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The Ft. Mitchell historic business district encompasses
the original commercial district of the City, located at
the intersection of three major routes. The area
is populated by long-standing businesses that are
primarily neighborhood-oriented. These businesses
mainly serve the residents living within a 5- to 10minute drive time. Recently, changes have been
taking place within the area primarily through private
investment. Over $4 million in individual streetscape
improvements, landscaping, building renovations,
outdoor patios, interior remodeling, and reuse have
taken place within the area over the last few years.

Ft. Mitchell is a First Ring suburb of Kenton County
located in the northern part of the county. The
neighboring cities include Crescent Springs to the
west and north, Ft. Wright to the east, and Lakeside
Park and Crestview Hills to the south. Within ten
miles residents have access to major regional activity
centers such as downtown Cincinnati and Covington
and shopping areas in Crescent Springs, Crestview
Hills, and Ft. Wright as identified by the Direction
2030 Concept Map. Interstate access is available
at I-71/75 and Buttermilk Pike, I-71/75 and Dixie
Highway, and I-275 and Dixie Highway, all slightly
more than a one-mile drive from the study area.
Figure 1.3 shows the study area’s regional location,
including 5-mile rings to illustrate its proximity to
regional amenities.

R
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While improvements and changes were happening
in the study area, numerous changes have occurred
within a few minutes’ drive. Notably for this study,
growth in Ft. Mitchell has taken place in the form of a
renovated Kroger and new Mercedes Benz dealership.
Surrounding communities have experienced growth
in development over the last decade; in Ft. Wright
in the form of a new Super Walmart, and Crestview
Hills in the form of a completely new Town Center
to replace the previous shopping mall. Development
in nearby Crescent Springs saw the construction of a
regional shopping destination where a mobile home
park previously existed. This development, known as
the Buttermilk Town Center, includes a Home Depot,
Field and Stream, and large Remke market.

1.1 Regional Location

T

1.0 Introduction

D

All the activity in and around Downtown Ft. Mitchell
prompted the City to proactively think about and
plan for the area’s future. In early 2018, Ft. Mitchell
City Council authorized this planning project to
identify the area’s strengths, build upon them, and
take steps to address any identified challenges. The
project’s main purpose is to develop a strategic plan
where investment could be targeted. This document
represents the result of nearly a year- long planning
effort that brought together building and business
owners, the public, and City officials to build upon
this great asset for the community. The subsequent
text provides information on existing conditions as
they were observed in 2018, goals for the future, and
recommendation steps for reaching those goals.

1.2 Drive Times

As part of the study’s market review, 5-minute (red),
10-minute (green), and 15-minute (blue) drive times
from the study area were analyzed (Figure 3.1).
Drive times are important because they identify
where most customers for the business district are
expected to originate. GIS analysis calculated the
estimated distance that could be traveled over these
predefined intervals. The 5-minute drive time area
includes most of the cities of Ft. Mitchell, Lakeside
Park, and Crestview Hills, further extending to the
Buttermilk Pike interchange on the I-75 corridor
(Figure 3.1). This area, while providing the main
source of patrons, is also populated with numerous
businesses that serve as competition for the existing
and potential commercial development located
within the study area. The 10-minute drive time
area includes access to the entirety of the First Ring
Suburban Area as identified in Direction 2030, along
with most of the Urban Sub Area. The 15-minute drive
time area includes access to nearly 1/3 of Kenton
County, as well as portions of Boone, Campbell, and
Hamilton counties. Downtown Cincinnati and Over
the Rhine are also within 15-minutes of the study
area.

2 - Final Report
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Drive times illustrate the study area’s proximity to
other competing commercial districts and how easily
accessible the study area is within the region. The
study area’s prime location continues to make it
desirable for residents and community members by
providing neighborhood- services.

objectives, and recommendations as the foundation
of this economic development study. This plan seeks
to further the guiding principles, goals, objectives,
and elements of the Direction 2030 plan, but is
not intended to be incorporated into the formal
comprehensive plan as an amendment.

1.3 Study Area

1.5 Timeline

T

The study timeline (Figure 1.2) includes major
milestones of the project along with Task Force
meetings, the business roundtable, and public input
opportunities. Phase one, “Pre-Planning and Existing
Conditions,” started in late January and included key
person interviews, a comprehensive parking study,
retail gaps analysis, a business round table, and
existing conditions research. As part of Phase One,
the City of Ft. Mitchell identified and established a
Task Force, with their first meeting taking place on
February 27, 2018. Task Force meetings occurred
monthly throughout the course of the study. The
Business Round Table took place on April 10, 2018
and is detailed in Appendix D.

R
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Figure 1.1 illustrates the study area. It includes
approximately 11-acres in Ft. Mitchell, immediately
adjacent to the City of Lakeside Park. The downtown
business district features a mix of retail, restaurants,
banks, and medical offices.

Figure 1.1 Study Area

D

The study area consists of 16 parcels, the smallest
being 0.11-acres and the largest being 1.6-acres.
Ft. Mitchell Square, LLC owns the most significant
parcel, which was formerly home to the Remke
grocery store. The area is bounded by residential
land uses in all directions except the Lakeside Park
City Building, which lies immediately to the west.
The study area is trisected by Dixie Highway (US 25)
and Orphanage Road / Buttermilk Pike (KY 371).

1.4 Direction 2030 Comprehensive Plan
Direction 2030. Your Voice. Your Choice.
(direction2030.org) is the comprehensive plan for
Kenton County. The Ft. Mitchell Downtown Economic
Development Study utilizes Direction 2030’s goals,

Figure 1.2 Study timeline
Phase two, “Planning,” started in early February
and included Task Force meetings and drafting of
study recommendations. A public open house event
was held on August 28, 2018 to display conceptual
recommendations and gather the community’s
feedback. This input was used to further refine
the plan before it was finalized by the Task Force.
Phase 3, “Approvals,” included approval of the draft
document by the Task Force and Fort Mitchell City
Council. The study was recommended by the Task
Force for adoption by City Council and was then sent
to the Ft. Mitchell City Council for consideration.

Final Report - 3

1.6 Review of Existing Studies

A Streetscape Design Study conducted by MKSK
and the City of Ft. Mitchell in the summer of 2016
was also reviewed. This effort specifically examined
the study area and provided recommendations
for improvements. This study was never
formally adopted by City Council. Some of these
recommendations were carried forward into this
economic development study by the Task Force and
are noted throughout this text.

D
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As part of the research phase for the study, a thorough
examination of existing studies was conducted.
Two such studies were identified that pertain to
the study area. The first was The Dixie Fix (2006),
which is a long-range planning approach to relieving
congestion along the length of Dixie Highway
through Kenton County. The goals of this plan
include improving safety and mobility, maintaining
reasonable and adequate access to Dixie Highway
properties, fostering economic development,
increasing environmental stewardship through

development of multi-modal options and promoting
site design standards to improve aesthetics. The
Dixie Fix was adopted by the Ohio Kentucky Indiana
(OKI) Executive Committee and the 10 Dixie Highway
municipalities on August 10, 2006.

T

A final presentation of the document was given at
the Council meeting on September 17, 2018 and
final revisions were made based on their comments.
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2332 Royal Drive
Fort Mitchell, KY 41017
859.331.8980
Office hours M-F 8-5
www.linkgis.org
Parcel data provided by CCPVA,
PCPVA and LINK-GIS.

Date: 9/21/2018

These GIS data are deemed reliable and every
effort has been made to ensure their accuracy.
They are, however, provided “as is” without
warranty of correctness, timeliness, reliability,
or completeness. Map elements do not
represent a legal survey of land. Use of these
data for any purpose should be with an
acknowledgement of their limitations,
including the fact that they are dynamic in
nature and in a constant state of maintenance.
Field investigation may be necessary.

2.0 Research,
Community Outreach,
and Case Studies

2.2 Task Force

contributed to the existing conditions and the future
concerns within the study area.
Per the Task Force’s request, interviews were
conducted with representatives from utility
agencies, Police and Fire/EMS, Code Enforcement,
the Ft. Mitchell Tree Board, Beechwood Schools,
and the Kentucky Transportation Cabinet. It was
determined from the information gathered in
these interviews that there are no significant issues
with public services or utilities involving future
development scenarios in the study area. Some
potential changes to transportation, zoning, and
green space were discussed and presented to the
Task Force for consideration. Detailed reports from
these interviews can be found in Appendix A.

AF

Public participation is an important element of
formulating any plan that will be successfully
implemented. The Ft. Mitchell community
participated in the Downtown Ft. Mitchell Economic
Development Study through numerous methods
including a Task Force, engagement with the business
community, direct conversations with the public,
and involvement from organizations, experts, and
other municipalities. The following sections provide
more information on how the greater community
helped craft this plan.

T

2.1 Introduction

R

The Task Force was formally established by the City
and guided the direction of research and shaped
the study’s recommendations. The Task Force
included four business owners, three citizens with
development expertise, two city council members,
and City staff.

D

The Task Force met monthly between February and
August. After the initial examination of the study
area, the Task Force prioritized and ranked the
most important issues to be addressed through the
planning process. The group then worked to craft
conceptual recommendations, hone the concepts
into formal ideas, and work towards creating
consensus on the ideas with local businesses and
residents. The Task Force formally approved the
study and submitted the plan to City Council for
their consideration on September 17, 2018.

2.3 Key Person Interviews

Key person interviews are used to collect information
and ideas directly from sources that are impacted
by recommendations, and individuals specializing in
an areas of interest to the study. This information

2.4 Meetings With Building
Owners

To supplement the key person interviews,
discussions were held with nine building owners
within the study area to gain a better understanding
of their needs and concerns. A common theme
observed throughout these meetings was
the desire to make the business district more
pedestrian friendly. Other feedback involving
aesthetics, traffic, and parking led to further
analysis and recommendations. After the initial
recommendations were drafted, staff conducted a
second round of meetings with the building owners
to review specific concepts. A full summary of this
information is provided in Appendix B.

2.5 Municipal Research

The City of Ft. Mitchell requested PDS staff to
contact representatives of other cities to gather
information and ideas that could be applied to

6 - Final Report
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2.6 Business Owner Round Table

2.7 Public Open House

An open house style meeting with the public was
held on August 28, 2018. Participants walked
the downtown area and visited stations offering
information about the study and recommended
changes within the business district. This type of
meeting encourages participation through flexible
scheduling that allows people to come and go
based on their availability. There were 63 citizens
that registered on the meeting sign-in sheet. Those
that attended were able to view and ask questions
about different recommendations of the study.
Participants were also able to provide feedback on
comment cards. Comments received at the meeting
generally showed overall enthusiasm and support
for the study’s recommendations. A summary of
public input gathered at the open house is provided
in Appendix E.

AF

Focused participation with entrepreneurs in the
business district was emphasized by the Task Force.
The group wanted to learn what issues the owners
were experiencing and determine the best ways to
boost economic activity and increase the vibrancy
of this area. The Ft. Mitchell Business Association
assisted in outreach to the business owners in the
study area and each owner was invited to a round

direction of the study. A summary of highlights from
the meeting are provided in Appendix D.

T

the Ft. Mitchell Business District. Interviews were
conducted with representatives from the Cities of
Covington, Newport, and Fort Thomas covering
a variety of programs and initiatives including,
parking strategies, streetscape improvements,
tree plantings, financing, and building façade
improvements. Information from these interviews is
summarized in Appendix C.

D

R

Section 2.7.1 Public Open House Survey

Figure 2.1 Business Owner Round Table Meeting
table meeting held at the Ft. Mitchell City Building
on April 10, 2018. Representatives from eight
businesses attended the meeting and participated in
a discussion about the assets of the business district
and areas that could be improved. This information
was instrumental to the Task Force’s awareness of
issues within the study area and helped focus the

As part of the Open House, participants were asked
to complete a paper survey at the end of their
walking tour. Overall, 40 responses were collected
and tabulated. The questions related to the
recommendations of the study and the participant’s
experience walking within the area and crossing the
street. Participants were also asked which type of
businesses they would like to see in the area.
Participants expressed some concerns from the
public about crossing Dixie Highway, the desire to
have more greenspace in the area, that parking is
difficult to find, and that traffic is an issue in the
study area. Overall, the survey responses supported
many of the study’s recommendations presented
in Section 5. Results from the survey are fully
documented in Appendix E.

Final Report - 7

2.8 Walking Audit

A walking audit of the study area was conducted on
March 19, 2018. This audit entailed a staff review
and photo documentation of the entirety of the
study area. It reviewed topics such as:
Active transportation
Gateways
Parking
Transit
Vehicular mobility
Building envelope

•
•
•
•
•

Façade design
Utilities
Signage and branding
Landscaping
Plazas

D

R
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•
•
•
•
•
•

Notable findings of the audit were presented at
the March 27, 2018 Task Force meeting for the
group’s consideration. Presented materials focused
on existing conditions within the study area and
potential improvements that could be made. This
exercise served as the basis for the broad focus
areas of the study and associated recommendations
defined throughout Section 5.0 of this document.

8 - Final Report
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3.0 Ft. Mitchell Today
This section describes information on existing
conditions within the study area ranging from
market conditions to the physical nature of the study
area. Downtown Ft. Mitchell is a dynamic area of
the City, with established shops and restaurants
oriented to serving the surrounding neighborhood.
The area is predominantly commercial and is
characterized by a wide-range of building styles
constructed at various time frames.

AF

Information was collected and analyzed throughout
early 2018 and provided the Task Force as an
assessment of the study area’s current conditions.

3.2 Market Analysis
3.2.1 Introduction

R

As part of this study, a market analysis was conducted
to learn more about current conditions and identify
potential opportunities for new businesses. Staff
produced initial market reports in-house, which
were subsequently reviewed and verified by a
market expert.

D

The analysis provided market-based information
as a basis for potential businesses that might
be interested in locating in the Ft. Mitchell
business district. The detailed market analysis takes
into consideration the existing market, existing
infrastructure conditions, and the demographics of
Ft. Mitchell and surrounding areas.

3.2.2 Methodology

existing business competition with identified 5- and
10-minute drive times (Figure 3.1). As mentioned
in Section 1.2, drive times are important because
they indicate areas most likely to provide patrons
for businesses. In the case of the 5-minute drive
time, this area is considered the primary market,
or the area where 60-80% of customers is expected
to originate. The 10-minute drive time contains
the secondary market, or an area that generates
approximately 20-40% of the customer base. The
15-minute drive time is the tertiary market and
yields only approximately 2% of the expected
customer base.

T

3.1 Introduction

Reports were extracted using ESRI’s Business Analyst
Online web application. Business Analyst provides
location-driven insights to the retail market. The
reports generated used to identify retail gaps, or
potential opportunities for new businesses in the
marketplace, as well as the consumer market profile
of the study area. These reports were used to
identify the most desirable and economically viable
types of businesses for the study area based on

The ESRI reports were analyzed and presented to the
Task Force to assist in determining market segments
that were underserved or other opportunities for
economic development. The reports were then
vetted by Pillar Valuation Group, a Cincinnati-based
commercial market firm.

3.2.3 Esri Market Reports

ESRI is a global leader in geographic information
system software and is the industry standard in
topics relating to spatial analytics. Using the ESRI
suite of services, a clear picture can be framed of the
type of audience retailers should target as well as
the type of retail storefronts residents are interested
in. For the purposes of this study three different ESRI
services were analyzed to gain perspective on the
study area; the Tapestry Segmentation Profile, Retail
Market Potential report, and Retail MarketPlace
Profile.

Tapestry Segmentation Profile

The Tapestry Segmentation Profile provides a
snapshot of demographics located in an area. This
report includes basic demographics such as age,
income, and family makeup, and goes a step further
to illustrate characteristics that define lifestyle
and habits. ESRI creates this data by combining

10 - Final Report
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2332 Royal Drive
Fort Mitchell, KY 41017
859.331.8980
Office hours M-F 8-5
www.linkgis.org
Parcel data provided by CCPVA,
PCPVA and LINK-GIS.

Date: 9/20/2018

These GIS data are deemed reliable and every
effort has been made to ensure their accuracy.
They are, however, provided “as is” without
warranty of correctness, timeliness, reliability,
or completeness. Map elements do not
represent a legal survey of land. Use of these
data for any purpose should be with an
acknowledgement of their limitations,
including the fact that they are dynamic in
nature and in a constant state of maintenance.
Field investigation may be necessary.

Market analysis indicated that most needs are
being met within a short driving distance. However,
there is an unmet demand in service-based and
niche neighborhood retail that can potentially
be located in the business district. Based on the
existing conditions and market potential, the target
audience is most likely to make purchases on
cultural and financial services. Cultural goods and
services may include a book store, a paint and wine
studio, a theatre, or another form of entertainment.
Financial services may include financial advisors
or a bank. Retail that is introduced to the business
district should fit the scale of the area and appeal to
a suburban demographic.

AF

ESRI’s Tapestry Segmentation Profile identifies a total
of 67 market segments and 14 summary groups.
The most prominent market segment found within
a ten-minute drive of the study area (comprising
19.8% of the market) is the In Style segment. These
residents are characterized by having an average
household size of 2.35 and median household
income of $73,000. The median age of In Style
residents is 42 years old, approximately 4 years
older than the Cincinnati Metro average. Members
of this group lead a lifestyle that supports the arts,
travel, and extensive reading. Families are primarily
professional couples or single households without
any children and are preparing for retirement.
Additionally, the median home value of the In Style
Tapestry segment is $243,900, which is above the
United States median home value of $207,000.

cameras, reading, and financial services. Within a
ten-minute drive, it was discovered that people are
likely to pursue goods and services that also include
reading, convenience stores, and financial services.
Product and consumer behaviors for each category
can be found in Appendix F. These four goods and
services have a high likelihood of being utilized by
people within a short driving distance of the business
district and represent potential opportunities for
business development.

T

traditional cluster methods with the latest data
mining techniques to develop summary groups of
Tapestry segments. This information is important
because it provides data on potential customers,
their spending habits, and what businesses they are
likely to utilize.

D

R

This analysis demonstrates that the target audience
for businesses within the downtown business
district are wealthy, educated, and part of a segment
of an aging population. Businesses incoming to the
district should be more upscale to meet the needs
of this clientele. Residents within a ten-minute drive
are likely to frequent high-end retail, boutiques,
restaurants and services.

Retail Market Potential Report

ESRI’s Market Potential report was also utilized
during the market research portion of this study.
This analysis demonstrates the purchasing power
of residents in a given area. Data is computed by
combining the Tapestry Segmentation data with
consumer surveys. The reports provide insight
to what goods or services residences are taking
advantage of compared to the national average.
Within the five-minute drive time, people made
purchases that were above the national average in

Retail MarketPlace Profile

The Retail MarketPlace Profile measures the
gap between the supply and demand in a given
geographic area. By measuring the supply and
demand, businesses can see where there is an
unmet need in a certain good or service and they
can also see where a market is oversaturated. ESRI’s
Retail MarketPlace Profile report draws estimates
from the United States Census Bureau, the Bureau
of Labor Statistics’ Consumer Expenditure Surveys,
and other sources for the retail sales and retail
potential data. Analysis revealed that within the
ten-minute drive time, the supply of most goods and
services exceeded the demand. In this area, only car
dealers, gas stations, lawn and garden stores, book,
periodical, and music stores exhibited demand.
Additionally, nearly all the neighborhood-scale
needs of residents are being met except for
book, periodical, and music stores, and lawn and
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Market Consultation

A market consultant from Pillar Valuation Group was
hired by the City to review the previously mentioned
reports and preliminary recommendations.
The consultant provided positive feedback that
confirmed staff’s analysis.

3.2.4 Existing Commercial Space

During the public open house (See Section 2.7)
participants were asked to provide feedback on the
study area. One specific question asked what types
of businesses respondents would like to see in the
business district. The majority of responses voiced
a desire for some type of grocery store or market.
Restaurants and upscale bars were also heavily
mentioned. Additionally, specialty food and retail
including a sandwich shop, doughnut shop, yoga
or fitness studio, and book store were mentioned.
An entertainment venue, such as a theatre was also
mentioned as a way to draw people to the area. A
complete listing of all responses received from the
public meeting can be found in Appendix E.

3.3 The Physical Environment

The study area’s physical attributes and environment
play a role in any potential future redevelopment.
The characteristics of topography, natural features,
and green infrastructure all factor into how a site
can be used. The following subsections describe
attributes associated with environmental features
found within the study area.

AF

There are a variety of businesses in the area including
food and restaurant, drinking places, retail/service,
medical office, and other office types. The amount
of building space for the study area totals 92,899
square feet. As shown in Figure 3.2, the range of
goods and services is evenly distributed. Much of
the available square footage is being used for office
uses followed by retail and services uses.

3.2.5 Desired Uses

T

garden stores. The reports indicate that most
neighborhood-scale retail needs are being met.
This finding indicates that future business interests
might be best served to identify the desires of
the surrounding community rather than rely on a
quantitative analysis of potential demand.
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After the Remke grocery business closed, the
amount of vacant square footage has increased to
24,310 square feet. Currently, the Remke building
owner is marketing the structure and grounds for
lease to a new tenant. As of the data of publication
of this report, the Remke facility remains vacant.

Figure 3.2 Square Footage by Use
There are two smaller storefronts that are also
vacant, each one is 1,548 square feet and are in the
Ft. Mitchell Plaza building between Biggby Coffee
and Clarkson Eyecare.

3.3.1 Natural Features
Tree Canopy

Trees have an overall positive effect on the built and
natural environments. They provide a cooling effect
on the urban environment by shading buildings
and streets and helping to break up the urban heat
islands through natural cooling. Additionally, trees
retain stormwater and assist with limiting discharges
into this stormwater system.
Trees also provide an economic benefit. The National
Arbor Day Foundation reports that people linger and
shop longer along tree-lined streets. Apartments and
offices rent more quickly and tenants stay longer in
wooded areas. Studies conducted by the USDA have
shown that healthy, mature trees add an average of
10% to a property’s value1.

1 - “Sustaining America’s Urban Trees and Forests.” United States Department of
Agriculture. Report NRS-62. June 2010. Page 7.
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Impervious Surface

3.3.3 Existing Land Use

Existing land uses that are found within the study
area are displayed in Figure 3.5 and include; Retail/
Service(83.2%), Office (13.4%), and one parcel
that features Multi-Family Residential (3.4%). The
surrounding land uses are primarily Single Family
Residential, with pockets of Multi-Family Residential
close to the study area.

3.3.4 Existing Zoning Use

AF

Tree Canopy in the study area is mainly attributed
to the use of trees for landscaping purposes, which
can be seen in Figure 3.3. The study area consists of
approximately 6.65% tree canopy coverage. Even a
quick glance at Figure 3.3 reveals a significant lack of
trees in the study area as compared to nearby areas.

corner of the study area. The lowest elevation area
is located near the southern boundary of the study
area. Stormwater flows in the area are directed
towards the lowest points which are located outside
or on the borders of the study area. It should also
be noted that research indicated there are no
floodplains in the study area.

T

Trees can also lead to improved safety of the
transportation network. The Institute of Transport
Studies at England’s University of Leeds has found
that street tree plantings have a traffic calming
effect. Tree lined streets subtly encourages slower
traffic by making roadways appear narrower.
Landscaping along streets provides a separation
between motorists and pedestrians and reduces the
visual width of the roadway.

Impervious surfaces are hardscape surfaces that
eliminate rainwater infiltration into the ground and
increase the speed of stormwater runoff into drainage
systems. These surfaces can include various pavements
(roads, sidewalks, driveways, and parking lots), the
roofs of buildings, or other impenetrable surfaces.
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Along with contributing to reducing groundwater
recharge, impervious surfaces add to the urban “heat
Island” effect and have been proven to increase the
ambient air temperatures of an area. Currently,
the study area has a high percentage of impervious
surfaces due to large parking lots and large building
footprints. GIS analysis indicates 83.43% percent of
surfaces found within the study area are impervious.
The impervious surfaces that exist within the study
area are also represented by gray (indicating pavement)
and tan (indicating buildings) in Figure 3.3.

3.3.2 Topography Analysis

Drainage, geology, and slope define the direction and
flow of stormwater. These natural features factor
into land development and are also affected by
improvements. Study area topography is displayed
in Figure 3.4. The existing topography has little
change, only deviating 18-feet per GIS analysis. The
highest elevation area is located near the northwest

Figure 3.6 displays the existing zoning districts found
within the study area. The primary zone for this area
is the Neighborhood Commercial (NC) zone. The NC
zone permits 47 commercial uses such as apparel
shops, banks and other financial institutions, drug
store, office, food stores and supermarkets, etc.,
and a minimum lot area of 10,000 square feet.
The study area also contains some parcels indicated for
residential uses. Residential Three A (R-3A) is found on
the westernmost parcel in the study area. One parcel
is zoned for Residential One F (R-1F), at the southeast
of Camporosso along Requardt Lane. This parcel has
been converted into parking for the restaurant and
is more congruent with the neighboring NC zoned
parcel. The current zoning has allowed the area to
develop into a diverse commercial district with a large
variety of retail and commercial offices.
Surrounding zones consists of varying residential
uses,including R-1D, R-1F, and R-1E. Each of these
zones permit single-family residential uses ranging
from medium to low densities. An area located directly
south of the study area is zoned R-3A, which permits
two-family residential and multi-family residential at a
medium density.
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PL

R-1F (P)

The building envelope is the maximum allowable
size of a building on a given lot as defined by area
and height requirements established by the zoning
ordinance. The zoning text defines a variety of
parameters, such as front, side, and rear yard setback
requirements. These requirements are determined
by the zoning ordinance to allow for adequate light
and ventilation, separation for noise and visual
privacy, and buffer separation of adjacent land uses.

3.5 Housing

The business district currently includes residential
uses in the form of five single-family houses along
Orphanage Road and a multi-family parcel at the
southernmost point of the study area along Dixie
Highway. Surrounding the business district, the area
is predominantly residential in character. There are
multifamily units located on Huckleberry Hill and
single-family units surrounding the business district
on other nearby streets.
An analysis utilizing ESRI’s Business Analyst service
was compiled to determine the existing housing
within a five and ten-minute drive of the business
district. In 2010, within a five-minute drive
there were approximately 6,047 housing units.
Approximately 36,576 housing units existed within
a ten-minute drive.

AF

Within the study area, there are three different
zoning districts including Neighborhood Commercial
(NC), Residential One F (R-1F), and Residential Three
A (R-3A). A GIS analysis was conducted based upon
the setback requirements of each zone. This analysis,
displayed in Figure 3.7, provided the total acreage of
developable area for each parcel . The yellow areas
displayed in Figure 3.7 represent the buildable area
on each lot as permitted by the current regulations
of the zone.

through sponsorships and attendance at events,
such as Party in the Fort.
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3.3.5 Building Envelope
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It should be noted that several parcels could not
be redeveloped into their current form because
of current setback regulations. Additionally, the
parcels occupied by Cummings Dentistry, Stephens
Cabinetry, and the currently vacant parcel on the
southern corner of Dixie Highway and Huckleberry
Hill could not be developed at all based on the
standards of the current zoning text. Section 5.10.5
addresses this issue and provides potential solutions
for the City to explore.

3.4 Business/City Collaboration

Analysis also revealed that Ft. Mitchell and the
surrounding area has an aging housing stock. The
median construction year within a five-minute drive
was in 1971. The age increased within a ten-minute
drive to 1968. Over 50% of the units are singlefamily detached structures, with the remaining
being attached or multi-family units.
There is a larger number of owner occupied housing
units than renter occupied units in both the five

The City website houses information for potential
and existing businesses. Business owners can learn
about tax rates, payroll withholding, and building
and zoning permits. The City also includes a page
on their website where developers can see if any
commercial space is available for lease or rent.
In January 2017, the Downtown Ft. Mitchell Business
Association was formed and is comprised of business
owners that are located within the study area. The
Association is actively involved in the community

Figure 3.8 Five-Minute Drive Occupancy
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While the number of owner occupied units is
suspected to decrease from 2010 to 2022, the
median value of those units is expected to increase.
Within a five-minute drive of the business district,
the 2017 median owner- occupied unit value was
$222,376. That number is projected to increase
in 2022 to a projected value of $264,846. Within
five-minutes, the 2017 median owner-occupied unit
value was $169,695 and in 2022 the projected value
is $182,629. By comparison the median monthly
rent in the area is approximately $625.
Approximately 55 percent of the housing stock
within five minutes are single-family houses; within
a ten-minute drive the percentage increases to 57
percent. Within five minutes of the business district,
multi-family dwellings are most commonly three to
four, and ten to nineteen units per structure. There
is a small number of duplexes and multi-family
structures over 20 units per building.
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and ten-minute drive times. As shown in Figure
3.8, within five minutes of the business district in
2010, 54.4% of the units were owner occupied and
38.4% were renter occupied. In 2022, the projected
percentage of owner occupied units drops to 50.5%
and the renter occupied percentage increases to
42.8%.

Figure 3.9 Ten-Minute Occupancy

This housing analysis shows an increasing desire
for rental properties in the year 2022 compared
to previous years. There is also evidence that the
housing stock has aged. As structures near the end of
their lifespan, redevelopment to include residential
and infill development should be considered.
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Similar to the five-minute drive time, within ten
minutes of the business district there is a projected
decrease from 2010 to 2022 in owner occupied units
and an increase in renter occupied units, as shown
in Figure 3.9. In 2010, 54% of the units are owner
occupied and 36.5% are renter occupied. In 2022,
the projected percentage of owner occupied units
is 50.7% and the projected percentage of renter
occupied units is 40.2%.
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4.1 Introduction

4.2 Case Study Cities
Montgomery, Ohio

Downtown Montgomery has a distinct identity
exemplified by decorative features that enhance the
streetscape and pedestrian environment working in
tandem with the roadway and heavy vehicular traffic
in the area. The crosswalks are defined by red brick
along with the sidewalks which are also lined with
street trees, lamps, clocks, and flower baskets. A
decorative fountain creates a focal point within the
downtown along with several outdoor dining options.
There are also plazas dispersed throughout the
downtown, including the Triangle Point Plaza,
located within the split between Montgomery Road
and Mainstreet. Signs and pedestrian steps lead to
nearby public parking, located behind businesses,
making the area easily accessible.

AF

Examples from cities with similar attributes to Fort
Mitchell were sought out to learn what elements
could be added to enhance the study area and
work to resolve potential issues. The Ft. Mitchell
study area uniquely balances a first-ring suburban
character and the need to serve vehicular traffic
as well as provide for a more urban walkable
environment. This area also contains neighborhoodoriented businesses that rely on patrons within the
City, while also capturing customers from the larger
region simply because of its location on two major
roadways (US 25 and KY 371). The subsections
below provide information on cities with similar
composition that have taken positive steps to define
their sense of place and improve quality of life for
residents over the past few years.

the adjacent areas along with restaurants and
institutional uses. The business district is home of
the original Montgomery Inn restaurant, which is
now a popular franchise in the Cincinnati area.

T

4.0 Case Studies
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Montgomery, Ohio is a small City within Hamilton,
County. Located approximately 14 miles northwest
of Cincinnati, it has a population of just over 10,000
residents and its downtown area is situated along a
major roadway (US 22). The annual average daily traffic
is 16,285 at the intersection of US 22 and Cooper Road.

D

Many of the businesses within the downtown
are operated within residential style buildings,
some of which have residential units above them.
Single-family residential dwellings also surround

Figure 4.1 Water fountain gateway feature in Montgomery

Figure 4.2 Montgomery’s amenities
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Cincinnati’s Northside Neighborhood

The Northside neighborhood of Cincinnati has an
active business district that lies along US 127. The
greater Northside neighborhood is comprised of a
surrounding area that is made up of mostly singlefamily dwellings. Within the business district the
speed limit is reduced from 35 MPH to 25 MPH. At the
intersection of US 127 and Lingo Street the annual
average daily traffic is 15,932. Flashing beacons are
located above crosswalks to clearly alert drivers of
pedestrian crossings. The business district contains
several restaurants, neighborhood-oriented retail
establishments, and entertainment venues.
The area has an artistic atmosphere and is easily
identified by several murals located at the boundaries
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The Village of Mariemont is located on US 50 on
the eastern side of Cincinnati, Ohio. Entering the
downtown portion of US 50 from the west the
annual average daily traffic is 17,239. When entering
the downtown area, the speed limit changes from 35
MPH to 25 MPH. Aside from the lower speed limit,
traffic is calmed by grass medians with trees and
crosswalks buffered by landscaping. Plazas and public
parking work to lower speeds by splitting the traffic
lanes along Wooster Pike. The center of the business
district is located at a major intersection with the
movie theater and storefronts situated along the
street serving as the focal point for the area. Each of
the businesses behind the theater share parking that
is in the rear, clear from view on the street.

T

Village of Mariemont

Figure 4.3 Village of Mariemont, Downtown Area

Figure 4.4 Northside Neighborhood Mural
Source: Fiveprime.com

Figure 4.5 Off-street public parking and Jacob Hoffner
Park in Northside, Source: Yelp and Cincinnati Parks
Final Report - 23

This new mixed-use structure contains several
floors of residential units above commercial uses.
There is a large supply of on-street parking in the
area. Most on-street parking is metered, however,
there are streets nearby that allow for free parking.
Additionally, there are multiple off-street public paid
parking lots along the main street area.

Centerville, Ohio

Fort Thomas, Kentucky

Fort Thomas, Kentucky is the largest city in Campbell
County with a population of approximately 16,500.
In the downtown area of Fort Thomas, the annual
average daily traffic is 5,775 at the intersection of
North Fort Thomas Ave and Chalfonte Place. The
business district has a strong sense of place defined
by street trees, flower boxes, lamps, and other
decorative features.
The central landmark in the area is a large clock with
artistic features that establish identity and invite
visitors to congregate in the area. Narrow medians
make the most of available right-of-way space and
provide a refuge for pedestrians to cross the road
while also beautifying the area with flowers and
greenery. There are large pedestrian spaces and the
sidewalks are defined by red brick. Over the past
several years, overhead utilities have been removed
from the area, further helping to define the area’s
sense of place. Fort Thomas also utilizes bumpouts
in tandem with on-street parking to buffer users
from traffic.
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Centerville, Ohio is located approximately 50 miles
northeast of Cincinnati. It has a population of about
24,000 people. The business district is located along
US 725. The area is clearly defined by an entrance
gateway feature consisting of a monument sign
and gazebo as well as banners, decorative flowers,
and street trees that line the streets. Entering the
business district from the North the annual average

daily traffic is 23,685. The area contains commercial
retail and restaurants, several with outdoor dining.
Crosswalks are clearly marked using ladder markings
that help them stand out to oncoming vehicles.
Shared and public parking is conveniently located
behind buildings within the business district.

T

of the business district that serve as gateway
features. A mid-sized park with passive recreational
amenities is in the center of the business district,
directly across from a new mixed-use development.

D

Figure 4.6 Gateway feature , Source: Google Maps

Figure 4.7 Downtown Centerville, Source: Google Maps

Figure 4.8 Ft. Thomas bumpouts with vegetation
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Figure 4.9 Downtown Ft. Thomas, showing gateways, banners, flowers, benches, brick sidewalk and pedestrian walkway

Figure 4.10 Remaining overhead utilities in Ft. Thomas

Figure 4.11 Underground utilities in Ft. Thomas
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5.0 Downtown
Ft. Mitchell’s Future
The priority themes for recommendations for the
Downtown area are as follows:
•
•
•
•
•

Pedestrian safety enhancements
Street trees, flowers, and greenery
Gateway features
Public parking and parking management
Improve traffic conditions for cars and trucks

These topic areas should be viewed as the main
focus areas of the study’s recommendations. The
associated recommendations within each of these
focus areas should be considered action steps
designed to make improvements in these areas.

AF

As described in Section 3, downtown Ft. Mitchell
in 2018 is a vibrant business district that has
historically enjoyed high occupancy rates for
storefronts. Commercial ventures in the study area
are primarily neighborhood oriented, tending to
draw from households within a 5- to 10-minute
drive. Neighborhood-oriented businesses thrive
in downtown environments such as Montgomery,
Mariemont, Northside, and Centerville in Ohio, and
Ft. Thomas in Kentucky as exemplified in Section 4.
The following sections describe big-picture goals as
established by the Task Force and recommendations
for how to achieve these goals.

T

5.1 Introduction

5.2 Prioritization Process

R

To narrow the focus of preparing recommendations
for this study, numerous ideas were drafted and
presented to the Task Force at their April 30, 2018
meeting. These ideas were presented to provide the
Task Force a reference point for recommendations
and begin gathering their thoughts for major themes
they would like the study to address.

D

A prioritization exercise was conducted with the
group at their April meeting, where they were asked
to rank larger goals of the project. In this exercise,
Task Force members were given 100 points and
asked to assign those points to 13 different goal
categories. They could have assigned 100 points
to one category, divide them equally amongst all
categories, or picked any combination of points in
between. After each Task Force member assigned
points to their chosen topics, the results of the
group were added together. The resulting top five
categories were then ratified by the group to move
forward for further study.

Comments received at the public open house
showed overall support for the recommendations
in each of these areas. A detailed account of public
open house comments is available in Appendix E.

5.3 Sense of Place

Conversations of the Task Force meetings revealed
an overarching theme that encompasses elements
of the aforementioned five topic areas – creating an
enhanced sense of place. The group recognized that
the study area benefitted from assets like established
neighborhood-oriented businesses, an accessible
environment, and good occupancy rates, but desired
to take the area to a higher level. The following
recommendations are intended to strengthen the
area’s sense of place and should be viewed as all
working towards this higher overarching goal of the
study.

5.3.1 Underground Utilities

One major contributor to the idea of redefining
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Figure 5.1 Existing street (left) and conceptual rendering showing removal of overhead utilities and new streetscape plantings
Some specific ideas mentioned at the public house
were drinking fountains, amenities for dogs, and a
fort themed playground.
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an area and creating a new sense of place is to
remove overhead utilities. Figure 5.1 shows the
study area as it is today and how it could potentially
look if overhead utility wires were removed. The
Task Force discussed this concept and supports
the recommendation to remove utility poles and
overhead wires. It should be noted that costs for
these recommendations will likely be high and will
require the City to be involved with project funding.
In other local communities, overhead utility removal
has been funded through mechanisms such as a
0.25% payroll tax that provided funding to create
improvements in a specified area. The City should
work with Duke Energy as opportunities to remove
overhead utilities present themselves. Additionally,
the City could reduce costs by completing
construction activities with their own public works
department. Other funding options for this type of
change are described in Section 5.10.

5.3.2 Recreational Amenities

Several comments gathered at the public open
house referred to different kinds of recreational
amenities that could be added to the area. These
types of elements can help define the area, make it
more inviting, and provide opportunities for visitors
to enjoy public spaces within the business district.

Recommendation
This study recommends working with
the public through methods as design
charrettes, focus groups, and/or surveys
to determine a solution that is appropriate
for the community.

5.3.3 Branding

Comments received at the public open house
expressed the desire for identifying features to have
an overall theme that is consistent throughout the
area. Several public comments suggested connecting
this theme with the history of Fort Mitchell.
Aspects such as the name of the business district,
architectural features of gateway structures,
potential murals, and signage within the study area
should work together to establish a unified theme.

Recommendation
This
study
recommends
further
engagement with the public or working
with a marketing agency to establish a
professional branding scheme that is
consistent throughout the area.
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Pedestrian safety was frequently mentioned as
a concern throughout the research phase of this
study and the most highly ranked Task Force priority.
Business owners, key person interview participants,
city officials, and Task Force members all expressed
concern for pedestrians safely walking within
the study area. Recommendations for improving
pedestrian safety should be given high priority.

5.4.1 Crossing Enhancements

One of the most frequently mentioned issues
concerning pedestrian safety were problems crossing
major roadways. Striped and signal-controlled
crosswalks exist at all signalized intersections within
the study area. Currently, crosswalks are defined by
two white lines, known as transverse lines, indicating
the pedestrian operation area as pictured in Figure
5.2. These on-street markings are basic and could

AF

Mobility infrastructure within the study area in
2018 heavily favors vehicular traffic. Dixie Highway
and Buttermilk Pike are classified as minor arterial
roadways and Orphanage Road is classified as a
major collector road. Vehicular traffic counts within
the area range from approximately 15,000 to over
25,000 average daily traffic (ADT). These roadway
characteristics and traffic volumes are not likely to
diminish within the study’s horizon—rather, volumes
are more likely to increase as time progresses.

More information on these recommendations and
other potential solutions can be found at http://
www.pedbikesafe.org/.

T

5.4 Improving Safety

Figure 5.3 Preferred pedestrian area enhancements
utilizing stamped and colored concrete effects
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Therefore, efforts to increase pedestrian safety are
recommended while continuing to recognize and
improve conditions for the area’s heavy vehicular
users. The next few subsections provide specific
strategies the City could implement to make the
area safer and more inviting for pedestrians.
These recommendations build upon ideas that are
promoted by the US Department of Transportation’s
Federal Highway Administration (FHWA), which have
been proven to improve pedestrian safety around
the United States.

Figure 5.2 Existing Dixie Hwy. and Orphanage Rd. intersection

Figure 5.4 Enhanced crosswalk examples utilizing only striping effect
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5.4.2 Crosswalk Enhancements

A significant number of residential households
exist north of the study area, which have numerous
potential pedestrians that could easily walk to the
study area. Currently, these users would have to
cross Dixie Highway at either Orphanage Road or
Pleasant Ridge Avenue, approximately 900-feet
north of the study area.

AF

Enhanced pavement markings are one relatively
simple way to enhance pedestrian safety. These
markings are more robust than the transverse lines
currently utilized and provide greater visual cues for
the driver that pedestrians might be present. The
example in Figure 5.3 shows how crosswalks in the
study area could be enhanced with treatments such
as stamped and or painted concrete to define and
highlight the pedestrian area while also working
to strengthen the area’s sense of place. Ladder or
continental markings (Figure 5.4) could also be
utilized to increase safety, but they would have little
impact on sense of place. Any material that the City
chooses to use should be long lasting and mitigate
any future maintenance needs.

5.4.3 Added Crosswalk

T

be considered the bare minimum for defining the
pedestrian area. The existing pedestrian signal heads
only exist to provide information to pedestrians
about when crossings are permitted.

R

Public comments gathered at the open house also
indicate a desire for increased efforts by law
enforcement to prevent encroachment of vehicles
into the crosswalk areas and ensure pedestrian
safety.

Recommendation

D

This study recommends implementing
enhanced pavement markings at all
crosswalk areas to delineate these areas
and make pedestrian crossings more
visually prevalent to drivers and enhance
the area’s sense of place. Flashing
beacon signs indicating a crosswalk
should also be added in accordance
with Kentucky Transportation Cabinet
Standards.

Figure 5.5 Enhanced mid-block pedestrian crossing
Source: https://dublin-cip.icitywork.com/
The Kentucky Transportation Cabinet (KYTC)
maintains and controls access to Dixie Highway. As
such, the crosswalk would likely be required to be
at a realigned intersection of Sunnymede Drive and
Requardt Lane to operate within their guidelines.
More information regarding realignment of this
intersection can be found in Section 5.9.
Other communities have instituted pedestrian
enhancements ranging from grade-separated
crossings to more robust signage and flashing lights
to indicate crossings outside signalized intersection
areas (Figure 5.5). Dixie Highway in the vicinity of
Requardt Lane is traversed daily by approximately
21,000 vehicles.
The safest crossing for pedestrians in an area with
this level of vehicular traffic would be a grade-
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Recommendation

While sidewalks are abundant within the study
area, occurring on both sides of all roadways, some
potential issues were observed. As observed during
the walking audit conducted in March 2018, street
furniture is currently placed within the pedestrian
walking area and sidewalks are constructed in
narrow areas between the street and buildings
(Figure 5.6). Feedback received at the public open
house supports the need to improve the pedestrian
environment in the study area. Some comments
also suggest making temporary pedestrian
improvements to test out their effectiveness before
they are fully implemented.

AF

This study recommends adding an
additional defined crosswalk within the
vicinity of Requardt Lane. This added
facility would provide a safe crossing
opportunity for those wishing to cross
Dixie Highway and would discourage
jaywalking.

5.4.5 Improve the Pedestrian Area

T

separated crossing in the form of a bridge or tunnel,
similar to the tunnel that exists near Burdsall Avenue.
Grade-seaparated crossings, while safest for
pedestrians, also present challenges in terms of
cost, land requirements to meet ADA accessibility
requirements, and visual impact to the community.
The community should be engaged in the design
and location of the facility if a grade-separated
crossing is considered.

5.4.4 Signals and Timing
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Enhancing signals and timing provides another layer
of safety for pedestrians in the area. As noted
earlier, the study area experiences approximately
15,000 to 25,000 vehicles per day depending on
location. Technology exists today that can
automatically detect pedestrians and activate their
signal phases.
These automated pedestrian
detection devices sense whether pedestrians are
present and send information to the signal controller
to switch on a WALK phase. Additionally, technology
exists that can detect the walking speed of a
pedestrian and can adjust the time allotted to the
pedestrian phase for slower users.

Recommendation

This study recommends implementing
enhanced traffic signalization technology
that utilizes automated pedestrian
detection.

Figure 5.6 Examples of challenging pedestrian areas
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Figure 5.7 FHWA’s ideal pedestrian area
FHWA guidelines recommend creating a pedestrian
area, which encompasses more than just the
walking area. The cross section illustrated in Figure
5.7 represents an ideal configuration for optimal
pedestrian circulation and user comfort. Within the
cross section there are four distinct zones described
below:

•

D

•

Curb Zone - provides a barrier from the street
Planting and Amenity Zone - provides room for
street trees and street furniture
Walk Zone - provides space for pedestrian
mobility
Setback Area - provides buffer space from
the street wall and reduces the feeling of
confinement

R

•
•

One of the greatest challenges to the study area is
the limited amount of pedestrian space.
Some specific observations and options for
improving the streetscape are discussed in the
following subsections that reference different areas
of the business district. Please refer to the
subsections listed in Figure 5.8 while considering
these pedestrian recommendations.

Recommendation
In general, the study recommends
increasing the available space for
pedestrians throughout the entire study
area whenever possible. Implementation
could include a trial method such as
temporary bump-outs to evaluate
the impact of specific pedestrian
improvements and how well they are
supported by the public

Pedestrian Area A

Some sidewalk areas in Ft. Mitchell are already
configured in a way that implements some of the
aforementioned recommendations.
Pedestrian
Area A exhibits many of the cross-section
recommendations as pictured in Figure 5.9 on page
31. Some additional improvements to this area are
discussed below.
Benches could be moved away from buildings to the
planting and amenity zone, where trash cans and
street lights are already placed. This change would
provide a more open walk zone to allow for better
pedestrian flow. MKSK’s 2016 plan for the area
includes bump outs into parking areas.
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Figure 5.8 Pedestrian Areas
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Path: L:\LRP\Small Area Studies\Ongoing\Ft_Mitchell_Econ_Dev_Study\GIS\JC_Physical Analysis\Pedestrian_Areas.mxd

Parcel data provided by CCPVA,
PCPVA and LINK-GIS.

Date: 9/21/2018

These GIS data are deemed reliable and every
effort has been made to ensure their accuracy.
They are, however, provided “as is” without
warranty of correctness, timeliness, reliability,
or completeness. Map elements do not
represent a legal survey of land. Use of these
data for any purpose should be with an
acknowledgement of their limitations,
including the fact that they are dynamic in
nature and in a constant state of maintenance.
Field investigation may be necessary.
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Figure 5.10 Street furniture in Pedestrian Area B
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instance, pushes network users uncomfortably
close to vehicular traffic. This area also lacks
ideal curb zones and planting and amenity zones.
Improvements on this area could include widening
the sidewalk, moving street furniture into the
amenity zone, and maintaining a 5-foot minimum
for the walk zone.

D

Figure 5.9 Existing (top) and potential improvements
(bottom) for Pedestrian Area A
The Task Force discussed this topic and supports
bump outs that provide a buffer between pedestrians
and traffic and include some form of greenspace.
Bump outs may replace some on-street parking, but
existing on-street parking spaces should be retained
when possible. Additionally, utilizing banners and
hanging baskets on light poles and consistent
branding for the study area would work towards
improving the area’s identifiable sense of place.

Pedestrian Area B

Recommended improvements for Pedestrian Area
B are more challenging due to limited right-of-way
space. Pedestrian Area B is characterized by street
furniture within the walking zone, which in this

Modifying this area will improve pedestrian
functionality and provide a more inviting
environment for those who choose to walk.
Additionally, consolidating curb cuts as described
in Section 5.9.2 could provide additional pedestrian
space and increase safety by reducing conflict
points. Efforts to obtain additional right-of-way
space in this area will depend on the willingness
of property owners in this area to reach a solution
that is acceptable to all parties involved. Physical
expansion of the sidewalk area could take place if
redevelopment occurs within this area.
A short-term solution is to remove street furniture
and the bus stop from the area shown in Figure 5.10.
Removal of these features would provide a wider
walking zone. While not meeting the ideal criteria as
portrayed in Figure 5.7, these changes would allow
for safer pedestrian operations and a greater feeling
of comfort to walkers in the area. The bus stop could
be relocated as described in Section 5.9.4.
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As with Pedestrian Area B, the right-of-way in
Pedestrian Area C is narrow and provides limited
space for pedestrians. However, an opportunity
exists for the City to work with local property owners
to make improvements. Pedestrian Area C adjoins
the Ft. Mitchell Plaza, which utilizes off-street
parking that is 18- feet deeper than the 60-foot
configuration needed for a standard parking lot.
This extra depth presents an opportunity to benefit
both the private property owner and the City.

Pedestrian Area D

Pedestrian Area D is also very limited in the width of
the sidewalk in this area. The study encourages efforts
to widen the sidewalk in this area if opportunities
arise. Some potential exists for redevelopment
of this parcel and could present an opportunity to
expand the sidewalk in this location if reconstruction
occurred and a new building was built farther from
the street. This report notes a potential opportunity
to increase the spacing between the roadway and
the building to allow for an ideal cross-section Figure
5.12 and increased pedestrian safety and comfort.
Increasing the overall cross-section would be best
accomplished by a wider setback or build-to line
via the text of the zoning ordinance for the area.
Setbacks are discussed further in Section 5.10.6.
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Figure 5.11 illustrates how the extra 18-feet of
parking could be reconfigured to accommodate a
more ideal pedestrian cross section. This change

would make the area safer for walkers by widening
the sidewalk, moving it away from travel lanes, and
providing a physical vegetated buffer from vehicular
traffic. This change could also provide a benefit
to the property owner by reducing the square
footage of asphalt that they have to maintain each
year. In addition, a tighter parking lot may reduce
the amount of cut through traffic and reduce the
speed of motorists. If the City wishes to pursue
this opportunity, they should engage the adjoining
property owner from the onset.

T

Pedestrian Area C

Figure 5.11 Existing and potential improvements for
Pedestrian Area C

Figure 5.12 Pedestrian Area D
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Pedestrian Area E is currently configured with a
19-foot wide sidewalk along Orphanage Road.
The current configuration is concrete pavement
between the building and roadway, with utility
poles located approximately 2-feet from the
roadway edge. While there is a more than adequate
walk zone, the space is harsh with a solid brick
wall on one side and vehicular traffic on the other
and is devoid of amenities. This area presents an
opportunity to enhance the environment to include
amenities and greenspace and all areas of the crosssection. It is further recommended that the future
redevelopment of this block include windows and
doors along the Orphanage Road building façade.

The next area of emphasis for the Task Force was the
desire to introduce additional vegetation to the
study area. Increasing vegetation provides natural
features that can help absorb rainwater more
gradually, provide shade and natural cooling, and
even can help with traffic calming by narrowing a
driver’s field of vision.

Recommendation
This study recommends including new
vegetation features whenever feasible
to improve these items and enhance the
overall sense of place for the study area.

The subsections below provide additional details on
strategies the City could consider.

AF

5.4.6 Compliance with the Americans
with Disabilities Act (1990)

5.5 Greening the Study Area

T

Pedestrian Area E

R

The Americans with Disabilities Act (ADA) was
established by the United States Congress in 1990,
making it illegal to discriminate against people with
disabilities. Today, all public spaces must accommodate
people with disabilities. Accessible sidewalks, curb
ramps, signals, crosswalks, and even median refuge
islands are infrastructure pieces that need to be
considered when determining ADA compliance.
More information on ADA standards can be found
via the following resources below:

Ada.gov – Primary ADA resource material
Access-board.gov – Federal agency developing
accessibility guidelines for the built environment
Apsguide.org – Accessible Pedestrian Signals guide
Fhwa.dot.gov/accessibility – Federal Highway
Administration information on accessibility

D

•
•
•
•

5.5.1 Incentivize Plantings

Task Force discussions frequently expressed the
desire for creating incentives rather than
requirements. Simple steps could be taken such as
changing hardscaped islands in parking lots to
vegetated areas with grass and street trees (Figure
5.29). The City should also develop a partnership
local beautification groups or look for creative ways
to maintain these retrofitted areas by including
them in their landscape maintenance schedules.

Recommendation
This study recommends the City work
with established entities such as the Ft.
Mitchell Tree Board and the Northern
Kentucky Urban and Community Forestry
Council to incentivize and assist property
owners with greening the study area.

Recommendation

This plan recommends meeting the
ADA’s standards when facilities are
reconstructed, or new amenities are
added to the study area.
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Effective landscaping can make an area more attractive
and also help manage stormwater runoff.

Recommendation
This
study
recommends
adding
landscaping features and improving the
landscaping throughout the study area.
Examples of areas that could be improved in the study
area include;

•
•
•

Impervious surface percentages for parking lots
Provisions for street tree species that work well
with planter boxes and overhead utilities
Using best management practices such as
pervious pavement, bioretention basins,
bioswales, or pervious pavers
Establishing diversity in plantings to avoid issues
that affect single species (i.e. Emerald Ash Borer)
Establishing native plant species

Gateways include signage or monuments to help
make people aware that they are in or have entered
a defined place. One sign exists on northbound Dixie
Highway (Figure 5.13) to indicate the entrance to
the overall city, but currently the study area has no
gateways that are specific to the business district.
Aside from placemaking benefits, gateways provide
an added benefit of traffic calming. Drivers tend to
slow down and pay additional attention when they
enter an area identified business district.

AF

•
•

5.6 Gateways
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5.5.2 Landscaping Best Practices
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Initiating changes such as these would work
towards increasing vegetation and greening the
study area. They would create new opportunities
for natural stormwater infiltration, provide shade to
reduce temperatures across the area, and provide
qualitative benefits to the area’s patrons simply by
increasing the community’s softscape elements.

Figure 5.13 Existing gateway feature on Dixie Hwy.

Figure 5.14 Examples of potential gateway features
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Figure 5.15 Potential Gateway Locations
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These GIS data are deemed reliable and every
effort has been made to ensure their accuracy.
They are, however, provided “as is” without
warranty of correctness, timeliness, reliability,
or completeness. Map elements do not
represent a legal survey of land. Use of these
data for any purpose should be with an
acknowledgement of their limitations,
including the fact that they are dynamic in
nature and in a constant state of maintenance.
Field investigation may be necessary.

This study recommends installation of
gateway features in the approximate
areas as defined in Figure 5.15.
These locations provide good visibility and will help
accentuate the existing businesses in the study
area. There are numerous types of gateway features
that could be implemented within the study area,
ranging from monument type signs to archways that
cross the complete width of roadways. Examples of
potential gateway features that could be possible for
the study area are indicated in Figure 5.15.

Recommendation
This study further recommends working
with the public through methods such as
design charrettes, focus groups, and/or
surveys to determine a solution that is
appropriate for the community.
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Gateway features could also activate currently
underutilized spaces within the recommended

Gateway areas. Figure 5.16 shows an example of
how the former Remke loading dock could potentially
be retrofitted as an interactive space with Gateway
features that encourage visitors to congregate within
the area. This rendering should be considered a
concept of what could be possible in this area
depending on how the former Remke site develops
in the future.

T

Recommendation

Figure 5.16 Example concept of interactive gateway space at the former Remke loading dock
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5.7 Parking Improvements
5.7.1 Introduction

studied as part of this research. This section of the
plan should be considered a summary of parking
conditions within the study area.

The supply and management of off-street parking
is an important element within a thriving business
district. Feedback received in Task Force meetings
and key person interviews indicated the perception
of a parking problem in the study area. This study
sought to determine the parking needs of today and
those of the future.

T

The analysis of parking conditions started with an
inventory of existing businesses in the study area.
The business inventory data was collected by staff
in the spring of 2018 through site visits, county data
sources, and LINK-GIS mapping imagery. Figure 5.17
below divides the study area into 3 distinct blocks
and indicates the names of businesses in the study
area as of August, 2018.
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Several research methods were employed to
investigate off-street parking conditions and provide
information that the City can use when making
decisions to address the parking situation in the
study area. Thorough reviews of existing businesses,
potential future businesses, parking requirements
and real-time analysis of actual parking usage were

5.7.2 Methodology

Figure 5.17 Ft. Mitchell Business District- Inventory of Businesses
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Table 5.1 Total Business Square Footage by Block

The data listed in Tables 5.1 and 5.2 was used in
two methodologies to evaluate off-street parking
demand within the business district. The Ft. Mitchell
Zoning Ordinance and the Institute of Transportation
Engineers (ITE) Parking Generation Manual (2010)
were each used to provide a benchmark of how
much parking was needed for the businesses within
each block. This amount was subtracted from the
total amount of existing parking spaces in each block
to determine if there was a surplus or deficiency of
parking spaces.

AF

At the time of publication, thirty-four (34) businesses
were observed within the Ft. Mitchell Business
District. Some vacant storefronts were also identified
in the study area. Block A had two vacancies located
in the Ft. Mitchell Plaza between Biggby Coffee and
Clarkson Eyecare. The Remke Supermarket, located
in Block B, was also vacated during the study in April
of 2018. For more information on square footage
within the business district see Section 3.2.4 Existing
Commercial Space.

There were 16 on-street spaces counted within the
blocks of the study area and an additional 95 onstreet parking spaces located within 500 feet of the
study area.

T

Once the complete list of businesses was identified,
the square footage of each business in the study
area was obtained and documented from Kenton
County Property Evaluation records. The total square
footage of businesses in each block are summarized
in Table 5.1 below.
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The parking analysis also documented existing offstreet parking for each of the blocks within the study
area as well as the on-street parking within 500 feet
of the study area. Off-street parking spaces were
tallied based on the latest aerial imagery of the
study area and taken from the PDS unmanned air
vehicle (UAV) on April 6th and 7th 2018 as part of
this study. Only marked spaces were counted. Onstreet parking spaces were calculated by identifying
on-street parking areas from site visits and then
measuring the distance of these areas. Total parking
counts are listed in the table below.

Table 5.2 Total On-street and Off-street Parking by Block

Figure 5.18 Parking Demand Formula
The zoning ordinance and ITE methods were
also used to estimate future parking demand by
projecting a potential future use for each of the
vacant properties. These vacancies were projected
as general shopping center retail uses to predict
future parking demand.

5.7.3 Findings

The results from the zoning ordinance and ITE
methods are detailed in Figures 5.19-5.22. The
numbers within each block are a result of the
parking demand formula, showing either a parking
surplus (positive numbers) or a parking deficiency
(negative numbers) for each block. These methods
only account for demand of off-street parking
spaces. On-street parking spaces within 500 feet of
the business district are shown as a reference by the
lighter shaded areas on the maps.
The results from the zoning ordinance and ITE
methods were similar. In terms of current parking
demand, each of the methods indicated a modest
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surplus of parking in Block A, a larger surplus in
Block B, and parking deficiencies in Block C. The
findings show that future parking demand would
increase in Block A if the two vacancies in this area
were filled, however, this block would still meet its
parking demand. It should be noted that different
uses may occupy vacant spaces within the study
area that could increase demand beyond what is
represented in these findings.

There are limitations in the zoning ordinance and
ITE methods that should be considered with the
interpretation of the findings from these methods.
These methods are dated and don’t account for
how demand changes throughout the day. They
make estimates based on the maximum amount of
parking demand experienced at one time. Research
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Overall, each of the methods indicate that there
are no current deficiencies in the supply of parking

within Blocks A and B and that these blocks do not
face significant issues with future parking demand.
However, it is clear that there are more parking
challenges in Block C compared to Blocks A and B.

Figure 5.20 Future Parking Demand Zoning Ordinance Method

D

Figure 5.19 Current Parking Demand Zoning Ordinance Method

Figure 5.21 Current Parking Demand ITE Method

Figure 5.22 Future Parking Demand ITE Method
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also suggests these requirements are heavy and the
current trend throughout the country is to reduce
or remove parking requirements from zoning
ordinances (Strong Towns, 2018). Estimates from the
Institute of Transportation Engineers are not specific
to the site and research suggests these calculations
are also heavy (Shoup, 2004) and do not account
for downtown and neighborhood settings where
neighboring residents may walk to businesses,
reducing parking demand. These methods also do
not factor in the on-street parking supply which
reduces overall parking demand to some extent.

T

Figure 5.23 UAV Parking Utilization Results for Block A
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Therefore, the results from these methods should
not be interpreted to suggest the exact amount of
off-street parking spaces needed by businesses in
the study area. The results should also be considered
with the knowledge that there are 111 on-street
parking spaces within 500 feet of the study area.

5.7.4 UAV Parking Utilization Survey

R

In addition to the methods listed above, the study
surveyed actual parking spaces utilized within
the study area at different times of the day via an
unmanned aircraft (UAV). The UAV took photos of
the site at pre-selected times of the day and created
updated aerial imagery showing when and where
off-street parking spaces were utilized. The UAV
recorded parking utilization at the following times:
Saturday, April 7, 2018
• 9:30am
• 12:00pm
• 7:00pm

D

Friday, April 6, 2018
• 8:30am
• 11:45am
• 2:00pm
• 7:00pm

Figure 5.24 UAV Parking Utilization Results for Block B

The Task Force and the City identified the day and
time of flight observations based on their knowledge
of parking demand in the area.
It should be noted that the Remke Grocery store was
having a 50% off closing sale at the time of these
flights, therefore utilization in Block B was likely
higher than normal.

Figure 5.25 UAV Parking Utilization Results for Block C
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The information gathered from the UAV parking
utilization survey is summarized in the graphs below.
The heaviest utilization for each block is highlighted
for both days.

2:00pm. The evening hour at 7:00pm averaged 46%
across each of the blocks on Friday and Saturday.
The day and hour that received the highest amount
of demand was Friday at 7:00pm with 62% as shown
in Figure 5.26 below. This is referenced as the peak
time for observed parking demand in the study area.

The observations in the survey show that the
busiest times of the day in the study area are
lunch and evening times. Utilization at the lunch
hours of 11:45am, 12:00pm, and 2:00pm averaged
44% between each of the blocks with the highest
utilization recorded at 57% in Block B on Friday at
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The observations from the UAV parking utilization
survey result in different findings than the zoning
ordinance and ITE estimation methods of analysis.

Figure 5.26 Ft. Mitchell Business District- Inventory of Businesses
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Figure 5.27: Block C April 6, 2018 at 7pm
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A closer look at Block C in Figure 5.27 to the right
shows specific uses within the block are experiencing
high parking demand but the block overall does
not approach capacity during the peak observation
time. Both the Saddle Club Bar and Camporosso
Restaurant are near parking capacity for their
respective parking areas. However, the adjacent
parking lots at Stephens Cabinetry and Blincoe
Dentistry are virtually empty. While there was
significant parking utilization observed between the
Saddle Club and Camporosso, the entirety of Block
C was not observed to have parking capacity issues.
This finding indicates a shared parking approach
would solve many of the perceived parking issues
within the study area.

T

Those estimates indicated issues with off-street
parking capacity in Block C, especially the zoning
ordinance estimate which returned a deficiency
of 40 spaces. However, the peak observation time
gathered by aerial observation showed that 62%
of off-street spaces were occupied in Block C. The
average percent of occupied off-street parking
spaces in this block across all observation times was
only 40%.

R

5.8 Recommended Parking Solutions
5.8.1 Introduction

Figure 5.28: Existing fence separating the Greyhound
Tavern and Adjacent Lots in Block A

D

The following sections include numerous potential
solutions and ideas that can be used to help
improve parking conditions within the study area.
General recommendations to help improve parking
conditions with parking management techniques
are described first, followed by several options to
specifically improve Block C. These concepts are
guided by the extensive analysis of existing parking
conditions conducted by staff, as well as thorough
research regarding parking management best
practices. Staff research of existing conditions is
detailed in Section 5.7.3.

Figure 5.29: Concept rendering of parking greenspace
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5.8.2 Parking Recommendations

The issues of ambiguous pedestrian areas and
high percentages of impervious surfaces can be
addressed together, while also helping to create
a better sense of place. By organizing parking
lots around greenspace that allow for pedestrian
connections and create a more inviting aesthetic
while also marking parking boundaries, two issues
can be addressed simultaneously.

Figure 5.30 Private parking signage in study area

AF

Replacing unused parking areas or hardscaped
medians with greenspace as conceptualized in
Figure 5.28 and 5.29 is an approach that can address
numerous issues with one solution. Greenspace
concepts are discussed further in Section 5.6.

T

Connectivity and Green Space Improvements Expansive
paved lots are often viewed as unattractive and
uninviting for pedestrians. While parking is an absolute
necessity for the study area, improvements can be
made to make the area more inviting and attractive.

R

Within the study area there are several parking lots
that abut each other, but do not connect. They
are physically separated by guard rails, elevation
changes, and other barriers that provide intended
separation of vehicular movement, but also work to
reduce pedestrian circulation.

D

These lots can be softened with landscaping that
still identifies different parking areas and allows
pedestrians exiting their vehicles to pass between
parking lots to different businesses. Business owners
will also find it advantageous that customers can pass
between lots. This enhanced circulation encourages
patrons to visit multiple businesses in one visit.
Parking Signage A large amount of signage pertaining
to parking was documented during the walking audit
on March 2018. The high number of signs and their
variation in style creates clutter and confusion. Most
parking signage has been installed by private property
owners (Figure 5.30), indicating restrictions limiting
businesses to specific parking lots, oftentimes warning
that violators of this policy will be towed.

Figure 5.31 Concept rendering of parking signage in the
study area
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Reduction of Demand Through Ride-Hailing Pick Up/
Drop Off Points Encouraging visitors to use different
ride-hailing services is another way to reduce the
demand for parking. This encouragement can
be done by designating locations in the business
district for Uber/Lyft/Taxi drop offs as demonstrated
in Figure 5.34. Ride-hailing pick up/drop off points
make the use of these services more convenient and
safer by separating them from regular traffic, while
also creating awareness that these services are used
and encouraged in the area.

D
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Reduction of Demand Through Bicycle Facilities
Reducing vehicular demand for parking by
encouraging alternative modes of transportation
is another strategy to address parking issues.
Introducing bicycle facilities is a relatively easy way
to implement a demand reduction strategy for
the Ft. Mitchell Business District. Visible, safe, and
secure bicycle parking would serve as an invitation
to nearby neighborhood residents to ride to
businesses rather than drive. There are currently no
bicycle facilities in the business district aside from a
privately-owned bike rack obscurely located behind
Little Flower Baked Goods as pictured in Figure 5.32.

Bike racks can also be used to help brand the
business district through creative designs, similar to
the example shown Figure 5.33. Bike rack(s),could
incorporate the Ft. Mitchell seal or another design
that could work to build a more identifiable sense
of place.

T

The message sent by these signs is less than inviting
and the requirement to park in specific lots does not
allow a patron to park in one lot and visit multiple
businesses after their vehicle is parked. Businesses
would benefit from a system that is inviting,
rather than prohibitive and confusing. Figure 5.31
illustrates a modification to signage in the study area
that would encourage customers to stay in the area
and continue shopping, dining, or enjoying potential
community activities.

Figure 5.32 Sole existing bike rack in study area

Figure 5.34 Designated ride-hailing pick up/drop off point
Reduction of Demand Through Valet Parking
Valet parking is another potential parking
management strategy. This method makes visiting
an area more convenient for customers and also
reduces the need to have parking on a specific parcel,
or even within the study area. The restaurants in
the study area could potentially use valet parking
and park vehicles off-site at underutilized parking
lots within and nearby the study area. Parking
agreements between restaurant owners and other
property owners would need to be established to
effectively implement this strategy.

Figure 5.33 Examples of creative bike rack
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This research supports changes to parking
requirements via zoning modifications to better
reflect observed parking demand. These changes will
make it easier for existing businesses and potential
new businesses to utilize their property. A key person
interview with the Ft. Mitchell Zoning Administrator
found that new businesses have difficulty meeting
parking requirements when they apply for a change
of use. Addressing parking requirements in the
zoning ordinance has the potential to encourage new
business or business expansion in the study area.
Remke Site Considerations The redevelopment of
the Remke site and parking demand for this site
might be much different depending on the type
of use that develops there. If the City reduces or
removes parking requirements in the business
district it should require a parking study for the
redevelopment of the Remke site and ensure
planned parking will meet the demands of any
proposed development.
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Overflow Parking The business district should
be prepared for regular parking demand and for
increased demand during special events. Overflow
parking can be addressed through temporary shared
parking agreements with churches located on the
periphery of the business district. The Immanuel
United Methodist Church has 264 parking spaces
and the Blessed Sacrament Church has 176 parking
spaces. Each are located within 800 feet or less of
the business district. This study recommends the
City approach these churches and establish overflow
parking agreements in advance of special events.
The overflow agreements should be reviewed
periodically to ensure the arrangement is working
well for all parties.

reducing or removing parking requirements from
zoning ordinances (Strong Towns, 2018), especially
within walkable downtown districts.
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Designated Employee Parking Designating locations
for employee parking can work to alleviate parking
demand for patrons by prioritizing parking spaces for
customers. Currently businesses have agreements
to allow their employees to park in other locations.
Employee designated parking for restaurants that
experience high demand during off-peak retail hours
should be formalized with a signage system that further
encourages parking prioritization for customers.

Site visits revealed an approximate six to eight-foot
elevation change from the existing Remke parking
lot to the street level at Dixie Highway (Figure 5.36).
The study recommends installing pedestrian steps
from the parking lot to the sidewalk to help create a
better environment for shared parking and general
pedestrian circulation in the study area.

Figure 5.35 Block B at Saturday April 7th at 7pm
Parking Requirements The parking analysis reported
in Section 5.7.3 showed that there was a significant
difference between the amount of parking required
by the zoning ordinance and the ITE estimates and
the UAV utilization survey. The zoning ordinance
showed higher demand than the ITE estimates and
significantly higher demand than what was observed
in the UAV utilization survey. These findings are
consistent with other parking studies which suggest

Figure 5.36 Remke retaining wall
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This study recommends a shared parking agreement
be encouraged between all property owners in
Block C. A parking agreement could be established
through a special permit issued by the City that
treats all the parking lots as one contiguous property.
This arrangement would allow for the advantages
of a shared parking system to be fully realized. If a
partnership between the businesses in this block is
established, the following principles are suggested
for a shared parking agreement:
•

Business owners share the maintenance costs of
all parking in this block based on the proportion
of parking spaces utilized by each business. Such
a partnership between businesses should be
made to reduce individual maintenance costs for
each property owner.
Paving, snow plowing, and other maintenance
work should be contracted out to a parking
association or the City and paid for proportionally

AF

Shared Parking in Block C
There are currently shared parking arrangements
between some businesses in Block C as indicated
by information gathered in key person interviews.
While these arrangements exist, they are not
readily known or indicated to patrons visiting the
area. These agreements should be built upon
and enhanced through flexible administration,
physical improvements, and signage. Currently, Dr.
Cummings Dentistry allows Camporosso to use its
parking during the evening hours when the dentist
office is closed. Additionally, the Saddle Club leases
spaces from Stephens Cabinetry when that business
is closed. However, no signage exists to inform

patrons or guide them to these areas. These lots
are also separated by barriers which further hinders
wayfinding and navigation.

T

Shared Parking Administration The exhaustive
research into parking conditions in the study area
found there are not significant parking capacity
issues when parking is assessed on the block
scale. However, it is apparent that parking is not
being managed effectively. All efforts should be
made to encourage shared parking between these
businesses. These efforts can be made through
administrative support and physical enhancements.

D
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Figure 5.37 Connected lots using vehicular ramps and pedestrian improvements
48 - Final Report

Ft. Mitchell Historic Business District Economic Development Study

•

The most cost-effective way to connect these lots
would be with vehicular ramps that allow cars to
move between lot elevations. Ramps should be
complemented by pedestrian walkways and stairs
that easily allow users to exit their vehicles and walk to
their destination within the business district. A ramp
system would also discourage cut-through traffic that
could potentially circumvent Dixie Highway between
Orphanage Road and Requardt Lane.
Blocks A and B
Shared parking should be encouraged as much as
possible in Blocks A and B. While this arrangement
exists, signage on the site is confusing and even
contradictory to the arrangement., Figure 5.38.
Signage should be added to make customers aware
of the shared parking arrangement.
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A case study in West Concord, Massachusetts
found that four businesses entered into a similar
agreement, with positive results. The agreement
resulted in reduced maintenance costs per square
footage, the ability to make needed improvements,
and better coordination between businesses that
allowed for pedestrian enhancements connecting
through different parking lots (Nelson and Nygaard
Consulting Associations, Inc., 2015, p. 16). Key
person interviews also indicate that each of the
businesses in the Ft. Mitchell Business District spend
money to maintain their lots with paving or coating
at least once every three years. The businesses must
also pay for snow removal individually. This study
recommends that business owners explore whether
handling maintenance collectively would reduce
individual maintenance costs, similarly to the case
study referenced above.

and a guard rail. Continuing further to the south, a
stone barrier exists between the Stephens Cabinetry
lot and Blincoe Dentistry. These physical barriers
should be eliminated so that the existing parking
infrastructure can support existing and potential
future shared parking agreements.

T

•

as described above. This arrangement should
reduce property costs for property owners
and improve the efficiency and coordination of
maintenance activities.
If business owners agree to work together, the
City should contribute some of its resources,
to pay for signage, pedestrian improvements,
green infrastructure, and other physical
enhancements that support shared parking, as
described throughout this report.
The City should waive standard parking
requirements for the businesses that take part
in the shared parking agreement and treat these
parking lots as one contiguous lot

Remove Physical Barriers There are also physical
improvements that can be made to improve shared
parking opportunities in Block C, as detailed below.
Key person interviews indicated an existing shared
parking agreement between the Saddle Club
and Stephens Cabinetry. Unfortunately, physical
barriers exist that makes it impossible for a vehicle
to move from one lot to another without using the
street network. As Figure 5.37 shows, these lots
are physically separated by changes in elevation

Figure 5.38 Example of shared parking, Source: CUI Publication
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5.8.3 Parking Summary

Issues with existing traffic conditions in the study
area were identified throughout the business owner
round table meeting, key person interviews,
meetings with building owners, and comments
gathered at the public open house. Traffic congestion,
pedestrian safety concerns, and difficulty navigating
through the area was frequently mentioned. Some
specific issues include the prohibited left turn from
northbound Dixie Highway at Orphanage Road,
preventing vehicular access to the Mitchell Plaza,
and vehicles encroaching into the crosswalks while
making a right turn on red, especially while turning
right onto Dixie Highway from Orphanage Road.

Recommendation

This study recommends that an
immediate operational traffic study be
conducted to resolve short-term traffic
issues before long-term solutions are
implemented. The operational study
should be conducted with the goals to
improve pedestrian safety, relieve traffic
congestion, and improve navigation
throughout the area.

AF

Despite a perception of parking issues in the area,
the results of several research methods have shown
there is not a lack of parking in the area, but that
parking could be significantly improved if managed
collectively. These findings should urge the City and
business owners to develop a unified shared parking
agreement that is acceptable to all parties. This
agreement should be advantageous to economic
activity and continuity within the business district.

5.9.1 Short-Term Operational Traffic Study

T

Parking in the Ft. Mitchell Plaza can be better utilized
to allow for more pedestrian space in this area. See
Section 5.4.5 for a more detailed description of this
recommendation. Parking in Block B is underutilized
during the evening hours. This lot can be used for
employee designated parking as discussed earlier.
Any redevelopment of the Remke site should be
analyzed closely to ensure parking is adequate for
the use, especially if redevelopment involves mixed
use with residential above retail.

5.9 Vehicular Mobility

R

Improving traffic conditions for vehicles was the
fifth topic area as ranked by the Task Force during
the prioritization process. As previously mentioned,
average daily traffic counts range from approximately
15,000 to 25,000 in and around the study area.

D

Business owners reported the presence of these
roadways and traffic volumes as both a positive
and potential negative during the roundtable
(Appendix D). Positive aspects found by the owners
include high visibility and easy access. However,
they also recognized and reported potential issues
like diminished pedestrian safety and comfort,
greater potential for accidents, and difficulty of
accessing some properties due to high traffic
volumes. Numerous Key Person Interviews reported
pedestrian accidents in the area as well.
The following sub sections provide detail on
recommendations the City could consider to
improve mobility within the study area.

The recommendations in the following sections offer
specific long-term solutions to improve mobility in
the area.

5.9.2 Realign Sunnymede Drive and
Requardt Lane

As mentioned in Section 1.6, MKSK conducted a
high-level streetscape visioning diagram for the City
in 2016. One recommendation from that study was
to realign Sunnymede Drive with Requardt Lane
(Figure 5.39). Realignment of this intersection would
allow for safer vehicular operations in the area by
reconfiguring an offset intersection. Realigning
the two streets to align would eliminate vehicular
conflict points, or areas where vehicles have an
increased potential to collide.
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The Task Force supports realignment of
Sunnymede Drive to align with Requardt
LanecO and includes it as a formal
RN
recommendation
of this study.
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A Recommendation

This study recommends consolidating
curb cuts whenever possible while
taking care to provide ample access to
adjoining properties within the area

This recommendation was crafted by building upon
the 2005 Dixie Fix study.

5.9.4 Transit Stop Relocation
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unloads passengers, and then resumes down the
roadway. While traffic stops only for a few seconds,
it can further aggravate traffic operations in an area
that already experiences high volumes, poor levels
of service at peak times, and heavy turn movements
for travelers continuing on KY 371. On weekdays,
TANK reports 42 inbound busses and 44 outbound
busses travelling through the study area. It should
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Curb cuts, or driveways, provide vehicular access to
properties along roadways. The study area currently
has 25 curb cuts, including four that are 70-feet or
wider. When considering curb cuts, the desire for
access to property and roadway safety must be
balanced. Ideally, each property will have adequate
access while minimizing the number of conflict
points
for roadwayMultI-puRpOSE
users and pedestrians
cONtINuOuS
pAth alike.
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Recommendation

5.9.3 Consolidate Curb Cuts

AF

Additionally, realignment of this facility provides
benefits for other recommendations of this study
outside of improving vehicular mobility. This
concept would provide an opportunity for signalized
crosswalks if a traffic signal or other infrastructure
was included in the new intersection. Realigning the
roadway would also allow for potential greenspace
in the area currently occupied by the Sunnymede
Drive pavement sections. This new greenspace
could be used for a community park area, gateway
feature, and contribute to the overall goal of creating
a more defined sense of space. Comments at the
public open house support these recommendations
and call for improved roadway signage in this area.
Specifically, comments requested there be painted
turn lanes from Sunnymede onto Dixie Highway.

pARKING

quARDt lANE

Figure 5.39 MKSK concept to realign Sunnymede Drive
with Requardt Lane
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Figure
5.40: Transit
operations in the study area
cOMplEtE MAIN StREEt ENVIRONMENt

Final Report - 51

Recommendation

Recommendation
This study recommends identifying and
protecting patron pick-up and drop-off
areas to be incorporated as autonomous
vehicle usage increases.
These locations will ideally be close to building
access points with good lighting, signage, and
protection from the weather. These areas will likely
be conversions of existing surface parking areas,
which can be transitioned as AVs increase in market
share and parking needs continue to be reduced.

AF

Potential solutions were explored in a May 2018
meeting with TANK representatives. These solutions
considered everything from utilizing existing bus
curbside pull-out stops that are already constructed
on Dixie Highway to creating new bus pull-out stops.
Curbside pull-out stops are relatively low-cost
options that prioritize through traffic operations
while the bus is stopped for passengers. Through
conversations with TANK, it was determined that
some options were available to move stops. The
details of potential changes should be determined
when physical reconfigurations such as the potential
Sunnymede Drive realignment occurs.

a specified distance, or be released back into the
available vehicle pool, like Uber or Lyft operate today.
This ability to function post-destination eases parking
demands in immediate business areas but increases
the need for efficient pick-up and drop-off points.

T

be noted that buses only stop if passengers on the
bus indicate they wish to get off or if riders are
waiting at the bus stop.

This study recommends consolidating
curb cuts whenever possible while
taking care to provide ample access to
adjoining properties within the area.

R

Incorporating these curbside pull-outs in the
immediate vicinity of signalized intersections is
desired by TANK so their bus operators can more
easily rejoin the main flow of traffic after the stop is
complete.

5.9.5 Preparing for Autonomous Vehicles
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Autonomous vehicles (AV), or vehicles that can
operate without human control, have become a
major topic of discussion over the past few years.
What seemed like a far-off dream only 5-years ago
is rapidly becoming a reality in test-cities across the
US and the globe. While full adoption of AVs is still
likely decades away, cities should begin preparing for
changes that will be associated with this technology.
One potential benefit of AVs is the ability to drop
riders at the front door of their destination, while the
vehicle drives itself away from the destination. The
AV could then either park anywhere available within

Land that is not used for pick-up and drop-off points
could be repurposed and transitioned away from
parking-related uses. The City could encourage uses
ranging from parks and open space to infill building
development on lots that were previously dedicated
to parking. The City should define what uses it most
desires and amend zoning codes (Section 5.10.5) to
transition to these desired uses as the AV market
share increases.

5.9.6 Detailed Study of KY 371 and US 25
Reconfiguration

Throughout the study, business owners were
consulted regarding their thoughts on aligning the
intersection of Buttermilk Pike and Orphanage Road
(KY 371) with Dixie Highway (US 25). Responses
were generally neutral, and no clear preference was
identified for seeking to improve the intersection or
continue with the existing configuration. Comments
were noted during discussions with business owners
that if Orphanage Road were to be realigned, they
wished for the existing alignment (between the
former Remke building and W. Stephens Cabinetry
and Design building) to remain open.
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Recommendation

Money raised by a BID is spent directly on
improvements that benefit all businesses owners
within a defined business district. Typically, a BID will
have several committees that focus on implementing
different goals of the businesses, including a
committee that makes decisions on how funds are
spent. Section 5.6.2 recommends engaging with
the public or working with a marketing agency to
establish a brand for the business district. A business
improvement district can facilitate this process
by guiding decisions and helping raise funding
for improvements that help define the area. This
study encourages businesses within the Ft. Mitchell
Business District to create a BID under the umbrella
of the existing Ft. Mitchell Business Association to
direct investment into the study area.

AF

This study recommends a detailed
engineering-level analysis of potential
reconfiguration solutions for KY 371 and
US 25 be conducted by the City.

donations, and apply for grants. An example of a
BID in Northern Kentucky is the Main Strasse Village
Association in Covington.
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In December 2015, the City sought the services of
the LINK-GIS NKYmapLAB to study this intersection
area and help tell the story of mobility issues in the
study area. After this effort, the City sought funds
from KYTC to examine the area in detail and identify
a preferred alternative for vehicular mobility in the
area. The City was successful in having $250,000
allocated from the Kentucky Legislature to design
solutions for mobility issues in the area in detail,
however, those funds have not been released as of
publication of this plan.

This process should involve the public and
stakeholders from the onset to help identify issues
and craft the preferred alternative. Community
support will be instrumental in delineating the
preferred alternative and continuing to implement
the plan.

R

5.10 Other Elements to Consider
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Previous sections of this chapter provided
recommendations for the five focus areas as
established by the Task Force. Additional topics
of interest were identified outside of those focus
areas, which could help the area as it strengthens.
The sections below provide more information on
these concepts for improvement.

5.10.1 Business Improvement District

Several of the recommendations made throughout
this study require coordination and different funding
sources to be fully implemented. The establishment
of a Business Improvement District (BID) is an
effective way to finance and make improvements
targeted on a specific area. A BID is a partnership
between businesses, formalized as a 501(c)(3)
organization that can raise and disperse funds.
This organization can collect member fees, accept

5.10.2 Strategic Business Opportunities

As identified within earlier sections, the existing
businesses are primarily neighborhood-type shops
that service a relatively small geographic area. This
study encourages businesses to focus marketing and
advertising to residents who live in the city and the
surrounding area. The intent of this strategy should
be to shop locally and keep dollars local. Promotional
campaigns should be done through marketing
strategies, such as Small Business Saturday- a
movement that promotes neighborhood small
businesses to encourage local main street shopping.

5.10.3
Business/City
Collaboration
Opportunities for the Future
The City and local businesses should continue to
work together to form a stronger community. The
local Business Association was formed in advance of
this study and served as a bridge between owners
and the City throughout the study. This study
encourages that relationship to continue.

Additionally, the City can work to establish a façade
improvement program in partnership with business
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As identified earlier, an established website is
already in place for existing and potential business
owners. The City should frequently monitor the site
to ensure all links are directing to the correct outside
resources and actively update information regarding
vacancies. A new page could also be created and
be housed on the website that educates potential
business owners through the process of permitting
and the correct agencies to contact. The intent of
this process should be to create a simple workflow
that makes creating or relocating a business to the
study area as easy as possible on the business owner.
While filling vacancies is a concern for the City,
the City should have a ‘grow your own’ mentality
in which they are encouraging entrepreneurship
and local start-ups. Having adequate infrastructure
and an attractive business district makes an area
enticing for new and existing businesses who are
looking to expand. The City should stray away from
large commercial chains and work to maintain
the neighborhood commercial identity already
established within the study area.
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As
implementation
opportunities
present
themselves, businesses should be invited to take
part in the conversation and have ownership in the
decisions and changes. Promoting an open dialogue
and having conversations in advance, will prevent
disruptions and resolve problems early.

5.10.5 Business Recruitment

T

owners. Façade improvements will beautify the
business district and make the area more inviting.
There are multiple ways a program such as this can
be implemented. As an example, the City of Ludlow
has a façade improvement program that is intended
to alleviate the burden on business owners who wish
to enhance their building exterior. In this example, a
loan may be requested with a match and each year
the business is in operation, a percentage of that
loan is forgiven. A façade improvement program
would work to improve the aesthetic appearance of
the area and assist in creating a stronger sense of
place and identity.

5.10.4 Creative Programming
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Events such as farmers markets, holiday gatherings,
and other civic events are examples of creative
programming. These events work to support an
area’s sense of place and help strengthen the sense
of community. The City has a community garden and
DCCH hosts an established farmers market where
residents have access to fresh produce. Party in the
Fort and the Holiday Tree Lighting are two previous
events that have been successful within the City.
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The City should build upon the success of events that
have been taking place over the last few years and
work towards more creative programming within
the study area. These events will ideally be tailored
to meet multi-generational interests. Events such as
yoga or a 5k run/walk would build upon the City’s
LiveWell initiative. Other potential programming can
be hands-on classes for children or adults who have
an interest in gardening, photography, or cooking.
Future events should continue to be inclusive and
family-friendly.

5.10.6 Creating A New Zone

Various zoning recommendations have been
suggested throughout previous sub sections.

Recommendation
To best accommodate context sensitive
redevelopment and new development
within the downtown area, this study
recommends creating a new zoning
classification and text.
The new regulations would apply specifically to the
downtown and would institute standards that help the
area continue to succeed and grow in the future. The
remaining NC zone near Chelsea Lane and Buttermilk
Pike should retain its NC map and text designations.
The City is currently participating in the Z21 process,
which is a complete examination of the existing zoning
ordinance and recommendations for improvements.
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This report recommends incorporating
the standards listed below as the Z21
project progresses:

•
•
•

•
•

Recommendation
This study recommends promotion of Ft.
Mitchell’s downtown district on interstate
signs as permitted by KYTC.
Advertising the historic business district and
downtown amenities could help attract new patrons
to the study area.

Recommendation

This study recommends utilizing a
cohesive wayfinding system for the study
area, which could also be expanded to
help orient people traveling in the greater
City area.

D
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•

Define commercial use categories, rather than
specific uses, that accommodate for flexibility in
the marketplace.
Outline residential uses and where these uses
are allowed vertically (first floor, second floor or
higher, etc.).
Revise parking minimums based on the findings
of the detailed parking study (Section 5.7.3) that
was conducted during this study.
Institute patron pick-up and drop-off areas
and reduced parking requirements to be
implemented as autonomous vehicle usage
reaches identified thresholds.
Encourage the use of build-to standards, rather than
building setbacks, thus helping to build pedestrianscale development and a walkable environment.
Establish appropriate provisions that use
best management practices for stormwater
management.
active
transportation
through
Increase
appropriately sized pedestrian areas and modern
bicycle parking. Pedestrian areas should include
all zones mentioned in Section 5.45 (curb zone,
planting and amenity zone, walk zone with a
minimum of 5’, and setback area) to allow for
pedestrian comfort and safety.
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Additionally, the downtown Ft. Mitchell area is near
several interstate and major roadways, where
hundreds of thousands of potential patrons travel
daily. Unfortunately, many of these vehicles may
not know about the downtown area or the amenities
located there. Utilizing wayfinding would help these
travelers know about the area and then assist in
their navigation once they arrive.

T

Recommendation

DOWNTOWN

5.10.7 Wayfinding and Signage

Wayfinding refers to a concise signage package that
helps study area visitors locate and navigate to
amenities and parking. Typically, these wayfinding
signs help visitors find local businesses, civic uses,
and public parking areas as illustrated in Figure
5.41.

Biggby Coffee
Greyhound Tavern
Camporosso
Saddle Club

This system should be branded with either the City
logo or imagery that identifies the study area, thus
contributing to the overall sense of place.

City Hall
Public Parking
Figure 5.41: Example of branded wayfinding concept
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Kenton County’s comprehensive plan, Direction
2030, classifies nearly all of the study area as “Mixed
Use.” The comprehensive plan further elaborates
on the study area by stating “mixed Use for this
area must include two or more of the following
uses within the contiguous mixed-use area, but
each parcel may only contain one use: Commercial,
Office, Retail, and Limited Residential. The intent of
this area is to be predominantly commercial, office,
and retail in nature. Limited residential is intended
to be small scale and secondary to the other uses
within this mixed-use area.”

Recommendation
This study recommends retaining the
definition for mixed use that is currently
established within Direction 2030 and
included at the beginning of this section.
Any proposals presented to the City
that include residential uses should be
carefully considered regarding their
impact on facilities and services such as
parking and schools.

AF

The Task Force considered the area’s recommended
land use as part of the study’s scope. Through their
review, they determined no changes to the definition
were desired and that commercial, office, retail, and
limited residential are all acceptable uses.

concept that limited residential is a viable and
desirable option for the study area. Adding
residential units to the area would provide customers
to businesses within the study area, who could easily
walk to their destinations. It should be noted,
however, that the addition of residential uses would
impact demands for parking and schools. Any
development proposals that include residential uses
must be carefully weighed by the City to determine
the impact on facilities and services.

T

5.10.8 Recommended Land Use

D

R

Housing trends identified in Section 3.5 and recent
trends in development that were verified by the
study’s market analyst in Section 3.2 strengthen the
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6.1 Introduction

The strength of a plan is found in its ability to be
implemented. The following sections provide
strategies the City can utilize to realize greater
implementation success.

6.2 Implementation Committee

Active participation by dedicated individuals and
groups is essential to having a successful plan. One
of the most important recommendations of this plan
is the formation of an Implementation Committee to
carry out the recommendations within this study.

Identifying funding opportunities is a crucial
component toward successful implementation of any
plan. While many of the recommendations of this
plan can be achieved with small financial allocations,
some recommendations will prove to be costlier and
will most likely require funding assistance. Potential
grants and funding opportunities to help implement
the recommendation from this study include:
•

Community
Development
Block
Grant,
administered by the U.S. Department of Housing
and Urban Development (HUD).
Provides
communities with resources to address a wide
range of community development needs.
Congestion Mitigation and Air Quality
Improvement Program (CMAQ), administered
by the Ohio-Kentucky-Indiana Regional Council
of Governments (OKI).) This federally funded
program is intended to support surface
transportation projects and other related efforts
that provide air quality improvements and
congestion relief.
The Kresge Foundation provides information
and grants that support creative placemaking
through cross-discipline projects.
The Main Street America organization provides
information and links to grants and programs
designed to help make communities more
livable.
Surface Transportation Program for Northern
Kentucky (SNK), also administered by
OKI. Eligible projects for this grant include
signalization improvements, road reconstruction
or realignment, safety improvements, and
bicycle or pedestrian improvements.
Transportation Alternative Program (TAP),
administered by OKI. Typically include smallerscale transportation projects such as bicycle and
pedestrian improvements, sidewalks, crosswalk
signals, and traffic calming projects. Available
funding from these grants vary year to year and
can be highly competitive throughout the region.

•

R
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The Implementation Committee should be
established immediately upon adoption of this
plan by the City. The group should work toward
implementing key recommendations, and ensure
it remains high on the list of City priorities. While
elected officials will naturally change over the
planning horizon, the Implementation Committee
will put forth a continuous effort to further the
community’s desire to see improvements in the
study area. The Implementation Committee will be a
constant reminder of the plan and the community’s
desire to see improvements in the study area.

6.3 Funding Opportunities

T

6.0 Implementing the Plan

D

To achieve wide representation, this group should be
made up of representatives from businesses within
the study area, schools, civic leaders, residents, and
others who wish to see Ft. Mitchell’s downtown area
improve. They should use this plan as a guide for
achieving the community’s vision and begin working
on implementation efforts from their first meeting.
A model for this type of Implementation Group can
be found in the Latonia Strategic Action Committee.
This group has met almost every month to work on
implementation efforts since adoption of their plan
in February 2011. Additionally, it is recommended
that the group reach out to the City Staff, the Center
for Great Neighborhoods or PDS staff to help
provide technical support as needed to accomplish
the recommendations found within this study.

•
•

•

•
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More information about other cyclical community
investment grants can be found with the with the
following organizations:
•
•
•

D
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•

U.S. Department of Housing and Urban Development
U.S. Department of Transportation
U.S. Department of Commerce, Economic
Development Administration (EDA)
Kentucky League of Cities

This list provides an overview of funding opportunities
that may be able to assist with the implementation
of the study. The list is intended to provide general
guidance and is only a sample of funds that might be
available from year to year.
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