GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
AGENDA
July 11, 2019
6:00 p.m.

I. COMMISSION BUSINESS

monNnw>»

Approval of June invoices

Approval of June 13, 2019 minutes
Approval of July agenda

Items for postponement or withdrawal
Consent Agenda

Il. OLD BUSINESS

A

FSP-2019-17 Jones Property - Final Subdivision Plat to divide one tract into four tracts,
creating one 6.14-acre tract, one 5.88-acre tract, one 5.04 -acre tract and a 5.16-acre
remainder tract located on Willow Brook Lane.

I1t. NEW BUSINESS

A,

B.

FSP-2019-26 Walnut Street 5-Plex - Five apartment units on a 20,504 square foot lot located
at 533 Walnut Street.

PDP-2019-27 Bailey Road Cell Tower - Preliminary Development Plan for a 255' wireless
communications tower with a 15’ lightning arrestor located on a 10,000-sq. ft. lease area zoned
A-1 located on Bailey Road,

ZMA-2019-28 The Village at Georgetown - Zone change request for property currently zoned
A-1, R-2, and I-1 to B-2 & R-2 located south of East Main Street Extended, north of Lemons Mill
Road, and east of McClelland Circle. PUBLIC HEARING

PSP-2019-29 & PDP-2019-30 Amerson Daycare - Prelimary Subdivision Plat to create a 0.96-
acre lot. Preliminary Development Plan for a 41,832 SF daycare located at 301 School House
Road.

PDP-2019-31 Hotet Development - Ikebana Path - Preliminary Development Plan for a 93

room hotel on 1.8 acres located southeast of Blossom Park Drive and lkebana Drive.

IV. OTHER BUSINESS

A

Update of Previously Approved Projects and Agenda ltems



GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
REGULAR MEETING
MINUTES
June 13, 2019

The regular meeting was held in the Scott County Courthouse on june 13, 2019. The
meeting was called to order by Chairman Mark Sulski at 6:00 p.m. Present were
Commissioners Charlie Mifflin, Regina Mizell, Frank Wiseman, Steve Smith, Byron Moran,
James Stone and David Vest, Director Joe Kane, Planners Matt Summers and Mikaela
Gerry, Engineer Ben Krebs, and Attorney Charlie Perkins, Absent was Jeff Caldwell.

Motion by Mizell, second by Smith, to approve the May invoices. Motion carried.

Motion by Moran, second by Mifflin, to approve the May 9, 2019 minutes. Motion carried.
Motion by Smith, second by Mizell, to approve the June agenda. Motion carried.

All those intending to speak before the Commission were sworn in by Mr. Perkins.

Postponements/Withdrawals

Motion by Mizell, second by Smith to postpone the application for the Jones Property (FSP-
2019-17) until the July meeting.

Consent Agenda

A representative of the Mar-Lan Farm #1 property application (FSP-2019-18), Ecofibre
Kentucky property application (PDP-2019-23), Chavers property application (FSP-2019-24),
and 109 Marketplace Circle property application (PSP-2019-25) agreed with their
conditions of approval, and no comments were made by the Commission or Public.
Motion by Mizell, second by Stone, to approve the applications. Motion carried.

ZMA-2019-22 Ashton Grove Commercial Zone Change - Zone change request for 2.35
acres from R-2 PUD to B-4 located on the south side of McClelland Circle and Bevins Lane
in Georgetown,

Chairman Sulski opened the public hearing.
Mr. Kane stated the application is part of the Ashton Grove retirement community. He stated the

original plan included commercial. He stated the property is located in an area designated on the
future land use map zoned as office P-1.



He stated the application complies with the Comprehensive Plan. He stated the B-4 is the least
intensive commercial zone which is designed for walkable commercial and office uses.

He stated a traffic study was done with the original application. He stated a turn lane is being
instatled at Bevins Lane at McClelland Circle.

He stated if the zone change is approved, the applicant would have to come back before the
Planning Commission with a subdivision plat that creates two lots and an access easement, and a
development plan for the property. He stated the property has been annexed by the City.

Bruce Lankford, representing applicant, stated the lots will either be marketed or built to design.

Commissioner Mifflin questioned who would own the property. It was stated the property would
have the same owner as Ashton Grove.

Jack Lucks, applicant, stated this is the largest retirement center they have built.
Bob Griffin, 115 Dogwood Drive, stated he has concern about the property remaining peaceful for
the neighborhood. He stated he hoped the applicant would keep the noise and traffic to a

minimum that was originally promised.

Mr. Lankford stated that the applicant is sensitive to the neighbors and plans to keep this a
compatible business.

Chairman Sulski questioned what the B-4 zoning allows.

Karl Schneider, applicant, stated that the business would be compatible to the retirement home
use. He stated they would go out of business if a nightclub was built for example.

Commissioner Wiseman stated that he has concern if the zone change is approved, that the
Planning Commission would lose control of what is built.

Charlie Perkins stated that a condition could be imposed that the business must be compatible
with the existing surroundings.

Mr. Lankford stated that the applicant agrees with a condition that the business must be
compatible.

Chairman Sulski closed the public hearing.
After further discussion, Motion by Mizell, second by Stone, to recommend approval of the

rezoning request (ZMA-2019-22) on the basis that it complies with the Comprehensive Plan.
By roll call vote, motion carried.



Bluegrass Tomorrow Regional Lan Planning Resolution
Mr. Kane introduced Rob Rumpke as the Director of Bluegrass Tomorrow.

Mr. Rumpke stated the group was formed to get the surrounding counties communicating about
development while maintaining a quality of life.

He stated that Bluegrass Tomorrow serves 18 surrounding counties around Fayette County.
He stated Scott County is part of the area of prime farmland.

He stated he is asking for a vote of support from the Planning Commission on the Bluegrass
Tomorrow Resolution on shared regional land use principles.

He stated their main goal is to improve the communication between the counties. He stated he
will return for further discussion with the Planning Commission.

Zoning Ordinance Amendment discussion on outdoor storage and display and commercial zero
fot line

Chairman Sulski opened the public hearing.
Mr. Kane stated the recommendations were based on last month’s discussion.

He stated zero lot line is based on a 5’ building setback unless a construction and maintenance
easement is agreed upon by both lot owners in non-residential districts.

He stated adding to the minor development definition to include building or outdoor storage
expansions of up to 10% of the total square footage.

He stated adding definition to include that outdoor display area cannot exceed 10% of the total
area of the lot and must be shown on a minor development plan.

He stated that outdoor storage in commercial districts must obtain a conditional use permit
through the Board of Adjustment.

He stated the changes would not be retroactive so existing businesses would be grandfathered in.

Chairman Sulski closed the public hearing.



After further discussion, Motion by Smith, second by Mifflin, to recommend approval of the
proposed zoning ordinance amendment on outdoor storage and display and commercial
zero lot lines. By roll call vote, motion carried.

The meeting was then adjourned.

Attest: Mark Sulski, Chairman

Charlie Perkins, Secretary



JONES PROPERTY
Staff Report to the Georgetown-Scott County Planning Commission
July 11, 2019

FILE NUMBER: FSP-2019-17

PROPOSAL: Final Subdivision Plat to
divide divide one tract into
four tracts, creating one
6.14-acre tract, one 5.88- *Si{e
acre tract, one 5,04-acre !
tract and a 5.16-acre
remainder tract.

LOCATION: Willow Brook Lane
APPLICANT: Rita Jones

SURVEYOR: Joel Day

STATISTICS:

Zone A-1 (Agricultural)

Surrounding Zones A-1 (Agricultural)

Acreage Parcel 1: 6.14 acres

Parcel 2: 5.88 acres
Parcel 3: 5.04 acres
Parcel 4: 5.16 acres

Proposed Use Agricultural/Residential
Access Willow Brook Lane
Variance Requested None
BACKGROUND:

The subject property contains 22.22 acres and is located on Willow Brook Lane. The subject property
and all surrounding properties are zoned A-1 (Agricultural). The proposed subdivision would create a
new 6.14-acre tract, a 5.88-acre tract, a 5.04-acre tract and a 5.16-acre remainder tract.

Plat Review:

All four tracts show the required 50-foot setbacks and have at least 250 feet of width at the building line,
The Health Department will need to conduct a site evaluation for the newly configured tracts to certify
that an on-site septic system is feasible but have not indicated any anticipated problems,

If a driveway serves more than three lots the drive is required to be built to county road standards, The
plat is proposing four tracts that would be served by one drive, and therefore must meet county road
standards. County road standards requires a 20-foot paved roadway.



The Preliminary Subdivision Plat proposes extending Willow Brook Lane approximately 185-feet, so a
turnaround built to county road standards would also be required. County road standards requires a 45-
foot paved cul-de-sac within a 55-foot right of way. The preliminary plat is showing a 45-foot paved cul-
de-sac within a 50-foot right-of-way and an 18-foot paved roadway. The final subdivision plat will need to
show the appropriate dimensions for the cul-de-sac and paved roadway.

RECOMMENDATION:

Staff recommends approval of the Final Subdivision Plat to divide one tract into four tracts, creating one
6.14-acre tract, one 5.88-acre tract, one 5.04-acre tract and a 5.16-acre remainder tract.

Should the Planning Commission approve the application, staff also recommends the following
conditions of approval:

Conditions_of Approval:

1. Any future subdivisions, 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.
Ali applicable requirements of the Subdivision & Development Regulations.
4. 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 subdivision plat.

5. This preliminary subdivision plat is valid for a period of two years in accordance with Section 306
of the Subdivision and Development Regulations.
6. Roadway and cul-de-sac must be constructed to applicable standards and bonded prior to Final

Subdivision Plat approval.

7. Must meet all applicable requirements of GMWSS.

w
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WALNUT STREET 5-PLEX

Staff Report to the Georgetown-Scott County Planning Commission

FILE NUMBER:
PROPOSAL:

LOCATION:
APPLICANT:

CONSULTANT:

STATISTICS:
Zone

Surrounding Zones
Acreage

Building Area
Building Coverage
Density

Parking Required
Parking Provided

July 11, 2019
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R-2 (Medium Density Residential)

R-2 (Medium Density Residential)

0.47 acres / 20,504 SF

5,454 SF

27% (40% max)

10.63 du/ac proposed (max of 12 du/units)
13 spaces

12 spaces

Water/Sewer Availability Yes/Yes

Access
Variance/Waivers

BACKGROUND:

Two proposed entrances off Walnut Street

Two variances to be reviewed by the Georgetown Board of
Adjustment:

1) Waive the minimum lot width requirement of 140 feet.
2) Variance to reduce the parking to 12 spaces.

The Applicant is proposing to build five apartment units on a 0.47-acre lot. The subject
property is zoned R-2 (Medium Density Residential), and all surrounding properties are also
zoned R-2, The Applicant is proposing five single-story two-bedroom apartment units, The
units are configured in a U-shape with a courtyard in the middle.

Preliminary Development Plan Review:

Setbacks and Building Standards:

The R-2 Zoning District has the following setback requirements:

Front: 30-foot
Side: 25-foot
Rear: 25-foot



The proposed five-plex would meet all the setback requirements. The Applicant is proposing
5,454 square feet of building area, for a total building ground coverage of 27%, which is under
the 40% maximum building ground coverage allowed.

The Applicant is requesting a variance to waive the minimum lot width requirement for multi-
family units. The Zoning Ordinance requires 110 feet for the first 3 dwelling units, plus an
additional 15 feet per dwelling unit. This requires 140 feet of lot width for the entire buildable
area (110+(2x15)=140). The Project Site is 128 feet wide. Despite the narrow lot width, the
Applicant is still able to meet the side yard setback requirements and provide the required
property perimeter landscaping so Staff is recommending approval of the variance.

Vehicular Access & Pedestrian Circulation:
Currently, the development plan shows a parking area located in front of the proposed dwelling
units with two entrances off Walnut Street.

The Subdivision Regulations list parking requirements for two-bedroom apartment units as 2.5
spaces per unit, requiring a total of 13 spaces for the 5 units proposed. The applicant has
provided 12 parking spaces on the current plan and is requesting a variance to reduce the
required number of parking spaces by 1 space. The proposed number of parking spaces still
allows for 2 spaces per unit with two visitor parking spaces, which should be sufficient to
accommodate the use.

The Applicant is proposing to provide 4-foot sidewalks along the front of the property and
interior sidewalks to provide pedestrian circulation and access to the units.

Land Use Buffers and Landscaping:

Section 6.12 - Property Perimeter Requirements: This application meets these requirements.
The Plan is proposing a 6-foot high privacy fence and a medium sized tree every 40-feet along
the entire perimeter of the Project Site.

Section 6.13 - Vehicular Use Area (VUA) Perimeter Requirements: This application meets these
requirements, except along the eastern perimeter of the project site. The Final Development
Plan will need to show one additional tree along northeastern perimeter of the vehicular use
area.

Section 6.2215 - Minimum Canopy Requirements. Staff is unable to determine if the Plan meets
this requirement. The Plan shows a significant preserved tree line along the western boundary
that likely will meet the 15% requirement (3,075SF of preserved canopy), but the Applicant did
not provide the area of the preserved canopy. The Applicant is proposing 3 medium trees and 4
large trees for a total of 1,8005F of new canopy. The Final Development Plan will need to
provide a specie-specific landscape plan that meets the minimum canopy requirements.

RECOMMENDATION:

Approve the Preliminary Development Plan for the construction of five apartment units at 533
Walnut Street with the following variances and conditions of approval:

Variances/Waivers:
1. Waive the minimum lot width requirement of 140 feet
2. Variance to reduce the parking to 12 spaces.

PDP-2019-26, Walnut Street 5-Plex, PAGE 2 of 3



Conditions of Approval:

1.

2.

5.

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

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

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.

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.

This Preliminary Development Plan approval is valid for two years, subject to the
requirements of Article 406 section A of the Subdivision and Development Regulations.

PDP-2019-26, Walnut Street 5-Plex, PAGE 3 of 3
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BAILEY ROAD CELL TOWER
Staff Report to the Georgetown-Scott County Planning Commission
July 11, 2019

FILE NUMBER: PDP-2019-27

PROPOSAL: Preliminary Development
Plan for a 255’ wireless
communications tower
with a 15’ lightning
arrestor located on a Bl
10,000-sq. ft. lease area : 2
zoned A-1 *SITE

LOCATION: Bailey Road (Parcel ID:
221-00-025.000)

APPLICANT: New Cingular Wireless
PCS
DBA: AT&T Mobility

CONTACT: David A. Pike, Pike Legal
Group
STATISTICS:
Zone: A-1 (Agricultural)
Surrounding Zones: A-1 (Agricultural)
Acreage: 10,000 sq. ft. (lease area), 23 acres (Parent Tract)
Tower Height: 270 ft.; 255 ft. tower with 15 ft. lightning arrestor
Water/Sewer Available: N/A
Access: Access Easement from Bailey Road
Waiver Requested: Exceed the maximum height allowed for a self-support tower by 70-
feet.
BACKGROUND:

The applicant requests approval for a 255’ tall self-support tower with an additional 15’ lightning
arrestor on a 10,000-sq. ft. lease area, located on Bailey Road. The project site is an
agricultural parcel.

The applicant has proposed a 25’ wide access and utility easement with a 12-foot wide gravel
access drive. The access easement will require a new entrance that will need additional
improvements as shown on plan. Improvements include widening the vegetation to increase
visibility.

PDP-2019-27, BAILEY ROAD CELL TOWER, Page 1 of 3



TELECOMMUNICATION TOWER ANALYSIS

1.

Lattice (self-supporting) cellular antenna towers shall be permitted in any zone except for
residential zones. The proposed tower is located within an A-1 zoning district.

Lattice and guyed cellular antenna towers constructed in an agricultural zone shall be
located a minimum distance of 250 feet from all existing residential structures. The
proposed tower is not a lattice and guyed tower.

. The applicant must provide a statement that they have considered the likely effects of the

installation on nearby land uses and values and has concluded that there is no more
suitable location reasonably available from which adequate service to the area can be
provided, and that there is no reasonably available opportunity to locate its antennas and
related facilities on an existing structure (i.e., co-locate). The applicant has provided
written documentation regarding their attempts to co-locate and have
concluded that there is no more suitable location reasonably available from
which adequate service to the area can be provided. Applicant evaluated
locations within the search area for co-location opportunities and found no
suitable towers or other existing tall structures that met the requirements
necessary in providing adequate service to the area. There was one existing cell
tower within the search radius, but the Applicant determined the existing cell
tower was not structurally sufficient to be co-located on.

. Setback for all structures constructed in connection with cellular antenna towers, except

fences and/or guy wires, shall be a minimum distance from the property lines or lease
line equal to the setback of the respective district plus one-half (1/2) the height of the
tower. The tower described in the application is 270 feet tall, and the A-1 zoning
district has a setback of 50 feet from all property lines. If approved, the tower
will need to be at least 185 feet from all property lines. ((270/2) + 50 = 185).
The proposed tower will be approximately 195’ from the nearest (eastern)
property line.

. The Planning Commission may allow antennas greater than two hundred (200) feet in

height upon review of the applicant’s justification that the additional height meets the
criteria identified in Subsection K. The applicant has requested a 270’ tower, which
exceeds the allowable height by 70-feet. The Applicant claims that the
increased tower height is necessary to close the service gap for this area.

The cellular antenna tower shall be constructed in compliance with the current
ANS/EIA/TIAK 22-F standards and other applicable State standards. The applicant has
provided documentation stating they are compliant with current standards.

Cellular antenna towers shall not be illuminated, except in accordance with other state or
federal regulations. No illumination is proposed, except in accordance with FAA
regulations.

Woven wire or chain link (80% open) or solid fences made from wood or other materials
(less than fifty (50) percent open) shall be used to enclose the site. Such fences shall not
be more than eight (8) feet in height. The use of barbed wire or sharp pointed fencing
shall be prohibited. The applicant proposes an 8’ high chain link fence to enclose
the site.

PDP-2019-27, BAILEY ROAD CELL TOWER, Page 2 of 3



9. Screening shall be provided by evergreen trees, with a minimum height of six (6) feet,
planted in a staggered pattern at a maximum distance of ten (10) feet on center. The
Preliminary Development Plan includes a landscape plan which demonstrates
compliance with this requirement.

10.Surfacing of all driveways and off-street parking areas shall comply with the requirements
of the applicable Subdivisions & Development Regulations and be at least constructed of
gravel or other durable surface. The Planning Commission may require alternative
surface materials based on grade, construction and potential for erosion. The Applicant
is proposing a 12’ wide gravel access drive. Gravel appears to be sufficient due
to the minimal traffic the use will generate.

11.There shall be no signs permitted except those displaying emergency information, owner
contact information, warning or safety instructions, or signs which are required by a
federal, State or local agency. Such signs shall not exceed five (5) square feet in area.
No signage is proposed.

12.All new cellular antenna towers shall be designed and constructed to accommodate a
minimum of three service providers. In addition to the applicant’s needs, the
proposed tower will be able to accommodate three additional service providers.

13.All option and site lease agreements shall not prohibit the possibility of co-location. The
applicant has submitted the required documentation.

RECOMMENDATION:

Approve the Preliminary Development Plan to construct a 255’ wireless communications tower
with a 15’ lightning arrestor located on a 10,000-sq. ft. lease area zoned A-1 at the Project Site,
Bailey Rd. (Parcel ID: 221-00-025.000), with the following variances and conditions of approval:

Variance:
1. Exceed the maximum height allowed for a self-support tower by 70-feet.

Conditions of Approval:

1. Prior to Final Development Plan approval, provide a report or summary on the plans
addressing mitigation of any increase in storm water runoff.

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

3. As part of the Final Development Plan approval, the applicant must provide the Planning
Commission staff (GIS division) with a digital copy of the approved plan.

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

5. Prior to any construction or grading, a Final Development Pian, including ali 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.

6. The Preliminary Development Plan approval is valid for two years, subject to the
requirements of Article 406, Section A, of the Subdivision and Development Regulations.

7. Additional entrance improvements will need to be completed as shown on plan.
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THE VILLAGE AT GEORGETOWN
Staff Report to the Georgetown-Scott County Planning Commission
July 11, 2019

FILE NUMBER: ZMA-2019-28

PROPOSAL: Zone change request for
property currently zoned A-
1,R-2, and |-1 to B-2 & R-2.

LOCATION: South of East Main Street
Extended, North of Lemons
Mill Road, and East of
McClelland Circle.

APPLICANT: Matthew Welch

CONTACT: Matthew Welch

STATISTICS:

Existing Zone A-1 (Agricultural), R-2 (Medium Density Residential), & B-2 (Highway
Commercial)

Proposed Zone B-2 (Highway Commercial) & R-2 (Medium Density Residential)

Surrounding Zones I-1, A-1, B-4, & R-2

Acreage 21.7 (8.98-acres currently zoned R-2; 10.54-acres currently zoned I-1; and
2.18-acres currently zoned A-1)

Access East Main Street Extended, McClelland Circle, and Lemons Mill Road

BACKGROUND:

The subject property is roughly 21.7 acres west of East Main Estates and The Mansion Estates and
located between East Main Street Extended and Lemons Mill Road. The portion of the property
currently zoned I-1 was originally a part of Johnson Controls, but was subdivided from the parent tract
with the creation of McClelland Circle. The 2.18-acre parcel currently zoned A-1 was also created when
McClelland Circle was built. It was subdivided from the property currently owned by the church to
create an access for the former Johnson Controls property mentioned earlier. The R-2 zoned portion of
this application was rezoned as part of The Mansion Estates. This area was intended, but never received
preliminary approval, to be developed with townhomes,

The applicant is seeking to rezone this property to a combination of R-2 (16.89 acres) and B-2 (4.81
acres). The application states the intended use for the property is an assisted living development with
several commercial outlots. Data from the Kentucky State Data Center (KSDC) indicates the median age
of Scott County residents is projected to continue rising over the next 20 years, increasing the need for



this style of development. 2015 American Community Survey data shows that roughly 6.8% of the
population of Scott County is 70 years of age or older, and projections from the KSDC indicate that by
2040 this group will make up 13.1% of the population.

LEGAL CONSIDERATIONS:

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

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 more 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:

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: The Comprehensive Plan provides guidance for consideration of zone change requests. The
Comprehensive Plan's Future Land Use Map shows the subject property with a mixture of commercial
and urban residential uses. The Future Land Use Map supports the application’s proposal for a mixture
of commercial and residential uses, particularly with the commercial area located near the intersection
of McClelland Circle and Lemons Mill Road. The style of residential development shown on the Concept
Plan should act as an appropriate transition between the bypass/potential commercial properties and
the single-family residential development to the east. The Comprehensive Plan also supports the
development of streets internal to this development, as shown on the concept plan, to provide adequate
access without encumbering the existing roads with excessive entrances.

The Concept Plan is supported by the following Objectives from the Comprehensive Plan:
e CF 2.2 - Promote multi-use and flex spaces
o CF 2.6 - Become more walkable and bikeable
e CF2.7 - Provide an interconnected system of local and regional public open space and
recreational opportunities.
e HO 1.2 - Increase availability and flexibility of housing options for elderly residents.
e HO 1.3 - Increase availability of assisted living facilities and shelters.

Therefore, Part 1 does apply, so we need not consider subsections (a) or (b).
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CONCEPT PLAN REVIEW:

Layout:

The concept plan shows most of the property will be used for residential purposes with a series of 2-unit
attached and detached dwellings. All dwellings will be accessed from an internal road network.
Similarly, the proposed commercial development will be accessed by the same internal road network.
There are three stormwater detention areas shown on the concept plan. Some of these are shown on
recorded plats for the single-family developments to the east.

The Concept Plan shows a 35-foot maximum building setback from the internal road network for the
commercial development in this application. This will allow the commercial portion of this development
to be more pedestrian friendly, while maintaining the current character of development along
McClelland Circle.

Stormwater drainage from this site generally flows in a northwesterly direction towards North Elkhorn
Creek. Any preliminary plat/plans for this site will need to thoroughly study the area with a drainage
study, and it is recommended that a USACE Jurisdiction Determination be completed to identify
regulatory stream and/or wetlands on the site.

Access:

The proposed access for the site is from East Main Street Extended, Lemons Mill Road, and McClelland
Circle. No residential or commercial lots/development should have direct access to any of these roads.
The internal roads should be constructed with sidewalks on both sides for pedestrian mobility.

The Applicant is also showing a greenway buffer along McClelland Circle. This buffer area is intended to
provide space for the Legacy Trail and should connect with the segment of the trail the developer has
proposed to construct through the Amerson Orchard development. If the Applicant is willing to
construct the Legacy Trail along this development, staff would like to coordinate the timing of this
construction with that of the Amerson Orchard development, so it can be used as a 20% match in grant
applications for the remainder of the trail.

Traffic Impact Study
Any applications for Preliminary Subdivision Plats or Preliminary Development Plans for this area should
be accompanied by a Traffic Impact Study to determine the impacts and necessary mitigation, including

offsite roadway improvements, at each entrance location. Entrances to state roads will require approval
from KYTC.
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RECOMMENDATION:

Based on the findings above, and that the requested zone change does satisfy the requirements of KRS
100.213, staff recommends approval of the zone change request from R-2, I-1, and A-1 to R-2 (17.2
acres) and B-2 (4.5 acres) with the following conditions.

Conditions:

1. The Applicant shall return to the Planning Commission for Preliminary Development Plan and/or
Preliminary Subdivision Plat approval prior to any development of the Project Site.

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

3. Preliminary Development Plan or Preliminary Subdivision Plat applications for this site shall
require a detailed drainage study for the area. A USACE Jurisdiction Determination will also need
to be completed to identify regulatory stream and/or wetlands on the site.

4. Preliminary Development Plan or Preliminary Subdivision Plat applications for this site shall
require a Traffic Impact Study to determine impacts and necessary mitigation including offsite
roadway improvements.

ZMA-2019-28, The Village at Georgetown, PAGE 4 of 4
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AMERSON DAYCARE
PRELIMINARY SUBDIVISION PLAT &
PRELIMINARY DEVELOPMENT PLAN

Staff Report to the Georgetown-Scott County Planning Commission
JULY 11, 2019

FILE NUMBER: PSP-2019-29 & PDP-2019-30

PROPOSAL: Preliminary Subdivision
Plat to create a 0.96-acre
lot. Preliminary
Development Plan for a
41,832 SF daycare.

LOCATION: 301 School House Road

OWNER: Anderson Amerson, LLC

CONSULTANT: Steve Garland, PE
Integrated Engineering

STATISTICS:

Zone R-3 PUD (High Density Residential)
Surrounding Zones R-3,R-1C, & A-1

Site Acreage 0.96 acres

Access School House Road

Variances/Waivers 1. Variance to reduce the parking to 21 spaces.

2. Waiver to omit the VUA perimeter landscaping along the north side of the
project entrance.

BACKGROUND:
The applications before the Planning Commission are a Preliminary Subdivision Plat to create a 0.96-acre
lot for the proposed daycare, and a Preliminary Development Plan for a 41,832 SF daycare.

In June 2018, the project site was approved as part of the Amerson Orchard South Townhome
development. These applications propose replacing some of the townhome units with a daycare.

Georgetown Board of Adjustments:
The use of the property as a daycare was approved by the Georgetown Board of Adjustment on July 1,

2019 via application G-2019-15.



SUBDIVISION PLAT:

The plat meets all Planning Commission requirements for the creation of a new lot with one exception.
The front-yard setbacks labeled on the plat along both street frontages should be 30 feet. The final plat
will need signatures from water, sewer, and electric services providers prior to recording.

DEVELOPMENT PLAN:
Layout, Access, & Parking:

The daycare is proposed to sit centrally on the proposed lot, meeting all setbacks, size, height, and
building coverage requirements.

The daycare will have two access points onto School House Road. Pedestrian access will be via sidewalk
along School House Road, and a sidewalk connection to the north towards the townhome units.

Day cares in Georgetown/Scott County must provide one parking space per teacher/employee on the
largest shift, plus one space per six students. The Applicant is requesting a variance to reduce the
required parking to 21 spaces. The Applicant has a similar day care center currently in operation in
Lexington and is confident the 21 spaces will be enough to handle the parking needs for this
development. There will be 15 employees, leaving 6 spaces vacant for parents needing to park for

longer visits to this development. Most parents will use the drive-through drop off/pick up for regular
trips to this facility.

Landscaping and Land Use Buffers:

Section 6.12 - Property Perimeter Requirements: This application meets these requirements. The project
site has the same zoning as the properties immediately adjacent to it.

Section 6.13 - Vehicular Use Area (VUA) Perimeter Requirements: This application meets these
requirements, except along the north side of the northern entrance to the project site. The Applicantis
requesting a waiver to eliminate the landscaping requirement in this area. There is a water line
proposed to run along this property line, and the area that requires landscaping is small and does not
directly impact any of the townhome units. Staff recommends approval of this waiver,

Section 6.22 - Interior Landscaping for Vehicular Use Areas: This application meets these requirements.

Section 6.2215 - Minimum Canopy Requirements: This application meets these requirements. The
Applicant is proposing 14 large species trees, or their equivalent canopy coverage with this application.

RECOMMENDATIONS:

Staff recommends approval of the Preliminary Subdivision Plat with the following conditions of
approval:

Conditions of Approval:
1. All applicable requirements of the Zoning Ordinance and Subdivision & Development Regulations.
2. Any revisions or amendments to the approved Preliminary Subdivision Plat shall be reviewed and
approved by the Planning Commission staff {minor} or by the Planning Commission (major).
3. 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.
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4. This Preliminary Subdivision Plat approval is valid for two years, subject to the requirements of
Article 306 section A of the Subdivision and Development Regulations.
5. The Preliminary Subdivision Plat will show 30-foot setbacks from both public and private streets.

Staff recommends approval of the Preliminary Development Plan with the following variances/waivers
and conditions of approval:

Variances/Waivers:
1. Variance to reduce the parking to 21 spaces.
2. Waiver to omit the VUA perimeter landscaping along the north side of the project entrance

Conditions of Approval:
1. All applicable requirements of the Zoning Ordinance and Subdivision & Development Regulations.

2. Any revisions or amendments to the approved Preliminary Development Plan shall be reviewed
and approved by the Planning Commission staff (minor) or by the Planning Commission (major).

3. 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.

4. The Preliminary Development Plan approval is valid for two years, subject to the requirements of
Article 406 section A of the Subdivision and Development Regulations.

P5P-2019-29 & PDP-2019-30, Amerson Daycare, Page 3 of 3
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HOTEL DEVELOPMENT-IKEBANA DRIVE
Staff Report to the Georgetown-Scott County Planning Commission

July 11, 2019

FILE NUMBER: PDP-2019-31

PROPOSAL: Preliminary Development
Plan for a 93 room hotel
on 1.8 acres.

LOCATION: SE of Blossom Park Drive

and lkebana Drive

APPLICANT: Rainmaker Holdings Vi, LLC

DESIGNER: Vision Engineering, Jinad
Hillany

STATISTICS:

Zone B-5 Commercial

Surrounding Zones B-5, R-2, B-2

Proposed Use Hotel

Site Acreage 1.8 acres

Building Area 57,500 SF

Max. Building coverage 50%

Building Coverage 20.4%

Building Height 4 stories (55.5 feet)

Parking Required 102 spaces (1 space per room + 1 per 3 employees + 4 per 50 rental rooms)

Parking Provided 103 spaces

New Street Required No

Water/Sewer Availability  Yes/Yes

Access Ikebana Drive

Variances/Waivers none




BACKGROUND:

The subject property is a 1.8-acre tract, zoned B-5, General Commercial Park, south of Ikebana Drive,
and east of Blossom Park Drive. The parcelis bordered on the north by the mostly undeveloped
Shoppes at Cherry Point site and to the east by the multi-family area of the Cherry Blossom subdivision.
Its main access is from lkebana Drive and Blossom Park Drive via Connector Road, a State controlled
roadway.

The subject property received zoning approval for a change from A-1 to B-5 Commercial Park in
February, 2000 (ZMA-2000-06) as part of a larger 27-acre rezoning. The site was partially used as
overflow parking for the former Golden Corral restaurant, which currently sits vacant to the west and is
in the process of being redeveloped into a retail specialty hardware store.

TRAFFIC STUDY:

There was a traffic study done for the Shoppes at Cherry Point development to the north in 2018, The
traffic study looked at complete build-out of the neighboring project site, although the only building
currently approved for construction is a 20,098 square-foot Planet Fitness. There are no plans in the
short term to develop the remainder of the Cherry Point property.

The previous Traffic Study concluded that the existing roadway network could sufficiently handle the
proposed development, with the exception of the Blossom Park Drive and Connector Road intersection.
That intersection would experience serious delays for vehicles exiting onto Connector Road and function
at Level of Service F, during the PM peak hour.

The Traffic Study recommended that the findings of the previous Northeast Georgetown Traffic Study
for the area should be implemented, including the conversion of the Oxford Road and Connector Road
intersection to a right-in and right-out only, the construction of a new road between Oxford Road and
Blossom Park Drive and the addition of signalization to the Blossom Park Drive and Connector Road
intersection.

Traffic concerns are a major issue for this development, particularly the intersection of Blossom Park
with Connector Road and the previous traffic study identifies the impacts and the need for a traffic
signal and work there. The burden lies with the applicant to show that they can make this project work

without adding additional congestion onto an intersection that is already functioning at an unacceptable
level of service.

The applicant was instructed at TRC of the traffic concerns and staff suggested a meeting with Engineers
at the Kentucky Transportation Cabinet, District 7 office. KYTC has indicated in the past that a traffic
signal at the intersection of Blossom Park Drive and Connector Road would likely not be approved
because it is too close to the intersection at Cherry Blossom Way and Connector Road and it would be
difficult to signalize without causing major back-ups on Cherry Blossom Way. The previous applicants for
the Shoppes at Cherry Point proposed constructing a new road to Oxford Drive to provide better access
to the area. The connection between Oxford Road and Blossom Park Drive is under construction and
should be complete by the end of the summer,

PDP-2019-31, Ikebana Drive Hotel, Page 2 of 6



The Hotel development does not meet the threshold for requiring its own traffic study. The threshold is
100 or more peak hour trips. The hote! development would generate 49 AM peak hour trips and 56 PM
peak hour trips according to the latest ITE Trip Generation Manual. However, we have a recent traffic
study in hand from the Shoppes at Cherry Point Project from june of last year that we can consult.

That traffic study indicated that existing traffic was functioning at level of service F for PM peak hour at
the intersection of Blossom Park Drive and Connector Road and at level of service D for eastbound
movements and level of service C for westbound turns from Blossom Park Drive on to Connector Road
for the AM peak hour. Staff has concluded from this that traffic situation is only getting worse over time
and some intervention is needed before more development occurs.

PRELIMINARY DEVELOPMENT PLAN REVIEW:

Setbacks and Building Standards:
The B-5 zone district requires the following standard setbacks:
Front: 25 feet local streets; 50 feet State routes
Side: 10 feet
Rear: 20 feet; 30 feet if serviced from the rear
Periphery Boundary: 50 feet; 100 feet where adjacent to Residential or Agricultural zone

The proposed building locations on the Final Development Plan meet the required B-5 building setbacks.
The Applicant is proposing to develop a four-story hotel, with a maximum height of 55.5-feet, on the
center of their lot with parking and drive aisles surrounding the building. The footprint of the proposed
structure will cover approximately 20.4% of the lot area, under the 50% maximum building ground
coverage allowed.

Vehicular Access & Pedestrian Circulation:
Driveways & Access: Primary access to the Project Site is from Ikebana Drive which follows the northern
boundary of the project site. Blossom Park Drive intersects with Connector Road west of the project site.

The Applicant has indicated they will follow KYTC procedures if a new permit is required for off-site
improvements to the Connector Road intersection.

The pedestrian facilities are sufficient to serve the site. The applicant was instructed to provide two way
traffic around the building and to provide internal connections to the Harbour Freight lot to the west.
They have done that in their plan.

Parking Spaces: The parking requirement is determined by the hotel use proposed. The hotel
requirement is 1 space per room + 1 space per 3 employees + 4 spaces per 50 rental rooms to allow for

guests and multiple vehicle per room guests. The applicant is proposing sufficient parking.

Sidewalks: Internally, the Applicant is proposing sidewalks to convey individuals from the parking spaces
to the buildings, and along the property perimeter street frontage.
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A road reservation has been provided on the property to the east as it developed in order to provide for
a potential collector roadway south of the site that would connect Connector Road with Old Oxford
Road. The applicant was requested to provide a land reservation on their property to allow this road to
be constructed in the future. They have provided a road reservation across the corner of the site

effecting two parking spaces and the dumpster which would need to be relocated at a future date if a
new road were to be constructed.

Land Use Buffers and Landscaping: The Landscape Ordinance provides standards for Property Perimeter
Buffers and Vehicle Use Area Landscaping.

Property Perimeter Requirements; Section 6.12:

» The Applicant is proposing a 5-foot landscaping buffer between the Project Site and the adjoining
residential property and a six-foot high privacy fence. The 15’ Landscape Buffer Area (LBA) may
be reduced to 5-feet when used in conjunction with a 6-foot high opaque wall or fence, if the
Planning Commission determines such reduction to meet the intent of the Landscape Ordinance.
Because of the height of the proposed building, staff would prefer to see a 15-foot planted buffer,
along with a fence, adjoining the residential lot to the east.

Vehicle Use Area Perimeter Requirements; Section 6.13: Rows 1 and 2:
* Requires VUA perimeter screening for areas greater than 1,800 SF or used by 5 or more vehicles.
» VUA perimeter screening is required when facing public and private streets.
» When VUA faces a public or private street right-of-way, access road, or service road, trees must
be from Group A, B, or C plus a 3' average height continuous planting, hedge, fence, wall or earth

mound or a 3' decrease in elevation from the adjoining property to the vehicular use area (Row
2).

interior Landscaping for Vehicle Use Areas, Section 6.22:
* Requires interior VUA landscaping for all lots greater than 6,000 SF or used by 20 or more
vehicles. Loading areas and driveways are counted since this is not an industrial site.

o Foreach 100 sq. ft., or fraction thereof, of vehicular use area, ten (10) sq. ft. of landscaped area
shall be provided.

e 1 tree/250 SF of interior VUA area is required.

The Applicant has shown that they can satisfy the requirements from Section 6.13 and 6.22 (listed
above).

Section 6.14: Minimum Canopy Requirements

For the approximately 1.8-acre site, a total canopy coverage of 18,933 square feet is required (24% new
canopy). Atotal of 41 trees are being provided. This would be sufficient to meet the required canopy
coverage. The applicant will be required to show on the Final Development Plan that they meet the

canopy coverage with a specie-specific final landscape plan. No variances to the landscaping canopy
requirements are required.

Stormwater: The applicant is proposing to utilize underground detention in the parking lot to meet their
detention requirement. They will also be required to meet water quality requirements. A Final
Stormwater Management Plan must be submitted and approved by the Planning Commission Engineer
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meeting all requirements of the Georgetown Stormwater Manual prior to approval of the Final
Development Plan.

Lighting: The photometric plan will be reviewed in detail as part of the Final Development Plan review.
Staff recommends that all exterior lighting should be designed to minimize off-site impacts. A double

row of trees and a six-foot privacy fence are recommended between the hotel site and the adjoining
residential lot to the east.

Signs: A freestanding sign is proposed as part of the development, but the final location has yet to be
determined. All signage will need to comply with the Sign Ordinance.

CONCLUSION:

The Preliminary Development Plan is lacking sufficient infrastructure in the area to serve the
development and the additional traffic to be generated would exacerbate the condition of the Blossom
Park Drive and Connector Road intersection.

RECOMMENDATION:

staff recommends denial of the Preliminary Development Plan for a 93-room hotel on the project site
due to the insufficiency of infrastructure serving the project site, specifically the Blossom Park Drive
Connector Road intersection which is currently functioning at Level of Service F for PM Peak Hour.

If the Planning Commission were to conclude the traffic impacts at Blossom Park Drive and Connector
Road were minimal and since they are off-site, they are beyond the complete control of the applicant to
correct, staff would recommend that the project be approved with the following conditions:

Conditigns of Approval:

1. A15-foot landscape buffer shall be provided along with a double row of approved plantings and
a six-foot high wooden privacy fence along the eastern property line, adjoining the Cherry
Blossom subdivision.

2. The applicant shall work with the City of Georgetown and KY Transportation Cabinet to develop a
plan with a timeline for signalized intersection improvements at Connector Road and Blossom
Park Drive prior to Final Development Plan approval.

3. A Final Stormwater Management Plan must be submitted and approved by the Planning
Commission Engineer prior to approval of the Final Development Plan. Development must meet
all requirements of the Georgetown Stormwater Manual.

4. 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.

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

6. Prior to any construction or grading, a Final Development Plan, including ali 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,

(%)
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7. The Preliminary Development Plan approval is valid for two years, subject to the requirements of
Article 406, section A, of the Subdivision and Development Regulations.
8. Afinal specie-specific landscape plan shall be provided along with the Final Development Plan.,
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