
located on the west side of the building, which will have more than eight stacking spaces and a
bypass lane. Also, on the west side of the building, 15 pick-up spaces will be provided for
customers preferring to shop online and pick up their order at the store. The store will be served
by 570 parking spaces, including 20 ADA spaces. Three (3) loading docks will be located on the
rear of the building to serve the store.

Outdoor display areas will be provided on the front of the store, either side of the entrance.
Merchandise located in these areas, such as plants and other seasonal items, will be purchased
in the store. Display areas will not impact pedestrian access to the store and will not extend into
vehicle access areas. Adjacent to the Marketplace will be an 8,000 square foot Wine and Spirits

store to the east.

As part of the development, Kroger will construct a fuel center on 3.29 acres of property at 7940
Alexandria Pike. Access to the fuel center will be from a right in / right out only access to
northbound US 27. Additionally, access to US 27 will be through easements to Commercial Circle
and the proposed traffic signal at US 27. The fuel center would have nine pump islands (18
dispensing points) under a canopy. Also, under the canopy is a 233 square foot kiosk which will
be occupied by a Kroger associate. There will be limited outdoor display of automotive items,
snacks, drinks, ice, propane, and other items in enclosed cabinets, coolers, and machines. All
items will be under the canopy. These items will be located adjacent to the pump islands and
kiosk so as not to interfere with customer or vehicle access/safety.




The proposed Kroger development represents a 35-million-dollar investment in Alexandria on
42.79 acres of vacant or underused ground. The new Marketplace store is expected to have 350
associates and provide residents of Alexandria and adjacent communities with goods and
services not currently available in close proximity. We believe this development will be a positive
addition to the community. Approval of the Zone Map Amendment and Development Plan, as
proposed, is respectfully requested.

To accomplish the proposed development, Kroger is requesting the following modifications from the

City of Alexandria Zoning Ordinance.

+ Section 6.1 (A) - To provide less than 13 loading docks.

« Section 9.8(E)(1)(c) - To allow mare than one sign on the Kroger store and fuel canopy.

» Section 9.8(E)(1)(b) - To allow the development center sign to exceed the permitted height and to
advertise fuel prices.

= Section 9.8(E)(1)(d) - To allow more than one LED price panel on the canopy and monument
signage.

+ Section 9.8(E)(1)(d) - To allow the LED price panels to occupy more than 50% of the sign area on
the fuel canopy.

* Section 9.8(E)(3) - To allow freestanding pickup signage to be taller than 3 feet in height and 3

square feet in area.

Appendix A(lll)(4) - To allow a flat roof on the fuel canopy.

Appendix A(lll)(5)(d) - To allow integral color CMU as the primary material on the Kroger store.

= Appendix A(ll)(5)(c) - To forgo foundation landscaping on the store and fuel kiosk.

VARIANCE: A departure from dimensional terms of the zoning regulation pertaining to the
height, width, length, or location of structures, and the size of yards and open spaces where
such departure meets and requirements of KRS 100.241 to 100.247. KRS 100.111(24).



CONSIDERATIONS OF ZONE MAP AMENDMENTS:

The first parcel is approximately 39.5 acres in size and has been available for development for
several decades. It is currently under contract for this development. Approximately 20.8 acres
of this site are currently zoned as Highway Commercial. The request is to rezone the balance of
the parcel, approximately 18.7 acres, from Residential One D (R-1D) to Highway Commercial

(HC).

A second parcel is also
under contract at 7940
Alexandria Pike. This
parcel is currently used
as a single-family
residence. The parcel
is approximately 3.24
acres. The requestis to
rezone the parcel from
Residential One D (R-
1D) to Highway
Commercial (HC).
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DEVELOPMENT PLAN REQUIREMENTS

Article 3, Section 3.20 Development Plan Requirements
of the Alexandria Zoning Ordinance highlights the details
required for a zone map amendment.

Plans were submitted electronically to enable a detailed
review. These details were submitted concurrently with a
Site Development Plan for the proposal.

COVER - The plan cover sheet identifies the name of the
contacts, general site layout, and site data, including the
current zoning of the site and adjacent parcels.

There are 4 parcels discussed as part of this plan. Only
two parcels, 999-99-24-366.00 (3.29 acres) and a portion
of 999-99-25-205.00, require a zone change.

DEVELOPMENT PLAN

KROGER - ALEXANDRIA

CITY OF ALEXANDRIA
CAMPBELL COUNTY, KENTUCKY

The minimum requirements of a development

plan shall include the following:
1. A title block with ownership
2. A vicinity sketch and area map
3. General Site Characteristics:
a. Ownership
b. Site area and current zoning
c. Topography
d. Soils,
e. Drainage / Physical characteristics
4, Transportation Patterns
5. Land Use Characteristics:
a. Existing and proposed land uses
b. Approximate size, location,
arrangement of proposed uses
c. Landscaping
6. Utilities and Infrastructure
7. Relationship of Proposed Zone Change
with the City of Alexandria
Comprehensive Plan.

i
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SITE DATA
TOTAL PROPERTY ASSEMBLAGE = 43557 ACRES
i PARCEL NUMBER OWNER AREA
Tt 999-90-25-205.00 ALEXANDRIA LAND COMPANY N, LLC J9.5540 ACRES
G THE MAY TRENTY TRUST 129 ACRES
F99= 40 THE MAY TWENTY TRUST O.14.3 ACRES
ENGINEER /SURVE YOR 399-99-2 HORGAN L FELOUAN 057 Acees

THOMAS GRAHAM ASSOCIATES, INC.
803 COMPTON ROAD
CINCINNATI, OHIO 45231 20NE i
PH: (513) 521-4760

SURVER:

APPLICANT

MCBRIDE DALE CLARION
5721 DRAGON WAY SUITE 300
CINCINNATI, OHIO 45227
(513) 561-6232

MPROVEMENTS

EXISTING Z0NING: MG, R-1D

R-10 TO HE, 18714 ACRES (SEE SEPARATE Z0NE CHANGE MAP)

TOPOGRAPHIC/ALTA SURVEY COUPLETED BY THOUAS GRAHAM
TES, NOVEMERER, Z024,

5 ARE HASED ON OHID STATE PLANE COORDWATE SYSTEM,
VERTICAL DATUM IS BASED ON NAVD B8

HEARING
SO0UTH ZONE,

A TRAFFIC MPACT STUDY IS5 BEING PREPARED BY OTHERS IN ACCORDANCE
WITH KYTC LD S AND STANDARDS.

D PROVISION OF THE SANITARY SEWER SYSTEM
1 THE SATISFACTION OF SD7

THE WISTA
SHALL BE
TON AND PROVISION OF WATER UTILITES SHALL BE To
THE SATISFACTION OF THE NORTHERN KENTUCKY WATER DISTRICT




Existing Conditions — Existing topography, drainage and utility locations were provided. The site
is constrained by the proximity of the high-tension electrical lines to the north of the site and an
existing gas main to the east of the site.

=

AW INDICATES RIGHT OF WAY
¢ INDICATES EX. LIGHT POLE
i INDICATES UTLITY FOLE
@ INDICATES GUY POLE
- INDICATES EX GUY WRE
== INDICATES £X. SINGLE GRATE IET
e INDICATES EX. CATCH BASIN (STGRMW INLET)
M INDICATES £X. FIRE HYDRANT
mge INDICATES EX. WATER VALVE 80X
Mgsx IDICATES EX WATER METER BOX
e INDICATES £X, FIRE DEPARTMENT CONNECTION
Ay INDICATES EX. POST INDICATOR VALYE
oM INDICATES EX. MANHOLE
P INDICATES EX. UNDERGROUND WATER
e INDICATES EX. UNDERGROUND GAS
P — INDICATES EX. CVERHEAD ELECTRIC WiE
e O e INDUCATES EX. OVERHEAD UTLITES
i e INDICATES EX. CONTOUR
N, NDNCATES EX. WOOOED AREA




Transportation Patterns — The store site would be accessed from
Alexandria Pike (US 27) through existing commercial areas. The fuel
center would be accessed from US 27 with a right-in / right-out and via
Commercial Drive using an access easement located between
Empress Chili and the hair salon. A traffic signal is proposed at the
north intersection of US 27and Commercial Drive.

A KYTC traffic study is ongoing.




Land Use Characteristics — The land for the store is currently vacant. An existing home and
several accessory buildings are located on the land for the fuel center site. These structures will
be removed.

A proposed 122,912 square foot market place store (gross) and an 8,000 square foot wine and
spirit store are indicated on the plan.
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There are several large commercial and institutional structures in
the vicinity to the north and south of the proposed site. These
structures are on the same side of Alexandria Pike (US 27) as the
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The Bridge Community Church (former grocery store), approximately 45,000 sq. feet
Tractor Supply, approximately 18,600 sq. feet

Jolly Towne Center (former car dealership) — approximately 19,200 sq. feet
Campbell County Middle school, approximately 178,000 sq. feet

McCormick Center, approximately 34,700 sq. feet

A landscape plan was submitted for the site. Kroger will be landscaping/controlling approximately
18.2 acres. Additional acreage is needed to provide grading, stormwater detention, and a
landscape buffer.
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A grading plan was submitted. This plan indicated the stormwater detention on both the
store and fuel center sites.

11



Zoning

The Highway Commercial (HC) zone permits the following uses: (Uses desired are highlighted)
Over 52% of the parcel is currently zoned Highway Commercial.

1. Art Gallery — studio and supply 29. Health Care — Medical, Dental, and Emergency
2. Automobile, motorcycle, and truck sales, new or 30. Health and Physical Fitness Studios
used 31. Interior Decorating Supply and Services
3. Automobile and Truck Rental 32. Laboratories — medical and dental
4. Automotive and Truck Service and Repair 33. Libraries
5. Bakery and Bakery Goods Stores 34. Locksmith
6. Banks and other financial institutions 35. Manufactured (Mobile) Home, Trailer Sales,
7. Barber and Beauty Shops Rental, and Services
8. Boat and other marine equipment sales and 36. Motels and Hotels
service 37. Newspaper Publishing — office and printing
9. Building supplies 38. Off-Street Parking Garage or Lots
10. Business and Professional Colleges 39. Office Equipment and Supplies
11. Candy and Ice Cream Stores 40. Package Delivery Service Outlet
12. omitted 41. Package Liquor and Wine Stores
13. Carpet and Rug Store 42. Paint and Wallpaper Stores
14. Churches and other places of religious assembly 43. Pet Shop/Grooming (excluding boarding)
15. Clothing Repair and Alteration 44. Pharmacies
16. Computer, Radio, Television, and Appliance Sales 45. Photography Studio
and Service 46. Police and Fire Stations
17. Convenience Store 47. Post Office
18. Copy/Print Shops 48. Professional Offices
19. Day Care Centers 49. Restaurants
20. Dry Cleaners and Laundromats 50. Schools
21. Food and Grocery Stores 51. Shoe store and repair
22. Funeral Homes and Mortuaries 52. Specialty Retail
23. Furniture and Upholstery Repair 53. Taxi Terminal
24. Games Center 54, Tavern
25. Garden and Landscaping Supplies 55. Tool and Equipment Rental
26. Gas/Service Stations 56. Veterinarian Clinic
27. Governmental Offices 57. Video Rental Store
28. Hardware Stores 58. Microbrewery

CONDITIONAL USES:

RLh

Dwelling units are not to exceed 50% of the total building area.

Tools and equipment rental and sales
Lumber and building materials
Agricultural equipment, supplies, sales and services

COMPREHENSIVE PLAN

Vision Statement - The City of Alexandria, Kentucky, is a city striving to preserve its proud past
while not losing sight of what the future may hold for the area. Surrounded by ridges and a rural
landscape, Alexandria benefits from its natural beauty while having “big city” benefits available
nearby for residents. Through continued planning and community involvement, the controlled
growth and progress of the city will be successful in maintaining our small-town atmosphere and
having Alexandria as “...where the city meets the country...”

The Goals and Objectives of the Alexandria Comprehensive Plan highlight two relevant items that
emphasize a strong tax base and a balanced approach to development:

Economic Development Goal: The City of Alexandria will encourage and promote the
development of a stable and diversified economic base that fosters employment opportunities for
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all citizens and expands on the community’s current business opportunities. We will accomplish

this by:

1. Ensuring that the city is a vital part of a strong local and regional economy by increasing
economic diversity and creating better employment opportunities.

5. Facilitating condensed, high-quality commercial development by discouraging sprawl
created by linear shopping areas.

Encouraging reinvestment in the community.

Ensuring that the city is a vital part of a strong local and regional economy by increasing
economic diversity and creating better employment opportunities.

Land Use and Development Goal: The City of Alexandria will designate adequate land uses in
appropriate locations that encourage quality design while minimizing the adverse impacts of
development. We will accomplish this by:

1. Promoting development patterns that follow guidelines for planned growth, respect urban
service areas, and frame development with open space.

9. Keeping existing infrastructure efficient by promoting restoration and redevelopment of
property already in commercial areas. New commercial, multi-family housing and other high-

density land uses should be near similar existing uses.

10. Promoting aesthetically pleasing commercial development with appropriate access, signage
and landscaping.

11. Encouraging effective site placement, architectural and landscape design for commercial and
industrial uses to facilitate aesthetically pleasing developments while eliminating adverse
impacts to adjacent land uses.

12. Revising and enforcing sign regulations that enhance the natural environment and minimize
visual clutter.

The existing land use map identified the proposed store and outlet sites as undeveloped.

Alexandria 2030 Comprehensive Plan Alexandria 2030 Comprehensive Plan
Map 1 - Existing Land Use Map Map 2 - Future Land Use Plan Map

~ 'Nonresidential Uses

Naighborhood Commearcial
“ General Commercial

0 Indusuial

i “ Old Town Alexandria

“ Parks and Recraation

@8 Public and Institutional

[ single-Family Residential @4 Public or Instilutional

“ Multi-Family Residential € ' Agricultural, Vacanl or Undeveloped
@% Paks Recreation, and Open Space (7% Kentucky Transportation Cabinet Land
O commercialiOfice

@, Industrial
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The future land use map is intended to serve as a broad guide for continued development and
redevelopment within the boundaries of Alexandria. The map is not a zoning map and only serves
as a general basis for the decision-making bodies of the city.

The future land use map identified the proposed store, and outlot sites as residential but adjacent
to Neighborhood Commercial and General Commercial. NOTE: the default category on the future
land use maps on the east side of US 27 is residential.

Over 10 acres of land within the requested zone change are on the east side of the existing gas
pipeline. No infrastructure improvements that would allow access to this acreage via Commercial
Circle are planned as part of this project.

The proposed fuel center site currently contains a single-family home. The future land use map
identifies this fuel center site as Neighborhood Commercial.

Neighborhood Commercial and General Commercial Uses

Alexandria has two major areas of commercial activities, both of
which largely exist along Alexandria Pike in 2021. The
northernmost part of the corridor is where “general commercial”
activities are located and will continue to exist. These are the city’s
largest commercial uses with multiple fast-food restaurants, multi-
tenant centers, and big-box retailers, such as Walmart. The future
vision of the city contains this type of large-scale development to
that northern area of the city and along the AA Highway near
intersections where there are traffic control lights.

For the remainder of the city, the focus of newer commercial uses
falls under the “neighborhood commercial’ category. In these
areas, the focus is on a smaller-scale commercial and office mix
already located along the Alexandria Pike corridor.

In all commercial areas, uses could include a broad range of retail
commercial, service uses, and office space and should incorporate
the following design principles:

«  All new development shall be clustered and generally conform to the adopted Comprehensive
Plan with respect to type, character, intensity of use, and impact upon community facilities.

«  Buffering or screening of more intensive uses from less intensive ones shall be required when
a commercial or high-density

«  Extension of sidewalks (or alternative pedestrian routes or bikeways) shall be mandatory for
all developments along this corridor to ensure that there are opportunities for people to walk
to uses in addition to driving.

«  Curb cuts should be shared and/or kept to a minimum to enhance access management and
minimize traffic congestion. Therefore, the development of frontage roads, shared parking,
and loading areas shall be encouraged.

. Smaller, not-obtrusive, monument-style signage shall be encouraged for all properties in this
area.
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