
 1

Miracle Mile Mall 300-Acre Complex 
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Phase (I) of Project 
2000 ft Frontage on Hwy KY-80 Both Sides (1) Mile Deep 
100 acres cleared for 1,000,000 Sq. Ft. Retail & Lodging 
200 acres for Sporting Activates and Tourist Attractions 
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Del Spina Enterprises, LLC 
500 Roberts Bend Rd, Burnside, KY 42519 

Contact: Anthony Del Spina, Developer 
 

Website: http://mmm-ky.com/ 
Log into Drone Ariel View from Website: 
   

Phone: 606-561-5611   Fax: 606-561-5928 

Direct Cell Line: 606-219-9283 
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TOTAL PARCEL 428 ACRES 

 

Phase (1) 300 Acre Parcel 
100-Acres Ready for Utilities 

Located on KY Hwy 80 Mile Marker 38-39 
*Potential future Merging Hwy-80 Into Interstate I- 66 

13 mi. from I-75 London, KY-- 19 mi. to Hwy 27 Somerset, KY 
1hr. to Lexington & 2hr. to Knoxville 

For Every Destination - A Highway To Get You There 
 

   

 

  
 

LOCATED BETWEEN MILE MARKER 38 & 39 ON KY HWY 80 

 
Del Spina Enterprises, LLC, is the Miracle Mile Complex Developing Company of this 

428-acre parcel. Another division of the Del Spina properties recently completed the 
$50,000,000 prestigious gated community directly on the Lake Cumberland. River 
(www.LakeCumberlandResort.Com) 

.                                     
In 2010, the Kentucky Department of Transportation (DOT) designated the I-66 Path 

using the Rock Castle Bridge and merging into Kentucky Hwy 80 would be the best route if 
and when federal funding became available. During the lengthy DOT decision making, the Del 
Spinas strategically acquired the 424-acres in the direct path of this route which has been the 
Gateway to Kentucky’s major attraction Lake Cumberland, a 100-mile waterway with 1200 
miles of shoreline that attracts 4.7 million tourist annually. 
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To assist the DOT in reaching this decision-making, the Del Spinas in behalf of the DOT 
funded a costly independent Economic Impact Study.  A condensed version of this study is in 
this business plan for your review. This study urged the State not to acquire the Del Spina 
parcel so as to preserve the only flat 100 acres between London and Somerset for future 
commercial development.. This parcel provides an east-west dual highway that contains a 
2,000 ft. frontage, extending east and west on Highway 80 and is only located 13 miles East to 
Interstate I-75 and 19 miles west to Route 27.   

 

Directly adjacent from both Phase I and II lies the appealing 6,000-acres of the Daniel 
Boone National Park System and the newly acquired Kentucky Fish and Wild Life Preserve. 
The Cumberland Lake region is visited by 4.7 million visitors annually and contains 1200-mile 
of shoreline. The desirability of this parcel is demonstrated by the ready market both residents 
and tourists. Residency population of 600,000 living within a 1-hr drive assures a capable 
workforce to service the peak summer attendance of 1.5 million visitors within this local 
immediate region. 

MIRACLE MILE MALL 300-ACRE COMPLEX 
 

Miracle Mile Complex (Phase One) contains 100-acres and  will require  one mile of roadways 
that will  circle though 1,000,000 sq. ft. commercial–retail space. The balance of 200-acres 
directly behind our center, will provide a multitude of recreational amenities planned to entice 
the public to visit, dine, shop and play till their hearts content. Onsite Horse Stables and trails 
through the adjacent 3,000 acres of the Daniel Boone National Forest is available to explore 
while visiting the Historical Whitaker Cemetery. Nature Trails, White-Water Rafting and 
Canoeing on the famous Rockcastle Wild River Streams, Zip Lines, and Chair Lifts from our 
observation tower overlooking our Complex breathtaking views will be a thrill for every family 
to see. Educational classes on nature’s wonders and guided tours through our attractions 
within the National Forest will be incorporated in our master plan.  

 
The Lake Cumberland region is visited by 4.75 million tourists annually and considered 

the 4th largest location for visitor hours.  These guests provide more than $152.4 million to the 
local economy alone. 
 

 The magnitude of this Complex could generate 2000-3000 regional jobs within the 
600,000 local populations living within an hour’s drive. 
The two largest communities in Pulaski and Laurel Counties are Somerset & London, with a 
population density of 85,000, each only a 15-minute drive away.  
 The State of Kentucky is required to provide our Complex with direct egress and regress from 
Hwy 80 on both ends of the property, at all times.  
 
 Lexington, Knoxville, Louisville and cities throughout Ohio can easily reach our 
complex via exit 29 off I-75 only 12-miles away. 
The complex location is also accessible from Interstate Highways I-64 – I-65 and the Hal 
Rogers and Cumberland Parkways. 
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A regional complex of this magnitude should attract major retailers such as Home 
Depot, Target, Sam or Costco, Cabela – Pro Bass Shop based on the central location of 
Somerset and London’s 15 minute proximity. 

 
  It is not expected that Retailers will make firm commitments until the completion 
of our infrastructure but our complex will stir considerable interest on a “Wait and See” 
completion date to commit to any lease. 
 
  It is our contention, upon the completion of Federal Extension I-66, a dramatic increase 
in traffic will substantially add to the success of the complex. 
 

Within a distance of 2-driving hours from our Complex, over 12-million tourist visit 
Gatlinburg and Pigeon Forge annually. A large portion of these vacationers travel on Interstate 
I–75 and pass within 12 miles of our Complex.  Our closer proximity will be a welcome change 
offering new attractions and create stopover visits. 
 
 President Bush and Obama, as well as local Congressman Hal Roger have announced 
the Kentucky portion of  I-66 is a priority for completion. The magnitude and expected success 
of Miracle Mile will help support the need for its completion.   
 
 Our Conceptual Drawing places strong emphases on the need for additional regional 
activities that would attract its use by the current 4.75 million-park and lake visitors. Travelers 
and merchants from surrounding states are demanding new upscale attractions and amenities 
to keep pace with surrounding competition. Vacationers come to Lake Cumberland for a 
memorable experience; without projects such as the Miracle Mall, Kentucky could lose 
attendance to surrounding states. 
 
 Our proposed outdoor 25-acre Amphitheatre area could offer special entertainment 
events throughout all four seasons. Heavy emphases on Somernites Cruise, Festivals, Art and 
Craft Shows, Christmas Wonderland, New Year’s extravaganzas, Easter Hunts, traditional 
Thanksgiving Events, and Laser Light 4th of July Events, will surely attract and overbook our 
onsite hotel/motel and restaurant accommodations. 
 During the infrastructure phase, staff members will be researching surrounding parcels 
between the London – Somerset that could provide (Gatlinburg and Disney) style activities to 
expand the list of attractions that will tap into a portion of the 4.75-million annual lake and 
park visitors. 
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SURVEY MAP 
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HIGHWAY 80 AND THE PROPOSED I-66 
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I-66 ROUTE MAP 
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KY STATE MAP 
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LAKE CUMBERLAND MAP 
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I-66 WEBSITES MAP 
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HISTORY OF THE TRANSCONTINENTAL INTERSTATE I-66 

INVESTMENT OBJECTIVES OF THIS OFFERING 
 

    The Interstate I-66 east-west Trans America Freeway was an idea dating back to 1990, as a 
means to bring more business to many states since Interstate 40 and Interstate 70 corridors 
were extremely successful.  (A congressional act funded a million dollar feasibility study to 
begin this project.) Completing I-66 would create a new, coast-to-coast route for travelers. 
  
 The World famous Mother Road Highway Route 1-66 presently travels through 8 states, 
from California, Arizona, New Mexico, Texas, Oklahoma, Kansas, Missouri and Illinois. The 
completion of I-66 has been a number one priority of President George Bush to President 
Barrack Obama and Congressman Hal Rogers has been successful obtaining funding to 
complete a portion of I-66 from Somerset Hwy 27 to Cumberland Parkway that now is 
identified as Interstate-66. 
The Kentucky Department of Transportation has completed their 30-mile Draft Economic 
Impact Statement that was used in the determination of the best I-66 route over the Rockcastle 
River Bridge, between London and Somerset. This route does not disturb either side of our 
parcel.  
 

IS I-66 REQUIRED FOR THE SUCCESS OF MIRACLE MILE COMPLEX? 

 

 A delay in completion of I-66 should not affect the 4.75-million tourists who historically 
visit the Lake Cumberland Region; nor will it deter local residents from traveling on Highway 
80 to gain access to our Complex.   
 

 The Completion of I-66 would unquestionably have a positive affect by increasing the 
amount of traffic to our Complex. With the State’s provided service road off the Ky-80 - I-66 
exit traffic in and out of the Complex would be totally controllable and orderly. The success of 
The Miracle Mall will further benefit Kentucky with an increase in tourist that will in turn 
increase additional state and county tax revenue. 

PLANS FOR PHASE (II) 125-ACRE TRACT ADJACENT TO COMPLEX? 

 

 Depending upon the demand for additional expansion, The Miracle Mile inquiries would 
be offered a first Right of Refusal to participate in an additional venture in Phase II.  
This parcel can easily accommodate the needs of other major anchor tenants, trucking depot, 
or distribution center.  
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COMMONWEALTH JOURNAL ON HIGHWAY 66 RELEASED 7-21-16 
 

 The state has no money at the present time to upgrade Ky. 80 to interstate standards 
from Somerset to the Rockcastle River Bridge. Ky. 80 from Somerset to London was recently 
named Hal Rogers Parkway.  
Pulaski Counties who feel isolated by being more than a shift of gears from an interstate 
highway can take heart, albeit a faint heart. 
 
 Floating around the Kentucky Transportation Cabinet offices in Frankfort are two plans, 
both alluding to interstate-type roads from Somerset to London and I-75. One is a relatively 
new project that would elevate Ky. 80 to interstate standards to and across the Rockcastle 
River Bridge. The second is a decades old Interstate 66 corridor from Barnesburg east across 
the Daniel Boone National Forest to I-75 near the weigh station south of London. 
 
 The question: Which way are we going? Both ways? Or neither way. At least in the 
foreseeable future? 
 

The I-66 corridor through Daniel Boone National Forest early on met some resistance 
from environmentalists who worry construction of a highway would pollute the karst 
topography. There are those who contend Ky. 80 is the most sensible and less expensive 
route for what would be Interstate 66. 
 
 Keith Buckhout, assistant at the Transportation Cabinet’s Office of Public Affairs, said 
the Ky. 80 project and original I-66 corridor through Daniel Boone National Forest are two 
separate projects, each without a current source of funding. Although agreeing two interstate 
highways from Somerset to London seems a bit of overkill,” Buckhout said the original 
corridor has not been abandoned.” The I-66 corridor plan calls for interchanges at Shopville, 
Stab and Squib, accesses that no doubt would alter the culture of remote and mountainous 
eastern Pulaski County. 
 
 If one looks closely at wording in the 2017 two-year highway plan, Ky. 80 is to be 
upgraded to “interstate standards.” It does not say it will be part of the I-66 route. The road 
could meet interstate standards and still not be part of the interstate system.   
Hal Rogers Parkway from London to Hazard is the only two-lane parkway in Kentucky. It 
opened in 1971 as a toll road, and tolls were removed in 2003. Originally called Daniel Boone 
Parkway, it was renamed Hal Rogers Parkway by an executive order issued by Gov. Paul 
Patton to thank Congressman Hal Rogers, R-Somerset, for his contributions to Kentucky. 
 
 The Ky. 80 upgrading project from Somerset to Rockcastle River may have evolved 
from a surprise fete earlier this year at The Center for Rural Development. At the ceremony, 
attended by who’s who in Somerset and Pulaski County, Ky. 80 from Somerset to London was 
named Hal Rogers Parkway in honor of Congressman Rogers. Big, green interstate-like Hal 
Rogers Parkway signs were installed along Ky. 80 that connects at London with Hal Rogers 
Parkway to Hazard. 
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Later, a two-year highway plan was approved at the end of the 2016 session of the General 
Assembly that would elevate to interstate standards Ky. 80 from Somerset to and including 
the Rockcastle River Bridge. 
 
 The Ky. 80 plan earmarks $24.4 million in 2018 to design Ky. 80 to interstate standards 
from Somerset to the western approaches of Rockcastle River Bridge. State funds for this 
project are in the “SP,” category, meaning no money is available from the state. 
 Another $5.1 million is designated in the highway plan in 2018 to design the Rockcastle 
River Bridge and approaches to interstate standards. Here again, no state money is available. 
 

 Rogers’ influence directed the planned route of I-66, a partially constructed east-west 
interstate, through his 5th Congressional District and across Pulaski County. Somerset’s 
northern bypass and the Cumberland Parkway are the designated future route of I-66.  
   
 “Funding drives highway plans,” Buckhout emphasized. Dates for design, utilities 
relocation and construction in highway plans are just dates, only applicable when funds are 
available, he indicated. 
 
 The Federal-Aid Highway Act of 1956 launched the Interstate Highway Program. This 
legislation authorized interstate construction funds for use at a federal-state matching ratio of 
90-10. This cost share was later changed to 75-25 with states required to maintain the roads. 
 
 Ky. 80 is a state road. Apparently, upgrading this route would be the state’s 
responsibility. Lower gas prices have brought relief to drivers but continued woes to 
Kentucky’s road fund. The fund, which relies on motor fuel taxes, is tied to wholesale prices. 
 
 Appearance of the project to elevate Ky. 80 to interstate standards in the recently 
approved highway plan came as a surprise to those working at Somerset and Mt. Vernon to 
get Ky. 461 widened to four lanes. “I didn’t put Ky. 80 in the two-year plan. “I don’t know who 
did,” reacted State Representative Tommy Turner, R-Somerset. “Sometimes those things 
evolve out of the district,” he said. 
 
 Meantime, traffic flows steadily along a rural four-lane highway from Somerset about 
eight miles east to Ky. 461 near Shopville. Then eastbound motorists squeeze onto two-lane 
Ky. 80 (with passing lanes) for about 12 miles to Rockcastle River. Across the bridge, it’s 
another 13 miles to London; the last several miles of the highway approaching London is four-
lanes. 
 
 Ky. 461, Pulaski County’s current northern route to I-75, remains a straight but two-lane 
highway from Ky. 80 north to I-75 at Mt. Vernon. 
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TRAFFIC VOLUME  RELATIVE TO DEVELOPMENT POTENTIAL 
 

The traffic volumes in the vicinity of the subject property have been increasing steadily 
over the past 20 years as a result of the increased economic activity in the region to over 
8,000-vehicle average daily traffic count on KY 80 represents the amount of through traffic 
between Somerset and London. This volume is similar to those on portions of Louis B. Nunn 
Cumberland Parkway west of Somerset as well as the Hal Rogers Parkway east of London. 
The east extension of the Louis B. Nunn Cumberland Parkway is now completed on the north 
of Somerset. This will provide a new limited access freeway connection between the parkway 
just west of Somerset to KY 80 northeast of Somerset. 

 
The completion of this bypass should increase regional traffic on KY 80 (and eventually 

proposed I-66) by making this east-west route more convenient to travelers and commuters. 
The limited access Louis B. Nunn Cumberland Parkway and the Hal Rogers Parkway have 
been incorporated into the proposed I-66 project plans. The recently completed Somerset-
Louis B. Nunn Cumberland Parkway segment of I-66 has significantly increased traffic in this 
corridor by providing an excellent freeway route from Somerset, Hwy 27 west to Bowling 
Green-Glasgow. Completion of the proposed extension of I-66 to West Virginia would 
significantly increase traffic by providing a new alternative route for cross-country U.S. 
travelers.  

DEVELOPMENT POTENTIAL BASED ON (I-66) NOT CONSTRUCTED 
 

The analysis of the development potential assuming that the thirty-plus mile Somerset 
to London segment of the planned Southern Kentucky Corridor (I-66) will not be constructed 
and that the existing KY 80 roadway remains as is. This hypothetical “base case” is a key 
assumption in this development analysis, since there has been no commercial development 
activity occurring on the Del Spina site from 1997 when the Kentucky Transportation Center 
determined that the Southern Kentucky Corridor segment of the I-66 East-West Transamerica 
Corridor was feasible.  
 

The uncertainty of whether or not the proposed East-West Transamerica Corridor (I-66) 
and the subsequent Southern Kentucky Corridor (I-66) would be constructed, or where the 
closest exit would be relative to the Del Spina Tract raised concern as to the effect (I-66) would 
have after the completion of a complex like the Miracle Mile Complex.  
 

The final decision to locate the (I-66) interchange one mile west of the Del Spina tract 
not only eliminates the acquisition of any subject tract also eliminates the need to acquire 
road easements as the State already has sufficient rights for additional lanes. By providing a 
service road directly into the subject complex, additional lanes for (I-66). The assurance of a 
service road, from the interchange leading directly into the Del Spina Tract would eliminate 
any land lock concerns for the Complex. 
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        Retail uses require easy access for their customers. Few if any retail businesses would 
be interested in any site with significant unknowns or limitations on access to their 
establishments.  

 

Non-retail commercial uses such as industrial, wholesale, and warehouse uses also 
require good local and regional access for moving supplies and/or shipping product. 

 
Once eliminating the negative impact of these unknowns of the I-66 project on 

commercial development potential is resolved before any start-up construction would begin, 
by obtaining assurance that the final interchange would complement the Complex and no 
acquisition of the Del Spina property would be a consideration. Although (I-66) final plans can 
always be changed and projects abandoned, no committed funds or construction would be 
implemented until these issues were totally resolved. 

 
 In addition, even if the final plans provide for good access, revenues generated by any 

business located on the subject site could be greatly impacted by road construction activity. 
Even with continually increasing traffic volumes on KY 80, this uncertainty has not only 
impacted the subject site but has also negatively impacted the potential for development at 
other locations along KY 80 in northeast Pulaski County. 
 

The subject site, as currently configured, two access points are currently provided to 
the north portion of the site, including one opposite Chimney Rock Church Road and the other 
at the west end of the property. The north portion of the Del Spina site borders the Daniel 
Boone National Forest. Most of the traffic on this segment of KY Hwy 80 is through traffic 
between Somerset to the west, and London and the I-75 freeway corridor to the east. 
  
          The volume of traffic on KY 80 in the vicinity of the proposed site has been increasing 
steadily over the past 20 years as a result of the increased economic activity in the region. The 
current average daily traffic count at the site exceeds 8,000.  This represents an increase of 
93% from the 3,960 in 1985. It is anticipated that traffic volumes will continue to increase in the 
future even if the proposed thirty plus mile segment of I-66 between Somerset and London is 
never built.(20,000 at 6 miles east and 50,000 at I-75) 
 

Under the assumption the Somerset to London segment of I-66 will never be built the 
Del Spina property has many economic uses even in a rural area that exists in northeast 
Pulaski County with its present highway connection where significant highway connection 
exists:  

Highway-oriented services aimed at the traveling public 
Gasoline/convenience store, and highway type restaurant and economy motel.  

 
Highway oriented services currently found in Pulaski County, Laurel County, and the 

eleven county regions currently list over 140 gasoline station/convenience stores located in 
the eleven county region. Nearly 65 of these stores are located in the primary market area 
(Pulaski and Laurel counties). The closest highway oriented service retail establishment to the 
east of the Del Spina site is a gasoline station/convenience store located about four miles 
west of London. The traffic volumes adjacent to this existing store are similar to those at the 
subject site. 
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The ability to support this type of highway-oriented service use is demonstrated by the 

location of two service station/convenience stores along the 18 mile section of KY Highway 
461 (KY 461) between Mt. Vernon and its intersection with KY 80 east of Somerset. Traffic 
volumes in the mid-portion of this section of KY 461 are lower than those counts near the 
proposed site. 
 

The most likely location for highway-oriented retail uses, such as service 
station/convenience stores, would be on the Del Spina Phase I, north portion of the property 
as that portion of the property is relatively flat, would have the most convenient access, and 
would offer the best visibility to KY 80 traffic.  

 
 There would be potential for the development of highway-oriented retail uses under the 
scenario that assumes no plans for the construction of the I-66 segment between Somerset 
and London. 

INDUSTRIAL OR DISTRIBUTION DEVELOPMENT 
 

As with highway-oriented service retail uses, there could also be the potential for the 
development of industrial and distribution oriented uses on the proposed site under the 
assumption no (I-66) scenario. There are a number of these types of uses assuming adequate 
utilities are provided. Industrial distribution or transportation related uses do require good 
highway access and KY 80 currently provides that access.  

 
Since the Del Spina property is one of the few properties located along KY 80 northeast 

of Somerset that is developable, it is conceivable that if the I-66 Somerset to London segment 
is never built, this subject property holding could offer the development opportunity for 
industrial, distribution, or transportation oriented uses.  

DESTINATION RESORT AND RECREATIONAL FACILITIES 
 

The northern portion of the subject site has a number of advantages as a possible 
location for destination type resort and recreation facilities. The types of facilities that could 
be developed include a resort motel use including recreational facilities such a water park, 
stables, and trails; resort cabins, either in or near the forest area or along the river at the north 
edge of the property; or a recreational vehicle park (RV park) and campground that could 
individually be stand-alone developments or be part of a larger resort complex. The Del Spina 
site’s location in a part of Kentucky having great natural beauty as well as the tourist draw of 
Lake Cumberland, and its location adjacent to the Daniel Boone National Forest is 
advantageous for the development of destination type resort and recreations facilities. These 
facilities could be enhanced through agreements with the National Forest for additional hiking 
or horseback trails, and through the upgrading of the present informal canoe and Kayak 
launch site on the Rockcastle River to the north and east of the site. 
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The proposed I-66 freeway could, assuming convenient access is provided from the 
freeway to the subject site, provide much-improved access to large portions of south-central 
Kentucky and northern Tennessee. 

ASSUMING COMPLETION OF PROPOSED I-66 
 

Assuming that convenient access and visibility is provided between proposed  
I-66 and existing KY 80, the completion of the high priority Somerset to London segment of 
the Southern Kentucky Corridor should increase the development potential on the subject site 
for highway-oriented retail uses. The completion of the key segment between Somerset and 
London should increase traffic flow all along the Southern Kentucky Corridor since a fully 
completed limited access freeway would then provide a connection from I-65 in southwestern 
Kentucky to I-75 in south-central Kentucky. In addition to attracting more long distance 
travelers, increased traffic should also occur due to continued Somerset-London economic 
growth. 
 

The development of the I-66 route, as is true with all freeways, can result in less 
competitive locations since all highway-oriented uses must locate near an interchange. This 
contrasts to ordinary highways where highway oriented retail stores can be located anywhere 
along the route and can result in long highway commercial strips. The Somerset to London 
freeway segment in combination with the north Somerset bypass may cut off many existing 
KY 80 highway oriented retail stores from the through I-66 traffic. This is offset somewhat by 
the increased opportunities at major interchanges such as those that will be provided with the 
planned I-66 and U.S. 27 interchange as well as at this proposed I-66 and KY 80 connection. 

I-66/KY 80 ECONOMIC IMPACT ASSESSMENT 
 

If the Alternative 1 type of interchange is constructed, with the good access and 
visibility provided by this alternative, and with increased traffic resulting from the upgrade to 
freeway status, there should be sufficient market potential to support a gasoline 
station/convenience store and a highway oriented restaurant at the subject property. Support 
for an economy or mid-priced motel will depend upon how many long distance travelers could 
be attracted to the new Southern Kentucky Corridor (I-66) route. The completion of the 
extension of I-66 through West Virginia to Virginia could attract many more cross-country 
travelers, which would lead to increased market potential for the development of a motel 
facility on the subject property. 

INDUSTRIAL AND DISTRIBUTION DEVELOPMENT 
 

Good access to the proposed I-66 freeway and subsequent regional access to both the 
I-65 and I-75 corridors should make the Del Spina site more attractive to industrial, 
distribution, and transportation related economic uses. Wholesalers and distributors, in 
particular, need good access to a well-developed transportation system. This alternative 
therefore should enhance the possibility of attracting these types of uses to the subject 
property. With the Del Spina property being one of the few properties in northeast Pulaski 
County offering flat developable land, the completion of an interchange similar in design to 



 20

Alternative 1 as proposed by QK4 Engineering, this property could be very attractive for the 
development of this type of economic use. If properly conceived, this proposed interchange 
would be only one of two interchanges provided east of Somerset, and would be the first 
interchange provided west of Laurel County, the home of London to the east. 

DESTINATION RESORT AND RECREATION FACILITIES 
 

The completion of the Somerset to London segment of I-66 will increase the 
attractiveness of the subject site for destination resort and recreational facility development. 
Convenient access to the proposed I-66 freeway will not necessarily contribute to an increase 
in the number of longer term guests, but this access will provide overnight and possibly 
limited weekly or weekend oriented supplemental business for motel rooms, restaurants, a 
water park, and an RV park and campground. This supplemental source of business increases 
the market potential in total for these destination and recreational economic uses.  

TOURISM ORIENTED RETAILOF OUTDOOR RECREATION 
 

The completion of the high priority Somerset to London segment of I-66 with an 
interchange of I-66 and KY 80 interchange that provides adequate local access to the subject 
property, will create an attractive location for the possible development of a destination tourist 
oriented economic use. Completion of the entire I-66 corridor through eastern Kentucky to 
West Virginia would make this potentiality even more attractive. Providing a proposed 
interchange per the design principals of Alternative 1, as submitted by QK4, furnishes 
desirable access to and from I-66 and existing KY 80, which could enhance the potential for 
the location of a large recreation oriented outdoor sporting goods retailer such as Bass Pro, 
Cabela’s, or Grander Mountain. Each of the above listed retail strategies provide an extensive 
product offering of hunting, fishing, marine, and camping merchandise, supplemented by a 
large collection of casual and outdoor apparel and footwear in a large “one-stop” retail 
environment. Given the extensive collection of these specialized retail categories, each of 
these retail specialists requires access to a large number of potential customers generally 
residing over a large geographic area. Geographic areas offering recreational outdoor 
opportunities, such as are available in the south-central Kentucky region, are especially 
attractive, since potential users of the products offered by these retail specialists will either be 
residing in the area served by the these specialists or will be visiting that geographic area to 
experience the outdoor activity for which the products are offered. Primary market areas 
served by any one of these outdoor specialists could range from 25 to over 50 miles. As such, 
comparable population numbers for 25, 40 and 50-mile radius areas around the subject 
property and around comparable locations for these retail specialists were generated as part 
of this economic use assessment. The development potential for the subject property within 
25, 40, and 50 miles of the subject site is greater than that for many of the radii served from 
existing locations of the outdoor recreation specialists. The population numbers are over 
550,000 residing within 50 miles of the subject property. This number is greater than that 
found within 50 miles of fourteen of the comparable existing store locations. Only three 
Grander Mountain locations serve 50-mile radius areas having a greater population base than 
what is present in that radius of the subject property. 
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Note, the populations for the selected radii of the subject property do not include 

tourist or visitor population. 
 

As pointed out earlier in this report, this tourist/visitor base is quite substantial, with 
over 4.7 million visitors estimated to annually frequent the eleven county Somerset region of 
influence. Spending by this group of visitors would enhance the retail expenditure potential at 
the subject property. None of the above noted outdoor retail specialists has a store in close 
proximity to south-central Kentucky or specifically to the subject property. Bass Pro’s closest 
store is located in Kodak, TN, approximately 150 miles southeast of Somerset. Cabela’s 
closest store is located in Bowling Green, KY, over 110 miles to the southwest. Grander 
Mountain’s nearest store location is in Bowling Green, KY, over 110 miles to the southwest. 
Thus based upon an analysis of probable market potential, and due to the lack of 
representation of any one of these specialists within 100 miles, the possibility exists that the 
subject property could be a very acceptable location to any one of these retail specialty 
operations. It would appear that the potential retail sales opportunity provided by the 
expenditure potential of the region’s population and the supplemental tourist/visitor 
population could at least match the retail spending potential of many of these selected 
outdoor retail specialist’s store locations, and perhaps surpass the potential of a number of 
those locations. 

POTENTIAL ECONOMIC BENEFITS OF DEVELOPMENT SCENARIOS 
 

Any one of the proposed economic uses suggested as possibilities under the 
interchange designs outlined will provide direct and indirect (reflecting a multiplier effect) 
economic benefits to the communities of northeast Pulaski County. These economic benefits 
of new development will primarily be a product of increased employment providing increased 
payroll dollars and increased property tax revenues. The amount of economic benefit will 
depend upon the amount and type of development that is attracted to the site. In this report, 
only the direct benefits of the proposed Del Spina property developments are outlined. 
Indirect benefits, which could be the product of additional development beyond that provided 
in the Del Spina property, are not provided. Employment projections assumptions noted 
below include both full-time and part-time employment. 

ECONOMIC BENEFITS-EMPLOYMENT 
 

          The amount of employment generated by new development on the Del Spina 
Property depends on the type and size of the development. Most of the development 
scenarios provided above include retail uses as a major component of the development. 
Normal employment ratios for most general merchandise oriented retail developments 
assume two to three employees per 1,000 square feet of retail space. Supermarkets and 
restaurants usually have higher staffing needs and will more likely average three to four 
employees per 1,000 square feet of space. Highway oriented hotel or resort hotel employment 
will depend upon the level of service and types of activities that are provided for guests. 
Economy travel motels will usually average one employee for every three or four rooms. 
Resort oriented hotels that include restaurants and recreation facilities in their developments 
will need more employees on a per room basis.  Based upon these employment ratios, it is 
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probable that a major outdoor recreation specialty retailer with 200,000 square feet of retail 
space could conservatively generate 400 to 500 new jobs. Ancillary highway oriented retail 
facilities and ancillary retail uses reflecting the development of a large destination oriented 
retail store such as this could increase the level of employment under this development 
scenario. A destination type resort providing a range of recreational activities would also 
generate substantial employment similar to that of the recreation specialty retailer. 
Employment generated by other development scenarios would depend upon the number and 
type of developments provided under any one of the scenarios. 

ECONOMIC BENEFITS-PROPERTY TAX REVENUES 
 

The development of the Del Spina property pursuant to any of the development 
scenarios will increase the market value of the proposed site and the resulting property tax 
revenues. The assessed market value (cash sale value) will vary based on size, type and 
quality of construction, and economic viability of the proposed use. Retail and other 
commercial property is normally valued on the capitalization of rental income (assumed rent 
for owner occupied space) assuming market rents and expenses. The current property tax 
rate in Pulaski County (outside of Somerset) is $7.33 per thousand of value. The probable 
assessed market value (in 2006 dollars) of possible future retail development will likely range 
from $70 to $75 per square foot. This amount will depend on type and quality of construction 
and interior improvements. As an illustrative of potential property tax revenues, a 200,000 
square foot retail complex would, at $75 per square foot, have a value of $15 million and, at 
current tax rates, and would provide about $110,000 annually in real estate taxes. Ancillary 
development would increase the total amount of property taxes generated by business 
entities operating on the property. Tax revenues generated under the other development 
scenarios will depend upon the amount, type, and quality of improvements provided under 
each scenario. 

SUMMARY-INTERCHANGE DEVELOPMENT SCENARIO 
 

The current DOT suggested (I-66) interchange plan best benefits Del Spina’s Tract and 
will provide the optimum economic development. Employment and tax revenues provided 
under any one of the interchange development scenarios will depend upon what economic 
uses are provided under any one of the scenarios.  

SUMMARY AND CONCLUSIONS 
 

The Kentucky Transportation Cabinet’s current recommended (KY 80 I-66) interchange, 
only one mile from the Del Spina Tract can be routed to the complex via a service road 
provided by the DOT. This will eliminate any need for DOT acquisition of the Del Spina tract. 
The DOT has sufficient easement rights to expand lanes on KY 80 to provide sufficient lanes 
required for completion of (I-66). 
 

The Del Spina property, located at the existing KY 80 and proposed I-66 interchange, is 
well located with respect to both the Somerset and London micropolitan areas (Pulaski and 
Laurel counties). These two micropolitan areas (combined populations of 123,840) are the 
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economic hubs to an eleven county region of south-central Kentucky containing a population 
of 232,197. 
 

Traffic volumes on the existing KY 80 that fronts both sides of the Del Spina tract have 
been steadily climbing over the past 20 years to over 8,000 vehicles per day due to increased 
economic activity in the region. However, potentially higher traffic counts have been restricted 
due to the lack of a limited access parkway connecting with the Louis B. Nunn Cumberland 
west of Somerset with I-75 and the Hal Rogers Parkway in London will be eliminated whenever 
(I-66) is built. 
 
 This interchange scenario will enhance the potential for the location of a large 
recreation oriented outdoor sporting goods retailer such as Bass Pro, Cabela’s, or Grander 
Mountain. With a present population of over 230,000 within 50 miles, (Without the 1.5 mil 
tourism) together with regional access being provided by the completion of the Southern 
Kentucky Corridor (I-66) between I-65 to the west and I-75 to the east, any one of the sporting 
goods specialists would serve a population at least equal if not greater than served by 
selected existing stores. The 1.5 million tourists/visitors frequenting this south-central 
Kentucky region will also enhance the volume potential for any one of these strategies. 
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