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Gentlemean:

Ve have completed and are pleased to submit herewith our report on
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pursuant to our contract of September 3, 1957,

In the course of our work we have received many helpful suggestions
from public officials and private individuals in Lexington., We

wish to acknowledge our dept to all of them, Particularly, we wish
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man of the Commission, and to Robert Damerau, your Planning Cirector,
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INTRODUCTION

Since 1950 the urban area of Lexington, Kentucky, bas experienced pop=
ulation growth and economic expension at a greatly accelerated rate.
Industrial employment hee increased 25 per cent; amnnual retai.} sales:
$30 million; anrual wholesale sales: $50 million; bank deposits: $35
million. Populetion in the Lexington urban area increased an estimated
L0 per cent during the 1950 - 1958 period, Prospects for the immedimte

future seem to suggest continued growth but probably at a less rapid pace.

The recent period of growth has brought with it an accelerated and greally
increased demand of land for all types of urban uses and for urban
services., Under these circumstances the City=County Plamning and Zoning
Cormission of Lexington commissioned this study for the purpose of (a) ex-
tending and refimensinning the 1950 Land Use Plan of the Lexington munigi-
pal area and, particularly, (b) assessing the need for business districts
of various categories, and recommending procedures whereby these may be
logically located, of appropriate size and developed in an or@erly and
othervise desirable manner.

As mentioned earlier recent trends reveal a vlarp upward surge, indicate
ing growth in the lexington metropolitan area at 2 much more rapid rate
than heretofore experienced. As may be expected, most of this growth is
suburban in pature and little change is taking plece in the older parts

of the city.

Whether or not recent trends have longe-ranges significance 1s difficult

to foretsll at present. Lexington's past growth has been one of steady

-1.



but relatively modest gains. While it would not be advisable, in spprais-
ing future prospecis, to disregard the rapid rate of growth in the past
few years, it would likewise be erronecus to assume that recently manie

fest trends will supersede all historic experience.

If the industrial expansion, which primarily caused the recent upward

surge continues current trends will not likely level off materially dure
ing the next decade. If further substantial industrial expansion fails

to materislize, & much slower rate of growth must be expected. According
to optimistic estimates a population incresse to 160,000 by 1965 and some
250,000 by 1985 may be anticipated. Assuming a sharp decline in industrial
expansion, a population of possible 110,000 by 1965 and 130,000 by 1985
would result. For purposes of this study a population level of 200,000
vag assumed to be realisable within a generctio: .



SUMMARY OF RECOMMENDATIONS

In the body of this report, the effects on the physical development of
the Lexington urban area, which may be expected as a result ot its cone
tinued growth and expansion, will be examined and evaluated. Certain
land development policies will be recommendsd simed et fostering orderly

and otherwise desirable urben development in the years to come.

THE PRINCIPAL RECCMMENDATIONS ARE AS FOLLOWS:

Shopping Centers
ONE (no more) reglonal shopping center: the CENTRAL BUSINESS DiSe

TRICT
QFNE new commmity shopping center now
S8ize: 20 to 25 acres
Location: either at
Gardenside Subdivision, or near Intere
section of Lane Allen and Harrodsburg
Roads, or on an alternmate location on

Harrodsburg Pike ==

decision to be made on demonstrated
ability to go ahead at this time.

Two additional community shopping centers by the time the urban
population approaches 200,000, Location -~ one in vicinity of
Newton Road and Beltline and the other at Winchester Pike and
Beltline - provided expected growth in their respective market

areas materializes,




TWO new neighborhood shopping centers now
Size: 5 to T acres
Locetion: one in Cardinal Hill Subdivision, the other in
Gardenside or at Lane Allen/Herrodsburg Roadse-
in 1ieu Of the sbove suggestad commmity center.

Nine or ten more neighborhood shopping centers by the time the

urban population reaches 200,000 «= to be provided as growth

occurs.

Location = at or near sites indicated on the Lan: Use Plan,
Business Zoning: cut back on business soning to arrest spreed of
blight of poorly located business tracts. Assist owners in de-
ternmining most advantageous use of their land.

High Priority Major Streets
Interstate Routes: Route US 60 through the urban ares along existe

ing, 2artially sbendoned railrced rights-of-way,
this to accanmodate both the limited access
freeway and the residuml railroad traffic.
Provide terminal parking facilities along the
downtown section of this US 60 with direct
contrelled access thereto.

Request the State Higtway Department to make

engineering studies of recomuended route.
Route US 25 along the easterly edge of the Lex=

ington urban srea where it will not ianterfere
with residential development, in the location
generally shown on Land Use Plan,

<l



Other Mejor Streets: Construct = at modified limited access stande
arde = the recommended inner circumferential

bighway and inprove two radial routes:
Barrodsburg Pike to the southwest and Hewton

Pike to the northeast.

DEVELOP ARTERIAL SYSTEM closely integrated

with nev interstate US 60

Urban Land Development
Adopt consistent policies guiding urban land development based on

the recommendations of the Land Use Plan

The most pressing problem: gewWerage of growinc residential areas.

Endesvor to solve this problem in this way:

A. Put into effect, as soon as possible, the recoomendations
of the Bell-Watkins report.

B, Direct additional residential expansion to successively
developed drainage areas surrounding the city proper -
as shown on Urban Service Area Map - with each drainage
area served independently by individual sewer treatment
facilities.

C. Diecourage where practicable individual septic tank ine
stallations within the Urban Bervice Area.

D. Reqguire 2_- 3 acre home sites outside of Urban Service
Ares where individual septic tanks ore to be used for

the disposal of sanitary wastes.



fﬁustg
Promote development of integrated, planned industrisl districts

or"indugtrial parklf

Aggregate arca: 13 square miles, with a land reserve of

nearly another square mile.
lLocation: wvicinity of Lexington Industrial Foundatiom lands,

Zoning: Prohibit residences in the ind ustrial areas; cut

back present poorly loceted industrial zones.
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CENERALIZED LAND USE INVENTORY

Lexington Urban Area = 1957

2. Per cent 3. Per cent
Land Use Categories l.Acres  of Sg;&gtal of Total
1 Family 4,250 78.1 37.0
Mixed Residential 1,040 5 9.2
Multi-Pemily 148 2. 1.3
Sub=Total =£E;’*§B ) 100.0 @
Retail Business ks 82,2 3.9
Commezrciml Recreation 97 17.8 .9
Sub=Total 542 100, 0 5.8
Wholesale Business, 100.0
Warehouses
Sub-Totel 408 100.0 3.6
Industry, Except Utllities @ ) 6.0
Utilities 2 3 0.3
Sub-Total - 732 100.0 6.3
Recreation (Public & Privete) 452 100.0 4.0
Sub-Total 452 100.0 4.0
Publiec & Institutionsl 8hk2 7.8 1«5
Cemetery 240 22,2 2.2
Sub-Total 1,082 100.0 9.7
U. K. Agric, Exp. Station 410 10..0 ééé )
Sub-Total k10 100.0 3.6
Streets 2,214 100.0 19.7
Sub=Total 2,214 100.0 19.7
TOTAL 100.0




generaliged land Uss

‘“he "Gensraliged Land Use Map == 1957", shows graphically the pattern of
present lspd use in the Lexington urban area., In effect, it ie & revision
and an extension of the "Tand Use Msp == 1948", prepared in conjunction

with the 1950 Magter Plan The 1957 map is drawn at scale: 1 inch equels
2,000 feet. At this scale, it cutlines mejJor areas of land use and ine
dicates categories of use by color and symbol, It does not recognize

diverse usea of land located here and there within larger land areas pre-
dominantly devoted to apother, single category of land use., The "Generaligzed

Land Use Map" is an integral pert of this report.

The "Ceneralized Land Use Inventory" tabulates the acreage of the various
categories of land use shown on the "Generalized Lend Use Map =- 1957".
In eplumn 1 of this table, street acreage is tabulated separately. In
column 2, street acreage is incorporated in the various district totals

for ready comparigon with the Zoning District Inventory.

An may be seen in the "Land Use Inventory”, approximately 11,260 scres
{17.6 sguare miles) are generslly developed in the Lexington srea, Resie
dential usee occupy scme 5,400 scres or 48 per cent of the developed area,
Over 75 per cent of this resid ntial land is developed in single Pamily

regldences,

Twotzgtegories of land use in lexington are somewhat unusuasl -- the tobscco

warebouses and the extensive holdings of the University of Kentucky Agri-

cultural Experimental Stetion, 408 acrea (3.6% of the developed ares)




sre used for warshouses mnd for other wholesale business; 410 acres are

occcupied by the Agricultursal Experiment Stetion.

Cf the 11,260 acres of land clasgified as predominantly developed in the
Lexington area, approximately 1,000 developasble acres are vacant at
present. OFf this vacant land 650 gcres lie in residentdal subdivisions

platted aince 1950.




ZONING DISTRICT INVENTORY




ZONING DISTRICT INVENTORY

Lexington Urban Area = 1957

DISTRICT ACRES
S-1 T90
R=1 8,210
R=2 1,250
Re3 1,540
Reb - A
Sub=Total [ 987
Bl Lol
B2 67
B-3 356
Sub~Total @
Bl , 590
Sub=Total
1=l 2,090
1-2 gk
Total 15,988

Generalized Iand Use Inventory Subtotals = 1

(Street Acrenge Included in District Subtotals)

Acrea Eguivalent Zoning District
Residentisl (6,912) (Re1,8-2, Re3, R<h)
Commercial (Retail & Other) _ 668 (B=l,Bu2,B=3)
Comercisl (Wholessle & Warehouses) (503 B=k)
Indugtrial (1-1, 1=2)
Recreational(Public & Private) 551
Public, Institutionsl, Cemetery ;311

U. K. Agricultural Experiment Staticn k5

Tetel 11,258
Cir st

] O




Zoping Distyrict Inventory

The Zoning Diatrict Inventory tsbulates by zoning district categries tle
acremsge shown on the "Zoning Map of the Lexington Urban Area -- 1:52," a8
revised through August, 1957. A table of Generaligzed Land Use Invintory
sub-totals ie included here for ready comparison,

The goning of a total of 25 square miles of land in the S, R, B and 1.
Districts bears a reascnsble relationship to the 17.6 square miles prewintly
generally developed., With 6,912 acres in residential use, the goning of
11,987 acres in the S and R-Districts allows for an adegquate freedom of
choice in residentisl land development, A reasonable relatiomship also
exists between B-i diastrict acreage and the land in warehouse uge; and
between the I-District ascreage and the land in Industrisl use. Some exe
cesasive I-District zoning has been absorbed by the location of various
public uses in ipdustrial Bones.

Modern shopping center and business districte soning practice suggests

that the total of 827 acres szoned for business in Bel, B-2, and B=3 are
excessive. 67 acres of Downtown Business poning (B-2) seems reasonably
related to present use. Howewsr, the B0k acres in the Neighborhcod Busi-
neps District (B-i) would be capable of serving many times the present
population if located and designed im accordance with present day practices.
This exceselive businese zoning, &ue im large part to the scattered pattern
of existing peighborhood busieeu uses contribute to the depreciation not
only of neighboring residiitisl property walues but of the commerclal

arsas themeselves. Further, a highway service business district (Be3) of



356 ecres allowe an excesgive amount of merginal ribben district develop-

ment along mejor streets.

An mddlitionel hendicap to sound business development is that the location
of 2 number of Bel and B«3 districts is poorly related to the type and
scale of service such districts are meant to provide,
These conditions have produceds:
(a) » somewhat disorgenized and largely uncoordinated pattern of
cutlying business districts;
(b) business uses o0 located that their future physical development
and even thelr finsncial future seem uncertain;
ic) lerge comercially zoned tracts without direct asccess to thoroughe
fares « thus with little hope to ettract "neme" tenants, that
is stores representing nationslly cnd locally lmown retailers;
(4) indications of financial reverses or disappointments se sugsested
by the subdividing and selling off of parts of sizes origlnally
contemplated for shopping center development;
(e) sbsence of cooperation in menagement and merchandising policiles

in existing retail concentrations.

ﬁle“
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FUTURE LARND REQUIREMENTS

Lexington Urbsn Area

Pegpulation Leval
125,000 150,000 175,000 200,000 225,000 250,000
\5.______,__./'

Present
Developed Area (scrés) 4,800 4,800 4,800 4,800 4,800 4,800
Suburban Density Aree (ocres) 3,100* 3,800 4,400 5,000 5,600 J3300
Urban Density Area (acres) 1,200 4,000 6,800 9,600 12,400 15,300
Residential (Total - Acres) 9,100 12,600 1u,000 22,800 26,400
All otlier Urban Type Uses 9,000 11,700 13,800 10,200 18,000 20,600

Total Land Reguirements (acres)18,700 24,300 29,900 35,000 40,800 47,200
(sg,mi.) 29.2 38.0 ho, 7 (:22:9) 3.8 73.7

* 10% of populstion has been essumed to be living in suburban areas



Future land Requirements

The Table "Future Iand Requirements" shows anticipeted urban 1land needs
in the Lexington area &8 indicated levels of population growth ere
attained, The teble is based on present densities and general develop=
ment sterdards modified &s indicated below. These requirements aﬁ@in
tionally include s T5 per cent margin in developable acreage ~=considered
adequate to ensue a ressonable margin of supply over demand and a range
of choice in urban lend development and for building.

The total land requirement figure represents the sum of the need for land
by all necesegsry or desirable msjor land uses: regidential and recress
tionel; businesg and ipdustrial; public and institutional; utilities

and streets; plus vacant developable land., These requirementssin turn
are affecied by a variety of modifying factors influencing land dsvelop=
ment: resldential -~ desired and appropriate depsity of residentisl
development; business == growth and economy of Lexington's trade ares}
industrial «-ecffectiveness of industrial promotion efforte, types of
industries, regicnal economic trends; recreational ~- use of facilities,
time avasilable to resldents for use of récilities, financial ability of
government bodies to provide these; public and institutional = plans
of local institutions for future expansion and extension of facilities,
neede and desires for public building and facilities; etreets == treffic

requirements and subdivision practiee.

Need for business facilitles and commercial land depends to a large

extent on the succeas of local business in the competitive market, This

=1b=




In turn le infiusnced by: population geowth in the trade sresj; dipiri-
bution and density of residential development; effective buying income
of the trade area population; convenience of cccess fron trade area to
local business centers; enterprise of local merchants; gquality of local

retall business facllitiezs; and quality and effectiveness of promotion.

In Lexington the future demand for various types of developable urban

land is likely to evolve as foliows:

(1) residentisl land -- continued increase in home sites and,

a2 a consequence, gradual lowering of overall residential
density, resulting in en increase in the ratio of land to
population;

(2) 4industrial land -~ continued increase in the growth of
the industriel community with some deceleration in the
rate of increase; increase in the industrial land per
population ratio;

(3) railroed property -- fecilities to remain at sbout
present level; little, 1f any, increase in lard need

occasioned by increases in population and economy;

decrease in railroed land per populetion ratio;
(4) recreationel land -- growing long-rsnge demrnd for

recreational facilities as leisure time increases;

increase in recreational land per populstion ratio;

«15=



(5) public ard institutional land == need for institutionml

land in reletion to populetion to remain at about present
proportions; increase in local governmental functions but
proportional decrease in reletion to growing populationg
meintnenace of present public and institutionsl land per

population ratioj;
(6) streets, vacant land -- no significant change in present

proportion of urban land area in streete; increese in
proportion of vacent lend to allow for increased latitude

of choice in the development of land.

On the basis of these considerations the"Land Use Plen", presented
in Part 1V, was designed to sccommodi-te a population of 200,000,

encompassing an area of nearly 56 square miles.

=16




Urban Service Area

The market for urban land 5.3 infiuenced principally by the availability
ofs

(1) rew lana suitable for urban development;

}2) commmity facilities and utilities.

The availability of land for general urban development in the Lexington
area presents no problem. The City is surrvunded by an abundant supply
of gently rolling terrain, readily adapted to urban residi.ntial develop-
nent« The choice is somewhat more limited as regards suitable land
availsble for industrial purposss. |

The provision of urban facilities and services presents a complex
problem to the community, both imuediste and long rangs, involving: new
scheols, adequate utilities, particularly sewers; and numerous other
services. The map "Urban Service Area for Lexington delineates that
area in which such services and facilities, publiec and private, can be
developed logically and sconomically.

Lexington is rituated near the confluence ;)f Elkhorn Creek and Hickwman
Creek. The present municipal sewage disposal plant is located on Wol?
Bun, a part of the Town Branch-Wolf Run systtm , tributary to Elkhomn
Creek. Lesa than seven aguare miles of the Lexington urben arse are
serviced by this plant; a major portion of this service arss lies within
the Town-Branch-Wolf Run drainage ares. A limited amount of land in other
secondary drainage arsas is connected in to the present municipal system
through the use of pumping stations.

-17-
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Urban Bervice Area




In 1954, the Bell-Watkins report - commissioned by the City as a study
of the expansion of the existing sewer system - recammend the installa-
tion of & peripheral trunk sewer system, leading to a mew or an expanded
sewage treatment plant on Wolf Run. This system would systematically
expand the sewerable area of Lexington, principally in the Wolf Run
basin. «d include that portion of the drainage area lying above the
sewage treatment plant.

Complete implementation of the recommendations in the Bell-Watkins
Report would provide for Lexington a sewerable area of some 24.5 square
miles (including the present sewered area). At the standards of urban
development recommended above, this 1a.nda/:::lcl provide for the population
growth of the immediate future and would also represent a first step

towards solving the long-range land problem.

With the effectuation of recammendations contained in the Bell-Watkins
report, all land in the upper Wolf Run drainage area would be serviced
by trunk sewers. The table ™ Future Land Requirements" indicates a need,
however, in addition to the Bell-Watkins service area, of scme 5 square
miles of urban land by the time the population reaches 125,000 - and
over 30 square miles additional by the time the population reaches
200,000. Further expansion of the Lexingtan Urban Service Area would
loglically take place in he Town Branch, Cain Run, North Elkhorn Creek,
East Hickman Creek, West Hiclman Creek and South Elkhorn Creek drainage

arsasd.

The Urban Service Area map delineates the location of this additional
urban land in portions of the surrouniing drainage areas. They range




in size from 1.4 to 5.9 square miles. Sewer systems in each of these
drainage areas can reasopably end economically be provided by an integral
trunk sewer system lesding to a single sewage trestment plant in each
drainage srea. Land development based on this concept will operate most
economically if residential subdivision development, as it progresses,

were directed to and encouraged in each of the several drainage areas

consecutively. Part V of this report, Jmplementation of the Plan,
discusses the mechenics of such policy aimed at reasonable and equite

able conditicns for the public as well as the subdivider.

=
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BUSINESS DISTRICT TWPES AND AREA REQUIREMENTS

Shoppin‘_(ionter Types

Typical Retail Typieal Typical
Principal Floor Area of Typical Total Site Tradie Area
Establish= Principal Retail Area Arena of for Separate
Type ment Establishment of Center Center Centers
Class 1 One or sey- 200,000 = 500,000 40 500,000
Regiomnal eral Depart= 400,000 to to to
Center ment Stores sq. ft, 1,000,000 100 1,000,000
sq. ft. ac, Population
Class 11 Junior Dept. 30,000 = 200,000 20 100,000
Sub=Reg- ment Store 100,000 te to Population
ional sq. £t. 500,000 80
Center 8q. 2t, ac.
Class 111 Variety 10,000 = 50,000 15 35,000
Community Store 35,000 to to to
Center 8q.ft. 200,000 30 75,000
sq.f€. ac, Population
Class 1V Supermarket 10,000 = 40,000 2 5,000 7~
Neighbor= or super 20,000 to to
hood drugstore 85.2¢. 50,000 10 Population
Center 8q.£ft, ac.

Non=Center Types - Highway service business = retail business and heavy

comaercial uses with ready sccess from major highway; major portion of

business operation directly related to vehicular transportation either

through sales to traveling public or through method of distribution,

Ribbon business development = retail business, located cutside nucleated

business centers, relatively shallow depth lots along major and minor streets.




Business Digtrict Types

A wide variety of retail business is operated in the Lexington area.
Generally, these can be categorized as shopping center types and non=

center types, listed in the table "Business District Types and Area

Requirements.”

Retsil business in Lexington is supported by a trade area population
of approximately 200,000%, Lexington‘’s principal retail area is its
Central Business District, focussed on & number of department or junior
depsrtment stores. For its regional trade downtown Lexington competes

with Cincimneti's Central Business District.

Cnevy Chase and Southland constitute the largest outlying shopping
concentrations in the Lexington urban area. Bota of tuese have évnlved
from neighborhood type centers. With the addition of variety stores

they draw from & community-wide trade area.

A number of small shopping centers serve the needs of verious
neighborhood areas: Meadowthorpe, Broadwey=-Russell Cave, East Third,
Henry Clay, University, Romany-Cooper, and & numbsr of neignberhocod
retail businessés in addition to the larger variety store operated in
the Welgo-Traders center. Other shopping areass include: Lafayette,
Nicholasville~Soutnland, Niciwlasville-Stone, Broadway-Belt Line, the
drivee=in theatre section, and ribbon deveiepments along various major

streets. WRile approaching shopping center characteristics none of

¥Source: Agricultural Experiment Station, University of Kentucky,
Progress Report 23 Population Estimetes for Kentucky Counties end

Bconomic Areas ~ July, 1956.
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Lexington's suburban retail concentrations are shopping centers in the
currently accepted sense: they are lacking architectural unity as well
as centralized manegement and aemple supply of parking - all prime

criteria of the mocdern shopping center.
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Retail Sales Trends

In 1954, residents of the Lexington trade area spent nearly $130 million in

the 1,000 retail establishments here.

TOTAL % of
TYPE OF ESTABLISHMENT ESTABLISHMENTS ___TOTAL SALES _ TOTAL SALES
ALL ESTABLISHMENTS 1,090 $129,508,000 100.0
TFood Stores 210 2k, 188,000 18.9
(Grocery Stores) (104) (23,517,000) (18.2)
Eating & Drinking Places 204 7,502,000 5.8
General Mdse. 36 19,045,000 .7
(Department Stores) (7) (1%,308,000) (11.0)
(Variety & Gen.Mdse) (29) (%,737,000) (3.7)
Apparel, Accessories 92 12,619,000 9.8
Furniture, Home Furn.App. 62 6,308,000 k.o
Automotive Group, Ces 148 26,938,000 20.8
Service Stations
Lumber, Bldg. Mat. Hardw, 60 10,771,000 8.3
Drug Stores, Prop. Stores 32 4,689,000 3.6
(Drug Stores) (26) (%,513,000) (3.5)
Other Retail 193 14,751,000 1.4
NoneStore Retail 53 2,397,000 1.8

Source: U. 8. Bureau of Census, 195% Census of Business - Retail Trade, Kentucky.

Food stores outnumber other retail establishments. Highest sales volume

was recorded by the automotive group and by food stores. A comparison

with aversge retail sales per establishment in other Kentucky metropolitan
areas indicates above average sales for Lexington variety stores, drug stores
and apparel stores and below aversge sales for department stores, applience

and furniture stores and groceries.
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Comparison with Aversges
of other Kentucky

Average retail sales/ Metropolitan Areas.®

Type of establishment (Lexington  Above Below
Establishment Metropolitan Area=1954% Aver. Aver.
Department Store $2,040,000 x
Variety Store 332,000 X

Grocery Store 128,000 X
Drug Store 173,000 x

Apparel Store 137,000 x

Furniture, Home 102,000 x

Furn. ,Appl.Store

r

I
The below average sales in department store, furniture and appliance lines

mny be due to the very strong competitive position of Cincinnati's Central
Business Districts; that of the grocerles can perhaps be explained by

the relatively high proportion of smsll outlets. It is not likely that
the below average grocery sales would apply to modsrn super markets were

these singled out, save in unusually poor locations.

*
Source: U. S. Bureau of Census, 105k Census of Business - Retail Trade,
Kentucky.
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Retail Sales Prospects

L

Based on Sales Management¥® surveys, the 1956 net effective buying income

of the Lexington Metropolitan Area wes $182 million; the effective buying
income per family; $5,543; and the effective buying income per capita:
$1,631. The population of Lexington's primary trade area exceeds 111,000,
its secondary trade srem 88,000. In 1956 an estimated $830 per capita
from the primary trade area and $500 per capita from the secondery trade
area was spent in Lexington metropolitaen reteil establishments. Total
sales in these retail establishments incressed in 1956 to nearly $137
million., **Lexington sales in 1956 to residents of its primery trade area
(Lexington Metropolitan Ares) are estimated at $92,500,000, end to resi-

dents of the secondary trade area (remainder of the Immer Blue Grass Area and

Outer Blue Grass Area) at $4%,220,000.

The University of Kentucky Agricultural Experiment Station Progress Report 42

indicates continued population inerease in the Lexington Metropolitan Area,
but a probable population decrease in the remasinder of the Imner Blue Grass
area and in the Outer Blue Grass area. Projected trade area population es
the Lexington urban population reaches 200,000 are as follows: primary
trade area, 230,000 {up 118,000); secondary trade 375,000 (down 42,000),

Teking into account decreasing population in the secondary trade area, only
increased per capita sales there can maintain this segment of Lexington's
totel sales volume. To do B0, local merchants will have to increase Lexing-
ton's attractiveness to this retail merket. For purposes of this report,

retail sales volume from this area will be considered as held et the status quo.

#May 10, 1957,
¥ Lexington Chember of Commerce estimate.
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A11 increage in volume of retail sales will be indicated as coming from

the primery trade area.

Based on the projected population increase in the primary trade area, the
anticipated increase in total annuel retail sales 12 the Lexington Metro=
politen Area would equal $97 million - & total annual reteil sales volume
of nearly $234% million. This represents a T2 per cent increase in total

retall sales over 1956 volume.
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New Retall Sales Ares

All retasil business types ought to share in this general increase in annual
retail sales. Based on 1954 proportions, a $97 million increase in total

annual retail sales would be shared as follows:

1954 Per Cent Increase in
of Total Annual Gross

Sales Sales over 1956
Total Retail Ssles 100, 0% $97,000,000
Department Stores 11.0% 10,050,000
Variety & Genl. Mdse. 3.7% 3,590,000
Grocery Store 18.2% 17,650,000
Drug Store 3.6% 3.490, 000

The graph, New Retsil Seles Area, portrays this sales increase in terms

of selling area. This would Indicate, depending on building size, sufficient
effective buying income to support the following additional retail eatablishe

ments as Lexington's urban population approaches 200,000:

1 department or Jjunior depertment store

2 = 3 variety stores

10 - 12 super markets

2 super drugstores
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New Shopping Centers & Land Ares

Lexington Metropolitan Population: 230,000 (including all of Fayette County)

Lexington Urban Area Population: 200,000,

Numbex Total Re= Total
of new tail erea Land Aree  Principal
New Shopping Centers Centers of esch of each Establishment
Community Centers 2 -3 150,000 = 20-25 sc., Variety Store
200,000 sq.ft.
Neighborhood Centers 11 - 12 40,000 5«6 ac. Supermarket
45,000 sq.ft. or Super=

Drugstore

New Commercicl Land Area

New Shopping Centers 120 = 140 acres
Additiors to CBD uses 10 = 20 acres

Additions to present shopping
centers and shopping areas;

other retail srea: 20 = 40 acres

150 = 200 acres
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Kew Shopping Centers and Commercial Land Areas

Regional or subregionasl centers.

Prime factors influencing the position of the Lexington Central Business
District as regionsl or sub=regional shopping center:
(8) geographic relationship to Cincinneti's Central Business District,
(b) prospects for exparding trade srea and population growth;

(¢) general level of economic activity in trade area.

Total number of regionzl or sub-regional shopping centers (CBD or other )
likely to be successfully supported in the Lexington metropolitan area
by the increased trade area population of the forseeeble future: ONE
Chances for successful operation of two regional or suberegionsl shopping

centers in Lexington (the CBD plus one other): VERY POCR.

Community and Neiphborhood Shopping Centers.

The Lexington trade area presently supporits, in addition to the CBD, two
oversized neighborhoed centers contalning some community center type
establishments and seversl smaller neighborhood centers. New Shopping
centers of the community end of the neighborhood type are in the planning

stage.

A neighborhood center depends on & relatively small area for its principal
patronage. To promote successful operation, close physical relationship to
a residential area is condildered advantageous. Patronage of 1,400 to 1,500
femilies will support a neighborhood center. Therefore neighborhood centers
can be provided at intervals in residentisl areas, related to residential

neighborhood development as it occurs.
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Community shopping centers reguire for ﬁheir successiul operation the
support of a much larger segment of the community. As in the case of
neighbornood centers, construction of these community shopping centera
should advisedly parallel population growth as it occurs. Since greater
capital investment is required to build a community shopping center sonme
greater flexibillity in the progremming of community shopying centers should

prove advantageous.

Indicated retail sales potential will support new shopping centers and will
reguire additional land for commercial use. The prospects for the neer
future are:

TWO neighborhood shopyoing centers,

ONE community shopping center (now or in the near future).

Longer range prospects, in terms of shopping center retail seles area are
estimated at about 1,000,000 square feet. The table "New Shopping Centers"
shows the approximete distribution of this sales ares among the centers of
different categories. Allowing for parking and other supgporting or related
uses and facilities, the prospective annusl retail sales increase sugrests
need for 150-200 acres of new commercial land. The indicated new shopping
centers will likely require sbout three-fourthe of this acreage, while
expansion of the CBD and of other established centers will absorb the re=

mainder.

~30=



IV. REVISIRG AND EXTENDING

THE MASTER PLAN OF 1950




INTRODUCTZION /

The Major Street Plan, and the Lend Use Plan including the plans for

ne jor recreation areas constitute principal elements of the Master Plan.

The 1950 Master Plen report defined these, and summarized certain

principles and concepts which were drawn from the basic population and economy
surveys and applied in the formulation of the Plan. Tnese definitions

and planning principles, in essence, remain significant. However, their
application in terms of streets and land use has been modified by changing

times and circumstances.

For better understending of the proposed revisions and extensions of the
Master Plan, definitions and concepts &s presently applicable are summarized
here. -

Traffic

For its functioning an urben aree, in respect to economic, social snd most
other kinds of activities, depends on its transportation system. A thriving
urban community requires relatively free movement of cars, trucks and buses
a2t reasoneble rates of speed over safe and convenlent routes. The cone
seguences of carrying heavy traffic velumes on ingdequate streets are costly
delays and trafi'ic hezards, inconvenience, a throttling of urban develop=

ment,

Traffic problems in our cities, large and small alike, stem from one
principal cguse. The improvement of atreet systa#mss haes not kept pace with
the phenomenal rise in the number and use of automobiles., Typically, the
street patterns in most of our cities are merely & mecnanical projection
of the originsl town layouts. This has produced e paradoxical situation
of congested traffic arteries desplte far too imuch land devoted to streets
in the aggregate. Consequently, the mere improvement of existing major
streets will not and cannot meet the problem of congestion. It is in-
evitable that imagipative plens and decisive measures be adopted by the
local goveriing bodies of every community which seriously endeavors to
bring its transportastion system sbreast witnh present needs and prepare for
future requirements.

Traffic improvement progrems are expensive. They customarily necessitate
ma jor construction projects. Since such srojects are usually financed

over many years, they nust afford maximum service and efficiency. They
must accommodate presenlt day trafiic, and additlonally, the ever~increasing
traffic volumes of the Foreseeable future. The need for improved traffic
facilities in the urban area of Lexington 1s quite apparent. Without
relief, nany arteries already carrying excessive volumes of traffic will
become hopelessly congested in the very near future. Even greater traffic
loads must be expected in years to come.

In eddition to ircreasing its industrisl potential, Lexington will continue
to serve ag 3 agricultural Trade and service center. These activities
result 1n a constent two-way flow of people and commodities betwsen the
trade territory and Lexington®s commercial, industrial and cultural
facilities. Thousands of shoppers from the environs of the city coms into

P
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town to satisfy their shopping needs. Raw materiale are shipped into the
city's industrial and warehousing areas and after being processed here are
shipoed out again. There can be no doubt that unless Lexington's traffic
system and that of its environs are substentially improved, and in the near
future, many of the adventages letent in the strategic position of
Lexington, geographically and transportation-wise, are likely to be lost.

Future Land Use

The Land Use Plan delinestes the urban service ares and shows location

and size or extent of facilities and features of coammunity development.

fhe urban service area comprises all the territory within and surrounding
the city, estimated to be regquired end deemed to be suitable for develop-
ments of urban type. As previously stated it is the area within which
Lexington's anticlpated growth can most efficiently and economicaelly teke
place. This area could readily accommodate some '200,000 people. Certain
parts are designated for residential expansion, others for industrial or
commercial development = Including potential shopplng centers. In this way
the Land Use Plan indicetes the area estimated to be fully adegumte to
eccommodate alﬂproapective urban growth within the next generation.

As such, it represents an opportunity to the Lexington community = a
rational basis for en urban land development policy that will further urban
expansion eslong desirable lines and et economical cost to the community.

COMMERCIAL LAND DEVELOPMENT

As cities grow, commercial activity increases in volume. Essentially this

is desirable. A less desirable by~product of rapid growth at times is
over-expansion of business uses, 8peculation in commercisl land which usually
results in premature obsolescence of existing business uses with reduction
in an important segment of the taxz base. To avoid this and to maintain

& relatively stable, gradually increasing revenue from commercial uses,

the community should afford adequate zoning protection to existing commercial
areas by observing "conservative" policies toward new commercial ventures,

A sound policy of commercial land use plenning and zoning, coupled with
recognized techinqués for guiding the establishment of new shopping centers,
can avold some of the problems and ill-effects of unsound commercial ex=
pansion, yet provide sufficient opportunity for free enterprise and growth.

Prerequisites to sound commercial land use planning and zoning are:

2) reasonable stability of zoning;

b) compelling reasons for every zoning change;

¢) strengthening of existing enterprises;

d) periodic review of commercial space requirements;

e) attuning of these land policies to thoroughfare and other public
works projects;

f) resdy congestion-free vehicular access to the downtown area;

g) adequate parking facilities;

h)prohibition of undesirable lend uses along approach streets to
downtown;

i) visual enhancement of these approach streets end downtown itself.
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Among the more recent technigues in community planning is 0 bring into
play the Lend Use Plan as & gulde in zoning for new shop.ing centers.

The Land Use Plan, for obwious ressons, cannot end saould not atteupt to
designate specific locations of shopping centers. It can serve as a

basis for broad, general appraisal of shopping center demand in the various
sub-commurities and neighborhoods in the urban aree and should fndicate

the general locations where, or in the vicinity of wiich, new shopping
centers of various categories might logically be establisheé when the need

therefor develops.

Under such procedure, potential shopping center gites are zoned initlally
residential. They should remaln in such category until population in-
crease in the area to be served establishes & market demend sufficient to
supyort the center. At that time = evidenced by competsnt market analysis-
e specific shopping center site may be selected. Provided that the selected
gite is at or near a location shown in the Land Use Plen, permit for the
shopping center may be authorized under the terms of the Zoning Ordinance.

Principles and techniques for this "floating shopping center" method of
handling proposals for new shopping ceniters are aimed at ensuring the
appropriate development of such centers at suitable locations and when
needed and also to prevent "overbuilding" of shopping centers as experienced
in some parts of the country. The rican Marketing Institute, the Urban
Iand Institute and others have ra ¥y warned that such overbuilding
will result in untimely deterioration of older commercial areas and in
failure of the new shopplng centers as well. Shopping centers do not
create purchasing power - they merely draw from an existing and expanding
market. Thus substantial population growth must precede additional
commercial development.

Industrial lLand Development

In these times of rapid technological change it is rather difficult to
estimate future industrisl land needs. Much of past experience has become
or is becoming cbsolete. This much may be stated with

certainity, however: industry will not take second-rate real estate for its
plants. Consequently, land must be reserved for industry which is suitable,
if not eminently desirable, for that purpose. Convenient rail and highe
way service; access to sewers, adeguate mater supply, absence of residential
"nuisance"” development; generally flat topography well drained; appreciable
land reserves for expansion; and sound protective zoning are among the
principle criteria for industriel land selection.

Scattering of small industrial tracts should be avoided, and industrial
areas should be developed on the basis of comprehensive development plans
for each area. The Land Use Plan recognized these criteria and proposes

a major industrial tract in the northwest. This tract, along with con-
solidated industrial areas at the site of present major industries, should
be zoned for industrial uses - prohibiting residences. The Planning and
Zoning Commission should encourage the chartering of industrial development
trusts or corporations for the development of this potential industrial
district. It should require that this district be designed in accord

with contemporary standards of industrial park development.



Only a well-balanced land use pettern will create a well-balanced municipal
revenue base. In considering the advantages of certain categories of uses,
the disadventages must also be accounted for in the ledgers.

Recreation

Recreation is regarded by many authorities as indispensable for the proper
physical development and mental health of both children and adults. This
provigion and operation of parks and playgrounds and other facilities for
this purpose is generally recognized as an essential public function and
responsibility. Privete or commercial recreation facilities such as golf
courses, swimming pools, and country clubs complement the public recreation
system and are taken into account in determining overall community needs.

In the field of open air recreation, two general standards of adeguacy are
now held to be desirsble:

1, Within the City or urban area

(a) ten acres of recreation area per 1,000Lpnpulaﬂion;
(b) ten per cent of the developed urban area for recreational

purposes.
2. In outlying sections and the region
(a) .five to ten acres per 1,000 population in large county or

state parks and reservations.

These standards are difficult to meet., They mey be taken as objectives
to aim at., Fully a8 important as the amount of total acreaspge is its
proper composition and distribution and accessibility.

The Land Use Plan delineates seversl tracts for large perks or reserva-
tiona -
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Major Street Plan



Me jor Street Plan

A trafficway system must be designed to accommodate the principal categories
of mejor traffic movements in the community. In Lexington these may be

identified as follows:

(1) Traffic from and to the three principal traffic generating areas
of the city: The Central Business Distrlict; the Industrial

districts and the University of Kentucky.

(2) Traffic from and to the secondary generators throughout the
urban area, including: the various shopping &nd other commerclal
concentrations, high schools, public and semiepublic facilities etc.
(3) A certain amount of through traffic with neither origin nor

destination in the Lexington urban area, perhaps ten per cent
of the total traffic.

At present the City's most obvious traffic problem is created by the lack
of a high capacity artery capable of carrying traffic through the metro=
politan area and, at the ssme time, accommodating traffic from and to the
traffic generators within the eity. Furthermore, the City suffers from

an unbalanced street patitern, & large number of radial srteries focused on
the center which - 80 far = it has falled to supplement by & high capacity
inner circumferential road to provide for interchenge between these radials
without having to pess through the center. The Major Street Plan recommends
that the correction of this condition be given top priority. It would
appear that at this time an unususl opportunity exist to accomplish a

ma jor highway improvement program with the assistance of the State Highwey

Department and the Federal Buresu of Public Roads. These agencies are prew-



paring plans for US Routes 25 and 60 as a pert of the construction of a
relocated system of interstete highweys under the Federal Highway Act of
1956. While US 25 may appropriately by-pass the city to the east, as
planned at present, it would appeer that routing new US 60 through the
city would have many important advantages. The relatively modest volume
of byepessable traffic suggests that the main function of US 60 iu not one
of providing for through traffic but for traffic between the city and
points outside and for traffic within the city and urban area. Besldes,
the only practical wey of by=-passing US 60 would be to the north, which
would result in a rather indirect slignment considering the function o

this highwey in the regional picture.

After preliminary discussion of the problem with state end federal high-
way officials and their respective cowsultants, it is recommended that
US 60 be carried through the very center of the Lexington urban area,
following generally the righits-of-way of railroads and skirting the
Central Business District just south of Main Street. The cost of the
highway aslong this route may or may not be lower than the cost of the
much longer previously considered by-pass route - however, the benefits
especially to Lexington should be immeasurably greater. This proposal
follows the principles of internal urban area highway design empleyed
in recent years in many places. San Francisco, Kensas City, Cincinnati
are but three of the outstanding examples of successful application of
the principle that major arterial highways in urban centers must be so
located as to skirt the principal traffic generators, especially the
Central Business District, and,at the same time, accommodate by-passable

traffic without deleys by virtue of complete control of access.
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With this route in place Lexingbon will have solved, it is believed,

many of its present major traffic problems. US 60 will become the City's
"Jife line" connecting it with the interstate highwey system and con-
stituting at the seme time the backbone of the local arterial network.
This local network must be improved over the years, closely coordinated
with new US 60 and also US 25, so as to provide the Lexington srea with
adequate arteries for handling traffic between all parts of the area.
Among the principal improvements of this kind shown on the Major Street
Plan, are the improving, widening and extending of two radial routes, one
to the northeast, the other to the mouthwest., The northeast radial would
be the Newtown Pike, the southwest radial the Harr®dsburg Pike including
the southwesterly loop around the Central Business District. Next to
these projects in order of priority is the route identified in the Major
Street Plan as “Iﬁner-circumferenti&l Highway". It is strongly recommended
that these arterials be constructed as nearly at controlled access stand-

ards s practicable.

Several other major trafficways shown on the MaJjor Street Plan should be
built as needed and as funds available permit = but the rights-of-way
needed for any new routes or connections should be protected through sub=-
division control and mapped street procedures. It should be noted that
an attempt was made to design the major street system s¢o that it would

afford convenient access to such traffic generators as shopping centers.



Land Use Plan -~ Residential Use



The land Use Flan ponrtraye by distinctive symbols and tones the various
categories of proposed land uses., It slso shows the system of major streets.
The different land use aress consist of:

1) the aress held most appropriate for residential use;

2) Toe areas considered to be most appropriate for commercial use,
including downtown business development, shopping centers and
generasl and highway service business;

3) the esreas best suited for industrial uses;

4) sites for major paerks and reservations, those existing, to be

retained end the additional ones proposed;

The major factors influencing area designation are existing uses; topopraphic
suitebility; transportation facilities, both existing and prospective

development and related facilities,

Among other purposes, the generalized land use districts outlined in the

Plan are intended to serve as a guide:

1) in emending the zoning map;

2) in the acquisition of appropriate sites for recreationel and

other public or semi-public uses.

Indication Of the desirable future land use should encourage sppropriate
subdivision practices. It will be of assistence in determing the proper

locatlon and size of various uwtilities and their extension.

Economy reguires the consolidated provision of sewer, water, street peving

and other municipal facilities and services contiguously and progressively

<38




outward. The slternetive would be tue provision of municipal fmproves=
i
fments and services to numerous small, scattered residential and none
residential uses - a land development policy which can lead - and has
lesd - to municipal financial difficulties, chaotic real estate con~

ditions and inmdequate facilities.

Regidential Neilghborhoods

Certain factors inherent to living in cities tend to create patterus of

relationship with the ftotal urban complex. An elementary school serves

a2 district of a certain size snd population. A park, pleyground, community

center may be used principally by the residents of a particular section
huginess

of the city. A group of retail/establishments may draw mainly from e

particular residentizl ssction of the community. Certain residentiel

areas, through chence or & planned Jjuxtsposition in the pattern of

traffic-ways and non-residential land uses, will tend to resist en-

croachment by alien uses; with the passage of time, 2 recognizable,

established rssidential neighborhood will come into being.

The City can adopt residential land development policies which will allow
these, in the most part desirable, influences to be brought to bear

coincidentially. Such policies would include:

1) encouraglng & pattern of residential developemnt that will
recognize neighborhoecd units;

2) providing for each neighborhood unit facilities to meet neigh-
borhood needs including: traffic arteries to provide accesg to
but not passing through the neighborhood; shopping facilities;

educaticonal and recreationrl facilities.
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3) prokibviting within the neighborhoods, land uses inccmpatible to
sound residential development; directing through vehicular
traffic along the boundaries of residential neighborhoods.

and
The Major Street Plen/the Land Use Plan are intended to aid in the

application of these policies of residentisl land development. These
plans further recopnize previous recommendations concerning the develop-
ment by dreinage areas in guiding expansion of the Lexington urban srea.
It is suggested that these drainage areas can, where consistent with other
fectors governing urban expansion serve as & basis for residential neigh-

borhoed planning.
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ESTIMATED POPULATION AND EFFECTIVE BUYING INCOME SUPPORTING

COMMUNITY CENTERS (1958 Dollars)

Approximate Approximate Amount
Comnunity Estimated Future Net Effective Egtimated to be
Shopping Population of Buying Income of Spent in
Center Trade Area Trade Area Variety Stores As

Population Principal Tenents
"Northeast" 41,000 $67,000,000 $1,197,000
"East” 41,000 67,000,000 1,197,000
Chevy Chase 32,000 52,000,000 930,000
Southland 32,000 52,000,000 930,000
"Southwest" 41,000 67,000,000 1,197,000
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Commercial Use

The Central Business District is st present = and will continue to be =

the regional shopping center of the Lexington-Fayette County metropolitan
area. It is believed that & second regional or sub=regional shopping

center - of Cincinnati's Swifton Center type for example = would not be

in the best interest of the Lexington community. It would necessarily

tap the same trade territory as the Central Business District and it is
reasonably certain that both could not survive. The quality and selection
of merchandise would be apt to decline and much of the significant "shopping"
trade would likely be attracted by retail concentrations offering the service

expected by the patrons - Cincinneti or Loulsville,

At present Lexington's downtown retall facilities are supnlemented by two
community type shopping concentrations featuring in the main variety store
merchandise, food and various convenience goods and services. Neither of
these - Southland and Chevy Chase = were initially planned or are managed
as single-owner shopping centers. As pointed out hereinbefore, estimates
indicate that Lexington will be able to support some 400,000 square feet

of retail area in new community shopping centers as the urban ares popu=
lation epproaches 200,000, The Land Use Plan proposes that this additional
retail sales area be provided in three new community shopping centers: one
northeast, one east and one southwest of the Central Business District.

These centers should be developed on sites of about 20 to 25 acres each.

At present prospects for the need and success of such a center on the east
side would appear a bit premature. The same holds true generally for the

northeast, and the specific site of a center in that area, like in the case
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of other new shopping centers, should swait furthsr developments and con-

siderations bearing upon such project at the time it is actuvally submitted

for officisl consideraticon.

Present residential expansicn is focussging the attentlon of real es
developers on the southwest part of the urban area. Several locations are
under consideratlon at this time, some already zoned for commercial use.

The proposals may be evaluated on the basls of the following criteria:

(a) need of and other relationships to the residential arvess which
are expected to constitute the primary trade territery of the
center;

(0} wrelationship to thoroughfares, existing and proposed;

(c) dinmpact on existing commercial establishments and probability

of success.

As was stated earlier, the establishing of a suberegional center focussed
upon & Jjunior degartment store of say 80,000 or more square feet of sales
area would likely have an adverse effect on the Central Business District.

A community center focussed upon one or more variety stores of modest sigze
might be felt by downtown esteblishments, but it would seecm very likely that
g8uch cenjer and downtown could cosxist withoul seriously affecting each

5

cther.

Directly affected by @ new community center would be primarily the various
existing retall concentrations in the southwestern part of Lexington,
particularly Bouthland. Freguently, in such instances the loss of sales
volune is inversely proportionsl to the driving distance betveen the present

and the new cenler,

1



In view of these and other considerations the most advantageous locstion

for a new southwest community shopping center apears to be a site near ihe
intersection of the Harrodsburg Pike and the proposed outer circumferential
hipghway. Such site would not only bear 8 very practical relationship to
existing and proposed thoroughfares and its primary trade territory but would

at the same time, bear s8lso & desirable relstionship to Southland and the

other existing and proposed community center sites.

From the overall land use planning standpoint the Lexington urban area
would then be served approximately as follows: The Central Business District
would remain the unchallenged regional trade center primerily for shopping
goods. As 2 secondary function 1t will also afford reteil services of the
community center type for its surrounding area. Five community centers =
two existing and three proposed - will cover the urban trade srea approximately
ag follows: The Northeast Community Sbhopping Center will serve the area
from Interstate US 60 (Leestown Pike) to Broadway; the Bast Center from
Broadway to Richmond Road; Chevy Chase primsrily the esrea from Richmond
Pike to Nicholasville Road; Southland the area from Nicholasville Road to
north of Harrodsburg Pike; and the Southwest Center primarily the extreme

southwest.

The trade zones of these five centers would, of course, overlap to a certain
extent. This overlepping would be more extensive in the case of Southland
and any new Southwest Center than in the other three iretances, This is

80 primarily because of' the somewhet unfavorable location of existing South=
land. Whether or not it will be possible to induce the development of the
southwest center at the preferred general location~ referred to herein as

Site C = in large megsure ¥ill depend upon the outcome of the pending shopping
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arrker propoeels in bthe Gerdenside Subdivigion and on Hesrpodsburg Pike ax

Lane Allen Rosd.

The Gardenside tract = Site A was the first shopping center proposal in the
southwest which announced development of the community center type. 8o far
no zctual building has teken place although some 40 acres were zoned for
business here. The principal shortcoming of the site is that it is not located
on any existing and proposed thoroughfare and, tioerefore, it will lack the
high degree of reguired accessibility from the trade area which would have
{0 support it as a community shopping center. It is generally egreed that
comnunity shopping centers should abut at least one important thoroughfare.
The advertising value of such location is preferred to many other character=-
istics by variety store chains, the key tenanis of community centers.

While Site A is thus not well located for a community shopping center,

it might be quite suitable for a neighborhood center focussed upon s
substantial supermarket and containing in addition, & few service and

convenience goods outlets.

The Harrodsburg-Lane Allen site = Site B - is at the southwest cormer of
that intersection. The site obviously meets most of the important criteria
of a community shopping center location. Unfortunately, it is rather close
to Southland. While "twin" centers heve been attempted successfully else-
wbere, it is ressonable to assume that in this case one or the other would
suffer, at least Initially until population increase creates more sub-
stantial purchasing power. S0 far only a small ten acre part of ths tract
has been zoned for business.

While in the aggregate there is much commercial over=-zoning in Lexington,

in general, and in the southwestern part of the urban area in particular,
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i~ is concedsd tpot mucl of the business property is s0 poorly loceled

thet its chances of sucgess are not Yoo promising, particulsrly not in view
of current practices in providing shopping facilities. It is also con~
ceded, however, that one well designed and managed community center built

ground one or more medium sized variety stores could be supported by the

present population, in addition to the existing shopsing facilities.

Under the circumstences the following course of ection is suggested. The
promoters of Site A - Gardenside - should be zsked to show why their 40
acre commercizl tract should not be rezoned in accord with the requirements
proposed in this report for neighborhood shopping centers, reducing the
argato approximately five, seven or ten acres. The promoters of Site B =
Harrcdsburg=Lane Allen = should be msked concurrently to demonstrate their
ability to proceed with the construction of & community shopping center in
complisnce with the applicable provisions proposed herein for thie type of
establigshment., If Site A should not be changed to a neighborheood center
because the developers can demonstrate that binding commiltments have been
secured from principasl tenants and construction will be started without
further delay, Site B should be rejected as 8 camunity center. If Site A
fails to present such proof, but Site B complies, the latter should be
authorized and the former rezoned as herein recommended. If neigher pro-
posal materializes Site A should still be used for a neighborhood center
and Slte B should be rejected except for the ten acres already zoned for
buginess. In that event the chances of a community center development on

Site C within five years or 50 would gsppesr premising at thia time.

The reason for the emphasis on demonstrated ability to proceed with & center

is based on the rather discouraging experience with other shopping center
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ventures in the Lexington ares, which did not materialize and lead to the
selling of commercially zoned lots for miscellaneous uses. Such ventures not
only have depressing ef{ects on the lands in guestion and adjacent properties,

but discoursge the development of desirable commercial projects.

Within the trade srea of each community shopping center eseversl neighborhood
centers may be provided. Two new neighberhood shopping centers can be
recommended for Lexington now: (1) Cardinal Hill; (2) Gardenside or at
Harrodsburg and Lane Allen Roads as an alternstive for a community center.
In the future, construction of other neighborlinod centers at or near the
indicated locations mey be authorized as their need is substantiated by
market surveys. The Land Use Plan indicates nine such locations - in
addition to the two in the planning stage at present. Retail sales srea

for each neighborhood ceniter should be 40,000 to 45,000 square feet;

recomended land area five to seven acres.
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Industrisl Use

Existing and planned industrial lesnd use in Lexington is located in four

relatively concentrated areas:

&) the Leestown Pike ~ 0ld Frankfort Road - Versailles Pike area;
b) the Winchester Pike ares;
¢) the IBM eres;

d) +the Industriel Foundation area.

The first two of these are the older industrial areas of the city. The
IBM and the Industrial Foundation areas have been developed during the
recent period of industrial expansion = the first of these by & single

large industry, the second as an"Industrisl park" for several industries.

Marginal urbsn land can no longer be considered suitable to the needs of
modern industry, nor will the availability of such land attract desirable
industry, to a city. On the other hand, organized industrial districts
offer advantages both to prospective industries and to the community.

The advantages to 1lndustry are:

a) location away from areas of cramped sites;

b) readily svailable space for one-story plants, offestreet parking,
ample loading and handling areas, future expansion;

¢) opportunity to secure land, needed facilities and conveniences in
a single "peckage";

d) relief from zoning problems, various public relations problems;

e) adegquate control of ares development.



The advanteges to the community:

a) establishment of a favorable competitive position in attracting
desirable industries;

b) development of a relatively large parcel of land in which in=-
dustriel uses can be contained; where segregetion from other
lend uses can be reasonably effectuated;

¢) consolidation of utilities and special services needed by in-
dustries and lowering of their installation and operating costs;

d) practicability of providing specisl access roads for industrial
traffic;

e) removal of parking end loading from the thoroughfares of the city.

The size of an industrial district should be carefully related to anticipated
industrisl land requirements. Conditioning of land and installstion of
utilities and other facilities may precede actuasl location of industry in
some instances, Land to accommodate industrial expansion should be availl=
able for the anticipated needs of a 20 to 25 year period. Past experience
suggests the advisability of protecting an industrial land reserve to meet

the needs of the even more distant future.

The site criteria for an industrial park are met by few large tracts in

the Lexington area. The new industrial lend indicated on the Land Use

Plan meets these requirements, as evidenced by recent selection of the

site by the Industrial Development Foundation within this area. The area

is well suited to the demends of modern industry and to indiceted future
industrial land needs here, in respect to railroads, highways, water supply,

power supply, topography and size of tract. It lies within a single drainage




area, sewerable through the installation of a single seperate industrial

district plant or by a pumplng station to the expanded city system.

Sufficient vacant, developable industriel land lies within the proposed
district to supply Lexington's needs in the foreseeable future. All new
industrial development can be directed to this industrial district.
Residential development therein should be prohibited. An industrial land
reserve can provide land suitable to industrisl needs in the more distant

future.
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IMPLEMENTATION OF THE PLAR

This repert has recommended in the foregoing various policies concerning
the development of private land and the providing of community facilities
in the Lexington urban area, This part of the report will discuss ways

of implementing these policies and recommendations perticulerly in regerd

to: Mejor Streets; Urban Lend Development in general; Shoppiag Centers

end other commercilal asreas; and Industrial Development. This d'scusseion,

in effect, represents a spumary of the course of action recommended to the
City=County Planning Commission concerning these particular aspects of

urban growth and expension.

Ma jor Streets
Concexrning thoroughfere development, the Commission should adopt the

Major Street Plan. While the early adoption of e falrly comprehensive

program covering the entire field of thoroughfare planning end develop=
ment is, of course, highly important at this time, the Commission may
have to delay such action regarding certain pheses thereof, pending
further negotiations with other public agencies concerned. Nevertheless,
the Commission ¢hould immediately proceed with the adoption of m program
of thoroughfare improvements on which agreement can be reached among the
officials concerned - and it would eppear from preliminary discussions

that this would cover most of the pressing issues.

Most importantly, the Commission should seek agreement with the State

Highwey Department regarding the locating of the Interstate Routes US 25

and US 60, including the principal approach roads, interchanges and other

facilities related thereto,
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In addition to the interstate routee, verious cther nigmay and thorougi-
!

fare locations are of concern to state znd federal hiphway agenciles. A

committee representing these and local governments has already been formed

end is operating effectively. Through this committee the Plamning and

Zoning Commission should seek to establish and recormend to the respective

governing bodies of the Clty and the County & thorocughfare improvement

program.

Finally, the Commission should - assisted by the City and County Engineers -

establish mepped street lines for the protection of future street beds or

widenings. Also, through its subdivision and zoning policies it should
make every eflort to secure the rights-of-way of proposed thoroughfares

which are involved in new developments.

Urban Land Development

A hit or miss policy of residential subdivision development can, in a
period of rapid growth, produce urbanizstion so disconnected and poorly
related as to meke economical provision of facilities and gervices of
urban type almost impossible. Development standards in the Lexington
urban area are generally of & relatively high order. [Tne enforcement
of high standards in respect to streets and sidewslks, water supply end
gubdivision layout should produce lasting benefits. The situation re=
garding disposal of sanitary wastes, however, is most serious 1o the
health and welfere of the entire community snd demands immediate and

effective action.

Officials as well as citizens are aware of this problem. Individual

septic tank installations are discharging millions of gallions of effluent




eech day into Lexington's relatively thin soil stratum. This effluent
i lergely untreated sewage and as such is nothing more than liquified
human waste. The level of this waste material builds up daily in the

soil. In some areas the absorptive limit of the soil hes apparently

already been exceeded.

Field observetion indicetes the serdiousness of this situation. The degree
of urgency concerning this problem csn and should be determined by soil
pollution tests in the area. New Policies and standards of subdivision and

building development can then proceed from an evaluation of these determinae

tions.

On the Urban Service Area map, the Bell-Watkins sewerable area has been
delineated. Drainage areas surrounding this sewerable ares have been
located end their approximate logically developable size determined.

The pattern of these sewersble drainage areas must influence any future
policy decisions regarding the provision of sewage facilities in the
Lexington area. The following land development policies, dictated by

a due regard for adequate public health standards are suggested for early

consideration of the public agencies concerned.

Determinations of the above mentioned soil pollution tests will indicate

the relative urgency of adoption of the wvarious steps in an active

program,

1) General policy:

a) sewer all development within the urban service area through
a centralized sanitary waste disposal unit in each respective

drainage ares;



b) discourage as much as possible = if not prohibit = in new
residential subdivisions within the urban service area, the
disposal of sanitary wastes by means of individual septic tank

installation; »ermit such installation ocutside the urban

service area only.

2) Outside the urban service area: individual septic tanks will be

installed in increasing numbers over an indefinite period of timej;
with due regard for the community's health, increase the minimum
residential lot size in this area (suggested minimum: 2 to 3 acres)
to provide for sdequate absorption of effluent over the yeara of

operation; discourage urban development in this area.

3) Within the urban service area:

a) expedite the sewering of the 24.5 square mile central drainage
area as per recommendations of the BellsWatkins report;

b) Plan the sewering of each individual contiguous drainage area
ag an independent coﬂmunity sewerage instellation, with a
single trunk newér system in each area carrying sanitary
wastes to an individual community sewage dispossl plant in
each area ~ consider the use of temporary sewage treatment
facilities such as lagoons and discuss these with the State
Sanitary Engineers; regquire urban land developers to asgume the
financial responsibility for installetion and operation of
these facilities and consider committing aceeptance by
governmental agencies of responsibility for operation and
maintenance, following a period of demonstrated mechanical

soundness of one or two years;



c) encowrs e, Lorougn ap.ropriate zoning and subdivision
regulations, and policies in regerd to extension of public
facilities, utilities and services, tne location of new

urban development first within tne entire Bell-Watkins

Bewerable sarec = Luen successively wituln escn ind§wated
contiguous drsinege area; defer zonin, cuanges to R-Dislricts
until documented evidence is presented to indicate tuast
existing Re-Districts no longer can provide developable urban
land in quanity necessar; to adequately suppl, tue market;
make zoning cusnges to Re=District in t..e contiguous draina e
rreas successively, conditioned upon presentation, emong
other requirements, of docuuented evidence that tne installa-
tion of sewee disposal facilities will proceed accordin to

the requirenents of the policy adopted;

d) in toe urban service esres - consistent with tue above policies =
reduce the single=-famil, lot sigze requirement to 7,500 square
feet; (in those rare instances where exceptional conditions
require a septic tank increase the lot crea requirement to

15,000 square feet).

4) Existing development: depending on tue degree of urgency ine

dicated b, tests of soil polution - and Bs a uealtin meesure
watcn carefully existing septic tank installations, urye taat
ell residential development, new or existing, be connected
eventually to a centrel sewage disposal systea, and/or con-
sider - wilere necessary - tne prohibition of new septic tank
installstion in recorded subdivisions, refusing e grent of

building peri:it for any suclh residential use.
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Shopping Centers and Commercial Areas

Under the present Zoning-Ordinance =Resolution reteil business esteblisaments
in the Lexington are are provided for in business districts B-1, B-2 and
B=3 = the nelghbornood business, downtown business and higuway service

districts.

The Central Business District of Lexington is tine principal retail vusiness
center in Fayette County. Estimates of population grewth, economic prospects
studies of transportation facilities and otiner facts indicate tuhat the
Central Business District of Lexington will continue to function a&s the
reilonal shopping center and service center of the Blue Grass area and could,
through concerted action of public agencies and tie property owners and
merchants in this district strengthen its competetive position locally as
well g8 in relation to t:ie central business districts of larger cities
nearby. Tonerefore, the successful establisbment in the Lexington erea of

e shopping center of competetive size end character with the Central

Business District is considered highly improbable, if not impossible.

The concept of regionzl retail distribution implies that merchandise and
service sre to be provided for the residents of not only the immediate en=
virons of the distribution center but of an exteusive surrounding area

from which the certer is reedily accessible. Tunis trade territor, of a
regional center of even modest size usually contains a population of at least

200, 000,

Though 100 miles distent, the Cincinnati Central Business District, with
the construction of the interstate higuway system = particularly US 25 -
will enhance its competitive position in regard to the Lexington trade area.

Additionally, the City of Cincinnatl is meking an effort to retain and
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strengtuen the position of ite CBD b, far-rescuing improvement programs.
These include extensive higawasy construction, urﬁan redevelopment and, es
wcs announced most recently, the modernization of its Central Business
District by various measures including the elimination of vehicular tra¥fic

on thefost importent shopping streets within its core.

/
There is need for a plan and program aimed not alone at preventing decline

in the downtown erea of Lexington but to strengtnen its poaition, so that

it can compete successfully with other shopping centers in the Cincinnati=
Lexington-Louisville region. What, one might ask, are the physical character=-
isties which seem to give the modern planned shopping center so many ade-

vantages over the traditional retsil business district?

Obviously, the greatest advantage which such shopping centers offer derives
from the fact that the design of the center es e whole, ss well as the
buildings and facilities housing the stores and offices, is based on a con=-
cept of an integrated merchandising machine, in contrast with uncoordinated
development by accretion over a long period of years. There existe In the
modern shopping center an effective functional relationship of the various
retail establishments one to another, as the entlre project can be designed
on the basls of systemetic evaluation of ¥nown shopping needs and habits.
Grouping of stores offering similar lines of merchandise, concentration of
gservices, and drawing pover of principal tenants from which all others
benefit, are among the direct benefits of such planning. Furthermore, the
servicing of these various establishments by eppropriate loading docks,
truck lanes or tumnels and efficiently designed utilities result in savings

to the merchants, which in turn can be passed on t® the customer. Finally,



the most obvious sdvantage of such shopping centers is thelr strategic
location in relation to the traffic and transportation network, along with
% generous amount of convenient parking sTces, end pedestrian circulation

within the center free of conflicting vehicular movements.

It should be borne in mind by those endeavoring the formulation of a plan
for the revitalization of the CBD, that physicel improvements alone will not
guffice. Cooperation efforts at management, advertising and other pro-

motional activities will also be necessary.

If the Central Business District is to remnin the only regional center in
the Lexington area, it will have to improve its accessibility, parking
facilities and internal pedestrien and vehicular circulation. As detailed
in the section on Major Streets, the providing of convenient access is
perhaps the most important improvement needed at this time. In considering
the design or relief arteries it is to be remembered that the CBD not only
depends on the spending power of the Lexington urbsn area but of the com=-
bined effective buying income of both: Lexington itself and its regional

trade territory.

It may be well to review briefly the relationship of the Central Buslness
District as a regional shopping center to existing and prospective community
and neighborhood shopping areas or centers. At the outset it is important

to remember that it is not the function primarily of a regionsl center to
provide convenience goods characteristic of neighborhood stores or centers -
although certain of such goods are customarily offered by way of super=-
markets, drug stores, delicatessen stores, etc., in most regional centers,

as incidental to "one stop shopping". However, such convenience dutlets are
normally considered accessory, and retailing in a regional center is primarily

of shopping goods and durable items,



Accordingly, within the trade territory of a regional center there is need
for a number of "community shopping centers” end a greater number of "neigh-
borhood shopping centers” - properly located and of appropriate size in
respect to their respective trade areas, But it is also recognized, as borne
out by experience, thet two or more shopping centers trying to draw from one
end the same territory will likely find it difficult to succeed, save under
exceptional circumstences. It 18 one of the objectives of comprehensive
city and regional plenning to help avoid such pitfalls in shopping center

planning.

| As the number of community and neighborhood shopping centers has increased
and es this "one-stop" type of reteiling facility has become popular with
shoppers nationally, municipelities and counties concerned with the regulae
tion of such centers have adopted one or the other of the following adminis=

trative pollcies:

(1) A policy of laissez-faire in regard to the number, size and location
of shopping centers, with only stendards of design snd construction
regulated. (e.g. Kansas City, Missouri)

(2) A policy of comprehensive selection in regard to number, approximate
size and location of centers = based on a lLand Use Plan and
governed by demonstrated public need, traffic and pearking require=
ments, and the proponent's financial ability - with standards of
design end construction regulated as well (e.g. Denver, Colorado).
Operating within this policy, the Land Use Plan indicates, on the
basis of present end anticipated future population of the community,
the spproxdmate number, location and extent of centers likely to

be needed to afford adequate service. Until a specific site is



selected a choice of such site is possible as long as it is reasouably
near the site indicated in the plan. Once approval has been given
for a specific site, public necessity and convenience are cone
sidered to have been adeguately satisfied, and from there on it

is a metter of providing the kind of outlets the public demands

within the shopping center itself.
3) Some combination of the above two policies.

The legal instruments for putting into effect a policy of comprehensive

selection are:
1) the comprehensive Land Use Plan;

2) a Zoning Ordinance-Resolution smendment prescribing the procedure
to be followed and the criteria, standerds and requirements for in=-
tegrated neighbdrhood and com:unity shopping centers. The suggested

draft of such an amendment is included as Appendix A.

Industrial Lend

Manufacturing enterprises of the light and highly desirable types have re~
rently found in Lexington a favorable location. Their presence has strengthened
the economic base of the City, has provided desirasble diversification of

land use and has sparked residential expansion in the area,

Lexington mey very well continue to attract new light manufacturing plants.
A purposeful, selective program of industrial development can help to proe

mote the locating of additional desireble industries here.



Criteria cen be developed for evaluating the probable impact on the comuunity
of o new industry. The administrative and operative charscteristics of the

prospective industry would both be considered:

1) Administrative

a) GCeneral classification of the company's type of manufacturing.

b) SBtature of the company in its field.

c¢) Size of the company. Location of its main plant. ZLocation of
ite administrative offices. Location of its branch plants,

d) Permanence of the proposed plant installation.

e) Sensitivity of the operation of the plant to fluctuations
in business cycles or sessonal trends.

f) Composition of the plant's labor force = proportions of skilled
and unskilled labor.

g) Sources of labor supply = proportions imported and drawn from

existing labor sources.

2) Operative

a) BSite requirements to allow for optimum present operation and for

possible expansion.

b) _Standards of operation; employment of modern methodas of pro-
duction; possible threats “of nuisances, obJjectionable effects
or hazards in metters of noise, vibration, noxious fumes or

wastes, fire, or explosion,
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¢) Reguirements for water supply, sewer facilities and other

public facilities and utilities.

The effect of these characteristics and requirements on the City dould then

be examined to determine:

a) BExpenditure of public funds required for new or expanded facilities

and/or services.

b) The amount and kinds of employment opportunities to be created.
c) Possibility end degree of competition for the existing labor : -

force in the area.
d) Effects on the tax base.

e) Increase in local buying power,

f) The possible creation of opportunities for related industries

and service establishments.

A sound progrem of industrial development should strive to retein esteblished
desirable industries and encourage their expansion locally. It whould be

in & position to offer to selected prospective industries the possibility

of acquiring plant sites in areas in which the availebility of municipal
facilities is assured. The provision of an "industrial park" containing

such plant sltes constitutes an importent part of such 2 program of
industrial promotion.

to
Similar/trends in modern shopping centers described previously, up-to=date

practice in industrisl development suggests, where possible, unified
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plapning, owaersbip and operation of "ladustrial parks”. Furthe:
developmental method similzr to that employed by the Industrial Foundation
in ILexington hes worked very succeasfully in numerous cases. The value tTo
the community of this Foundation is well recogniged. The community should

strive to strengthen its position and encourage its work to continue.

The industrial land indicated on the Land Use Plan represents the best
potential industrial area in the environs of lexington. Its reservation
for industrial use can be assured through the Zoning Ordinance~Resolution.
If successful promotion of this area as an organized industrial park is
to occur here, such development should be guided endfor prescribed in like
manner by observing proven developmental standards controlling minimum
area, intemrated design, access, parking and loading. Suggested examples

of such standards are included as Appendix B of this Report.
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APPENDIX A

INTEGRATED NEIGHBORHOOD AND COMMUNITY AND SHOPPING CENTERS

MINIMUM AREA: The owner of a tract of land located in any District

at or near wvhere a proposed shopying center 'is shown on the Land
Use Plan, containing not less that two (2) acres in the case of a
neighborhood shopping center and not less that fifteen (15) acres
in case of a community shopping center ray submit to the Planning
and Zoning Cemmission for its review a preliminary plan for the use
and development of such tract of land for an integrated shopping

center.

Shopping Centers Defined: For purposes of this Article shopping

centers shall be defined as follows:

Welghborhood Shopping Center shall meen a shopping center the prine
cipal establishment of which is customarily a supermerket type food
store or a super drug store.

Comnunity Shopping Center shall mean & shopping center the. principal

establishment of which is customarily a2 veriety store.

APPLICANT - FINANCIAL ABILITY: In aceepting such plan for review

the Plenning Commission must be satisfled that the proponents of the
integrated neighborhood or community shopping center are financially
able to carry out the proposed project; that they intend to start
construction within one (1) year of the approval of the project

aend necessary district change, and intend to complete it ?ithin a8

reasonable time as determined by the Planping and Zoning Commission.
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COMMISSION FINDINGS ¢ It shall then be the duty of the Plauning

Comission to investigate and ascertsin whether the location size
and other characteristics of the site, and the proposed plan, comply

with the followlng conditions:

Need Must be Denonstrated: The need for the proposed center at the

proposed location, to provide adequate shopping facilities or services
to the surrounding neighborhood or community, as the case may be,
bas been demonstrated by the ampplicapt by means of market studies

or such other evidence as the Planning Commission may require.

Adequacy - Site: The proposed shopping center is of sufficient but

not excessive size to provide adegquate neighborhood or community
shopping facilities, as the case may be, for the population which

reasonably may be expected to be served by such shopping facilities.,

Traffic Congestion = Not to be Created: The propesed shopping center

is at & location where traffic congestlon does not exist at present
on the streets to be utilized for access to the proposed shopping
center, and where such congestion will not likely be created by the
proposed center; or where such congestion will be obviated by
presently proposed improvement of access thoroughfares, by demone
strable provision in the plan for proper entrances and exits, and

by internal provisions for traffic circulaetion and parking.

Integrated Design: The plan shall provide for a shopping center con=

sisting of one or more groups of establishments in buildings of
integrated and harmonious design, together with adequate and pro-

perly arranged traffic and parking facilities and landscaping. The
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project shall be arranged in an attractive and efficlent manner, cone
venient, plessant and safe to use, and fitting barmoniously into,
and having no adverse cffects upon, adjoining or surrounding pro-

perties,

PERMITTED USES: The uses permitted in an integrated neighborhood

or community shopping center shall be those retail businees, commercial
and service uses permitted by Article 12 of this Ordinance=-Resolution.
No residential and industrial uses shall be permitted, or esny use
other than Buchfgz necessary or desirable to supyly with goods or
services the surrounding neighborhood or community, as the case may bej
and, provided further, that such use shall be in the Judgement of the
Planning Commission in hermony with the design and general development

plan of said center and the environs thereof.

MINIMUM DESIGN STANDARDS: The following minimum standards shall be met

in the design of an integrated neighborhood or comunity shopping center:

BUILDING HEIGHT: No building shall exceed two and one-half (23)

stories or thirty-five (35) feet in height except as provided in

Article 21.

Yards: No building shall be less than fifty (50) feet distant from
any boundary &f the tract on which the shopping center is located.
The center shall be permanently screened from all abutting proper=-
ties located in any Residence District by an eppropriate wall of
acceptable design and, except for necessary entreances and exits,

from all properties located across the street and within one hundred
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(100) feet from such center in any Residence District by a wall or
hedge not less than three (3) feet in height, The éxact type and

nature of such screening shall be determined by the Planning Commission.

Tract Coverage: The ground ares occupied by all the buildings shall

not exceed in the aggregate twenty-five (25) per cent of the total

area of the lot or tract.

Customer Parking Space: Notwithstending any other requirements of

this Ordinsnce-Resolution, there shall be provided at least two (2)
square feet of off-street parking erea, including driveways for

every square foot of total usable retail floor spece, not including
basement storage space, in an integrated neighborhood shopping cen=
ter; and three (3) square feet of off-street parking area for every
square foot of total usable retail floor space, not including base-

ment storsge space in an integrated community shopping center.

Loading Space: Noiwithstanding any other requirements of tuis
Ordinance-Resolution, there shall be provided one (1) off-street
loading spece for each ten thousand (10,000) square feet or fraction
thereof of apgregate floor space of all bulldings in the center.

At least(l/3) ore~-third of the space required shall be sufficieut

in ares and veriical clearance to accommodate trucks of the tractor-
trailer type. B8Buch loading facilities shall ™ be permanently and
fully screened from any Residence District edjoining or fecing said

facilities.

Accessway and Illumination of Parking Aress: Accessways and parking

areas shsll be lighted adequately by mushroom type lighting fixtures
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which slell be so lLiastelled g8 to reflscl li Lt awey from sGJo

properties.

Signs: Subject to express approval b, the Planning Commissiou, all
signs within tiie center shell be controlleda by written agreement be=
tween the owners and tenants of tue center, or otherwise, to avold
excesgive sdvertising and ensure a harmonious relationship to the
center as a whole. In a neighborihood shopping center, all sigus
shall only be indirectly illumineted with wihite light. 1In both a
neiguborhood or comrunity shopping center, all signs shall conlorm
to the distance requiremeunts from property lines for the buildings
in the center. Projecting signs susll be prohibited. Two (2) free
standing shopping center identification signs may be eutnorized any=
where on the premises by the Planning Commission but not closer than
twenty-rive (&5) feet from eny property line. Said signs shell not
exceed one hundred (100) square feet each in ares and twenty-Iive

(25) feet in helght.

Thoroughfare Frontage Required: A neighborhood shopplng center suall

sbutt, front ou and have its principal access to end from a street
designated on the official Major Street Plan &8s a primary or secondary
thoroughfare, or designated by the Planning and Zoning Comnission as

a collector sirect as defined in the Subdivision Ordinsnce=Resolution,
A community siwopping center shall abutt, front on and have its prin-
cipal accesg to and from a street designated on the officisl Major

Street Plan as & primary or secondery thorougzhfare.

FINAL DEVELOPMENT PLAN: Upon determination by the Plenning Commission

that the proposed integrated neighborhood shoppiug cepter or community
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shopping center, as the case may be, as shown in the preliminary plan,
appears to conform to the requirements of this Article aml all other
applicable requirements of this Ordinance~Resolution, the proponents
shall prepare and submit a final development plan, which plan shall
incoporate such changes and modifications as may be required by the
Plamning Commission,
RECOMMENDATIONS FOR ZONE CHANGE TO GOVERNING BODY: If the final

development plan is found to comply with the conditions and require~
ments set forth in this Article and other applicable provisicus

of this Ordinance~Reszolution, the Plamning and Zoning Commission shall
submit its reoport and recommendations and the reguired application

by the proponents for the necessary change in soaning district clessificat-
ion of the site of the proposed ceanter, to the City Couneil, if said
center is to be located within the city limits of the City of Lexington,
or to the Fiscal Court if located outside sald ecity, The governing

bedy having jurisdiction shell hold 2 public hearing on the application

for a soning district change,

REZONING: Following a public hearing, the City Council or the Fiscal
Court, as the cese may be, rescne the propserty to the classificatioa
permitting the proposed cemter, for development in substantial conformity
with the final plan, as approved by the Planning and Zoning Commission.

ADJUSTMENTS - AUTHORIZED BY COMMISSION: After the final development

plan hes been approved by the Commission and the change of zome by

the City Council or the Fiscal Court and in the course of carrying
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out this plan, adjustments or reasrrangements of buildimgs, parking
areas, loading areas, entrances, heights, or yards, may be re=-
quested by the proponents, and provided such requests conform to
the stapdards established by the final development plan and this
Ordinance-Resolution, such adjustments or rearrangements may be

euthorized by the Planning Commission.
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Appendix B

CGENERAL STANDARDS FOR PLANNED INDUSTRIAL DISTRICTS

General Design Criteria; The following general criteria should be objserwved

in the formulation of the development program for a plamned industrial district,

or industrial park.

Integrated Design: The plan shall provide for an industrial district
consisting of several buildings or groups of buildings of efficient

and harmonious design, together with properly arranged traffic ways,
parking and leading facilities and landscaping = so arranged as to create
an attractive project roadily integrated with and having no adverse

effect on adjoining or surrcunding areas and developments,

Thoroughfare Access Ri(pu‘d: The m?dultrﬁl district shall abut a

street designeted in the official Major Street Plan as a primary or
secondary thoroughfare, or that direct access to such street is provided

by means of an acceptable industrial service street.

Uses, Design Standards and Improvements: The proposed uses shall sccord

with the uses permitted and the layout of the proposed industrial district

and the proposed improvements cenform in all respects with the general
design standards and improvement requirements stipulated.

Applicant = Finaneial Ability: The applicant shall be financially able

to carry out the project as proposed; construction will start within one
year of approval snd a substantial part of the project will be completed
within a reasonable time limit as specified by the Planning and Zoning
Commission,
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General Design Standards and Improvement Requirements: The following design

gtandards should be observed; and the owner or developer should post with

the Planning and Zoning Commission an adequate surety bond or furnish other
kind of surety or guarantee, satisfactory to the cdmiasion,_,auuring at the
expense of the owner or developer the installation of mpro@nts specified

in the following:

Rights-of-way and Pavements: All interior sireets should bave a right~

of-way width of not lees than 80 feet, and should be provided with all-

weather concrete pavement, curb and gutter meeting city specifications.

Utilities: All necessary utilities skould be installed meeting city=-
county specifications.

Off-Street Parking: Employee parking ~ one space for each two employees

on the maximum shift.

Customer parking = at least ten spaces per plant.

Losding Facilities: To be determined according to type of industry;

should be off-street and of sufficient size to accommodate normel pesk
loads. Loading docks should not be placed along building fronts.

Plant Vehicle Storage: Sufficient to accommodate off-street all plant

vehicles.

Paving of Off-Street Areas: All off-street parking, loading and meneuver-

ing areas should be surfaced with suitable pavement.

Landscaping of Unsurfaced Areas: All unpaved areas should be landscaped

. subject to Commission approval.



Greenbelts: The projJect area should be enclosed on all sides by a
planted strip. FPlant material = subject to‘ Commission approval =

should have initially a height and compactness of not len.c than 50
per cent of the ultimately required height end compactness.

Outdoor Advertising: Should be prohibited, except that each industry

may have one suitable identifying sign.

Illumination: Lighting fixtures should be so installed as to reflect

the light away from adjacent properties.



Journal, April 10, 1958 209

made by Mr, Russell, seconded by Mr, Kittrell, that the zone change be
denied & public hearing. Motion carried unanimously.

Chairman Hawkins announced that public hearings would be held on
the following cases at 2:00 P, M., on April 24, 1958,

Case No. 57-35 - Fayette Enterprise, Inc; Case No, 57-43 - Northland,
Inc,; Case No. 58-5 - David Cahill Estate; and Case No. 58-7 - Martha A.
and Barkley Storey.

Upon motion meeting adjourned.

= X

CHA IRMAN
SECRETARY

April 17, 1858

b I ———

The City-County Planning and Zoning Commission convened upon call of
Chairman Hawkins on the above date @t 1:30 P. ¥. in the Planning Office,
The following members were present: Kittrell, Russell, Gard, Curtis,
Shropshire and Chairman Hawkins. Attorney John Cook, City Corporation
Counsel, and Attorney Richard P. Moloney, Jr., Assistant County Attorney,

were present to serve as legal advisors to the Commission.

Copies of & proposed resclution adopting the Land Use Plan and clarifying
the purpose for which the Commission intended to use the Plan were distributed
to the Commission members, It was agreed that the Chairman should read this
Resolution mloud st the opening of the public hearing concerning the Land Use
Plan,

At 2:00 P. M, the Commission adjourned their executive session in the
Planning Office and proceeded to the City Commissioners’' Chambers where the

Commission reconvened for the public hearing. The Chairman dispensed with the
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reading of the minutes and proceeded to read aloud to all persons assembled
the following Resolution which he stated had been suggested for Commission
action:
BE IT RESOLVED by the Planning and Zoning Commission of the

the City of Lexington and County of Fayette that the Land Use Plan

attached hereto be adopted as a planning gulide and that the

recommendations contained therein are to be given only the same

weight as any expert testimony on the subject in delibe;ations by

the Planning and Zoning Commission,

Following the reading of the Resoluticon the Chairman asked for any persons'
objecting to the adoption of the Land Use Plan to state their reasons before
the Commission,

Attorney Robert Houlihan, representing the Southland Shopping Center
Association, appeared before the Commission and began stating objections but
wag interrupted by Attorney Rufus Lisle, representing Mr. J. J. Ruttenberg and
Mr. Stanford Ruttenberg. Mr, Lisle said that he would like to know for the
record just who Mr. Houlihan was representing. He referred to a petition
filed with the Planning and Zoning Commiésion by Mr. Houlihan wherein a
list of the Association marked "Exhibit A" was filed. Mr. Lisle stated that
he had talked to a number of people whose names appear on the list but who had
told him that they were not members of the Assoclation, Mr, Houlihan stated
that he was retained by members of the Assoclation., Mr. Houlihan requested
a two minute recess to discuss the Resolution with his clients. Chairman
Hawkina granted his request, After the recess Mr, Houllhan again appeared
before the Commission and stated that in behalf of owners of property and
merchants in Southland Shopping Center, he objected te that part of the 1958
Master Plan Supplement of the Segoe Report where it recommends a new community
shopping center located at either Gardenside Subdivision or near intersection
o? Lane Allen and Harrodsburg Road, or an alternate location on tﬁe Harrodsburg

Pika., Mr., Houlihan further stated that the Ruttenberg center at Lane Allen

Harrodsburg Road Intersection would damage the Southland Shopping Center and
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that the Segoe suggestion on the Ruttenberg center was totally irresponsible
because it stated a shopping center there would compete with Southland and both
might suffer until the population increases materially., He also stated that
experts tell them that a new center will not increase the dollar volume but
would only shift the place where people spend and that there would be competition
between the two centers and both would suffer. Mr, Houlihan gsked to call on
Mr. M. C. Harven, the expert who predicted that Southlsnd was a good location,
Chairman Hawkins denied the request informing Mr. Houlihan that he was trying
to make this a public hearing on the Ruttenberg petition., Mr, Houlihan presented
8 map to the Commission showing the position of Southland Shopping Center in
relation to the location of the Lane Allen-Harrodsburg Road Intersection.

Attorney Harry Miller was present representing Pierson-Trapp Company,
developers of Gardenside Subdivision. Mr, Miller stated that there are gross
fallacies in the Segoe Land Use Map and that the map discloses & lack of
inspection of the land. For an example, hé referred to the proposed street
shown for Gardenside and pointed out to the Commission that a $250,000.00
section of it already was built before the report was made. Mr, Miller further
stated that if the map were adopted it would consitute a rezoning of most of
the country. Mr., Miller told the Commission that the Statutes did not give
them authority to adopt the Land Use Plan and also that the Segoe Report was
not worthy of acceptance by the Commission and that the Report should be rejected
and put on the shelf and no part of it should be adopted.

Attorney Houlihan again appeared before the Commission and stated that he
agreed with most of Mr, Miller's arguments and that after studying the Resolution
he thought it should rea} as follows:

BE IT RESOLVED by the Planning and Zoning Commission of the City of

Lexington and County of Fayette that the Land Use Plan attached hereto

be accepted as a planning guide and that the recommendations contained

therein are to be given only the same weight as any expert testimony

on the subject in deliberations by the Planning and Zoning Commission;
that the recommendations of the Report as to Shopping Centers in the



south pertion of Lexington and Fayette County are not adopted and are
in no way binding upon the Commission in considering future reguests
for zone changes for shopping centers,
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Mr. Houlihan stressed the fact that it was his opinion that the word |
"accepted’ rather than the word "adopted” should be used in the Resolution, |
Attorney Rufus Lisle stated that the statutes to which Mr, Miller referred pertains
only to cities of the third to sixth class and do not concern Lexington and that
it made little difference whether the word "accep£ed" or adopted was used in the
Resolution as it was only & guide for the Commission.
Attorney William Sloane was present and stated that he was representing the
Lafayette Shopping Center and that they were not mentioned in the Segoe Report
but he just wanted to say that they were there,
Attorney Rufus Lisle asked to call on Mr, Homer Hoyt, Land Economist and
authority on shopping centers, from Washington, D. C. Mr., Houlihan objected to
Mr, Hoyt being heard because his expert witness, Mr. Harven, was not permitted
to be heard, and had now left the meeting. Mr, Paul David Wilson, 2108
Harrodsburg Road, asked the Commission why Mr. Houlihan's man was not given a
chance to be heard, Chalirman Hawkins announced there would be a three minute
recess, After the recess Chairman Hawkins stated that Dr, Hoyt would discuss
shopping centers on a communitywide basis, and that Mr, Houlihan would be
permitted to cross-examine him,
Dr. Hoyt gave a brief background of his qualifications as an expert and
stated that he had been in Lexington a number of times and that he had made a

survey for Mr, Henry Knight. Under cross-examination by Mr. Houlihan, Dr, Hoyt

stated that he was employed by the Ruttenbergs. Dr. Hoyt stated that he had

examined the Segoe Report and that he considers it consistent and logical, He
further stated that there is sufficient business in the sguthwest area to support
a shopping center and that such a shopping center would not compete with

and
Southland/ would not compete with the downtown area and that additional suburban
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shopping facilities would increase the patronage Lexington now draws from 31
counties, Dr. Hoyt said that square feet of floor space, rather than acreage,
determines whether a center is neighborhoed, community or regional. He stated

that no regional center in the United States has less than 350,000 to 400,000

square feet, and that the one proposed by the Ruttenbergs would have only 195,000
square feet, Mr, Hoyt further stated that the Ruttenberg location, plus business
on the other corners of the intersection would not comprise a regional center

as only 29 acres of the Ruttenberg site would be developed. He slso said that
new centers provide more parking spaces, and that will draw more shoppers from
other counties to the suburban areas as well as to the downtown area., He said

he did not think placing new shopping centers near old ones would damage the
existing ones., He added that the new ones would have different type stores

and they might at first take some of the business from the existing ones, but

the latter will regain the business, He pointed out that growth will require

new facilities and asked: 'Are we going to stop progress to give a comp;ete
monopoly to the old center?” At this point, Chairman Hawkins asked Mr. Hoyt

if he thought a shopping center on the thirty acres at Lane Allen-Harrodsburg
Road Intersection would hurt Scuthland. Dr. Hoyt answered that 1t wouldn't

hurt the stores they don't have and further stated that it might reduce Kroger
sales, but the area is growing rapidly and he guestioned whether the present
stores would be able to meet the demand, Chairman Hawkins then asked him if it
would hurt Gardenside. Mr. Hoyt said he did not think the zone should be changed
there and that he didn't think both shopping centers would develop. Under cross-
examination by Mr, Miller, Mr, Hoyt said he thought Segoe was wrong in referring
to the proposed Ruttenberg center as a twin of Southland and that he didn't

think Segoe should pinpoint shopping center locations if he didn't know where

the roads sre.

Mr. Sanford Ruttenberg, President of the Ruttenberg Building Company,

appesred before the Commission and stated that he was not interested in a
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regional shopping center because 1t would hurt the downtown area.. He further
stated that he is involved in a seven million dollar investment in downtown
Lexington plus a $14,000.00 donation toward getting parking for the downtown
areg. He said his company would invest five million dollars in its proposed
shopping center, -Hr. Ruttenberg in commenting on Scuthland Shopping Center
stated that they did not have a first class building out there but they have a
bunch of shacks they call a shopping center, Mr. Ruttenberg further stated that
compeition is the life of trade and the law of supply and demand will assert
itself, that 1f you build a better shopping center people will patronize it, He

told the Commission it would be setting a dangerous precedent if it attempts to

control competition and give Southland a monopoly. Mr, Charles McGaughey, referring

to his store in Southland, said he would put his store up against anybody's store,

Claude
Mr./Freeman was present and objJected to the terms used to describe the buildings

in Southland Shopping Center,

The Commission recessed for three minqtes and then convened in executive
session,

The Commission discussed the wording of the proposed Resolution and the
changes suggested by Attorney Houlihan. After considerable discussion 1t was
decided to retain the word "adopted’ instead of the term "accepted aa it was
felt that this was more in accordance with the wording of the Statutes. It was
also decided that the amendment to be added toc the end of the Resolution as
proposed by Mr. Houlihan was not acceptable as it would be discriminatory to
one specific location,

- Motion was made by Mr. Shropshire; seconded by Mr, Curtis, that the
Resolution to adopt the Land Use Plan be approved as read by Chairman Hawkins
at the beginning of the meeting.

Metion carried unanimously.

The Commission then discussed the proposed Zoning Ordinance Amendment




