GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
AGENDA

April 9, 2015
6:00 p.m.

. COMMISSION BUSINESS

Approval of March invoices

Approval of March 12, 2015 minutes
Approval of April agenda

Items for postponement or withdrawal
Consent Agenda

moowmy»

Il. OLD BUSINESS

A. PSP-2015-03 Thoroughbred Acres Unit 6-C — Preliminary Subdivision Plat
for 14 single-family units on 3.82 acres zoned R-3 PUD, located on the
west side of Pavilion Way between Back Stretch Drive and Furlong Court.

B. ZMA-2015-04 Cox-Smith Zone Change — Rezoning request for 2.173
acres from A-1 to B-1, located on the southwest corner of Cynthiana Road
(U.S. 62) and Delaplain Road. POSTPONED

lll. NEW BUSINESS

A. PSP-2015-05 Strunk Property — Preliminary Subdivision Plat for eight
(8) residential lots including one common area lot and one amended
reserved tract for a previously approved cluster subdivision located on
the east side of Stone Road and south of Paris Pike.

B. FSP-2015-06 Victoria Estates — East Kentucky Paving — Final
Subdivision Plat for four (4) tracts for equestrian use on 60.185 acres of

a 919-acre parent tract, located on the southern portion of Victoria
Estates, west of Georgetown, north of U.S. 460 E. (Frankfort Road).

C. ZMA-2015-07 Hill-n-Dale Amended — Rezoning request for 19.34 acres
from B-4 (Community Commercial) and 5.22 acres from R-2 (Medium
Density Residential) to a combined 24.56 acres in R-2 PUD (Medium
Density Residential Planned Unit Development). PUBLIC HEARING

D. PDP-2015-08 Traditions |l Apartments — Preliminary Development Plan
for 80 apartment units in 10 buildings, located south of the townhomes
on Falls Creek Drive in the Village of Falls Creek Subdivision.



E. PDP-2015-09 Kocolene Convenience Store — Preliminary Development
Plan for a 4,250 sq. ft. gas station/convenience store with gas pumps
and parking, located in the southwest corner of the Falls Creek
Development, east of U.S. 25 N. (Cincinnati Road).

F. PDP-2015-10 Dollar General Store — Preliminary Development Plan for
a 10,640 sq. fi. retail store on the southwest corner of U.S. 25 S.
(Broadway) and Hawthorne Drive. POSTPONED TO APRIL 16, 2015
SPECIAL MEETING

lll. OTHER BUSINESS

A. Landscape Ordinance Amendment — PUBLIC HEARING
B. Zoning Ordinance Text Amendment
C. Update of previously approved projects and agenda items



GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
REGULAR MEETING
MINUTES
March 12, 2015

The regular meeting was held in the Scott County Courthouse on March 12, 2015. The
meeting was called to order by Vice Chair Rob Jones at 6:00 p.m. Present were
Commiissioners Jeff Caldwell, Janet Holland, Regina Mizell, Byron Moran, John Shirley,
Steve Smith, Mark Sulski, and Frank Wiseman, Director Joe Kane, Planners Megan
Chan and Matt Summers, Engineer Brent Combs, and Attorney Charlie Perkins.

Motion by Shirley, second by Holland, to approve the February invoices. Motion
carried.

Motion by Mizell, second by Sulski, to approve the February 12, 2015 minutes. Motion
carried.

Motion by Holland, second by Caldwell, to approve the February 26, 2015 special
meeting minutes. Motion carried.

Motion by Mizell, second by Shirley, to approve the March agenda. Motion carried.

Postponements/Withdrawals

The Thoroughbred Acres Unit 6-C and Cox-Smith Zone Change applications were
postponed to the April meeting. Motion by Shirley, second by Holland, to approve the
two postponements. Motion carried.

Consent Agenda

There were no items for the Consent Agenda.

PSP-2015-02 Singer Property — Preliminary Subdivision Plat for the subdivision
of the approximately 42-acre parent tract into four (4) tracts, located on the
southwest corner of Stamping Ground Road (KY 227) and Galloway Road.

Mr. Summers reviewed the staff report, noting that only tract one will have access
off Stamping Ground Road. Tracts two and three would share an entrance off
Galloway, and tract four would have an access further south on Galloway.



Staff recommended approval subject to the four conditions of approval.

Jeff Singer, applicant, stated that the two mobile homes on tract three that are
inside the building line will be removed. It was agreed that that be included in the
conditions of approval.

Mr. Singer was sworn in by Mr. Perkins.

He stated that a major reason for the subdivision is to settle the estate of his
parents. One of the mobile homes will be removed by his brother. The other
mobile home will probably be torn down.

Mr. Perkins read a letter for the record from Stephen and Joann Pena, 266
Galloway Road residents. The Penas asked if the application was part of the Blue
Ash subdivision. Mr. Singer stated that the Blue Ash lots are on the east side of
Galloway Road. They asked if there are restrictions of any kind on the lots. Mr.
Singer replied that there are not. They asked if the trailers on the lots are going to
be removed. It was stated that they will be removed. They asked if fire hydrants
will be installed. Mr. Perkins stated that the Commission has no authority in that
matter. They asked if additional roads will be constructed, being concerned about
additional stormwater runoff. No additional roads are planned.

Commissioner Shirley doubted that the additional lots will increase drainage
problems. Mr. Singer stated that he has lived on farm for 57 years, and the area
across Galloway Road has always flooded because of the topography, not
development.

Motion by Shirley, second by Holland, to approve the Preliminary

Subdivision Plat subject to the four conditions of approval, plus the fifth
condition that the mobile homes on lot #3 be removed. Motion carried.

Landscape Ordinance Amendment — PUBLIC HEARING

Mr. Summers reviewed the three proposed changes. 1) One (1) tree required to
be planted for every 250 sq. ft. of landscaped area in the interior VUA, 2) Set
minimum canopy requirements (as shown on table) for Scott County,
Georgetown, Sadieville, and Stamping Ground; and 3) Landscape Plans/Tree
Protection Plans will be required with all Preliminary Development Plans and
Preliminary Subdivision Plats.

Commissioner Shirley asked that the canopy requirements be clarified. Mr.
Summers explained the requirement, noting the benefit to developers that if more
trees are preserved, less total canopy area is required.



Commissioner Shirley expressed concern that the requirement might be
interpreted in different ways. Mr. Summers replied that the table is similar to one
used by the City of Louisville for some time, and that the Planting Manual gives
the area of the mature spread of every tree allowable in Scott County.

Ms. Chan asked Mr. Summers to expand on the way tree canopy would be
calculated/demonstrated. Mr. Summers replied that that is the reason for the third
amendment which requires the developer to provide a Landscape Plan/Tree
Protection Plan. Discussion continued on the canopy requirement. Ms. Chan
suggested that existing canopy be measured by aerial coverage and all new
canopy be calculated by expected mature spread standards within the Planting
Manual.

Having the requirement apply to 5-acre tracts was discussed. Commissioners
Wiseman and Smith felt that it should not apply.

Having a 24% coverage area of canopy required for commercial areas was
discussed. Mr. Summers noted the examples of Kroger meeting the 24% under
the current regulations (although they were granted a variance) and Zaxby's
exceeding the 24% under the current regulations. Mr. Kane explained that the
24% is not as excessive as it may sound. Mr. Summers stated that the goal is to
not squeeze as many trees into landscape islands, moving them to the perimeter
of the properties where they have a better chance to survive and less chance to
crack pavement.

Brian Hayes, Scott County resident, asked if a minimum diameter of tree will be
required. Mr. Summers replied that the Landscape Ordinance does have planting
minimums for all species of trees. Mr. Hayes asked if the requirements consider
what type of trees are available at a particular time of year. Mr. Summers stated
that any change in species of trees for that reason would be considered a minor
amendment to the plan.

Commissioner Wiseman asked if a 5-acre tract with a residence and lawn only
would be subject to the regulation. Mr. Summers replied that it would, unless the
tract was going to be used for agricultural purposes. Whether it would apply to
minor subdivisions was discussed. Mr. Summers stated that additional study will
be given to that issue to determine whether minor subdivisions should alsc be
exempt.

Discussion continued on whether the agricultural standard is excessive. It was
suggested to exempt tracts over a certain size.

The public hearing was continued to the April meeting to give staff more time to
study the agricultural requirement.



Subdivision Requlations Amendment — Digital Submittal — PUBLIC HEARING

Mr. Kane reviewed the proposed amendment, which extends the requirement to
minor plats and plans (plats or plans that do not come before the Planning
Commission). All public infrastructure needs to be shown on the plat/plan,
including sidewalks and stormwater structures.

Commissioner Shirley asked if the requirement will be a hardship on any local
engineers, and also if it will save the GIS staff time. Mr. Combs stated that it is
already a requirement for major plats and plans, so the engineers and surveyors
know the process. It could be an additional cost to property owners of the minor
plats and plans. He added that the structures on the plats/plans will be in
individual layers, so that sidewalks, for example, can be viewed separately from
other structures. Mr. Kane stated that it will save the GIS staff time.

With no other questions, Vice-Chair Jones closed the public hearing.

Motion by Shirley, second by Mizell, to recommend approval of the digital
submittal amendment. By roll call vote, motion carried 9-0.

Election of Officers

Mr. Kane discussed the process. It was noted that the Chair and Vice Chair can
serve two terms, but there is no term limit for the Executive Committee members.

Motion by Wiseman, second by Smith, to nominate Rob Jones for Chair. With no
other nominations, Vice-Chair Jones closed the floor for nominations. Motion
carried unanimously.

Motion by Jones, second by Smith, to nominate John Shirley for Vice Chair. With
no other nominations, Vice-Chair Jones closed the floor for nominations. Motion
carried unanimously.

Motion by Jones, second by Wiseman, to nominate Janet Holland for Executive
Commiittee. Motion carried unanimously.

Motion by Caldwell, second by Wiseman, to nominate Steve Smith for Executive
Committee. Motion carried unanimously.

Update of previously approved projects and agenda items

The 6-hour workshop on March 20 at BCTC on Newtown Pike in Lexington that
will count for H.B. 55 continuing education credits was noted. Several of the
Commissioners will attend.




Respectfully,

Rob Jones, Vice-Chair

Aftest;

Charlie Perkins, Secretary



THOROUGHBRED ACRES, UNIT 6-C

Staff Report to the Georgetown-Scott County Planning Commission
April 9, 2015

FILE NUMBER: PSP-2015-03

PROPOSAL: Preliminary Subdivision
Plat for 14 detached
homes

LLOCATION: Thoroughbred Acres; off

Pavillion Way, east of
Champion Way

APPLICANT:  Whitaker Land
Development, LTD

ENGINEER: Rory Kahly, EA Partners
STATISTICS:

Zone R-3 (PUD)
Surrounding Zones R-2 (PUD)
Acreage 3.82

# of lots proposed
Dwelling units per acre
Min. lot size proposed

15 (one open space lot)
3.66 lots/acre
2,707 sq.ft. (0.062 acres)

Min. lot width 34 ft.
New street required Yes (private)
Lineal feet of new street N/A
Water/sewer available Yes/Yes
Access Via Champion Way to Pavilion Way
Variances Front yard setback to 20’
Rear yard setback to 10’ for lots 5-8
Minimum lot width reduction to 34’
Minimum lot area reduction to 2792 SF
Setback from private street back of curb or sidewalk reduced to
10’ for residence, 5’ for lots 5-8
Omit sidewalks from one side of privaie street.
BACKGROUND:

Thoroughbred Acres is a mixed-use development incorporating commercial property, recreational
(The Pavilion), multi-family, single family attached and various single family detached residential
uses. Thoroughbred Acres was approved as part of a master plan by the Planning Commission in



September 1998 (ZMA-1998-67) with a maximum of 1,600-1,800 dwelling units over a 20-year build
out.

This application is to develop a section of Unit 6 of Thoroughbred Acres that was approved for
residential R-3 (high density) in the original zone change approval in 1998 and designated for
townhome development in the Preliminary Subdivision Plat approved for Unit 6 in 2001 (PSP-2001-
36).

The subject property is located on the west side of Pavilion Way, north of Champion Way, on a
triangular piece of relatively flat land that is bordered on the south by a mature tree line containing a
natural drainage way and incorporating a tree preservation area per previous plans. The subject
property is bordered on the north by a 150’ utility easement containing an overhead powerline. The
subject property is northwest of the Pavilion Aquatic and Recreational Center.

A conceptual open space plan from the 1998 zone change hearing showed an open space corridor
following the overhead utility easement. The concept plan from the preliminary subdivision plat
approval (PSP-2001-36) showed fourteen attached townhomes on the subject property. Conditions
of Approval for PSP-2001-36 noted that conceptual approval was granted for the townhome area,
but that a Preliminary Development Plan would be required. The applicant has submitted a
Preliminary Subdivision Plat instead, due to their intent to subdivide the property into lots for sale.

KEY ISSUES/COMMENTS:

The application being considered includes a plan for fourteen (14) detached two-story, two bedroom
units approximately 1,500 sq.ft. in size with lot sizes ranging from 2,792 SF (lot 7) to approximately
15,904 SF (lot 8). Each structure will meet the required 7.5’ side yard setback. (15’ total separation
between buildings). A private road with a divided median entrance and 25’ width is proposed to
serve the 14 lots. The road conforms to the required design standard in the Subdivision and
Development Regulations. Each lot will have a unit with an identical footprint, but their setbacks will
be staggered. All will have one-car front loading garages with a parking pad/driveway in front or to
the side of the garage. All units will have a 5’ x 7’ covered front patio/porch.

There is an existing tree line along the southern property line, adjacent to Thoroughbred Unit 6-A,
that is set aside as a common area with a tree preservation area (lot 15). Due to the applicant’s
proposal for a private road and some common areas, a homeowner's association will be required to
be established for ownership and maintenance of common areas prior to Final Subdivision Plat
approval.

The fourteen proposed lots average 0.12 acres each, and an average lot size of approximately 35’ x
150°. The actual lots vary greatly in width due to the irregular shape of the parcel. The lots to the
north average 200’ deep while the lots on the south are shallower. There is a large open space lot
on the south in the wooded low area of an existing drainage swale. There is a 150’ overhead utility
easement on the north that will take up much of the rear yards of the homes on the north. It is
recommended that the lot area within the utility easement not be fenced, since it is set aside for a
regional trail. The proposed location for the trail shall be determined prior to Final Plat approval.
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These lot sizes are not in compliance with the standards for R-3 single family lots (single-family lots
would require 60’ widths and 7500 square feet of area). However, this development is in an area
that was approved for fourteen (14) attached townhomes and was approved as a Planned Unit
Development (PUD), so variance from standard area and dimension regulations is permitted with
approval from the Planning Commission.

The development is requesting the following variances from typical R-3 single-family detached
setbacks and area and dimension standards: a variance to front yard setback on all lots, with a
requested reduced setback from the edge of sidewalk of 10' for the majority of the main residences
and §' for lots 5-8 which back up to an encroaching tree preservation area; a variance for a 0’ rear
yard setback on lots 5-8; a variance to the minimum lot width from 60 feet to 34 feet; a variance to
the minimum lot area from 7500 to 2792 square feet; and a variance to omit sidewalks adjacent to
both sides of private street.

Building Type, Access, Parking, and Internal Circulation:

This housing product is more of a detached townhome product than the standard single-family unit.
It is geared toward young singles and will be fourteen (14) two-bedroom units of a similar design and
layout. Thoroughbred Acres is planned as a mixed-use neighborhood with a variety of housing sizes
and types, including townhomes, apartments and single-family units. These units would add a new
product to the housing mix and thus would be in keeping with the overall development plan.

A private road is proposed with a width of 25’ inside of curb to inside of curb. This width meets the
private or public road standard. No on-street parking is allowed on private streets serving high-
density development. Since no on-street parking is available in the immediate vicinity, the applicant
was requested to provide 2.5 spaces per unit. Single-family detached homes require 2 spaces per
unit, but this assumes that on-street parking is available on the public streets serving the lots. Using
the standard for townhomes of 2.5 spaces, thirty-five (35) spaces would be required. The parking is
very tight on site; however, the applicant has redesigned the layout at staff request to provide two
and one-half (2.5) off-street spaces per unit with driveways and one-car garages and an additional
seven (7) spaces in the rear for guest parking. A total of 35 spaces are being provided, 14 driveway,
14 garages and 7 surface spaces. In addition, the applicant has reworked the plan to provide off-
street parking on the lot served rather than on multiple lots as was originally shown.

The shared spaces in the rear would require perimeter landscaping. A sidewalk connection is
provided on one side of the street connecting the parking area and trail network with the existing
sidewalk along Pavilion Way. Sidewalks along both sides of the street could not be provided and still
maintain the tree preservation area and the utility easements. Due to the fact that the street contains
only fourteen units and is a dead-end and not a thru street, a sidewalk on one side is acceptable.

Open Space and Trails:

There was proposed on the original zone change a trail easement along the northern edge of the
property within the existing 150" overhead utility easement. This general trail location is shown on
the subdivision plat. The final determination on the location of the trail easement, and responsibility
for construction and maintenance should be determined prior to Final Plat approval.
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RECOMMENDATION:

Approve the Preliminary Subdivision Plat for fifteen lots in Thoroughbred Acres, Unit 6-C, subject to
the following variances and conditions:

Variances:

Front building line reduction to twenty (20) feet.

Rear yard setback reduction to 10’ on lots 5-8.

Minimum lot area reduction to 2792 SF.

Minimum lot width reduction to 34’

Build to front setback from back of sidewalk of 5’ on lots 5-8.
Omit sidewalk on one side of private street.

OahwON=

Conditions:

1. All applicable requirements from previous approvals.

2. All requirements of the Planning Commission Engineer and City Engineer regarding drainage,

specifically Phase Il and the adopted storm water ordinance, and any related off-site

requirements.

Provide 20’ paved area behind back of curb for all required off-street parking spaces.

Providing staff with approved private road names to be designated as “Path” per the Street Name

& Numbering Guide.

Per the Subdivision & Development Regulations, no on-street parking is permitted. This shall be

noted on the Final Subdivision Plat and requires the installation of appropriate signage.

All requirements of the Fire Department regarding the number and location of fire hydrants.

A homeowner's association is required. The applicant shall provide staff with a copy of the

documents regarding ownership and maintenance prior to Final Subdivision Plat approval.

Prior to any construction or grading, the applicant shall meet with the Planning Commission

Engineer and the Development Inspector to review construction policies and establish inspection

schedules.

9. Trail easement location and construction and maintenance responsibilities for trail shall be
determined prior to Final Plat approval.

10. There shall be no grading or construction on the site until all required plans (i.e., drainage
plans) including Construction Plans and Final Development Plans have been reviewed
and approved by the Planning Commission Engineer.

11. Any revisions or amendments to the approved development plan must be reviewed and
approved by the Planning Commission staff (minor) or by the Planning Commission (major).

12. Prior to (as part of) the Final Subdivision Plat approval, the applicant shall provide the
Planning Commission staff (GIS Division) with a digital copy of the approved plat.

13. All applicable requirements of the Zoning Ordinance and Subdivision and Development
Regulations

14. All requirements of the Landscape & Land Use Buffers Ordinance.

15. Tree protection area shall be maintained during construction and shall appear on the final plat.

o ~w
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STRUNK PROPERTY

Staff Report to the Georgetown-Scott County Planning Commission

FILE NUMBER:

April 9, 2015
PSP-2015-05

PROPOSAL: Preliminary Subdivision
Plat for eight (8)
residential lots including
one common area lot and
one amended reserved
tract for a previously
approved cluster
subdivision.

LOCATION: East side of Stone Road
south of Paris Pike

APPLICANT:  Tim Strunk

ENGINEER/ Joel Day, Meridian LLC

SURVEYOR:

STATISTICS:

Zone A-1
Surrounding zones A-1

Acreage 83.55 ac.
Dwelling Units/Acre 1 du/5.0ac
New street required Yes

Lineal feet of new street approx. 1200’
Water/sewer available Yes/No

Access Via Stone Road
Variances None

KEY ISSUES/COMMENTS:

The applicant requests approval of a Preliminary Subdivision Plat for six new 5- to11.851-acre lots, a

6.569 acre common
previously approved

area (non-buildable) lot and an amended preserved area lot that serves a
cluster subdivision. The subject property is located on Stone Road, a County-

maintained, two-lane road which varies in width from 17-18 feet in the area in western Scott County.

This site is moderately sloped with a tributary of North Elkhorn Creek on lots 6, 7 and 8. The

previously approved

cluster included a new public street and five cluster lots on the southwest

portion of the farm and a preserved tract 25.673 acres in size along the southern boundary of the

property.



KEY ISSUES/COMMENTS (cont):

The subject property was previously approved for a cluster subdivision that included five cluster lots,
and a preserved tract. The approved cluster (PSP-2003-30) also showed two additional parent tracts
22.753 and 25.713 acres in size that were proposed for future development. Since the time of the
cluster subdivision approval, the applicant has improved the property by building a small lake in the
center of the farm and building a personal residence in the area of the cluster lots.

The proposed public road was not constructed, but gravel base was put down in the area of the
proposed road to serve as a drive for the private residence. The County road standard at the time of
the original cluster approval was 18’ of pavement width. That standard has subsequently been
increased to a 20" width. The proposed development layout would be grandfathered. However, since
the road was not completed and new lots are proposed to access the road, it is planning staff's
opinion that the applicant would have to comply with the new road standard for construction of the
road.

There has also been an amendment to the Zoning Ordinance requiring all new major subdivisions in
rural areas of the county to be rezoned to A-5, prior to development. However, since the current
request is for a subdivision of fewer than four additional rural tracts between 5-10 acres in an area
shown as future development on a previously approved preliminary plat and the new tracts require
no new road extensions to serve these lots, the application was deemed to be exempt from the
rezoning requirement for new major subdivisions.

The subject property has some significant area of floocdplain showing on lots 6, 7 and 8. These lots
are served by a private driveway. A floodplain permit is required for any grading or work in the
floodplain. No new homes shall be built in the floodplain, except in conformance with the floodplain
ordinance. All lots shall be approved by the Health Department as suitable for septic systems and
the floodplain and septic systems will dictate the buildability and home locations on these lots. No
setback variances have been requested on these lots, Private driveways shall serve no more than
three lots. The proposed plat shows two driveways from the new public road serving three new lots
each. All lots should be accessed from internal roads and driveways. No lots should directly access
Paris Pike or Stone Road.

There is an existing undersized tract along Paris Pike that is a remnant of an old railroad right-of-
way. This lot since it is under the same ownership as the parent tract needs to be consolidated with
the larger tract and cannot be sold separately. The proposed public street must be constructed prior
to subdivision or sale of any of the new tracts, or new lots must be accessed by private access
easement serving no more than three lots. In other words, the proposed tracts must meet all of the
access requirements at the time of creation and sale.

The development proposes a common, non-buildable tract containing a small lake. HOA restrictions

shall be recorded laying out ownership and responsibility of maintenance for common areas prior to
sale of any lots. Maintenance responsibility for all shared drives shall be placed on the Final Plat.

RECOMMENDATION:

Approve the Preliminary Subdivision Plat for a seven (7) lot, residential development located on
51.45 acres, subject to:

1. All requirements of the Scott County Fire Department.
2. All requirements of the Scott County Health Department.



. Provide staff with approved road names in accordance with the Street Name and Numbering
Guide.

. A note shall be placed on the Final Subdivision Plat stating the preserved areas cannot be further
subdivided. A copy of the use and deed restrictions, including preservation areas, must be
reviewed and approved by the Planning Commission staff and recorded with the Scott County
Clerk’s Office; a note shall be placed on the Final Subdivision Plat indicating the recording
reference.

. A note shall appear on the Final Plat stating: “Prospective purchasers of residential lots are
placed upon notice that hunting and fishing within accepted safety guidelines and agricultural
uses and production, including the use of machinery in the normal course of activity, are common
and legal practices within the A-1 zone. It is understood that these uses must be expected to
occur in and around A-1 developments. These practices, if conducted within accepted safety
guidelines, shall not constitute a nuisance within the meaning of KRS 401:500 Et.Seq. Also see
the Kentucky Right to Farm Act.”

. An entrance permit must be obtained for the proposed entrance onto Stone Road.

. All lots should have internal access only.

. A Homeowner's Agreement is required for maintenance of common areas and shall be approved
by the Planning Commission staff prior to Final Plat approval.

. Prior to construction or grading, the applicant shall meet with the Planning Commission Engineer
and the Development Inspector to review construction policies and establish inspection
schedules.

10.There shall be no grading or construction on the site until all required plans (i.e., drainage plans

and construction plans) have been reviewed and approved by the Planning Commission
Engineer.

11.Any revisions or amendments to the approved Subdivision Plat must be reviewed and approved

by the Planning Commission staff (minor) or by the Planning Commission {(major).

12. All applicable requirements of the Zoning Ordinance.
13. All applicable requirements of the Subdivision & Development Regulations.
14.Provide Planning Commission staff (GIS division) with a digital copy of the approved Final

Subdivision Plat.
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VICTORIA ESTATES
Staff Report to the Georgetown-Scott County Planning Commission
April 9, 2015

FILE NUMBER: FSP-2015-06

PROPOSAL: Final Subdivision Plat for 4
tracts for equestrian use
on 60.185 acres of a 919
acre parent tract

LOCATION: Southern portion of
Victoria Estates, located
west of Georgetown, north
of Frankfort Road (U.S. 460)

APPLICANT: Jackie Ruth, East Kentucky
Paving
ENGINEER: Kelly Richards,

Thoroughbred Engineering

STATISTICS:

Zone R-1A (Single Family Residential)

Surrounding Zones R-1A (Single Family Residential), A-1 (Agricultural), and B-1 (Neighborhood
Commercial)

Acreage 60.185 acres of 919 acre parent tract

Proposed Use Equestrian

New Street Required Existing, but may be dedicated as part of plat

Water/sewer available Yes/Yes

Access Via U.S. 460 (Frankfort Road)

Variance Requested None

BACKGROUND:

The subject property is a 60.185-acre portion of an original approximately 919-acre tract located in
Victoria Estates, west of Georgetown off Frankfort Road (U.S. 460). Several existing residential lots are
platted and built in the northern portion of Victoria Estates, but the majority of the parent tract remains
under ownership of East Kentucky Paving.

The Applicant seeks to create 4 approximately 15-acre tracts for equestrian use only. These lots would
have no residential dwelling credits. The land within Victoria Estates is R-1A {Single Family Residential)
with the exception of a small B-1 (Neighborhood Commercial) parcel for a gas station located on
Frankfort Road. The property immediately surrounding Victoria Estates is A-1 (Agricultural), although
additional R-1A is located in the area.



In 1988 the Planning Commission reviewed this property for a zone change from A-1 to R-1A for the
entire 919 acres. The Fiscal Court approved the zone change in 1988 for 193 total lots, then in 1990 it
was expanded to 441 permitted lots on the 919 acres per Planning Commission recommendations and
conditions. Atthe 1990 approval, 486 acres of the original 919 acres would remain in common areas
(for roads, sewage, trails, etc.), but all original conditions of approval remained.

Currently, the Planning Commission zoning map (online and print forms) incorrectly shows the zoning
for a majority of the area as A-1, while the area in the north (which has several approximately 2-acre
lots) is shown as R-1A. This is incorrect; based on the 1990 zone change approved by the Fiscal Court
with Ordinance 90-0001, the entire area should be zoned as R-1A. This will be updated on our official
zoning map and corrected on the final plat.

KEY ISSUES/COMMENTS:

Plat Review:

The proposed subdivision plat will create four (4) new approximately 15-acre tracts from the East
Kentucky Paving property located in the Victoria Estates subdivision. These tracts are for equestrian use
only, and will not have residential dwelling credits. The lots are created along existing paddock fences.
Only buildings accessory in nature to the equestrian use of the tracts may be built (barns, stables, etc.).
Overall, the requested subdivision is permitted. However, there are a few issues still to be resolved:

Horse Trail / Dedicated ROW Removal: A 353 square foot parcel is proposed for transfer from the
dedicated HOA horse trail to Tract 1. As noted on the plat, it appears that this would be a land transfer.
However, it is possible that there is instead an easement in this location. [tis important that the HOA is
aware of this transfer if it is in fact land owned by the HOA. If this is the case, an easement can be
created in this location so that the horse trail remains intact. The Applicant is not attempting to remove
the horse trail, but it is important that it is clear that it is meant to stay. This can be clarified on the Final
Subdivision Plat. If this is a transfer of property, a signature from the HOA representative will be
required on the Final Subdivision Plat to acknowledge the transfer.

New ROW/New Road Created by Plat: The plat has conflicting information in its notes regarding
dedication of Right-of-Way. Note 8 states that “No new Right-of-Way is being proposed by this
subdivision.” However, a note near what appears to be an extension of Victoria Way on the eastern
portion of the subject property (along Tract 3 and Tract 4) states that a “50 foot right-of-way created by
this plat.” The road is existing, but it will need to be clarified whether this is being dedicated to the HOA
at this time on the Final Subdivision Plat.

Legal Concerns from Billings Law Firm, representing Victoria Estates HOA:

Nathan Billings, representing the Victoria Estates Homeowner's Association, writes that the Association is
concerned with the following matters. A detailed summary and exhibits will be available at the PC
Workshop and Public Hearing.

1. The entire 919 acres are zoned R-1A.
This is correct, and will be updated on the official zoning map. It will need to be changed on the
final plat as well.
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2. As part of the original zone change, the Applicant was reguired to establish an HOA and the
owner/developer was supposed to contribute financially to the HOA in_ an eguivalent amount

based on the lot sizes/portion of land, or “per |ot” dues/assessments.
The Zone Change Conditions of Approval (COA) required approval of the deed and restrictions by

the Planning Director. It also states that the Planning Commission “shall be included as a third
party to the deed restrictions, which shall state that the Commission is fully empowered to
enforce all of the terms.” Billings Law, representing the HOA, claims that an HOA was required
for the entire 919-acre parcel and has stated that all other subdivision plats from the parent tract
show that the lots will be subject to the HOA's restrictive covenants.

Staff has not been provided or reviewed a copy of the HOA deeds and restrictions (old or new).
Billings Law has informed staff that the HOA redefined its boundaries and payment obligations in
2000 claiming that the remaining 650 acres are not subject to the restrictive covenants. Because
the HOA never returned to the PC or Fiscal Court, Staff finds it would be appropriate to require
these lots to be part of the HOA, if that was part of the original requirement.

While the majority of parcels have been traditional residential lots, that does not exempt the
equestrian tracts from the original conditions of approval, if the HOA can prove this was part of
the restrictions. Staff may not be able to directly address the concern of the amount each owner
would pay, but in order to accomplish this task, all lots should be included in the HOA if proven
that this was required in the original conditions of approval/deed and restrictions.

3. The developer was to finish all roads. in a timely manner. The HOA does not feel this has been
accomplished, and has stated that there are no current bonds for the unfinished roads. The HOA

would like for the developer to A) complete all existing road within a reasonable period of time; B)
bond or post irrevocable letters of credit for i) existing roads until completed, and ii) all future
roads; and C) dedicate the private roads to the Association.

Typically, we do not require bonds and letters of credit for private infrastructure. Depending on
the exact phrasing of the original requirements, this may or may not be something that needs
current enforcement from our office. This is something our office may need to do further
research on, but have not had ample time to address before the Planning Commission meeting.
At this time, the Commission may want to require bonds or letters or credit at least for the new
portion of road to be constructed.

4. The HOA would like to see an updated comprehensive Master Plan for this subdivision.

Technically this would not be required as the subdivision was approved long before our sunset
regulations. Staff does not believe that new subdivision plats within this area initiate the 2-year
time limit for future additions. It would be beneficial to see if plans have changed, but may not
be technically required.
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RECOMMENDATION:
Approve the Final Subdivision Plat for a 60.135 total acre subdivision for four new equestrian tracts on
the southern portion of Victoria Estates, with the following conditions of approval:

Conditions of Approval:

1. Final review by the Planning Commission Staff prior to recording.

2. All lots within the Victoria Estates Subdivision shall be part of the HOA as required by the Planning
Commission in 1988. The Applicant will provide reference on the plat to Homeowner Association
documents including ownership and maintenance agreement for fencing, private roads, and
common areas.

3. Asignature block for the HOA representative shall be required to ensure the HOA is aware of the
land transfer of a 353 square foot portion of the horse trail located along Victoria Way and Tract 1. If
evidence of an existing easement is in place, this sign-off would not be required.

4. The Applicant shall provide bond or letter of credit for the new portion of road shown on this plat.

There shall be no grading or construction on the site until all required plans {i.e., drainage plans)

including Construction Plans and Final Development Plans have been reviewed and approved by the

Planning Commission Engineer.

6. Any future revisions or amendments to the approved subdivision plat must be reviewed and

approved by the Planning Commission staff (minor) or by the Planning Commission (major).

All applicable requirements of the Zoning Ordinance.

All applicable requirements of the Subdivision & Development Regulations.

9. Prior to (as part of) the final subdivision plat approval, the applicant shall provide the Planning
Commission staff (GIS division) with a digital copy of the approved development plan.

v

0 N
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HILL-N-DALE ZONE CHANGE
Staff Report to the Georgetown-Scott County Planning Commission
April 9, 2015

FILE NUMBER: ZMA-2015-07

PROPOSAL: Zone change request for q"‘?%
19.34 acres from B-4 %
(Community Commercial)

and 5.22 acres from R-2 "q%

{Medium Density
Residential) to combined
24.56 acres in R-2 PUD
{Medium Density
Residential Planned Unit
Development)

LOCATION:

APPLICANT:
ENGINEER:

STATISTICS:
Existing Zone

Proposed Zone
Surrounding Zones

252 McClelland Circle in
Georgetown

Sikura Properties, LLC

.‘
od aolgﬂ‘ﬁ

Rory Kahly, EA Partners

19.34 acres in B-4 (Community Commercial) and

05.22 acres in R-2 (Medium Density Residential)

24.56 acres in R-2 PUD (Medium Density Residential PUD)

A-1 (Agricultural), C-1 (Conservation), R-1A (Low Density Residential), and B-5
(General Commercial Park) across McClelland Circle to the north.

Acreage 24.56 acres
Proposed Use Two-story apartments, 15 buildings, 295 units
Density 12 units per acre

Sq. Ft. of Buildings
Ground Coverage
Parking

New street required
Linear feet of new street
Water/sewer available
Access

Variance Requested

Concept Plan shows approx. 190,120 SF (staff calculation)

17.8% (staff calculation)

599 spaces (required/proposed)

Yes (private)

TBD at Preliminary Development Plan Stage

Yes/Yes

Via McClelland Circle at stoplight to Kroger Marketplace, secondary access
proposed to connect with church and commercial/medical offices to east.
1) Waiver to Zoning Ordinance, Article IV, Section 4.33.B to increase the
maximum number of units per building from 6 to 28 units/building.

2) Waiver to Subdivision and Development Regulations, Article X, Section
1000.R.2 to reduce the 100’ setback from McClelland Circle (U.S. 460) to 60"



BACKGROUND:

The subject property is a 24.56-acre parcel within the Urban Service Boundary, currently zoned B-4
(Community Commercial) and R-2 (Medium Density Residential). The current zoning was recommended
for approval by the Planning Commission in 2012, with application ZMA-2012-14 Sikura Properties. The
zoning of adjacent properties include A-1 (Agricultural), C-1 (Conservation), R-1A {Low Density
Residential), and B-5 (General Commercial Park) across McClelland Circle to the north., There are other
R-2 properties in the general vicinity (south Georgetown), but none directly adjacent to the site. The
portion of the Sikura property that was rezoned to R-1A (Single Family Residential) in 2012 is not part of
this application.

The subject property is located on the southwest side of McClelland Circle (U.S. 460 Bypass) and
approximately one-third mile west of U.S. 25. The site has a gently sloping topography that drains from
McClelland Circle to Cane Run Creek, which follows its southern boundary. The farm has been used for
agricuitural purposes in the recent past and had a historic home in the area that is currently zoned R-2,
which was demolished within the last five years. There are existing mature tree lines along the western
and southwestern property boundaries and floodplain along the southern boundary. There is a sanitary
sewer pump station on site and all utilities are available. The site also has good visibility on the
northwest side of the property along McClelland Circle, and has been filled and levelled significantly
since 2012. The main entrance is from a signalized intersection serving the Kroger Marketplace across
the bypass. Secondary access is proposed to connect with the church and commercial/medical offices to
the east.

Proposed Zoning and Land Use:

The 24.56-acre site is proposed to be rezoned to R-2 PUD (Medium Density Residential Planned Unit
Development), eliminating the existing B-4 area, and converting the existing R-2 to R-2 (PUD). A Planned
Unit Development (PUD) allows the applicant flexibility in the overall location and sizing of buildings to
satisfy density requirements. This allows approval of buildings larger than typically permitted while the
development would still meet the overall density requirements of the R-2 zone, at 12 units/acre. The
conceptual plan shows 15 two-story apartment structures, plus a clubhouse and pool. The requested
building sizes are larger than typically allowed within R-2, which will require approval of a waiver. The
applicant also seeks a second waiver which would allow the residential structures to be buiit at a 60-foot
setback from U.S. 460, rather than the required 100 foot setback for all residential structures along U.S.
460.

LEGAL CONSIDERATIONS:
Any zone change request is required to meet the following Kentucky Revised Statutes, Chapter 100
standards:

Section 100.213 Findings necessary for proposed map amendment - Reconsideration.

1. Before any map amendment is granted, the planning commission . . . must find that the map
amendment is in agreement with the adopted comprehensive plan, or, in the absence of such a finding, that
one (1) or mare of the following apply and such finding shall be recorded in the minutes and records of the
planning commission or the legislative body or fiscal court:
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a. That the existing zoning classification given to the property is inappropriate and that the proposed
zoning classification is appropriate;

b. That there have been major changes of an economic, physical, or social nature within the area involved
which were not anticipated in the adopted comprehensive plan and which have substantially altered
the basic character of such area.

Part 1: This zone change proposal is in agreement with the adopted Comprehensive Plan, although in
2012, it was found that Commercial zoning was appropriate. The adopted Comprehensive Plan Future
Land Use Map (last updated in 2006} designates the area proposed for zone change as urban residential.
R-2 PUD is an urban residential zone district. It is staff's opinion that while commercial use along the
bypass would have been appropriate, the requested residential zone district would be more aligned with
the Comprehensive Plan goals and existing Future Land Use Map. The 2006 Comprehensive Plan
recommends that the U.S. 460 Bypass {(McClelland Circle) only see increased commercial development
surrounding its intersections with U.S. 25 and U.S. 460 (Frankfort Road).

The gradual step-down of intensity and buffering between urban and rural zones is a goal of the
Comprehensive Plan specifically along the southern greenbelt. This step-down manner of development
has been applied through other developments on the edge of the USB, including Sutton Place
subdivision, where larger one-acre lots were placed along the edges of the USB. Also, the 2012 Sikura
zone change on this property used this technique to step down the intensity of use as development
approached the greenbelt boundary. A gradual decrease between the urban and rural areas allows for
a transition of intensity and use. With additional requirements to maintain existing tree lines, further
separation and distinction is made between the urban and rural land. In 2012, the Commission found
the R-2 zoning for townhomes on the southern third of this ot to be appropriate, in part because the
requested density was half of that typically allowed in an R-2 zone and a significant buffer was in place to
the south of the R-2 area. With this new application, it is staffs finding that residential development is
appropriate in this location, but that residential uses should be phased or stepped-down in intensity as
the property approaches the Southern Greenbelt.

The southern portion of the site, currently zoned R-2, is now proposed to be built at a density of
approximately 8.8 dwelling units per acre (it was proposed at 6 d.u./acre in 2012), while the northern
portion of the site would be built at approximately 12.9 dwelling units per acre. While the density of the
southern portion of the site is higher than the original 6 dwelling units per acre as approved in 2012, it is
still significantly lower than the density allowed within R-2. Staff deems that the flexibility of the Planned
Unit Development allows the applicant to shift density between segments within the site, while still
maintaining the overall density at the rate allowed for standard R-2 zoning, or 12 dwelling units per acre.
It is staff’s finding that this level of development is appropriate on the property if a buffer is provided
protecting the existing tree line adjacent to the greenbelt.

In finding that the zone change request for R-2 PUD is in agreement with the future land use map, and
that residential zoning as shown on the FLU map is appropriate in this location, neither condition aor b
must be satisfied in order to grant this request.

ZMA-2015-07, Hill-n-Dale, PAGE 3 of 6



CONCEPTUAL PLAN REVIEW:

Vehicular Access:

The subject property will be accessed from McClelland Circle at the existing traffic light which serves the
Kroger Marketplace development on the north side of McCleliand Circle. During the previous zone
change, a condition of approval was added that this location would be the only direct access onto
McClelland Circle from the subject property. It was also noted that the intersection should have
dedicated right and left turn lanes at this intersection.,

Secondary access is proposed to connect with the church and commercial/medical offices to the east. A
sidewalk has been extended along the northern side of the access point.

The previous concept plan at the Sikura zone change (ZMA-2012-14) also showed a roadway connection
to Etter Lane. This was not added as a condition of approval, although it was a major consideration in
the approval of the zone change, because this was something the applicant had proposed. It is staff's
opinion that the connection originally planned at the Sikura zone change should still be constructed.
Staff recommends that a condition requiring this connection be included.

Traffic study:

EA Partners, PLC has updated the numbers used in their previous traffic study submitted with the 2012
Zone Change application. The previous development plan would have generated 585 vehicles in the AM
peak hour and 856 vehicles in the PM peak hour. The traffic engineer has concluded that the revised
development plan will see a reduction of 71% to 170 vehicles in the AM peak hour and a reduction of
76% to 202 vehicles in the PM peak hour.

Pedestrian Access:

Pedestrian access and circulation was a large consideration in the previous zone change approval. On
the 2012 Sikura property concept plan, an 8 wide walk/bike path was shown along the road connecting
to Etter Way, but stopping just short of the current site under consideration. As part of the COA's added
at the recommendation for approval, the Commission required a path to be continued to the traffic light
intersection on McClelland: “The Applicant shall provide a multi-use trail connection from Etter Lane to
the McClelland Circle intersection.”

The applicant has stated an intent to use the access road for the pump station and part of the proposed
6-foot wide sidewalk to address this condition. Staff believes that a separate 8-foot wide multi-use path
(not just a sidewalk) should be developed. Staff recommends that this requirement be continued as a
condition of approval, and that language be added to specify the 8-foot multi-use trail (bike, ped, non-
motorized traffic). This helps solidify the intent of pedestrian access along/through the greenbelt, and it
helps provide safe pedestrian access between multiple sites.

Landscaping & Greenbelt:

This proposal is located along the Southern Greenbelt. The 820-foot elevation contour on the southern
boundary of the site has been identified in previous and the current Comprehensive Plan as the
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boundary of the Southern Greenbelt. The subject property was annexed by the City of Georgetown in
2005 up to the 820 contour, and this is also the southern Georgetown USB line.

The purpose of the greenbelt is to establish a clear boundary beyond which urban development will not
be permitted. A Greenbelt Ordinance was adopted by the City of Georgetown in 1996. It recommended
that existing mature tree lines and fences be maintained or landscaping and fencing be established to
create a clear and permanent boundary between urban areas and agricultural land. This greenbelt
should be established at the time of development of any property along the Greenbelt. The Greenbelt
area was meant to be maintained as an agricultural, parkland or open space buffer. In 2012, the
Applicant rezoned a strip south of the 820 contour to the Conservation (C-1) zone district, so that it may
be permanently restricted from urban development.

The Subdivision and Development Regulations include Arterial Buffering Standards requiring all
residential development along the Bypass (U.S. 460) and I-75 to be buffered by landscaping, earth
mounds, or walls for visual purposes. Screening should substantially soften visual and noise impacts
upon adjacent uses, especially residential. At this time, the applicant has not shown a landscape buffer
along the bypass and is also requesting a waiver to allow the buildings a reduced setback. Additional
landscaping will be required.

At the Preliminary Development Plan stage, the Applicant will be required to show appropriate tree
preservation to meet the requirements of the Greenbelt Ordinance and/or appropriate landscape buffers
to satisfy the Landscape and Land Use Buffer Ordinance and the Subdivision and Development Regulations.

Waivers

Not requested, but of note: The conceptual plan and zone change request seeks approval for zoning that
would allow two-story apartment buildings along the Southern Greenbelt. Any height over 30 feet will
require an equivalent increase to the setback requirement. For example, if the proposed height of the
building is 35 feet, this will require an additional 5 feet of setback.

Waiver to Number of Units per Building: In addition, the Applicant has requested a variance to allow
buildings with up to 28 dwelling units per acre. The R-2 district typically only permits up to 6 dwelling
units per building. The applicant had originally applied for R-3 PUD zoning so that they would be able to
have increased size buildings, but staff recommended that they instead apply for R-2 zoning which more
closely aligned with the desired overall level of development and required density. It is preferable to
keep the zoning to the lowest level necessary with a waiver as part of the PUD process than to require
the applicant to reduce the overall density allowed on the site. Additionally, the applicant is preserving
trees and land in the southern portion of the side, which allows for the step down of building density.
Staff supports this waiver request.

Waiver to Setback from McClelland Circle (U.S. 460 Bypass): The Applicant has requested a waiver to

reduce the setback of residential structures from McClelland Circle from 100 feet to 60 feet. They have
stated the reasoning is that this will allow them to more adequately step down the building density from
McClelland Circle to the rear of the property. Staff does not feel that appropriate justification has been
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provided to support this waiver request. With the addition of more substantial buffer screening, this
could be appropriate.

RECOMMENDATION:

Based on the findings that the requested zone change satisfies the requirements of KRS 100.213, Staff
recommends approval of the zone change request for 24.56 acres at 252 McClelland Circle, for 19.34
acres from B-4 to R-2 PUD and for 5.22 acres from R-2 to R-2 PUD, with the following waiver and
conditions of approval.

Waiver (as part of PUD):
1. Allow buildings up to 28 units/building (exceeding the 6 units/building standard for R-2).

Conditions of Approval:

1. All applicable Conditions of Approval from Zone Change ZMA-2012-14.

2. No direct access onto McClelland Circle from the subject property except at the intersection
shown on the conceptual plan.

3. Preservation of the existing tree line along the western property line and along the Southern
Greenbelt. (Further detail in original COA.)

4. Applicant shall be responsible for all off-site roadway improvements identified by the submitted
traffic study or subsequent traffic study(s) submitted at time of Preliminary Development Plan
review,

5. The Applicant shall provide an 8’ wide multi-use trail connection for non-motorized traffic from
Etter Lane to the McClelland Circle intersection.

6. Atthe previous zone change (ZMA-2012-14), a roadway connection to Etter Lane was shown. This
was an integral part of the zone change approval, and shall be required to be included in all
future concept plans and preliminary/final development plans submitted for approval.

7. As part of the PUD approval, allow flexibility in intensity of dwelling units on the site so that a
higher density of dwelling units may be located near McClelland Circle, and lower intensity of
dwelling units be allowed along the C-1 Conservation/Greenbelt in a step-down manner.

8. Greenbelt buffering, Property Perimeter buffering, Arterial Road buffering along the Bypass, and
Vehicular Use Area landscaping shall be provided to meet the requirements of the Greenbe/t
Ordinance, the Landscape and Land Use Buffer Ordinance, and Subdivision & Development
Regulations.

9. All stormwater and runoff shall be managed so as not to create additional off-site impacts.

10. The Applicant shall return to the Planning Commission for Preliminary Development Plan review.

11. All applicable requirements of the Zoning Ordinance and Subdivision & Development Regulations.

12. All requirements of GMWSS regarding the provision of sanitary sewer.
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TRADITIONS Il APARTMENTS
Staff Report to the Georgetown-Scott County Planning Commission

April 9, 2014
FILE NUMBER: PDP-2015-08
PROPOSAL: Preliminary Development
Plan for the construction of

ten (10) apartment
buildings on the lands of
Oxford Place, LLC

LOCATION: Falls Creek Development,
south of the townhomes
on Falls Creek Drive

APPLICANTS: Oxford Place, LLC
134 East Main Street
Georgetown, KY 40324

ENGINEER: Fred Eastridge, ECSI, LLC
340 S. Broadway, Suite 200
Lexington, KY 40508

STATISTICS:

Zone R-1C (PUD)

Surrounding Zones R-1C (PUD) to the north, east, and west; A-1 to the south
(across Dry Run Creek)

Acreage 5.0-acres

Water/sewer available Yes/Yes

Access Access via Meadow Lane and Village Park Drive

Variance Requested None

BACKGROUND:

The subject property is a roughly 5.00-acre parcel, zoned R-1C (PUD). The subject property is located
north of Dry Run Creek with access from Meadow Lane (the westernmost of the two streets shown as
Village Park Drive) and Village Park Drive in the Falls Creek Development. The adjacent properties to the
north, east and west are zoned R-1C (PUD). The property to the south, across Dry Run Creek, is zoned A-
1. Adjacent land uses include: residential to the north, east and west, and agricultural to the south. The
proposed use for the subject property is for ten (10) 2,880 ft? apartment buildings.

In 2004, the Project Site was rezoned R-1C PUD. As part of the planned development, the Falls Creek
Development was granted 163 multi-family dwelling units. An overall residential density for the Falls
Creek Development was set at 4.4 dwelling units/acre. The Project Site was approved in 2008 as an
assisted living development with 70 dwelling units (PDP-2008-26). The existing apartments were



approved in the 2011 Preliminary Development Plan for the Mixed-Use Center (PDP-2011-29). The
Mixed-Use Center was approved for 106 multi-family units. The table below illustrates the number
dwelling units currently approved, the number that will be approved if this application is approved, and
the number that will be approved if this application and an amended development plan for the Mixed-
Use Center are approved.

Traditions il

Apartments
2015

70 106 0 176
0 106 80 186
0 83 80 163

If this application is approved, staff recommends that the Applicant amend the Mixed-Use Center (PDP-
2011-29) to reduce the number of unused multi-family dwelling units to bring the overall Falls Creek
Development into compliance with the conditions under which the zone changes were approved.

Layout:

The Traditions Il Apartments are proposed to consist of ten (10) two-story buildings (2,880 square feet
each). Each building will contain eight (8) units. The proposed use and density of the site is consistent
with what has been approved for the area; however, there is a waiver being requested regarding the
muilti-family units.

Access for vehicular and pedestrian traffic to the property is provided from Meadow Lane and Village
Park Drive. When Meadow Lane meets the Project Site it will become a private street named Spring
Meadow Path. This will wrap around the southern portion of the development, ending when it comes to
a T-intersection. Similarly, when Village Park Drive meets the Project Site it will become a private street
named Traditions Path, and will run southwards intersecting with Spring Meadow Path.

Dry Run Creek is located to the south of the proposed apartments. There are also existing trees along
the southern and western boundaries to be preserved to meet landscaping requirements,

Parking and Circulation:

Parking is proposed to be off of the alley to the north as well as through the private drives providing
access through the development. Eighty (80) single-bedroom units require 120 parking spaces. The
Applicant is showing 126 parking spaces. The applicant is also showing seven (7) handicap spaces, while
only five (5) are required.
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Internal vehicular circulation will be provided by Spring Meadow Path and Traditions Path. These will
both be 24-foot private streets providing access through the apartment complex. A 15-foot alley exists
on the northern side of the proposed apartments and will allow only one-way traffic from west to east.

The apartments will provide bike parking within the apartment buildings.

Pedestrian access to the development is provided via the sidewalks along both Village Park Drive and
Meadow Lane. Crosswalks have been proposed at the crossing of both ends of the alley to increase
pedestrian safety. 5.5-foot sidewalks are proposed throughout the development to provide connectivity
between apartment buildings, parking areas, and other portions of the Falls Creek Development.

There are three (3) proposed dumpster locations in the apartment complex. Two (2) of these are located
on Spring Meadow Path, and the third is on the southern end of Traditions Path.

Landscaping:

The Applicant has proposed to preserve existing trees along the southern and western boundaries to
meet the perimeter landscaping requirements. The western and northern perimeter landscaping will be
achieved through the combination of a hedge and trees.

The perimeter Vehicular Use Area (VUA} landscaping requirements are met by a hedge running along
Spring Meadow Path. The trees normally required in the VUA perimeter are met by the existing tree
lines to be preserved.

The total proposed VUA area is 43,582 ft2, making the required interior [andscaped area 4,359 ft2. The
Applicant is showing 5,338 ft? landscaped area, which more than meets the required amount. The
required trees for the interior landscaped area is thirty-five (35) and the Applicant has shown thirty-five
(35) trees for the interior landscaped area.

Design Guidelines

1. General principle of architectural style: The Falls Creek Mixed-Use Center will be designed
utilizing classical architectural principles. These principles may be utilized in a variety of design
“styles”, such as, but not limited to, Georgian, Federal, and Victorian.

2. Fagade articulation and detailing

a. Storefront buildings shall provide street level, pedestrian-oriented uses on all street
fronts.

b. Architectural elements like openings, sills, bulkheads, columns, and other architectural
features shall be used to establish human scale at the street level.

c. Buildings shall avoid long, monotonous, uninterrupted walls or roof planes on their visible
facades.

d. Mansard roofs shall have functional dormers which project out from the roof. Dormers
shall have a symmetrical gable or hip roof.
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e. All sides of the building shall use materials consistent with those on the front if visible
from public streets or neighboring properties, and should be carefully designed with
similar detailing, comparable quality, and compatible materials.

f.  All visibly exposed facades should have:

i. arecognizable base course consisting of, but not limited to:
a. thicker walls, ledges or sills;
b. integrally textured materials such as stone or other masonry;
c. integrally colored and patterned materials, i.e. smooth finished stone or tile;
d. lighter or darker colored materials, mullions, or panels; and planters;
il. arecognizable top consisting of, but not limited to:
a. cornice treatments, other than just colored stripes or bands, with integrally
textured materials such as stone, masonry, or differently colored materials;
b. a roof overhang with brackets;
c. stepped parapets;
d. acornice capping the top of a building wall.
3. Building Materials
b. Quality finish materials shall be utilized. These may include, but need not be limited to:
i. brick, masonry, or stone
iil. integrally tinted, textured masonry block
iii. stucco
iv. wood or concrete siding
c. Where any sloped roofs and structural canopies are used, they shall be covered with;
i. asphalt shingles
ii. clay tile
iii. slate
iv. concrete tile
v. ribbed metal
vi. wood shakes or shingles, provided the roof includes required fire protection

d. Materials used only on one face of a structure, which give the impression of “thinness” and
artificiality, are prohibited.

e. The color of roof stacks, flashing, vents, power exhaust fans, and metal chimney caps shall
blend with the roof colors.

4. Window and Door Proportions and Design

a. Fenestration shall be architecturally related to the style, materials, colors, and details of
the building.

b. Windows and door openings should be proportioned so that verticals dominate
horizontals.

¢. Reflective or highly tinted glass, faux windows, or casement display windows are
prohibited.

5. Roof form and pitch

a. Roofs shall be simple forms such as hip, flat, shed, gable to front, or gable to side, and

shall avoid excessive articulation.
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RECOMMENDATION:

Staff recommends Approval of the Preliminary Development Plan for ten (10) apartment buildings with
eight (8) single-bedroom units each and a ground floor area of 2,880 ft? each on the 5.00-acre lot. As
part of that approval, staff suggests that the Planning Commission attach the following waiver and
conditions:

Waiver;

1.

Allow the transfer of twenty-three (23) unbuilt multi-family dwelling units from the previously
approved Falls Creek Mixed-Use Center (PDP-2011-29).

Conditions of Approval:

1.
2.

3.
4.
5. The Applicant shall provide a lighting and photometric plan along with the Final Development

™~

All requirements of the design guidelines previously approved.

Any revisions or amendments to the approved subdivision must be reviewed and approved by
the Planning Commission staff (minor) or by the Planning Commission (major).

All applicable requirements of the Subdivision & Development Regulations.

All applicable requirements of the Zoning Ordinance.

Plan. Lighting shall be directed away from adjoining property and not have any off-site impact.
Prior to (as part of) the Final Development Plan approval, the applicant shall provide the Planning
Commission staff (GIS division) with a digital copy of the approved plan. Two control points in the
Kentucky North State Plane system are required.

The Final Development Plan will require a species specific landscape plan.

A Final Stormwater Management Plan must be submitted and approved by the Planning
Commission Engineer prior to approval of the Final Development Plan.

Prior to any construction or grading, a Final Development Plan, including all required construction
plans, shall be approved by the Planning Commission staff and the Applicant shall schedule a
Pre-Construction Meeting with the Planning Commission Engineering Department to review
construction policies and to establish inspection schedules. This includes a Grading Permit with
fee and a Land Disturbance Permit with erosion control surety.

10. The Applicant shall submit an Amended Development Plan for the Mixed-Use Center previously

approved in application PDP-2011-29 showing the reduction in the multi-family units being
transferred to this application’s Project Site. This minor Amended Development Plan shall be
reviewed and approved prior to the approval of the Final Development Plan for PDP-2015-08.
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KOCOLENE CONVENIENCE
Staff Report to the Georgetown-Scott County Planning Commission
April 9, 2015

FILE NUMBER: PDP-2015-09

PROPOSAL: Preliminary Development
Plan for the construction of
a 4,250 SF convenience
store with gas pumps and
parking

LOCATION: Southwest corner of the
Falls Creek Development,
east of US 25 (Cincinnati
Road}

APPLICANTS: Oxford Place, LLC
134 East Main Street
Georgetown, KY 40324

ENGINEER: Fred Eastridge, ECSI, LLC
340 S. Broadway, Suite 200
Lexington, KY 40508

STATISTICS:

Zone B-4

Surrounding Zones B-4 to the east and north; A-1 to the west and south

Acreage 1.3 acres

Water/sewer available Yes/Yes

Access Access via Falls Creek Drive & an unnamed street

Waivers Requested Waiver of 35' maximum building line, reduce interior landscaping trees from
30 to 23, reduce the perimeter trees along US 25 from 5 to 0, and to remove
the required street trees.

BACKGROUND:

The subject property is a 1.3-acre parcel, zoned B-4. The subject property is located east of US 25 and
north of the proposed extension of Falls Creek Drive. The adjacent properties are; B-4 to the east and
north, and A-1 to the west and south. The proposed use for the subject property is for a 4,250 ft?
convenience store with gas pumps and parking. The proposed use is permitted in the B-4 district.

Layout:

The Kocolene development is proposed to consist of a 25 foot tall building (4,250 square feet), with an
area designated for a 960 ft> expansion. Access for vehicular and pedestrian traffic to the property is
provided from both Falls Creek Drive and the currently unnamed street along the eastern side of the
Project Site. A proposed drive-thru is located on the north side of the convenience store. There are five



proposed gas pumps on the project site, and it will have parking on the south and west sides of the
building.

The proposed development will be at a lower elevation than nearby US 25, requiring a retaining wall to
be built along the western edge of the vehicular use area (VUA). There is a high pressure gas line
running just outside the western property line. There is a proposed water line running along the
southern property line of the proposed convenience store. There is a proposed fire hydrant located
south of the VUA, but north of the proposed Falls Creek Drive extension

B-4 Design Standards:

A. Maximum height: 75 feet. The proposed building is 25 feet tall.

B. Minimum lot size 7,500 ft2. The proposed lot size is 56,628 ft°.

C. Setbacks of at least 50 feet from the zone perimeter and a maximum setback of 35 feet from the
right-of-way. The perimeter setback has been met, but the maximum setback of 35 feet from the right-
of-way has not.

D. The area occupied by all the buildings shall not exceed thirty-five percent. The proposed building
with the expansion will occupy just over 9% of the total lot size.

E. One parking space provided for every 250 ft? of floor area. Parking requirement has been met.

F. No free standing signs shall be allowed except for gas stations and signs at the entrance to the
area stating occupants of the zone. The Applicant is proposing a gas station which is permitted the
free standing signs shown on the plan. If the Applicant also wants signage stating the occupants of the
zone, staff recommends this be co-located on the free standing sign shown at the southwest corner of
the project site.

G. Outdoor sales and display is allowed if shown on an approved development plan. The Applicant
has not shown any outdoor sales and display, and has not applied for a conditional use permit for this
use.

H. Street trees shall be required at a standard of one tree per every 40 lineal feet of the individual
property. Placement and maintenance shali be the responsibility of the land owner. The
Applicant has not shown any street trees on the development plan. The water line and numerous
intersections and entrances prevent the Applicant from placing street trees at this location.

Parking and Circulation:

Parking is proposed to be on the south and west sides of the new building. There are also five
proposed parking spaces in the southeast section of the VUA. The vehicle circulation on the north and
west sides of the building will be signed as one way. The B-4 zoning district requires one (1) parking
space for every 250 ft? of floor area. The required parking is 21 spaces, and the Applicant has proposed
26 spaces, with two of those being handicapped parking spaces.

Bicycle access will be the same as motor vehicle access, with bicycle parking provided on the east side of
the building.

Sidewalks of six and eight feet in width will provide access from parking spaces to the front door of the
convenience store. A sidewalk, four feet in width will provide safe transportation for pedestrians along
the streets from the southern entrance wrapping around the eastern side of the Project Site. The
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proposed crosswalk striping will increase the safety of pedestrians in both the street and parking lot
crossings. The mid-block crosswalk southeast of the Project Site will require extra safety precautions.
The Applicant has proposed signs directing vehicular traffic to yield to pedestrians, as well as triangular
street markings indicating where vehicles should stop when pedestrians are crossing.

A screened dumpster area is shown on the northeastern side of the building.

Landscaping:
The B-4 district requires street trees spaced 40 feet apart, but as discussed previously there are
numerous impediments to the installation of these trees.

The 2004 rezoning of the project site included a condition requiring “additional consideration to
buffering the commercial zoning at the development plan stage.” The minutes from ZMA-2004-23
indicate the intent was to “preserve the rural nature of the County Park as much as possible.” Asa
double frontage lot adjoining an arterial, from which the project site does not have access, the Project
Site would be required to provide a 10 foot landscaping buffer. However, the high pressure gas line, and
additional VUA needed to provide an adequate turning radius for trucks does not allow enough space
for this buffer. Instead, the Applicant is proposing a three plank wood fence with a 3 foot tall hedge
along US 25.

The perimeter VUA will be screened by a continuous 3 foot tall hedge and group A or B trees spaced 40
feet apart. The perimeter VUA screening has been adjusted to allow adequate sight distance at all
entrances to the project site.

The proposed VUA at the project site is 37,163 ft?, which requires 3,716 ft? of landscaped area. The
Applicant meets this requirement by providing 3,850 ft of landscaped area. The Landscape Ordinance
requires thirty (30) trees be planted in this interior landscaped area, but the Applicant is proposing to
plant twenty-three (23). The Applicant is requesting a waiver to the remaining 7 trees, which is
understandable given the difficulties of fitting these trees into the provided area.

RECOMMENDATION:

Staff recommends Approval of the Preliminary Development Plan for the 4,250 square foot convenience
store with gas pumps and parking on the 1.3-acre lot. As part of that approval, staff suggests that the
Planning Commission attach the following variance and conditions:

Variance/Waiver:
1. Waive the 35 maximum building line
2. Variance to reduce the interior landscaping trees from thirty (30) to twenty-three (23)
3. Variance to reduce the required trees along US 25 from five (5) to zero (0)
4. Variance to reduce the required street trees to zero
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Conditions of Approval:

1.

g

s

o

Any revisions or amendments to the approved development must be reviewed and approved by
the Planning Commission staff (minor) or by the Planning Commission {(major).

All applicable requirements of the Subdivision & Development Regulations.

All applicable requirements of the Zoning Ordinance,

The Applicant shall provide a lighting and photometric plan along with the Final Development
Plan. Lighting shall be directed away from adjoining property and not have any off-site impact.
Prior to (as part of) the Final Development Plan approval, the applicant shall provide the Planning
Commission staff (GIS division) with a digital copy of the approved plan. Two control points in the
Kentucky North State Plane system are required.

The Final Development Pilan will require a species specific landscape plan.

A Final Stormwater Management Plan must be submitted and approved by the Planning
Commission Engineer prior to approval of the Final Development Plan.

Prior to any construction or grading, a Final Development Plan, including all required construction
plans, shall be approved by the Planning Commission staff and the Applicant shall schedule a
Pre-Construction Meeting with the Planning Commission Engineering Department to review
construction policies and to establish inspection schedules. This includes a Grading Permit with
fee and a Land Disturbance Permit with erosion control surety.

If the Applicant wishes to install a freestanding sign stating the occupants of the zone, it shall be
co-located on the freestanding sign for the gas station at the intersection of US 25 and Falls Creek
Drive.

10. The unnamed street to the east of the proposed convenience store shall be named according to

the Street Name and Numbering Guide and the proper application shall be filed through the
Planning Staff (GIS Department).
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