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Project Description  
 
The proposed mixed-use development is located in the heart of Fort Thomas, at the 
intersection of Fort Thomas and Highland Avenues.   
 
Two buildings are designed to enhance the walkable downtown urban environment, 
providing new opportunities for commercial functions at the street level along Fort 
Thomas Avenue.  The first level mixed-use building will include neighborhood services, 
retail and food offerings with large storefront windows, accessible tenant spaces, and 
outdoor areas conducive to vibrant street life with options for shade and sun. A covered 
promenade along the storefronts leads to a large outdoor Plaza which will become the 
town center gathering place. Colorful flower planters frame the space and comfortable 
seating will create a wonderful setting on the corner to socialize.  
 
On the second and third levels of the mixed-use building, a new housing type attractive 
to empty nesters, seniors, and single professionals will be introduced to the community. 
Eighteen condominium “flats” will offer one level living with elevator access to a private 
parking garage with two assigned parking spaces for each resident.  
  
The residents will enjoy open, spacious living/kitchen areas, covered outdoor balconies, 
and master suites with his and her walk-in-closets, and large master baths. The sizable 
windows provide ample natural lighting, and the units have 10’ ceiling heights - with 
additional volume ceilings in the top floor main living spaces.  
 
The residences will range in size from 1,700 SF 2 Bedroom/2 Bath; 1,850 SF and 2,000 
SF 2 Bedroom/2 Bath/Study and 2,550 SF 2 Bedroom/2.5 Bath/Study. The interiors will 
feature high quality designer finishes.  
 
The second structure to the north of the proposed mixed use building will include a sit-
down restaurant on the first level with large outdoor dining areas and a NanaWall-type 
operable glass wall that opens to the street and garden between the two buildings. The 
second level is office space.   
 
Resident parking is located underneath the street level, with the garage egress on 
Woodland Place.  The garage will have 36 spaces for residents and 9 spaces for 
visitors. The commercial parking is located in a rear yard. The public parking lot will 
have an estimated 40 spaces with a designated commercial delivery zone and 
residential drop off area, separate from the parking lot circulation. In addition, 16 street 
parking spaces will serve the commercial functions. The parking lot is well screened 
with evergreen plantings and an at minimum 25’ wide buffer yard between the lot and 
the homes on Woodland Place.  
 



 
 
 

 

Landscaped green areas are also planned between the parking lot and the storefronts 
at the rear entries to the commercial spaces.  The back of the building also includes 
numerous trees planted throughout the parking lot being considerate to the views from 
the residential units above.  An interior galleria connects the parking lot to the front of 
the building and provides access to the main residential lobby.   
 
An attractive 30 FT wide landscaped garden between the mixed use building (south) 
and the commercial building (north) will be a great amenity for residents and the 
restaurant.  In addition, it will provide another access point to retail establishments and 
the public parking lot from the public sidewalk and the promenade. 
 
 
 
Design Narrative  
 
The building massing responds to the vernacular architecture in Fort Thomas and is 
inspired by the buildings in Tower Park and the treasure trove of various styles of 
residential architecture in town.  The material palette references the Tower Park 
buildings with stone masonry bases and columns, the masonry and glass corner 
feature, and with the two tones of red brick as the main building material.  Millwork and 
cast stone detailing, along with balconies and projecting gable bays add texture and 
depth to the façade architecture.  
 
The roof pitches and the rhythm of the gables along Fort Thomas Avenue are 
characteristic to Fort Thomas.  The building scale is broken down with the undulation of 
the façade and the eave height which is kept as low as possible so that the building is 
not perceived too tall.  The building is stepped down a full story at the south end to be 
more compatible with the residential scale on Woodland Place.   
 
The covered promenade walk with occasional trellises provides an urban oasis for the 
people strolling along the street.  While the building frames the street space, the 
setbacks are large enough for landscaping to soften the environment, and for a zone of 
slower pace walk or seating next to the building – with connection to the adjacent public 
sidewalk.   
 
The ends of the building will be designed with care for long views from the streets, and 
the rear of the building will be treated with attention to detail, so that it does not feel like 
a back side.  The corner of Fort Thomas and Highland has a special emphasis – the 
building greets visitors and residents with the architectural landmark feature of the 
glazed masonry corner, covered walk, and an inviting outdoor plaza with vibrant 
commercial activity and nighttime lighting of the homes above.  
 
 
 
 
 



 
 
 

 

Located to the north of the proposed mixed use building, a two-story commercial 
building has modern commercial street level space suitable for a restaurant – with 16’ 
high ceiling and outdoor seating area adjacent to large storefront and operable glazed 
wall systems.  The building works in harmony with the historic commercial structures 
scattered in various locations along Fort Thomas Avenue and extends the commercial 
activity from the corner of Highland and Fort Thomas northbound. 
 
The proposed exterior material is a light to medium colored brick, compatible with the 
historic commercial buildings along Fort Thomas Avenue, aluminum storefront and 
windows with metal panel accents.  The punched openings of the second floor office 
tenant space include a projecting window bay for architectural articulation.  The 
proposed structure has a flat roof, and a parapet with some variation in height.  This 
structure together with the mixed use building provides varied architectural language 
and articulation along pedestrian-friendly Fort Thomas Avenue.  The two-story 
commercial building also provides a transition in scale back to the more residential 
building type to the north of the project site. 
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ZONING SUMMARY 
 
Fort Thomas Town Center Mixed Use Development 
 
5/9/2019 
  

 
1. Setbacks 

A. Front / Fort Thomas Avenue: 5’ to 16’ (canopies and projecting window bays closer to 

street, up to the allowed 0’ setback) 

B. Front /  & Highland Avenue: 3’-6” to 16’ (jogging property line numerically decreases 

proposed yard – landscaped strip maintains minimum 5’ width) 

C. Side / Woodland Place: 13’-6” to 15’, 29’+ at north end of parcel 

D. Rear / buffer yard: 25’ to 35’ (including unimproved drive parcel) 

2. Building Height 

A. 50’ - measured from grade at building along Fort Thomas Avenue to peak of gable 

3. Building Occupancy 

A. Two residential units located on first floor – at south end of building, above grade due 

to sloping site.  Otherwise first floor has commercial uses. 

B. Area ratio of residential to commercial is  less than 2:1 

4. Parking 

A. Lower parking ratio for commercial uses – 56 parking spaces provided (40 on surface 

lot, 16 on street) for 21,350 leasable square feet of commercial space 

B. Commercial delivery area provided at end of surface parking with drop-off zone for 

deliveries at the end of parking 













J Brosey










 
Conceptual Landscape  

and  
Lighting Design Narrative 

 

Page 1 of 2 

The proposed design seeks to integrate meaningful landscape elements that enhance 
the overall aesthetic character of the site, complement the unique sense of place of Fort 
Thomas, and are considerate of adjacent neighbors.  The landscape strategy can be 
described using the following zones: 
  
Existing City Street Trees  
The existing six trees will be impacted during demolition/construction and are placed in 
the incorrect location for the new development. Six new trees will be planted on Fort 
Thomas Ave., three on Highland Avenue, and four on Woodland Place. The species, 
size and character of the new trees will follow the city guidelines. The new sidewalk 
design will follow the existing city streetscape materials. 
 
Fort Thomas Avenue Streetscape 
The sequence from the curb includes a 4’ wide strip of grass with street trees, a 6’ wide 
sidewalk, a 3 1/2'” ’area for a 30” high hedge and an 11’ wide covered promenade with 
a roof or trellis. This sequence runs the length of the block with several entrances to the 
commercial business and residential entry. The area from the curb to store fronts is all 
on one level to conform to accessibility requirements. 
 
Plaza 
On the corner of Fort Thomas and Highland, a Plaza will feature decorative paving, 
seasonal flowers in planters, and colorful umbrella tables for outdoor dining and 
socializing. As illustrated, half of the plaza space will be shaded by a trellis and the 
other half in the sun. The Plaza will be south-east facing and a great place to gather in 
the center of town. Hardscape materials will be coordinated with city sidewalk 
streetscape materials.   
 
Restaurant Terrace 
The second building will feature a restaurant with outdoor dining and nanawalls that 
open the indoor space into the street.  The design will activate the town center.    
 
Garden 
In the 30 ft. space between the two buildings, a garden with trees and landscaped 
flower beds will provide condo residents a place to relax.  The adjacent restaurant will 
also enjoy views into the garden.  The area will allow another access point to the public 
parking lot and retail business.  
 
Commercial Entrance Along Public Parking Lot 
Plantings including hedges of bushes trimmed to 30” high will be planted in sections 
along the public parking lot to block the car headlights entering the storefront glass. 
Several walks will be placed in the hedge to allow easy access to businesses. 
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Residential Entry 
A large landscape area will be located at the south end of the parking lot for a resident 
lobby entry and drop off area.   Residents will be able to access Ft. Thomas Avenue via 
a galleria that connects both sides of the building.  The north residential entry will be off 
Fort Thomas Avenue.   
 
Neighborhood Screening 
A 20-30’ wide buffer zone is provided between the adjacent residential area and the 
surface parking lot. The edge of the proposed public parking lot is at the same location 
as the existing commercial surface parking. The entire length of the public parking lot 
will be planted with a dense layering of shrubs, evergreens and flowering trees to 
screen the parking lot and car headlights from three adjacent homes. 
 
Highland Avenue 
Three street trees and a strip of green ground cover and plants between the sidewalk 
and building will be installed along Highland. 
 
Woodland Place  
The entire area of the Grosser Accounting parking lot and retaining wall will be replaced 
with a hillside slope of new plantings.  The goal is to remove an unsightly paved area 
and replace it with a visual amenity for the Woodland neighborhood. 
 
Surface Parking Lot 
The lot will have islands with trees to break up the area of asphalt.  Parking lot lighting 
will direct the light downward and not into the adjacent neighborhood.  
 
Building Lighting 
The signage design and lighting of building façade will be presented at the appropriate 
time to the Zoning Administration for review.  
 













GARAGE ENTRY 
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After studying several entries for the residential garage, the Woodland Place location was 
selected.  Multiple ramp options leading up the hill to the public parking lot were discarded 
because of the negative impact on the public parking lot. 
 
One option presented by several Woodland neighbors was to construct a ramp from the garage 
along the entire length of the property line.  This would require the parking spaces be arranged 
on a 90-degree angle with a dead end and a turnaround at the end of the lot.  Our retail 
consultant sees circulating parking as critically vital for the commercial functions - and prefers 
our proposed angled parking plan because of ease of circulation.  The residents’ option did 
however maintain the 40 spaces but eliminated the entire greenspace buffer between the 
neighborhood and the parking lot.  In addition, it eliminated the trees in the parking lot which 
are attractive for the condo residents overlooking the lot.  
 
The second option study maintains the neighborhood buffer and trees in the lot.  However, the 
ramp is very steep at 16% slope out of the garage.  It also reduced the angled parking to 26 
spaces with 6 dead end spaces for deliveries and residential drop off.    
 
The third option with an entry/egress on Highland was eliminated for safety reasons by the 
Traffic Study. 
 
There are several design changes to the Woodland option suggested by residents that have 
been incorporated into the revised plan:  
 

- Increased set back of an additional 5 ft. for a total of 8’-6” to 10’ which exceeds zoning 
requirement of 0’  

 
- Increased space for stacking cars in garage if the intersection at Woodland and Highland 

is backed up to a total of 4 cars.  
 

- Increased safety by providing space for car to wait to enter Woodland at garage opening 
without blocking sidewalk. 

 
- Request to City to remove utility box and pole at intersection to improve visibility.  

 
- Exit drive of garage lined up in between two homes across street to reduce headlights. 

 
- Offer landscape material to block indirect headlights into two homes. 

 
- Increased visitor parking from 3 to 9 spaces to address issue of condo visitors and 

vendors parking on Woodland. 
 

- Request to City to introduce Woodland “resident only” signage and stickers. 
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- Provide professionally landscaped hillside to replace existing parking lot and retaining 
wall.  Gateway to neighborhood to be maintained by Homeowners Association. 

 
- Garage entry designed to respect the residential character of the street with a stone 

clad building base and recessed garage door further inside the garage.  Residential units 
with outdoor balconies will face Woodland above the garage.    

 
 
Data collected from past Greiwe Development condominiums show that there is very little 
impact on traffic from residential garages because of the senior and empty nester target 
market for its projects.  Garage door rotations for the Emery Park condominiums in Mariemont 
show an average daily count of 35 round trips for a building with 31 units.  The Fort Thomas 
project will generate an average of 21 round trips per day with 18 units.  The trips are disbursed 
throughout the day.  
 
The traffic generated by the residential garage will be similar to the use of the 12-space 
commercial parking lot of the 2,300 SF Grosser building on Woodland Place.  Currently there is 
15 round trips per day during slow times, and 30 trips during the peak accounting season.    
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FORT THOMAS TOWN CENTER MIXED USE
PRELIMINARY PROJECT SUMMARY

5/9/2019

MIXED USE BUILDING

LEASABLE NET OR # OF RES

FLOOR USE GROSS SF* COMMERCIAL** SALEABLE SF** UNITS

0 GARAGE 20,790

1 COMMERCIAL + 19,710 12,500

CONDO UNITS 3,730 2

2 CONDO UNITS 21,250 17,410 9

3 CONDO UNITS 17,230 13,680 7

FLOORS 0-3 TOTAL 78,980 12,500 34,820 18

RESIDENTIAL UNITS

NUMBER OF UNITS

UNIT TYPE UNIT A1 UNIT A2 UNIT C UNIT D UNIT E TOTAL

SIZE OF UNIT 1,850 1,880 2,000 2,550 1,700

FLOOR

1 1 1 2

2 2 2 2 1 2 9

3 1 1 2 1 2 7

TOTAL 4 4 4 2 4 18

COMMERCIAL BUILDING

LEASABLE

FLOOR USE GROSS SF* COMMERCIAL**

1 COMMERCIAL 5,380 4,400

2 OFFICE 5,380 4,500

TOTAL 10,760 8,900

* Gross square footage calculated to exterior face of building exterior wall - excludes balconies

** Net square footage calculated to interior face of perimeter wall framing



 
Traffic Impact Study 

 

 
 
TEC Engineering Inc. has been commissioned to identify the traffic impacts of the 
project including:   
 

• Analysis of trip generation/distribution  

• Traffic volume projections  

• Capacity analysis  

• Access placement evaluation  
• Turn lane analysis  

• Sight distance evaluation  
 

The developer has provided the Preliminary Project Summary of commercial and 
residential square feet that outlines the size of the project.   In addition, the following 
description of the Targeted Commercial Tenants and estimated square feet was 
provided.  The mix and size of businesses will not create a large influx of cars during a 
single timeframe.   
 
The target market for the residential units is empty nesters, seniors and single 
professionals.  The 18 residential units will also not generate a large influx of cars.  
 
The results of the revised Traffic Study will be available for review by May 28, 2019. 
 



Fort Thomas Town Center Mixed-Use Development 
Targeted Commercial Tenants and 

Estimated SF by Category 
 
 
 
BUILDING ONE TOTAL                12,500 SF 
 

Food          3,500 SF 
• Limited Service Restaurant  
• Deli  
• Wine/Cheese Shop   
• Coffee Shop/Bakery  
• Juicery 

 
Neighborhood Services        4,500 SF 

• Men’s Apparel  
• Women’s Boutique  
• SPA/Fitness  
• Framer/Art Gallery  
• Jeweler  
• Dry Cleaning Drop Off   
• Family Haircut  
• Florist  
• Gift Shop 

 
Financial Services         4,500 SF 

• Wealth Advisor  
• Bank  
 
 

BUILDING TWO TOTAL        8,500 SF  
 

Sit Down Restaurant         4,300 SF  
 

Professional Services         4,200 SF 
• Medical  
• Insurance  
• Design 

               
 
GRAND TOTAL                   21,000 SF 
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The proposed project site is located in the northwest quadrant of the Highland Avenue / North 
Fort Thomas Avenue intersection.  The site is currently developed with four residences re-
purposed into commercial uses and one bank building.  The project is within Fort Thomas a 
municipality in Campbell County, Kentucky. 
 
Lansdale Surveying performed a boundary and topographic survey suitable for use in designing 
and engineering the site.  The date of the survey is February 14, 2019 and is part of their project 
number 18-053A.  The area of the site is 1.75 acres. 
 
Grading 
The existing grades on the site range in elevations from 851 to 865.  Proposed grading will 
conform to Americans with Disabilities Act (ADA) requirements.  Grading on the site will require 
that a “Notice of Intent to Disturb Earthwork” permit (a KYR10) is secured from the KDOW.  The 
developer will secure the KYR10 permit.  Additional local regulations related to storm water 
quality are discussed below in the storm water section. 
 
Geotechnical 
In October, 2018 Alt & Witzig Engineering completed a sub-surface investigation of the site and 
prepared a report detailing their findings.  The soils present on this site are compatible with the 
proposed development. 
 
Zoning 
As of February 22, 2019 the site is zoned Central Business District (CBD) per Section 10.11 of 
the Fort Thomas Zoning Ordinance.  It is the intent of the developer to conform to those 
requirements. 
 
Water 
The project site is located within the Northern Kentucky Water District (NKWD).  It is the intent of 
the developer to conform to the Rules and Regulations set forth by NKWD. 
 
An eight inch (8”) water main runs along Highland Avenue on the opposite side of the street.  A 
sixteen inch (16”) main runs along N. Ft. Thomas Avenue on the project side of the street.  An 
eight inch (8”) water main runs along Woodland Place and is sized down to a six inch (6”) main 
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approximately 400 feet from the intersection of Woodland Pl. and Highland Ave.  The Woodland 
Pl. main is on the project side of the road. 
 
A water meter pit will be required for this project and its size will be determined by the proposed 
building demands.  The proposed building will require to be ‘sprinkled’ for fire protection.  For 
current water pressure onsite, further coordination with the project’s Fire Protection Engineer 
and NWKD is required. 
 
The ideal location for the water service location is off Woodland Place due to less volume of 
traffic when compared to the rest of the site.  Furthermore, N. Ft. Thomas Ave. is a State Road 
and will require additional permitting. 
 
Sanitary Sewer 
This project is located within Sanitation District No. 1 (SD1).  It is the intent of the developer to 
conform to the Rules and Regulations set forth by SD1. 
 
A Certified Tapper will be required for this project. IBI Group has obtained the latest list of 
Certified Tappers from SD1.  A Request for Reservation of Sanitary Sewer Capacity application 
form is required to be completed by the Engineer and signed by the Owner/Person Financially 
Responsible. 
 
Currently, the site has sanitary served from the rear of the buildings with frontage on N. Ft. 
Thomas Ave. and from Highland Ave. for the buildings with frontage on Highland Ave.  If the 
sanitary main that runs through the rear of 15, 19, and 25 N. Ft. Thomas Ave. can service the 
proposed building, the existing laterals are required to be abandoned.  To abandon the existing 
laterals, a Certified Tapper is required to complete and submit the application and permit.  If the 
sanitary main that runs through the rear of 15, 19, and 25 N. Ft. Thomas Ave. cannot service the 
proposed building, prior approval will be required by SD1.  This approval will require engineering 
drawings of the proposed projected. 
 
Prior to reconnecting to sewer, the Application for Sanitary Sewer Connection Permit is required 
to be completed and approved.  For sanitary sewer connection approval, a copy of the building 
permit and proof of water meter is required. 
 
Storm Water Management 
SD1 regulates the storm water management program for Campbell County, Kentucky.  
Therefore, all storm water management shall conform to the rules and regulations set forth in 
SD1’s Northern Kentucky Regional Storm Water Management Program. 
 
The existing site has storm water and sanitary sewer separated.  From the Lansdale Survey, two 
(2) existing storm inlets were located on the property, one (1) curb inlet and one (1) storm 
manhole along N. Ft. Thomas Ave., and curb inlets at the intersection of Highland Ave. and 
Woodland Pl.  Proposed storm water detention is required for this project and will be located in 
an underground Facility. 
 
A Land Disturbance Permit (LDP) Application is required by SD1 for the installation of any storm 
sewer system.  Best Management Practices (BMP) Installation Certification is required to be 
completed by the Contractor constructing the post-construction BMP and approved by the 
Design Engineer.  SD1 requires a Post-Construction Storm Water Facility Maintenance 
Agreement for the proposed storm water facilities of the entire site. Storm water Facilities include 
berms, outlet structure(s), pond areas, access roads, and any other component of the Facilities 
This Maintenance Agreement requires an inspection report annually for a five (5) year period 
starting from the date of initial inspection. All inspection reports must be made available to SD1. 
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Dry Utilities 
Lighting shall conform to 10.11.F of the Fort Thomas Zoning Ordinance.  10.11.F states that no 
lighting shall be permitted which would glare from this zone onto any street, road, highway, 
deeded right-of-way or into any adjacent property.  To meet the lighting criteria, IBI Group 
recommends a photometric study of the proposed site. 
 
Pavement Materials 
Proposed parking lot is to be asphalt pavement with the garage entrance and drive aprons to be 
concrete pavement.  Proposed sidewalk along N. Ft. Thomas Ave. and Highland Ave. to be 
similar in look to existing (i.e. concrete walk with minimum pavers). 
 
Trash 
All outdoor storage of waste shall conform to 10.11.F of the Fort Thomas Zoning Ordinance. 
10.11.F states that all outdoor storage of any material (usable or waste) must be within enclosed 
containers. 
 
Should you have any questions I can be reached via cell phone at 513-317-3331 or via email at: 
jeff.koehn@ibigroup.com. 
 
 





 
 
 

Conclusion 
 
 
 
The Fort Thomas Town Center Mixed-Use Development represents a major change as 
well as a significant opportunity for the community.  The project will:  
 

⎯ Define a new downtown with landmark architecture on the most visible corner in 
the city.  

 
⎯ Offer modern commercial space with attractive neighborhood services and an 

energetic community gathering place. 
 

⎯ Provide one level condominiums “flats”, a housing type not currently available in 
Fort Thomas.   

 
Greiwe Development and partners North American Properties and Sibcy Cline, build 
exclusively in premier locations with high quality architecture and interior finishes. The 
company specializes in developing residences in walkable neighborhoods with an 
engaging variety of dining, retail and recreational amenities.   
 
Our team was recruited to partner with the City of Fort Thomas to pursue Quality of Life 
and Economic Development Goals outlined in the recently updated Comprehensive 
Plan.  References to the goals, objectives and strategies that relate to this proposed 
development are attached.  



 
Findings of Fact from the Fort Thomas Comprehensive Plan (2018)  

to Support Proposed Project 
 
 
Overall Vision (Pg. 11)  

  “City in a Park” atmosphere with a reference to vibrant business   
  districts and other amenities that contribute to the high quality of  
  life. 

 
Goals and Objectives (Pg. 12)  
1.1  Enhance Our Quality of Life  
 
1.1.2.  Promote neighborhoods and business districts that foster walking, biking,  
   social interactions and a sense of community.     
 
1.3  Strengthen Business Districts and Economic Well-Being  
 
1.3.1.   Create a unique character for Business District. Continue to foster  
  investment, infill development that creates vibrant and resilient  
  Business Districts orientated to the needs of residents and includes  
  a central gathering place. 
 
2.1 Land Use (Pg. 66) 
  Urban residential areas to provide new housing to meet the needs of  
  empty nesters and young professionals. 
 
2.6 Focus Area Plans (Pg. 184) 
  See Town Center Focus Area #1 Vision 
 
Town Center Strategies (Pg. 188) 
TC1  Enhance traditional main street character with two - three story  
  buildings, close to sidewalks, storefronts with housing or office  
  above. 
 
TC1.1  Embody older rather than modern appearance. 
 
TC2  Increase actual mass of retail/mixed uses and housing. (Pg. 189) 
 
TC 2.3 Encourage new housing development in strategic locations to attract  
  empty-nesters and young professionals. (Pg. 189) 
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