GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
AGENDA
October 9, 2025
6:00 p.m.

. COMMISSION BUSINESS

mo O w>

Approval of September invoices

Approval of September 11, 2025 minutes

Approval of October 8, 2025 Special Called Meeting Minutes
Approval of October 9, 2025 agenda

Itemns for postponement or withdrawal

Il. OLD BUSINESS

A,
B.

ZMA-2025-34 North Hamilton Street - POSTPONED
ZMA-2025-36/PDP-2025-37 The Stables at Blossom Park - POSTPONED

IIl. NEW BUSINESS

A

@

PSP-2025-44 & PDP-2025-45 Sharp Property - Subdivision Plat and Development Plan for singie
family detached homes, townhomes, and apartments located on Paynes Depot Road.
PDP-2025-46 _GeoSpedialties - POSTPONED

ZMA-2025-47 & FSP-2025-48 Tackett Farm Division - Zoning Map Amendment for 82.1 acres from
A-1 {Agricultural) to A-5 (Rural Residential} and Preliminary Subdivision Plat to subdivide 82.1-acre
farm into 5 rural residential lots and one 46.52-acre remainder located at 3594 Long Lick Pike.
PDP-2025-49 Legacy Run Commerce Park - Preliminary Development Plan for 1.49 million square
feet of building area across several buildings with associated parking and landscaping located at

892 Delaplain Road.




GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
REGULAR MEETING
MINUTES
September 11, 2025

The regular meeting was held in the Scott County Courthouse on September 11, 2025. The
meeting was called to order by Chairman Charlie Mifflin at 6:00 p.m. Present were
Commissioners James Stone, Mary Singer, Duwan Garrett, David Vest, Director Holden Fleming,
Planners Elise Ketz, Rhett Shirley, Mark Carper, Toshi Tusam and Attorney Charlie Perkins.

Absent were Commissioners Jessica Canfield, Harold Dean Jessie, Brad Green, Malissa Adair and
Engineer Ben Krebs.

Maotion by Singer, second by Garrett to approve the August invoices. Motion carried.
Motion by Garrett, second by Stone to approve August 14, 2025 minutes. Motion carried.
Motion by Vest, second by Singer to approve the September agenda. Motion carried.

Postponements/Withdrawals

Chairman Mifflin stated that North Hamilton Street (ZMA-2025-34) and The Stables at Blossom Park
(ZMA-2025-36/PDP-2025-37) will be postponed until the next regularly scheduled meeting.

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

PDP-2024-48 Georgetown Commons Compliance Review (Signs & Elevations).

Mr. Fleming stated when the application was originally approved in November 2024 with two conditions
of approval concerning the Big Box Design Standards and the Master Sign Plan.

He stated the only addition to the master sign plan is a sheet which details fagade signs throughout the
development. He stated the current sign code allows one fagade sign per side at a maximum of 150
square feet. He stated the master sign plan states that no sign should exceed 500 square feet.

He stated the applicant is seeking approval of condition 18 that the proposed signs are compliant.

He stated the other condition of approval is meeting the Big Box Design Standards. He stated it serves
as a guideline for large retail developments.

He stated the applicant had submitted pictures of the proposed facades for the development. He stated
staff believe the proposed facades are within compliance, but the decision is up to the Planning
Commission.



After further discussion, Motion by Singer, second by Garrett, to approve PDP-2024-48 for the
updated Master Sign Plan. Motion carried unanimously.

After further discussion, Motion by Singer, second by Vest, to approve PDP-2024-48 that the Big Box

Standards are being met and the applicant is following Condition of Approval number 18. Motion
carried unanimously.

Other Business

RV Ordinance Draft

Mr. Shirley stated the four goals of establishing RV Parks in the county.

Chairman Mifflin questioned if everything in red is part of the changes. Mr. Shirley stated that since the
last reading of the ordinance, legal counsel has reviewed the proposed ordinance. He stated most of
the red are clerical changes. Commissioner Singer requested clarification that the items in red are
changes the legal counsel for the Planning Commission made. Mr. Shirley stated yes but there was
discussion that comments are being made and there will be a final version to vote on.

Mr. Shirley explained only land in the county with less than 50% prime farmland would be eligible for a
RV Park. He explained the general requirements that included minimum lot size, setbacks and no sites
within a floodplain area. He explained the landscaping and open space requirements.

He stated that an RV Campground must be served by a public water system and has the requirement for
a public or private sewer system facility. Mr. Fleming explained whether the sewer is public or private
determines the number of sites. Mr. Shirley stated the ordinance has been given to the Health
Department to review,

Mr. Shirtey stated that an addition of proof of active insurance policy would be reviewed every 2 years,
prior to sale of property or before further development of the property. Attorney Perkins questioned if
bonds would be better than insurance.

Dick Murphy, 346 Muir Lane, stated as part of the committee he has researched and found that there
are companies who specialize in insurance coverage for sewer. Commissioner Singer stated her
previous experience with an insurance policy covering damage. Magistrate Chad Wallace spoke to
previous instances in the County of bonds not being high enough to cover road issues. Attorney Perkins
stated the responsibility of making sure the required amount is reviewed every 2 years and is high
enough to cover costs.



Mr. Shirley stated RV Campgrounds with over 100 sites should have 2 public road access and over 600
sites should have 3 accesses. He stated RV Campgrounds with more than 50 sites would be required to
have a traffic study.

He stated internal roads must meet County Road standards. There was discussion of what size road is
appropriate. Mr. Murphy stated there are some areas along North 25 at intersecting roads that might
be able to meet road requirements.

There was continued discussion of density and how many RVs can be on 5 acres. Mr. Fleming stated
that during discussions 1.5 RVs per 5 acres kept being stated. There was discussion about allowing RV
parks to have a density of 1 RV per acre or should a minimum lot size of 20 acres be set for an RV Park
and any proposal less be a conditional use. Mr. Murphy stated that in his research he found some
places that had a permitting process for smaller parcels allowing RVs.

Roy Cornett, resident, stated that he can think of 6 places in the county that have indoor arenas and
temporary permits for RVs would apply. He stated he scaled road widths and gave some examples of
road widths in the county.

Laura Riddle, Fishers Mill Road, stated that she has been an avid RVer for many years and that her
husband used to be the manager at GMWSS. She stated there are interstate rest stations that have

dump stations. She stated there are apps available to help with RV travel. She stated there are dollies to
help navigate turns for RVs pulling vehicles. She stated her concern if sewage failed at a campground.

There was discussion about how many days a person can stay continuously at an RV park. There was
discussion of 29 days because Tourism would receive tax money. It was discussed how that could be
enforced and instead having daily, weekly, monthly rentals.

There was discussion about cabins at an RV campground and conditional uses.

Mr. Wallace stated he has been dealing with RV parks since 2020. He explained the committee and the
process of writing the ordinance.

Mr. Murphy suggested setting a deadline for public opinion so that the Planning Commission can finish
the RV Ordinance.

Ms. Ketz and Mr. Fleming suggested days to have a special-called meeting to discuss the RV Ordinance.
It was decided to meet on October 8, 2025 for a special-called meeting on the RV Ordinance.

Mr. Adair, 102 Stone Horse Lane, stated his concern regarding road widths and RVs traveling the roads.

The Planning Commission requested a Public Hearing for October 8, 2025 to discuss the RV Ordinance.



Georgetown City Council & Georgetown-Scott County Planning Commission joint Session

Mr. Fleming stated the joint session is scheduled for September 23, 2025.

Personnel - Approval of Fuil-Time Status

Motion by Singer, second by Vest, to approve permanent status for Mark Carper. Motion carried
unanimously.

Chairman Mifflin adjourned the meeting.

Attest: Charlie Mifflin, Chairman

Charlie Perkins, Secretary



SHARP PROPERTY
PSP 2025-44 / PDP 2025-45
PAYNES DEPOT RD (140-10-052.000)
Staff Report to the Georgetown-Scott County Planning Commission
October 9, 2025

FILE NUMBER: PSP 2025-44
PDP 2025-45

PROPOSAL: Subdivision Plat and
Development Plan for
single family detached
homes, townhomes, and

apartments
LOCATION: Paynes Depot Rd

(140-10-052.000)
OWNER: Verncn D. Sharp _ i :
APPLICANT N e ] ‘ i

hﬂ“l WLTN S:-{

& CONSULTANT: Barlow Homes
Barrett Partners

STATISTICS:
Total Site Acreage: 30.22 ac N
Zone: R-2 PUD (Medium-Density Residential) A
Surrounding Zone: A-1, R-1A, R-2
Proposed Development: Apartments (240), Townhomes (15), and Detached

Single-Family Residences (65)
320 Total Housing Units - 10.78 units per acre (12 units
per acre zohe maximum)

Access: New Public Street from Paynes Depot Road [US-62],
West of Copperfield Lane, North of McClelland Circle

Variances Requested:

ingle Family Lot Multi-Family Lots

1. Reduce minimum lot widths for 1. Reduce front yard setback for multi-family lots
single-family lots to 55-feet-wide. to 10 feet (townhomes) and 25 feet

2. Reduce the minimum lot area for (apartments).
single-family lots to 6500 square 2. Reduce side yard setback for multi-family lots to
feet. zero feet.

3. Reduce front yard setback for 3. Reduce minimum lot widths for multi-family lots
single-family lots to 25 feet. to 22-feet-wide.

4, Eliminating the required 4. Reduce the required parking metric to 2.3
Agricultural Buffer along the parking spots per applicable unit.
southern property line. 5. Increase the allowable height of apartment

buildings to 3 stories.
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6. Increase the number of allowable units per
building in the R-2 zone to 60 units per building.

BACKGROUND:
The Project Site is a 30.22 -acre tract located west of Copperfield Lane, north of McClelland Circle along
Paynes Depot Road. The Project Site was rezoned as R-2 PUD in August 2025 and thus annexed into the

City of Georgetown.

Planned Unit Developments may be allowed in those zoning districts where it is designated as a
permitted use under the zoning district regulations. (A minimum of five acres is required for a planned-
development project). A planned-development project may depart from literal conformance with
individual lot dimension and area regulations. However, a planned-development project shall conform to
the permitted uses and densities of the zoning district in which it is located. PUDs are utilized to facilitate

the highest and best use of a property.

Past and current Comprehensive Plans encourage the use of PUDs as a development style. There are
other PUD's in the immediate vicinity. Ward Hall Estates, McClelland Springs, McClelland View, Canewood,
Paynes Crossing. Bradford Place, South Crossing, and others are all exampies of PUDs in the area which
were developed with flexibility granted from strict application of the Zoning Ordinance and The
Subdivision and Development Regulations.

The subject property is proposed to contain a mix of housing types as detailed above, with a total of 320
proposed units resulting in a density of 10.78 units per acre. This value falls below the maximum
allowance in the R-2 zone of 12 units per acre. The multi-family units are clustered in the southeast
“quadrant” of the development, with single family home sites, open space, and natural features
occupying the remaining areas.

Access & Circulation

The application shows one road connection onto Paynes Depot Road opposite the existing Copperfield
Lane unsignalized tee intersection, a connection to the existing neighborhood to the north, and three
other proposed connections to future development to the south and west. These future connections will
provide access to McClelland Circle and US-460.

The Subdivision & Development Regulations require single-family developments of 200 or more units
and multi-family developments of 100 or more units to have at least two access points [Article X (P)(7)].
In mixed density developments the Planning Commission has previously required a second entrance at
150 units or more. This application satisfies these requirements.

Traffic Study

This development will generate more than 100 peak hour trips, thus necessitating a traffic study.
Movement counts were collected during May 2025 at three (3) intersections: McClelland Springs Drive,
Copperfield Lane and the Bypass (US 460). The weekday peak hour counts were used in the traffic
impact study. Weekday morning (7:00 to 9:00 a.m.) and afternoon peak hour (4:00 - 6:00 p.m.) turning
movement counts were collected to help in reviewing background traffic data and understanding
existing conditions.
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The planned development will generate an estimated 173 new vehicles entering and exiting trips during
the weekday morning peak hour and 218 vehicle trips during the weekday afternoon peak hour. This data
is reflective of a “full build out” which is anticipated to be achieved in approximately 2035.

Georgetown KY Zoning Application Trip Generation Trip Generation Trip Generation
Paynes Depot Road {Dev Year 2035) Estimated AM Peak Hour PM Peak Hour
Residential Planned ITE tand
Deves 1 use code In Out In Out
66 Single Family Homes and
18 Townhome Lots 210 84 Home Lots 16 47 52 31
240 Mutti-family Residential
: t Living Units 220 240 Apariments 25 as 85 50
Planned R-2 zened .
Residantial Devalopment Del:-lsetlm at:: :ﬂear 4 132 | 137 81
Paynes Depot Road - 023135
Sharp Property

Currently Paynes Depot Road has right and left turn lanes at the McClelland Circle signalized intersection.
Paynes Depot Road has a dedicated northbound left turn at the McClelland Springs Drive subdivision. The
full-buildout year 2035 scenario assumes all site traffic will be directed to the Paynes Depot Road /
Copperfield Lane access.

The provided traffic study has shown that turn lanes into and out of the development from Paynes Depot
Road are not warranted at this time. However, staff recommends that these be installed and that the
appropriate roadway improvements along the frontage of the development be undertaken. The widening
and restriping of the roadway shall also provide appropriate space for queuing of vehicles waiting to turn
into either development.

The applicant has proposed approximately 525 feet of roadway improvements to Paynes Depot in order
to facilitate safe left turn access into the development

No traffic signals are proposed as part of this development. Sight distance at the Copperfield Lane
intersection exceeds the KYTC recommended minimum sight distance of 360 feet for a 45 mph posted
speed limit roadway, thus no light was warranted.

At full build out, it is anticipated that the McClelland Circle / Paynes Depot Road traffic signal will
continue to function at acceptable level of service C during weekday morning and afternoon peak hours.

PUD Waivers / Variances Requested
“KRS 100.243 Findings necessary for granting variances.
1. Before any variance is granted, the board must find that the granting of the variance will not
adversely affect the public health, safety, or welfare, will not alter the essential character of the
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general vicinity, will not cause a hazard or nuisance to the public, and will not allow an
unreasonable circumvention of the requirements of the zoning regulations. In making these
findings, the board shall consider whether:
a. The requested variance arises from special circumstances which do not generally apply to
land in the vicinity, or in the same zone;
b. The strict application of the provisions of the regulation would deprive the applicant of the
reasonable use of the land or would create an unnecessary hardship on the applicant; and
c. The circumstances are the result of actions of the applicant taken subsequent to the
adoption of the zoning regulations from which relief is sought.
2. The board shall deny any request for a variance arising from circumstances that are the resuit of
willful violations of the zoning regulation by the applicant subsequent to the adoption of the
zoning regulations from which relief is sought.”

A planned-development project may depart from literal conformance with individual lot dimension and
area regulations. Because a planned-development project is inherently more complex than individual lot
development and because each such project must be tailored to the topography and neighboring uses,
the standards for such projects should be flexible (Zoning Ordinance 2.32).

Typical R-2 Dimensional Reguirements:
Front Yard Setback - 30 feet Lot Area - 7500 square feet
Rear Yard Setback - 25 feet Lot Width - 60 feet (single family) 110 feet / 3 Units (multifamily}

Side Yard Sethack - 7.5 feet

As part of the PUD, the Applicant has requested the following variances:

Single Family Lots Multi- ily Lot

1. Reduce minimum lot widths for 1. Reduce front yard setback for multi-family lots
single-family lots to 55-feet-wide. to 10 feet (townhomes).

2. Reduce the minimum lot area for 2. Reduce side yard setback for multi-family lots to
single-family lots to 6500 square zero feet.
feet. 3. Reduce minimum lot widths for multi-family lots

3. Reduce front yard setback for to 22-feet-wide.
single-family lots to 25 feet. 4. Reduce the required parking metric to 2.3

4. Eliminating the required parking spots per applicable unit.
Agricultural Buffer along the 5. Increase the allowable height of apartment
southern property line. buildings to 3 stories.

6. Increase the number of allowable units per
building in the R-2 zone to 60 units per building.

Single Family Lot Variance Requests:
Staff has reviewed all the proposed variance requests and has evaluated them against all applicable
development requirements while taking into consideration the justification provided by the applicant.
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Variances 1-3 in this category are within standard expectations of a PUD project. These reductions in
dimensional requirements will allow for efficient use of space within the development, while conserving
natural topography and features, such as the pond and stream within the property. These allowances
will maximize usable open space, which is a feature required of PUD projects.

Only five of the sixty-five proposed lots are of the minimum 6500 square feet in size. The remaining lots
are of larger sizes, ranging up to approximately 14,000 square feet. Only five lots show the requested
minimum lot width of 55 feet.

Standard R-2 Minimum Lot Size: 7500 sq. ft.
Requested Minimum Lot Size: 6500 sq. ft.
Average Lot Size Across Development: 7900 sq. ft.

In all, the proposed development exhibits no diminution of total equivalent lot area that would be
necessary for the equivalent amount of individual lot development in a standard R-2 Zone, fulfilling the
requirements of a PUD as set forth by the Zoning Ordinance.

The request for the waiver of the required Agricuitural Buffer along the southern property line (4) has
been discussed and considered at fength by staff and the applicant. The applicant has provided a letter
of consent from the adjoining property owner, stating that they would be in support of the requested
waiver. Further, the proposed Future Land Use designation for the adjoining parcel in question is Medium
Density Residential, and it lies within the Urban Service Boundary. Staff recognizes that while currently
zoned A-1, it will likely be developed at an urban residential scale in the future. As such, staff has
determined that requiring a fence. plantings, and additional building setback will create undue hardship

on the applicant.

Multi-Family Lot Variance Requests:

Variances 1-3 in this category are intended to create flexibility for the townhomes proposed in this
development. The intention for these townhomes is for them to be sold as individual units in the future.
The reduction in lot width and the elimination of side yard setback requirements wili allow for the division
of the single family attached style units. The proposed lot width will reflect the overall width of each unit,
and the elimination of the side yard requirement will allow for parcel lines to be drawn along shared
walls. These allowances are not uncommon in developments with townhomes, both during initial
development, or as subdivision plat requests post development.

A reduction in the front yard setback allows for the townhomes to be constructed in a rear entry style,
with an alley serving as access to garages at the rear of the units. This design will keep vehicles from
backing out of driveways or garages into the main thoroughfares of the development.

Variance 4 is supported by staff, as the townhomes and apartments are able to share parking for visitors
to a degree that satisfies the minimum parking required across the development as a whole.

Variances 5 & é pertain to the design of the apartment buildings. Building height is restricted to two
stories in the R-2 zone. Three story apartments are not an uncommon design style in Georgetown and
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elsewhere. Allowing developers to build up instead of out allows for efficient land use and conservation
of open space and other features. Furthermore, the apartments are set back an additional 12 feet
beyond the required 25-foot side yard, gaining them an extra twelve feet in allowable height per the
Schedule of Area and Dimension Regulations:

“Height of buildings may be increased up to 50 feet, provided each side yard is increased by the
same amount over the required yard minimum that the building height is increased over the
otherwise required height maximum.”

A literal interpretation of this allowance grants the developer the requested three stories in height
without the necessitation of a variance.

The R-2 zone restricts multi-family structures to é units per building. It is uncommon to see larger scale
apartment structures proposed in the R-2 zone due to these restrictions as well as density limitations.
As part of a PUD and in the interest of making a diverse selection of housing types available within the
development, staff supports allowing a maximum of 60 units per building (Variance 6) to facilitate the
construction of traditional style apartments. This allowance will not negatively impact the overall density
of the development, which is 10.78 units per acre across the entirety of the development (12 units per
acre is the zone maximum).

Summary

Granting these variances will not adversely affect the public health, safety. or welfare, will not alter the
essential character of the general vicinity, will not cause a hazard or nuisance to the public, and will not
allow an unreasonable circumvention of the requirements of the zoning regulations. The strict
application of the provisions of the regulation would deprive the applicant of the reasonable use of the
land or would create an unnecessary hardship on the applicant. These criteria meet the intent of KRS
100.243 as it pertains to the granting of variances.

Staff finds that all variances requested by the applicant are in line with the expectations of a PUD, and
with good development practices. Granting these variances will allow for a good mix of housing types.
both for owning and renting. Green space and natural features will be retained with the flexibility given
to promote efficient land use. The applicant has demonstrated that the granting of these variances may
permit such reductions without destroying the intent of the standard regulations within the R-2 Zone.
These factors align with the overall spirit of the Comprehensive Plan and the intent of the Zoning
Ordinance and Subdivision and Development Regulations.

Landscape & Land Use Buffers,

Open Space Requirements

PUDs must provide 10% of the gross acreage of the development as open space. The applicant proposes
preserving an existing pond, streams, tree lines, and the green space around them as usable common
area. These preserved spaces total 3.99 acres, exceeding the 10% required minimum.

A species-specific landscape plan that addresses all applicable requirements of the Landscape and Land
Use Buffer Ordinance will be required at the time of Final Development Plan review.
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Stormwater, Drainage, and Hydrology

This development will provide open spaces and features that will act as stormwater and runoff
management areas. This development will also accept and redirect drainage from McClelland Springs to
the north, and from Paynes Depot to the east. Drainage discharged from the site through natural
features or otherwise, shall not be of greater quantity than current conditions.

The Final Development Plan shall comply with all stormwater management requirements according to
the current Stormwater Manual including a post-construction stormwater management BMP O&M

agreement.

RECOMMENDATION:

Staff recommends Approval of both PSP-2025-44, as well as PDP-2025-45, to include all requested
waivers/variances. If the Commission recommends approval of this application, staff recommends the
following conditions be attached:

Conditions of Approval:

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

2. The applicant shall be responsible for all offsite road and public water and sewer improvements
required to serve the proposed development.

3. 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).

4. 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.

5. 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.

6. 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.

7. The Final Development Plan shall comply with all stormwater management requirements
according to the current Stormwater Manual including a post-construction stormwater
management BMP O&M agreement.

8. A photometric plan shall be submitted and approved as part of the Final Development Plan. The
Applicant shall direct lighting away from adjoining property and not have any off-site impact.

9. A species-specific [andscape plan shall be included with the Final Development Plan indicating all
trees to be preserved during construction.

10. Shall complete entrance improvements to Paynes Depot including center left turn lanes per
approval of Planning Commission and City Engineer.

11. Established tree lines along existing property boundaries shall be preserved.

12. The Applicant shall provide a minimum usable open space of 10% of the total site area. The usable
open space shall be improved and shall include only those amenities that are accessible to all
residents and the general public.
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www,jocksonkelly.com
RECEy VED
September 24, 2025
SEP 2.4 ap5
CORRECTED SUPPLEMENTAL LEGAL JUSTIFICATION gy
FOR REQUESTED FLEXIBILITY" NG Comyg, oN

Background

As previously explained in more detail in the applicant’s enclosed justification letter dated
May 28, 2025, the Buchanan Estates development is on an approximately 30-acre parcel located
on U.S. Highway 62/Payne’s Depot Road (Parcel ID 140-10-0.52.000) The property is near the
intersection of Payne’s Depot Road and U.S. 460 By-Pass/McClelland Circle (inside of
McClelland Circle). The property is currently owned by Vernon D. Sharp, Trustee of the Vernon
D. Sharp Trust, U.T.D. October 13, 2013.

The proposed community will consist of a mix of residential options. There will be four,
three story apartment buildings. Each of the four apartment buildings will have 24 two-bedroom
and 36 one-bedroom units. There will also be 15 two-bedroom townhouses, and 65 two-car garage

detached single-family residences.

The applicant’s proposal complies with the 2024 Georgetown-Scott County
Comprehensive Plan (the “Comprehensive Plan™). As explained in the Comprehensive Plan, the
Future Land Use Map (“FLU Map”) “proposes the best land use mix for the long-term benefit of
the community.” (Comprehensive Plan, p. 67.) The FLU Map designates the subject property as
“Medium Density Residential.” The applicant intends to restrict the total number of units to 320
units in accordance with the medium density residential requirements.

The applicant’s proposal also satisfies the goal and objectives of the Comprehensive Plan.
The community is designed to provide living opportunities for residents of all ages, and to
specifically address the “Missing Middle Housing” concern identified in the Plan.2 Consistent with
Housing Goals and Objectives (“HO™) No. 1 in the Comprehensive Plan, this community will
squarely address the “deficits in diversity of housing options for middle-income earners™ and
expand “middle-income housing opportunities” by offering affordable apartments to Scott County
residents, as well as other affordable residential options to middle-income earners. HO 1.

Consistent with HO 1.4 and HO 3, the community will provide connectivity of existing
residential developments. The community in essence will be part of a larger network of
neighborhoods inside and along McClelland Circle. Thus, the community will be consistent with

! The applicant’s May 28, 2025, justification letter is incorporated by reference.

z Missing Middle Housing is defined in the Comprehensive Plan as housing for “middle-income
earners ($42,000 to $60,000 annual incomes, like nurses, entry and mid-level machinists and tradespeople,
educators, and public servants), young residents interested in moving away from their parents, and older

residents interested in downsizing.”

Bridgeport, WV » Charleston, WV » Martinsburg, WV « Morgantown, WV Denver, CO
Evansville, IN « Lexington, KY + Akron, OH « Prttsburgh, PA « Washington, DC
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the existing character of the surrounding area. See, e.g., Community Form Goals and Objectives
(“CF””) Numbers 2 and 4. These already developed properties will also provide an efficient network
and connection of streets, utilities, water, sewer, and other existing facilities—many of which were
installed by the applicant. Id; HO 1.4. Further, in accordance with HO 1.4, the community is
designed in a “compact” manner by incorporating apartments and townhouses for efficient use of

the property.

As explained in more detail below, the community will also have an open space network
that satisfies the ten percent (10%) open/green space requirement for PUD developments that

maintains natural features and topography of the property.

Zone Change Approval

On June 12, 2025, the Georgetown-Scott County Planning Commission passed a motion
to recommend approval of the zone change request from A-1 to R2 (PUD) and agreed with
Planning staff's recommendation to defer any waiver or variance requests to the preliminary
development plan stage.® On August 11, 2025, the Georgetown City Council passed motions to
approve the zone change request and to annex the property into the City. The applicant now
submits its preliminary development plans for approval.

Requested Flexibility

As recognized in the Comprehensive Plan and the Georgeotwn-Scott County Zoning
Ordinance (the “Ordinance”), sometimes flexibility is indicated to benefit the community. See,
e.g., HO 1, Goals and Objectives (“First, we need to make sure that we encourage a wide range of
housing types to meet the variety of incomes and interests of members of the community.
Regulations can and should be adjusted to allow for and encourage and incentivize development
of the ‘missing middle housing’ and a diversity of housing types described above.”); CF 2.1
(encouraging flexibility in land use and design patterns and supporting PUD projects). Of course,
a PUD project may depart from literal conformance with individual lot dimension and area

regulations. Ordinance, Sec. 2.32.

Among other things, these requests will reduce impervious surfaces, provide for larger
common areas (open/green spaces, and community facilities), and allow the applicant to
accommodate and preserve the natural topography. More specifically, the applicant intends on
preserving ponds, streams®, tree lines (to the extent it is reasonable), and other natural features that

3 As stated to the Planning Commission, the applicant is committed to constructing a turn lane into
its development even though the traffic study does not require the turn lane. However, the Planning
Commission voted to “strike out the requirement into the existing development access by Copperfield Lane

to be constructed.” (Minutes, p. 7.)
4 The applicant intends on establishing a 25-foot protection buffer at certain stream locations.
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currently exist on the site. This preservation is important to the overall plan, but it also restrains
development.’

With this in mind, the applicant requests the following, modest flexibility afforded to PUD
projects in the form of waivers®:

WAIVER REQUESTS
Apartments

o Building Height — The applicant requests that all three-story apartment buildings are permitted
to be 3 stories and at least 42 feet in height. The applicant intends to construct the apartments
so that they are attractive and marketable to residents. The trend in residential construction is
for all ceilings to be at least 9 feet, and additional height is required for floor trusses. This
request squarely addresses issues set forth in the Comprehensive Plan and is consistent with
other nearby apartment developments and also provides for efficient use of the property. The
Ordinance provides that residences should be “two (2) stories or 30 feet.” Ordinance, p. 196.
The Ordinance does not appear to contemplate a height restriction for apartment buildings that
are more than 2 stories. However, the Ordinance does provide that the maximum building
height “may be increased up to 50 feet, provided each side yard is increased by the same
amount over the required side yard minimum that the building height is increased over the
otherwise required height minimum.” Id. at p. 197, FN 1. The applicant’s plan meets this
requirerment by extending the side yard setback no fewer than 12 feet to allow for a building

height of 42 feet.

o Number of Units — The Ordinance provides that the maximum density for R-2 is “not to
exceed 6 units/building nor 12 units/acre.” Ordinance, p. 197. The applicant’s plan complies
with the 12 units per net acre maximum density requirement. The plan includes 60 units in
each apartment building. Thus, the applicant requests a minimum of 60 units per building for
the apartments. In addition to the reasons stated above, the applicant states that this squarely
addresses issues set forth in the Comprehensive Plan, makes the units marketable, and is

generally consistent with other nearby apartment developments.

Townhouses

o Front Yard Setback — The Ordinance provides for a front yard setback of 30 feet for
townhouses and apartments. The applicant requests a reduction to 10 feet for the townhouses.
To reduce traffic congestion and for the safety of the community, the townhouses will have

. These are PUD waivers and not variances. However, if for some reasons they are construed as
variances, which the applicant disputes, the applicant believes that these requests comport with KRS
100.243 and reserves the right to supplement as necessary.

6 The applicant believes that all these waivers comply with the minimum PUD requirements
approved for other developments.
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rear entry garages and parking. In addition to the reasons stated above, this request will allow
for a healthy mix of occupied owner and rental units.

o Side Yard Setback ~ The Ordinance provides for a side yard setback of 25 feet for “multi-
family” residences. The applicant requests a reduction to zero (0) feet for the middle townhouse
units and 5 feet for the end townhouse units only. In addition to the reasons stated above, this
request will allow for a healthy mix of occupied owner and rental units.’

o Lot Width — The Ordinance provides for that the minimum lot area for “three or more dwelling
units” is “110 feet for 3 dwelling units, plus 15 feet for each additional unit.” The applicant
requests a minimum lot width of 22 feet per townhome unit, which it understands to be the
PUD minimum. In addition to the reasons stated above, this request will make the townhouses
marketable and also allow for a healthy mix of occupied owner and rental units.?

Off-Street Parking

o The Subdivision and Development Regulations (“Regulations™) appear to require 2.5 off street
parking spaces for 2BR “townhouses” and “garden apartments.” The applicant does not
believe that the majority of these units will require more than 2 parking spaces, as these
residences will cater to young, married families and single parent families. Thus, the applicant
requests 2.3 off street parking spaces per applicable unit. If approved, there will still be no
fewer than 472 parking spaces. The applicant believes this is more than sufficient, and that this
modest reduction does not harm the intent of the Regulations, and instead simply eliminates

22 unnecessary spaces.

Single Family

o Lot Area — The Ordinance provides that the minimum lot area is 7,500 square feet. The
applicant requests a reduction to a minimum area of 6,500 square feet for the reasons stated

above.

o Lot Width — The Ordinance provides that the minimum lot width for single family residences
is 60 feet. The applicant requests a reduction to a minimum lot width of 55 feet. In addition to
the reasons stated above, this will allow for construction of a variety of single family detached

homes.

o Front Yard - the Ordinance provides that the minimum front yard setback is 30 feet. The
applicant requests a reduction to 25 feet. This request is being made to reduce the depth of
homes to preserve the natural terrain described above.

7 The Apartment complex meets the front and side yard setback minimums.

¥ The applicant notes that the Ordinance only requires 2 off street parking spaces for “multi-family
units” of “two or more bedroom unit[s].” See Ordinance, p. 125.
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WAIVER/VARIANCE REQUEST ON AGRICULTURAL BUFFER AND FENCE

The applicant requests flexibility on the agricultural buffer requirements related to the
adjoining Gaines property. The Gaines family owns or has owned an approximately 18-acre parcel
between the subject parcel and McClelland Circle. It is currently zoned A-1. Ball Homes, LLC,
recently bought and re-zoned the larger Gaines parcel across McClelland Circle.

The Landscape and Land Use Buffer Ordinance provides that the setback for properties
adjoining an A-1 property is 50 feet. The applicant requests flexibility from 50 feet to 0 feet, with
a 25-foot building set back. This request is necessary due to the unique nature of the property and
preservation of natural features and therefore would appropriately be considered a waiver request.

To the extent it is determined a variance is necessary, the Applicant meets those
requirements. This modest request will not cause a hazard or nuisance to the public or alter the
essential character of the residential area and is not an unreasonable circumvention of the
requirements of the zoning regulations. KRS 100.243(1).

The remnant tract is not prime agricultural property and is not believed to be used for any
agricultural purpose (other than perhaps cutting hay). There is no livestock on the property or any
other meaningful agriculture production. Indeed, it is surrounded by non-agriculture properties.
Importantly, and is identified on the FLU Map as “Medium Density Residential”—not A-1. This
calls into question whether the property is even properly zoned as A-1, and at a minimum, shows
that there is a desire for this parcel to be re-zoned.'”

To that end, the only potentially affected property is the Gaines property. The applicant
met with the Gaines family to put them on notice of its application and request. The Gaines family
has no objection to the buffer elimination as indicated in the enclosed letter.

Without this flexibility, the applicant would be deprived of reasonable use of the property
or otherwise endure unnecessary hardship. KRS 100.243(2). Ball v. Oldham County Planning &
Zoning Comm’n, 375 S.W.3d 79 (Ky. App. 2012) (noting that under KRS 100.243 the appropriate
analysis is whether the “the provisions of the regulation would deprive the applicant of the
reasonable use of the land or would create an unnecessary hardship on the applicant . .”) (emphasis
in original) (internal quotations omitted.) In Ball, the Kentucky Court of Appeals emphasized that
“it is no longer necessary for an applicant to show that he or she would be subjected to an
unnecessary hardship in order for a variance to be granted. Instead, establishing a potential
deprivation of his or her ‘reasonable use of the land’ is sufficient.” /d.

This flexibility is essential for the development of property and reasonable use of the land,
particularly given the unique circumstances surrounding this site. The requested variance isa
critical component of the overall development plan. For example, without it, the feasibility of

10 The applicant notes that there is no agricultural buffer requirement at the adjacent Creeks at Ward
Hall tract.
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constructing single-family residences along Winding Creek Drive, a central element of the project,
would be significantly compromised.

Granting the request promotes efficient and logical use of the land. Without this flexibility,
the development of the adjacent Gaines property would leave behind an isolated, undevelopable
“no man’s land.” It in essence would be a remnant parcel with no practical use or benefit. Such
outcomes would serve neither the property owner nor the surrounding community and would
represent an inefficient use of valuable land resources. The applicant respectfully submits that
denial of this request would not only be inconsistent with the goals and policies of the
Comprehensive Plan but would also impose an undue hardship, effectively depriving the property

of reasonable residential use.

The applicant further states that this is not a circumstance where a “property boundary
fence” should be required along the Gaines property. "' In addition to the reasons stated above,
this would in essence be a “fence to nowhere” that would serve no purpose. 12 This request would
not prejudice the Gaines Family or any successor to their property. Conversely, this request 1s
integral to this development. For these reasons and those stated above, the applicant requests that

any fencing requirement is removed.

Thank you for your consideration of this request. Feel free to contact me or Mr. Barlow
with any questions. We are happy to answer any question you may have. =

Sincerely,
f
Fo .|I F I_'Illfll: :

Christopher F. Hoskins

13 This list should not be construed as exhaustive, and the applicant reserves the right to amend the
requested variances and/or waivers, and the bases for same.
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Georgetown, KY 40324
To: Rhett Shirley, Staff Planner

To the Members of the Georgetown-Scott County Planning Commission:

My wife and I, property owners in McClelland Springs Subdivision, formally register our
unequivocal opposition to the proposed high-density development—inclusive of apartments and
townhomes—slated for the parcel bordering Paynes Depot Road (The Sharp Property). The
introduction of any multi-family dwellings into this area represents a radical departure from the
established neighborhood character, which is defined strictly by low-density, single-family
residences, setting a harmful precedent where none currently exists.

This proposal is incompatible with the existing planning and zoning plan, evidenced by the
developer's request for numerous sweeping variances, including significant deviations from
mandated lot size and open space requirements. A development that cannot adhere to established
community planning standards without first gutting core regulations demonstrates, by definition,
that it is fundamentally ill-suited for the location.

Moreover, the developer has demonstrated a troubling unwillingness to address critical public
safety concemns, specifically questioning the need to construct the dedicated tumn lane necessary
for safely managing increased traffic burdens from northbound Paynes Depot.

Given Georgetown'’s recent, well-documented explosion of apartment complex approvals in
appropriate corridors, the Commission must protect the integrity of the established single-family
zones, reject this irresponsible attempt at spot zoning, and prioritize adherence to existing
infrastructure and safety requirements over developer convenience.

During the annexation meeting on July 28, 2025, members of city council brought up quite a few
issues with this project. First, public safety will become an issue as more property is developed.
The water and sewer of Georgetown cannot sustain the addition to the system.

There were numerous issues breught up during both previous meetings about this development.
At both meetings, the motions were barely passed. This development is not good for
homeowners in McClelland Springs, Ward Hall, Paynes Landing, Lancaster Heights or
Georgetown as a community. Currently as you travel the by-pass when entering Georgetown off
Paynes Depot Rd, there are more than enough apartment complexes that can be seen.

Please reconsider allowing multifamily dwellings to be part of this development. Georgetown is
becoming overrun with apartment complexes. I am not opposed to the development; I am

opposed to the multifamily aspects of the project.
Thank Iill



ﬂ Outlook
Re: [EXT]Opposition to Proposed Townhouse and Apartment Development South of McClelland

Springs

From Rhett Shirley <rshirley@GSCPlanning.com>
Date 9/30/2025 9:25 AM
To

I have forwarded this on to our director have formally entered it into the record. Please feel free to

attend next week's hearing {Thursday October 9, 6pm Scott County Courthouse 3rd floor) to further
engage in the public process. We know everyone's time is valuable, and thank you for your willingness to

participate in the process.

Rhett Shirley

Planner [1

Georgetown — Scott County Planning Commission
230 East Main Street, Georgetown KY 40324

From:

Sent: Monday, September 29, 2025 11:18 PM

To: Rhett Shirley <rshirley@GSCPlanning.com>

Subject: [EXT]Opposition to Proposed Townhouse and Apartment Development South of McClelland Springs

Dear Georgetown City Council Members,

We are writing as residents of McClelland Springs to formally oppose the proposed townhouse and
apartment development directly to the south of our neighborhood. While we recognize the need for
growth in Georgetown, this particular project would create serious challenges for current residents and
would be harmful to the long-term stability of our community.

First, the addition of high-density housing so close to McClelland Springs would significantly
increase traffic on surrounding roads. Turning out of existing neighborhoods onto Paynes Depot
Road is already dangerous due to limited visibility caused by the way the hills are situated. More
vehicles entering and exiting at these points would only heighten the risk of accidents and endanger
residents, commuters, and emergency vehicles.

Second, the project would place a significant strain on our local infrastructure and resources,
including schools and utilities. Our neighborhood was not designed to handle the overflow of multi-
family housing, and these added pressures would be felt immediately and continuously.



Third, this development would compromise the character and property values of McClelland
Springs. Our neighborhood is comprised of single-family homes, and the introduction of multi-unit
townhouses and apartments directly behind us would disrupt the privacy, safety, and quiet
environment that residents value.

Finally, we believe there are better-suited areas within Georgetown for this type of high-density
growth—areas with roadways, infrastructure, and zoning already in place to support it. Placing such a
development directly against an established single-family neighborhood is not in the best interest of
residents or the city as a whole.

For these reasons, we respectfully request that the council reject the proposed development south of
McClelland Springs. Please protect the safety, value, and character of our community by directing
future housing projects to more appropriate locations.

Thank you for your consideration of this matter and for listening to the concerns of the families most
directly affected.

Respectfully,

WARNING: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.




ﬂ QOutlook

Fw: [EXT]Preliminary development plan of Sharp Property
From Rhett Shirley <rshirley@GSCPlanning.com>

Date Mon 9/29/2025 4:53 PM

To  Holden Fleming <hfleming@GSCPlanning.com>

Cc  Elise Ketz <eketz@GSCPlanning.com>

Rhett Shirley

Planner 11

Georgetown — Scott County Planning Commission
230 East Main Street, Georgetown KY 40324

Sent: Monday, September 29, 2025 4:52 PM
To: Rhett Shirley <rshirley@GSCPlanning.com>
Subject: [EXT]Preliminary development plan of Sharp Property

Rhett Shirley, September 29,2025

We are writing because we are very concerned about the new development of
Sharp Property.We are original owners at McClelland Spring Subdivision that
had invested in our home with an additional fee that BallHomes impose
because our property backs up to the tree line that is protected.

We like to see that the Tree Line will be protected and keep the beauty of

the nature that it provides .

Please consider this at your meeting.

Slncerely,

Georgetown, Ky 40324
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CERTIFICATION OF OWNERSHIP AND DEDICA TION:

1 {WE) HEREBY CERTIFY THAT | AM (WEARE) THE OWNER({S) OF THE
PROPERTY SHOWN AND DESCRIBED HEREON AND THAT | (WE)
HEREBY ADOPT TIS PLAT/PLAN OF THE DEVELOPMENT WITH MY

GEMERAL HOTES (QUR) FREE CONSENT, DEVELOPMENTIS APPROVED AND SKGNED.

R-2(PUD) DENSTTY: 12 UNITS PER ACRE,
STORM SEWERS AND STORM WATERRETENTION BASING SHALL MEET THE

[

858-381-6687
ol o1z Srais 2 Sodetl Do

| PLANNING AND LANDSCAPE ARCHITECTURE

| Bamrety Partners, Tnc.

SPECIFICATIONS AND APPROVAL OF THE PLANMING COMMISSION ENGINEER.
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TACKETT FARM

ZONING MAP AMENDMENT & FINAL SUBDIVISION PLAT

Staff Report to the Georgetown-Scott County Planning Commission

FILE NUMBER

PROPOSAL.:

LOCATION:

PARCEL ID:

OWNER
& APPLICANT:

SURVEYOR
& CONSULTANT:

STATISTICS:
Total Site Acreage:

ZMA-2025-47
FSP-2025-48

(1) Zoning Map
Amendment for 82.1
acres from A-1
(Agricultural) to A-5
{Rural Residential)
(2) Preliminary
Subdivision Plat to
subdivide 82.1-acre
farm into 5 rural
residential lots and
one 46.52-acre
remainder

3594 Long Lick Pike

#079-10-001.000

Gerald & Deborah
Tackett

Zach Heath

Heath Land Surveying

Zone (Current, at Time of Application):

Zone (Proposed):
Surrounding Zone:
Proposal:

Access:

October 9, 2025

8210 ac

A-1

A-5

A-1

Subdivide farm into 5 parcels measuring from 5 to 10
acres and leave a 46.52 remainder

Long Lick Pike [KY-32]
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Variances & Waivers 1. Maximum lot size
2. Entrance separation
3. Fencing requirement

BACKGROUND:

The Project Site is an 82.1-acre A-1zoned farm located southwest of the intersection of Long Lick Pike
[KY-32] and East Honaker Road. The property is approximately 5.8 miles north of the city limits of
Georgetown and 4.5 miles north of the city limits of Stamping Ground. Access is from Long Lick Pike, a
state-maintained roadway with approximate 18-foot pavement width.

Properties along Long Lick Pike and East Honaker Road are primarily agricultural, rural-residential on
tracts greater than 5 acres, or A-1agriculturally zoned undersized lots of record. Georgetown Municipal
Water & Sewer Service (GMWSS) serves the site with water, Kentucky Utilities serves the site with
electricity, and the property utilizes private septic systems for waste management.

A rezoning to the rural residential A-5 is required prior to a “major” rural residential subdivision proposal,
or when an Applicant is interested in subdividing a portion of their property into four (4) or more single-
family residential lots measuring 5-to-10-acres. The Applicant must receive a zone change to A-5 (Rural
Residential) prior to approval by the Planning Commission of the Final Subdivision Plat. The Planning
Commission may review and approve the Final Subdivision Plat contingent upon zoning approval. The
requirement for a zone change to A-5 for all major subdivisions in the county was adopted in 2011 with
an amendment to the Zoning Ordinance creating the district while also requiring that all major
subdivisions be rezoned to the rural residential (A-5) zoning category prior to approval.

CONCEPT PLAN REVIEW:

Layout Review:

The Applicant is requesting a rezoning from A-1(Agricultural) to A-5 (Rural Residential). The concept
plan/final subdivision plat shows the farm being divided into five {6) 5-to-10-acre parcels along Long
Lick Pike and a 46.52-acre remainder parcel with frontage onto Long Lick Pike and East Honaker Road.
Driveways are shown off Long Lick Pike, no driveways are proposed off East Honaker Road. Dimension
regulations (setbacks, lot widths, lot size) for lots zoned A-5 are identical to those in the A-1.

Use Review:

Per the Zoning Ordinance, the rural residential district is designed to provide for very low density
residential uses in order to protect and preserve the existing low density rural areas in their present or
desired character. The zone is intended to operate as a hamlet-style area, or pocket where the lots may
be smaller than the larger A-1zoned farms, but they would still meet the minimum lot size and density
requirements set forth for that zone.

Permitted, or “by-right”, uses in the A-5 zone similar to those in the A-1zone, such as single-family
residential dwellings, the production of agricultural or horticultural crops, and the keeping of forage
consuming or grazing animals (pursuant to the county extension agent). Conditional uses in the zone are
less intensive than those in the A-1zone, and the zone expressly prohibits several high-impact uses that
would otherwise have been allowed in the A-1zone. Cluster developments are also an option in the zone:
however, the Applicant does not propose one in their concept plan.

ZMA-2025-47 - Tackett Farm Zoning & Subdivision Plat, Page 2 of 10



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. When analyzing
zoning map amendment applications, Staff reviews the Future Land Use Map (FLU Map) and the adopted
Goals & Objectives of the plan for guidance.

Future Land Use Map Review:
The FLU Map for the currently adopted Comprehensive Plan shows the Project Site as planned

Agricultural.

The 2024 Comprehensive Plan includes the following description for FLU Agricultural:

» This is the general designation of rural lands throughout the unincorporated areas of the county.
These exist outside of the urban service boundaries and include existing rural cluster subdivisions
and rural subdivisions. This category allows use of land for production of agricultural or
horticultural crops. and dwellings for persons engaged in the agricultural use on the tract at a
maximum density of one dwelling unit per five acres. The standard agricultural zone district (A-1)
also allows detached single-family residential use, even if no traditional agricultural use is
conducted if the lot otherwise meets the zoning site standards. Special agricuitural land uses,
such as automobile salvage and recreational sites are only permitted in specific agricultural
districts. Further information can be found in the Zoning Ordinance.

The proposed rezoning to the Rural Residential zone aligns with the 2024 Comprehensive Plan’s FLU
Map. The Comprehensive Plan states that “FLU Agricultural” is the general designation of rural lands
throughout the unincorporated areas in the county located outside of the urban services boundaries. As
a subtype of the larger "Agriculture” zoning district, the Rural Residential district offers the same uses,
densities, and characteristics that would otherwise be found in the Agricultural zone.

Review of Rural Residential Development Appropriateness

Furthermore, the text of the Comprehensive Plan speaks to finding a balance between rural residential
demand and desires and the overall goal of farmland preservation in the county. There are several
challenges facing local government and landowners when analyzing sites for possible rural residential
development.
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The Plan states six factors that should be considered when evaluating the appropriateness of rural
residential development in a certain area. They are as follows:

- Availability of water and electric utilities

o

In May 2025, the community and Planning Commission were made aware of GMWSS's
concerns regarding the ability to provide appropriate water service to an area located
north of Stamping Ground identified as the “Burton Tank Pressure Zone". At time of
notification, several projects and proposals were stopped unti! the utility could evaluate
options and a plan for the future. In August 2025, the utility presented plans for how
water pressure concerns could be mitigated through immediate, short- and long-term
projects. After this presentation, the utility has begun signing plats again confirming that
water service is available to new residents and platted lots in the area while not
compromising the area’s water network.

Kentucky Utilities is the service provider for the area around the Project Site. At the
Technical Review Committee (TRC) meeting, a representative stated that additional
easements may need to be established for the new residences, but that the utility could
support the additional users in the area.

- Availability of fire protection

O

The Scott County Fire Department, GMWSS, the Planning Commission, and the Applicant
has worked extensively to determine if fire protection was available for the proposed
subdivision plat. A Fire Department representative advised the Applicant at the TRC
meeting that an alternative fire protection system {dry hydrant) could be constructed
using the 1.8-acre pond located in proposed Tract 1. The Fire Department stated that an
access easement would need to be provided and maintained by the owner of Tract 1 for
fire vehicles to use should circumstances arise. At time of final recording. the final
subdivision plat would need to have a signature from the Fire Department confirming that
the dry hydrant (or an alternative) would be capable to provide the required fire protection
and that the department could access the hydrant in times of need.

- Ability of the transportation network to support additional residential development

L&

The concept plan does not show any driveways onto East Honaker Road. Long Lick Pike is
an 18-foot-wide state-maintained road which KYTC classifies as a “rural minor collector
road”. Per the Federal Highway Administration (FHWA), a rural minor collector road should:
* Be spaced at intervals, consistent with population density, to coliect traffic from
Local Roads and bring all developed areas within reasonable distance of a Collector
» Provide service to smaller communities not served by a higher-class facility, such
as an interstate or major arterial
* Link locally important traffic generators with the surrounding rural lands
KYTC routinely reviews state routes and the volume of traffic each one experiences on a
daily basis. There is a station on Long Lick Pike between Skinnersburg Road and Sebree
Road which had been reviewed in 2023. The conclusion of the review determined that
approximately 712 average annual daily trips occur on the road. Per the ITE Trip
Generation Manual 11" Edition, the additional lots, each with their own by-right single-
family residence, would at most generate 4.5 trips in the morning and 6 trips in the
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evening. Long Lick Pike is anticipated to handle the 10.5 additional trips given its width
without causing additional strain on the transportation network.

o The concept plan shows six (6) total lots, one (1) “parent” and five (5} “child” lots. Each of
the child lots could have at most one residence on the property, and the parent tract could
have one additional residence through an approved Conditional Use Permit with the Scott
County Board of Adjustment. Long Lick Pike is well-suited for low-density residential
development and agricultural activities, both activities which the rezoning would allow for.
The rezoning would not result in higher density than what is already permitted by rightin
the A-1zone of 1 dwelling per 5 acres of property.

- Proximity to protected lands
o There are no identified "protected lands” in the general vicinity.

- Proximity to environmentally sensitive areas
o Per the Subdivision & Development Regulations, “environmentally sensitive areas” include

Creek conservation corridors and minor waterways,

e Creek conservation corridars are designated in the Comprehensive Plan and
those areas zoned Conservation (C-1). There are no such areas in proximity
to the Project Site.

e Minor waterways are all USGS blue line streams, of which there are no areas
in proximity to the Project Site.

Scott County Reservaoir Protection Area,

e The Reservoir Protection Area is located north of the Project Site and the

Project Site does not drain towards the identified area.
Aguifer recharge areas,

e The Royal Spring Aquifer is located southeast of Georgetown and spans
from downtown to the Kentucky Horse Park. The Project Site is not in
proximity to the Aquifer.

Wetlands
s There are no wetlands on the Project Site.
Significant trees and fence rows,

o Per the Subdivision & Development Regulations, Significant trees are
defined as “those trees of specific species, size, and habitat location that are
distinctly characteristic to the Bluegrass region”. While there may be some
trees of this designation, the property is not located in the southern half of
the County which is where the Subdivision & Development Regulations
identifies as an area with a large volume of significant trees and fence rows.

e Utilizing aerial imagery. Staff has not identified significant trees or fence
rows which would be impacted by the rezoning of the Project Site nor the
submitted final subdivision plat.

Steep slopes and clay soils, and

e The Subdivision & Development Regulations identifies areas with a slope at
or above 10% as “steep slopes”. The Project Site does not have an overall
topographical change of more than 10%.
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= Other environmentally sensitive areas such as sinkholes, cave areas, major rock
formations and outcroppings, floodplains and floodways, landfills and refuse areas,
and springs.

s There is no floodplain on the Project Site; however, on the east side of Long
Lick Pike there is a tributary to McConnell Run that runs parallel to the road
and has some identified floodplain.

« The only other environmentally sensitive areas on the Project Site are
drainage easements that lead to the large 1.8-acre pond located central to
the Project Site. All drainage easements have been defined on the plat with
a 20-foot on-center easement to protect the easement from any impacts,
thus retaining the existing water flow on the Project Site.

- Ability of the site to be served by on-site septic systems.
o Each lotin the Project Site exceeds the minimum area for lots not on public sanitary sewer.
To record the final plat, the local health department (WEDCO) must sign the plat confirming
that the lots have appropriate space for an on-site private septic system.

Staff Analysis & Findings
Based upon the analysis above, staff finds that this application is agreement with the 2024
Comprehensive Plan and Future Land Use Map and makes the following findings.

1. Staff finds that the proposed rezoning for rural residential use fits the Agricultural FLU
designation for the property. Furthermore, the proposed rezoning meets the requirements for
reviewing applications for rural residential devefopment outlined in the 2024 Comprehensive Pian.
Staff finds that the concept plan as presented is appropriate for the A-5 zone.

3. After analysis, staff finds that the zoning map amendment satisfies the requirements of KRS

100.213(1).

N

SUBDIVISON PLAT REVIEW:

Setbacks and Building Standards:
The A-5 zone district requires the following standard setbacks:

Primary Structures: Secondary Structures:
Front: 50 feet Front: Behind front fagade of primary structure
Side: 50 feet Side: 25 feet
Rear: 50 feet Rear: 25 feet

The proposed lots show the required primary and accessory structure setback lines for all lots. The A-5
district allows 20% maximum building ground coverage (same as allowed in the A-1zone district). All
proposed lots adhere to the requirements for setbacks and building coverage.

Site Layout:

The Preliminary Subdivision Plat proposes 5 new tracts along Long Lick Pike. These are labeled as tracts
2-6 and range between 5.54 to 8.54-acres. The plat also shows a remainder (Tract 1) measuring 46.52
acres. As a parcel greater than 10 acres potentially zoned A-5, a variance is requested for the remainder.

Staff finds that the variance for a 46.562-acre parcel zoned A-5 is warranted. The property may be
divided in the future which would necessitate another rezoning of the property a later date. The A-5
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zone permits the same uses as the A-1zone, so rezoning it and leaving it as a larger parcel than typical
for the zone would not eliminate the agricultural activity on the remainder.

Access:

The subdivision plat shows several entrances off Long Lick Pike. Tracts 2 and 3 are proposed to share an
entrance approximately 450 south of the intersection of Long Lick and East Honaker (KYTC Permit 07-
2025-00316). A private easement note must be recorded on the final plat for Tract 2 and 3 denoting
responsibilities for maintenance of the entrance. Tract 1is proposed to utilize an existing access located
1,000 feet south of the Long Lick - East Honaker intersection and Tract 4 is proposed to utilize an
existing access approximately 500 feet south of Tract 1's access. Tract 5 is proposed to use a new
access located 50 feet south of Tract 4's entrance (KYTC Permit 07-2025-00318) and Tract 6 is
proposed to use a new access located 500 feet south of Tract 5°s entrance (KYTC Permit 07-2025-

00317).

All entrances must have appropriate sight distance (approximately 250" may be allowed based on
existing road conditions). The separation between Tract 4 and Tract 5 access points do not meet this
requirement, and thus, a variance is requested. After review of the request, Staff recommends in favor
of the variance request as KYTC District 7 has approved a permit and determined that the entrance
location is safe for both motorists and residents of Tracts 4 and 5.

Per the Fire Department, if a dry hydrant or equivalent is installed in the 1.82-acre pond, an easement
must be noted dedicating access for emergency services providers.

Fencing:

A-5 Fencing Requirements

The A-5 zoning district has additional fencing requirements. Per the Zoning Ordinance, the
requirements are as follows:

“Each major (A-5) subdivision development shall be fenced along the perimeter of all lots that
abut Agriculturally (A-1) zoned land. Fencing shall be installed prior to final plat approval, and
shall consist of #9 diamond mesh wire or equivalent with 16’ fencing plank on top, and post
spacing 8 on center. A note is required on the final plat regarding this requirement. A note is
also required that prospective owners of any property are subject to any requirements of the
Kentucky Fence Law (KRS 256.10 et. Seq.) The required fence may not be bonded.”

The Applicant has submitted photographs of the existing fence which measures 4-5 feet tall and which
has been installed recently. Staff finds this to be “equivalent” in practice to a diamond weave for this
specific property.

Agricultural Buffering Requirements
The Landscape & Land Uses Buffer Ordinance also requires the installation of fencing when properties
change zone or use from the typical activities on A-1zoned properties. The requirements are as follows:

"When land zoned anything except A-1or C-1is developed, the developer shall construct a 6-
ft. minimum height fence of diamond mesh wire or equivalent no-climb wire. The fence may
not be bonded. If an existing tree line is present, then adequate measures shall be required to
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remove the vegetation to place the fence on the property boundary line. The cost of the fence
installation shall be at the expense of the developer.

Property boundary fencing, as described above, shall be required for all parcels adjoining
A-1zoned land, regardiess of the subject property’s zone, when there is an approved change
of use, either through the conditional use, variance, or development plan approval process to a
use other than agricultural or single-family residential use.”

A waiver has been requested to use the existing 4-to-5-foot-tall no-climb farm fence as opposed to
having to remove and re-install a new fence measuring 6 foot tall. The Applicant statesin a
supplemental |letter that the use on the property would not change as the A-5 zone allows for the same
uses by right as the A-1zone. They also state that the fence already on the property is new and in good
condition and meets the requirements of Kentucky Fence Law (KRS 256). Furthermore, they state that a
fence that is 6 feet tall would alter the character of the general vicinity as no other properties in the area
have a fence of that height.

After review of the request, Staff recommends that the waiver to utilize the existing fence be granted as
it meets the intent of the ordinance. The uses on the A-5 zoned areas versus the A-1zoned areas are
negligible as both allow for single-family residential and agricultural uses. Requiring the installation of a
taller fence would bring undue burden upon the Applicant as they have recently built a fence that meets
all other requirements of KRS 256.

Additional Requirements:
Landscaping:
The A-5 zoning district states, “A landscape buffer shall be provided along the perimeter of all major (A-
5) subdivision lots abutting Agriculturally (A-1) zoned land in conformance with the requirements of the
Landscape and Land Buffers Ordinance. Required trees shall be native species.” The landscaping buffer
for rural residential lots is:
* A minimum 50-foot tree preservation easement along the property lines delineating the zoning
boundary between the A-1and proposed A-5 districts, where:
o No existing vegetation can be removed/disturbed, unless demonstrated to be sick or dead.
o Additional landscaping/buffering as determined by the following formula:
= There shall be a single row of evergreens/deciduous trees 40’ on centers and
fencing.
= The ratio of evergreens and deciduous trees shall not exceed 2:1.
o All proposed landscaping shall exclude any species of trees and shrubs that may be
deemed harmful to livestock.

The 50-foot preservation easement needs to be shown Final Subdivision Plat. it is intended by the
Applicant to utilize existing trees and landscaping on site. However, it is still required that the Applicant
provide calculations showing the required landscape trees (1 per 40 feet) and existing landscaping (can
utilize aerial imagery). This will need to be included prior to approval of the Final Subdivision Plat. Itis
not anticipated, but if any new material is needed, all required landscaping will need to be either installed
or bonded prior to approval of the Final Subdivision Plat.
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Animal Unit Capacity:

The A-5 zoning district allows the “The keeping of forage consuming/grazing animals, at a rate of no
more than that which will be supported by the underlying land based on soil type and topography. The
animal unit capacity of the subdivision shall be determined on a lot by lot basis at the time of platting.
based on consultation with the county extension agent and the USDA soil survey and shall appear on
the Final Plat.”

The final subdivision plat wilt need a note indicating the animal unit capacity for the proposed lots and
the remainder.

RECOMMENDATION:

Based on the findings that the requested zone change is consistent with the adopted 2024
Comprehensive Plan and has been designated as such in previous plans, Staff recommends Approval of
the zone change application for 82.1 acres from Agricultural (A-1) to Rural Residential (A-5) at the
property addressed 3594 Long Lick Pike (Parcel 079-10-001.000). If the Commission recommends
approval of this application, staff recommends the following conditions be attached:

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

Staff also recommends Approval of the Final Subdivision Plat to divide the 82.1 acre farm into five (5) 5-
to-10 acre parcels and one remainder at the property addressed 3594 Long Lick Pike (Parcel 079-10-
001.000). If the Commission recommends approval of this application, staff recommends the following
conditions be attached:

Variances & Waivers:
1. Variance to the maximum lot size for an A-5 zoned parcel from 10 acres to 46.52 acres.
2. Variance to the minimum entrance separation between two 5-to-10-acre parcels from 250 feet to
50 feet for Tracts 4 and 5.
3. Waiver to the Agricultural Buffers fencing requirement.

Conditions of Approval:

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

2. Any revisions or amendments to the approved Final Subdivision Plat shall be reviewed and
approved by the Planning Commission staff.

3. The applicant shall work directly with all utility providers regarding service to the parcels.

4. The applicant shall provide the Planning Commission staff {GIS division) with a digital copy of the
approved plat.

5. The Applicant shall provide calculations showing the required and existing landscaping to meet
the landscape buffer requirement for the A-5 zone district.

6. A species-specific landscape plan shali be included on the Final Subdivision Plat for any
additional plantings required per the A-5 zoning district.

7. The Final Plat shall include a note regarding the local fence requirements and Kentucky fence law,
as required by the A-5 zone district standards.
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8. Property perimeter fencing will be installed where all A-5 lots adjoin A-1lots pursuant to the
Zoning Ordinance. The fencing may not be bonded and must be installed prior to approval of the

Final Subdivision Plat.
9. The animal unit capacity must be identified for each tract on the Final Subdivision Plat, per the

language of the A-5 zone district standards.
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APPLICATION FOR VARIANCE FROM FENCING REQUIREMENTS

To: The Georgetown-Scott County Planning Commission

Statement of Ownership and Interest

1.

2.

The Applicant is the owner of real property located at the following
address: 3594 Long Lick Pike, Stamping Ground, KY 40379

The subject property consists of 82.10 acres and is of record in the Scott
County Clerk’s Office under Applicant’s name.

The Applicant can be reached at

Exemption Request

1.

Applicant maintains that the proposed development plan is exempt from
the fencing requirement of 4.191 and 6.14 (which is the newest fence
ordinance), by its very language.

Section 6.14 of the Scott County Fiscal Court Ordinance No. 23-05, titled
AN ORDINANCE AMENDING THE ZONING ORDINANCE OF SCOTT
COUNTY, KENTUCKY AND THE CITIES OF GEORGETOWN, SADIEVILLE
AND STAMPING GROUND PERTAINING TO DIMENSION AND AREA
REGULATIONS AND AMENDING THE GEORGETOWN/SCOTT COUNTY
LANDSCAPE AND LAND USE BUFFERS ORDINANCE PERTAINING TO
PERIMETER LANDSCAPING REQUIREMENTS, PROPERTY PERIMETER
REQUIREMENTS AND AGRICULTURAL BUFFERING, states:

Agricultural Buffering The minimum setback for all buildings, structures, pools,
etc., when adjoining the A-1 zoning district, is 50 feet.

When land zoned anything except A-1 or C-1 is developed, the developer
shall construct a 6-ft. minimum height fence of diamond mesh wire or
equivalent no-climb wire. The fence may not be bonded. If an existing tree line is
present, then adequate measures shall be required to remove the vegetation to
place the fence on the property boundary line. The cost of the fence installation
shall be at the expense of the developer.

Property boundary fencing, as described above, shall be required for all parcels
adjoining A-1 zoned land, regardless of the subject property’s zone, when there
is an approved change of use, either through the conditional use, variance, or
development plan approval process to a use other than agricultural or single-
family residential use.



Clearly, the ordinance allows for an exception from the fence requirement
in this circumstance. The property being developed is being zoned to A-5.
The lots being developed are single-family residence while maintaining
possible agricultural use, including livestock, as allowed by A-3 zoning

standards.

According to 4.15 Rural Residential -A-5:
The Rural Residential District (A-5) is a district designed to provide for very low
density residential use to protect and preserve low density rural areas in
their present and desired character. It is intended that the A-5 district will
afford areas where rural residential uses can be maintained without
impairment from industrial, commercial or higher density residential

development.

A-1 fence is generally 48-inch or 54-inch-high woven wire, plank, or barbed
wire fence as used in the area. A six-foot-high diamond mesh fence would
alter, not preserve, the character of the area. According to KRS 100.243, a
variance must be deemed as to not alter the essential character of the
general vicinity. By not exempting the fence ordinance, you would, in fact,
be altering the essential character of the general vicinity and not protecting
and preserving low density rural areas in their present and desired
character by presenting an industrial look to an agricultural area.

The reason this exemption exists is because it recognizes that 4.191
would force a commercial/industrial look to the areas where A-5
agricultural/single-family residential uses and A-1 meet, altering the
essential character of the general vicinity and creating undue burden on
the neighboring property owners, who legally, under Kentucky fence law
(KRS 256), own half of the fence.

Variance Request

1.

If it is determined the newest fence ordinance, 6.14, does not exempt this
development, then the Applicant respectfully requests relief from the
requirements of the older 4.191 and the newer 6.14, based on the

following:

a. Two A-1 neighbors exist. An existing fence along the border with the
two A-1 properties is new or in such good repair to be "as new.”

(Pictures attached).



b. This fence meets the intent of the ordinance providing protection for
the activities for each side and has done so for years.

c. According to 4.15 Rural Residential -A-5:
The Rural Residential District {A-5) 1s a district designed to provide for very low
density residential use to protect and preserve low density rural areas in
their present and desired character. It is intended that the A-S district will
afford areas where rural residential uses can be maintained without
impairment from industrial, commercial or higher density residential
development.

A-1 fence is generally 48-inch or 54-inch-high woven wire, plank, or
barbed wire fence as used in the area. A six-foot-high diamond mesh
fence would alter the character of the area. According to KRS
100.243, a variance must be deemed as to not alter the essential
character of the generat vicinity. By enforcing the fence ordinance,
you would, in fact, be altering the essential character of the general
vicinity and not protecting and preserving low density rural areas in
their present and desired character by presenting an industrial look
to an agricultural area.

d. The existing fence is the natural choice for the cattle operations on the
adjoining A-1 property, and for the potential livestock/agricultural
use allowed on the newly zoned A-5 property. It is in excellent repair,
provides a more than adequate barrier to prevent intrusion and is in
total compliance with Kentucky fence law.

e. Under KRS 256, Kentucky fencing law dictates how neighboring
landowners must maintain property boundary fencing. This becomes
problematic as neighbors may not approve changes to the existing
fence that are less well suited to the uses for which they were
constructed, particularly the sections the neighbors are responsible
for under Kentucky Law. This ordinance, if enforced in this instance,
would create an undo burden for the neighboring property owners.
They would be forced, under Kentucky law, to maintain a more
expensive, and less suitable, fence since they own and have to
maintain their half of the boundary fencing.

f. The existing fence on the property fulfils the ordinance’s intent in an
excellent manner and does not alter the character of the agricultural

nature of the area.

g. According to KRS 100.243 (c), a variance shall be considered whether:
“the strict application of the provisions of the regulation would deprive
the applicant of the reasonable use of the land or would create an
unnecessary hardship on the applicant;” The fence in question would



amount to almost 4000 linear feet of fence. The estimated cost of said
fence, including tax, would be $65,255.60, not including the labor
involved to install the fencing, nor the labor and disposal of removing
the existing fence. (See the attached breakdown of estimated cost.)
Replacing a perfectly good fence that meets and exceeds Kentucky
fence law would create an unnecessary financial hardship on the
Applicant, as well as the adjoining property owners.

2. The variance, if granted, would be in compliance with the required findings
under KRS 100.243.

a. The existing fencing would provide the same protection of the A-1
property and pose no adverse effect on public health, safety, and
welfare of the residents.

b. The variance will permit the existing fence to remain that is in keeping
with the existing character of the area and fulfils the intent of the
ordinance.

c. The prescribed fencing would prove an undue burden on Applicant

and an undue burden on adjoining property owners who would not
appreciate the change in their fencing.

3. Applicants make this application in good-faith. Applicant will comply with
any rulings of the Commission and no willful violations have been, nor will
be undertaken.

Respectfully submitted this 24th day of September, 2025.

Ze{fa%( ThMH] JQI/MMLW

Gerald Tackett Debolrah Tackett



FENCE ESTIMATE

Estimate is based on approximately 4000 feet of linear fencing. Posts are required every 8
feet. Estimate does not include installation of new fence, nor the removal and disposal of
existing fence. Prices used are average prices from major retailers.

Diamond mesh, 9-gauge fence:
$450.00 per 50’ roll x 80 = $36,000

Steel Post:
$22.98 per postx 500 =$11,490

Chain Link Fence Tension Wire
170, 9-gauge:
$39.76 x 24 =$954.24

Chain Link Fence Post Cap:
$3.15x 500 =$1575

Chain Link Fence Tie Wire Ties, 100-ct
(5 per post recommended):
$12.81x25 =$320.25

80-lb bag of concrete per post:
$5.98 per bag x 500 =$2990

1" x 6" x 16’ fence plank:
$18.97 per plank x 250 =$4742.50

%" x 6” Galzanized bolts
(2 per post to fasten plank):
$2.76 per bolt x 500 x 2 =$2760

%" Galzanized nuts, 25-ct
(2 per post):
$9.48 x 40 =%$379.20

%" Galzanized washers, 100-ct

(2 per post):

$35.70x 10 =$350.70
Sub-total: =$61,561.89
.06 Sales Tax =$3693.71

TOTAL: = $65,255.60
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Picture 1: Randall McDowell Border Fence



Picture 2: Randall McDowell Border Fence



Picture 3: Randall McDowell Border Fence






Picture 4: Overlooking Tracts 4, 5, & 6 Towards David McDowell's Property
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Picture 5: David McDowell Border Fence




Picture 6: David McDowell Border Fence
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LEGACY RUN COMMERCE PARK
PRELIMINARY DEVELOPMENT PLAN

Staff Report to the Georgetown-Scott County Planning Commission

FILE NUMBER:

PROPOSAL:

October 9, 2025

PDP-2025-49

Preliminary
Development Plan I T e
for 1.49 million ow

square feet of L, 00 .

building area Pt
across several b
buildings with e 0o |
associated parking

and landscaping . [ r 1

LOCATION: 892 Delaplain Road
PARCEL ID(S): 186-20-001.000 Tl n-é';", 2
OWNER Washington
Partners 6 l
& APPLICANT: LLC, CJ May & Jake
Cassady,
representatives
CONSULTANT: Brian Ward, PE -
Palmer Engineering
STATISTICS:
Zone: I-1(Light Industrial)
Site Acreage [Total]: 119.03 ac

Surrounding Zone:

A-1(North & East), BP-1(South), and i-1 (West & South)

Proposed Development: Manufacturing, Warehousing & Industrial User(s)
Proposed Building Area: 1.250,953 SF
Proposed VUA Area: 435,683 SF

Access:

Variances/Waivers:

Delaplain Road, Anderson Road and/or Industry Road to Cherry
Biossom Way
1. Waters of Scott County Designation
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BACKGROUND:

The Project Site is a 119.03-acre parcel zoned Light Industrial (I-1) located northwest of the intersection
of Anderson Road and Delaplain Road within the Georgetown City Limits. There are existing access
points to Delaplain Road, a 24-foot pavement width city-maintained road, and Anderson Road. a 18-foot
pavement width county-maintained road.

Properties west and south of the Project Site are primarily industrial, with users to the south being part
of the Lanes Run Business Park. Properties to the north and east are agricultural or rural-residential on
tracts greater than 5 acres. Kentucky American Water and Georgetown Municipal Water & Sewer Service
(GMWSS) service this area. There are several underground utilities along the south boundary of the
Project Site.

The Project Site was rezoned and annexed into the City of Georgetown in 1991 (City Ordinances 91-019
and 91-024). A Certificate of Land Use Restriction (CLUR) was filed in 1992 and lists several conditions
which the property rezoning was approved under:

A. General Conditions

1. Buffering is to be maintained and supplemented in a 50-foot open space “no use” strip and
150-foot building setback line around the north and east property lines, unless it is
demonstrated for this property that a lesser buffer requirement would meet the intent of
the Comprehensive Plan and overall buffering plan. As each parcel or development plan is
submitted, a detailed buffering plan for that area shall be submitted and approved.

2. Existing tree rows around the property perimeter shall be preserved including those along
Old Delaplain Road. There shall be no grading or construction within the existing tree rows
at the property perimeters without prior approval of the Planning Commission.

3. Erosion control measures as noted on approved plans and plats for any graded portion of
the property shall be approved by the Commission Engineer and put into effect prior to any
development.

4. There shall be no construction, grading, or site preparation prior to approval of a final
Development Plan or Subdivision Plat.

5. Once the ESLI zoning is in place, all property so used with a septic system must be rezoned
to this category

6. If the property is rezoned pursuant to (5) above, the Planning commission shall be
responsible for implementation of all required rezoning procedures except that the
Property Owners shall be responsible for erecting the Notice sign on the property in
accordance with the provisions of KRS 100.212.

7. If the property is rezoned pursuant to (5) above, all fees assessed by the Planning
Commission shall be waived.

8. If the property is rezoned pursuant to {(5) above, the approved uses existing at the time of
any such rezoning shall be considered non-conforming and allowed to continue; and
further, no additional restrictions and/or conditions shall be imposed against said property
other than those set forth in this agreement (and addendum).

9. Any of the foregoing to the contrary notwithstanding, if the property has not been rezoned
pursuant to (5) above within six (6) months from the date of the execution of this
addendum, the requirement in (5) above that the property be rezoned shall be rendered
null and void and of no further legal effect.
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B. Preliminary Development Plan

1. A Preliminary Development Plan shall be approved for the entire property prior to any
subdivision or development. In addition to the standard requirements, the plan shall
include the following:

i. Sewer availability or ESLI concepts for septic systems must be demonstrated prior
to approval.

ii. An open space easement restricting development of I-1 areas located adjacent to
existing tree rows. Language adopting easement shall be approved by the Planning
Director and Applicant.

iii. Access issues shall be determined and resolved and strategies for implementation
approved. The assessment shall be based on expected traffic conditions of the
proposed project and cumulative development (future planned development of
other properties), in accordance with the Transportation Master Plan. The need for
an improved entrance onto Cherry Blossom Way will be determined upon the review
of particular land uses, traffic flow for those uses, and possible street connections
to existing development. There may be a phased plan for accomplishing off-site
and traffic control improvements, based upon the phasing of development, with
financial participation by the developer.

C. Final Development Plan(s) or Subdivision Plat(s)

1. Final development plans or subdivision pats shall be required for each phase of
development. Prior to approval of final development plan(s) or plat(s), the following shall
be accomplished in addition to standard requirements:

i. Strategies to accomplish the improvements determined by the preliminary
development plan approval shall be implemented.
ii. Annexation of the entire property shall be accomplished.”
If this preliminary development plan were approved, or any others, the Applicant and property owner
would be required to adhere to the filed CLUR.

SITE PLAN REVIEW:

Building Layout:

The proposal is for a campus-like setting with eight {8) buildings each with associated passenger vehicle
and semi-trailer parking areas. The total square footage for all buildings is 1,490,197 SF and individual
buildings would measure between 81,298 and 273,608 SF. The total building coverage is 32.07% of the
total site area, which is below the 50% maximum for the zone. Buildings would not exceed the maximum
building height for the zone, or 75 feet. The setbacks for the I-1 zone are as follows:

- 50-foot front yard setback
0-foot side yard setback, if adjoining residential district zone the setback is 50 feet
0-foot rear yard setback, if adjoining residential district zone where the setback is 50 feet

Per the recorded CLUR, there is a 150-foot setback along the north and east boundaries which otherwise
would not be required for the zone. The location of the proposed buildings would not interfere with any
building setbacks set forth by the zone or the CLUR.

Access & Circulation
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Existing Roads

The proposed development plan shows connections to Anderson Road, Delaplain Road, and Industry
Road. If approved, the final driveway locations and plans for improvement of these roads shall be
submitted with the final development plan.

The proposed development plan shows two driveways onto Anderson Road. Anderson Road is a county-
maintained road measuring 18-foot-wide with a 25 MPH speed limit. Given the age and condition of the
road, a full reconstruction project may be necessitated for it to support an increase in passenger vehicle
traffic and heavy truck traffic traveling on the road. A study of the road condition should be performed to
determine what improvements are needed for the road. Regardless of development timeline, neither
construction nor industrial user traffic shall use Anderson Road under any circumstances until the
roadway is improved.

The proposed development plan shows one driveway onto Delaplain Road. Delaplain Road is a city-
maintained road measuring 24-foot-wide with a 25 MPH speed limit. Planning Commission Staff has
expressed concerns regarding the width of Delaplain Road. The Applicant proposes realignment of
Delaplain Road further into the Project Site, thus lengthening the queuing space by several hundred feet.
Furthermore, the Applicant proposes widening of the road along the frontage between the intersections
of Cherry Blossom Way and Anderson Road to 40-foot-wide wide (face of curb) or a minimum width
necessary to accommodate an appropriate number of 12-foot-wide lanes per traffic engineering
documentation as approved by the Planning Commission and City Engineer. Additional right-of-way will
need to be dedicated and plans for improvement need to be reviewed and approved by the City Engineer
and PC Engineer prior to construction.

The Project Site does not have direct access to Industry Road, but the development plan shows one
driveway through an adjoining property to access the road. Industry Road is a county-maintained road
measuring 24-foot-wide with a 25 MPH speed limit. The connection through the adjoining property must
be platted and recorded prior to plans for roadway construction are approved. Improvements to Industry
Road are also warranted in areas where the road does not meet applicable standards for road
construction, however the Applicant does not maintain ownership of the road nor its frontage for its full
extent. Itis the responsibility of the Scott County Roads Department to determine the feasibility of
roadway improvement off-site of the Project Site. Plans for roadway improvement must be filed at time
of connection being made to Industry Road and shall occur prior to or simultaneously with the final
development plan.

The roads must be improved prior to or simultaneously as site development is approved for the full
extent of the road frontage, or in the instance of Industry Road, as approved by the PC Engineer. Public
roadways serving this development must meet acceptable industrial widths and pavement designs with
turning movements documenting acceptable widths for trucking operations. Collector roadways serving
the development shall be constructed to 40-foot-wide wide (face of curb) or a minimum width necessary
to accommodate an appropriate number of 12-foot-wide lanes per traffic engineering documentation as
approved by the Planning Commission and City Engineer.

Through review of the proposed development plan, Staff identified a dirt road identified as “"Cranetown
Lane” located along the boundary line between Tracts 1and 2. Cranetown Lane has been identified on
the deeds for the Project Site and has been utilized by an adjoining property to the north for several
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decades. Phase 1of development would not impact the dirt road beyond crossing over it to connect
Tract 1to Industry Road. No structures or roads outside of the one crossing are proposed.

internal Connections

The Applicant has stated that two roads internal to the Project Site are being built with the eventual
intent to be dedicated to the city for public maintenance. All new roads and parking area access points
must meet industrial road construction, right-of-way dedication, and driveway separation requirements.

Traffic Study

A traffic study was performed by Palmer Engineering on May 1, 2025 looking at several intersections:
1. Cherry Blossom [KY-620] and Sims Pike / Outer Ring Road

Cherry Blossom [KY-620] and Industry Road / Toyota Gate 4

Cherry Blossom [KY-620] and Delaplain Road

Cherry Blossom Way [KY-3487/620] and Enterprise Way / Toyota Gate 3

Delaplain at Proposed Entrance

Delaplain Road and Supply Court

Delaplain Road and Anderson Road

Delaplain Road and US-62

@ NOOAWUN

A full version of the study is available for examination in the Planning Commission office. Staff has
provided the Commission with a copy of the main analysis portion of the study.

The purpose of a Traffic Impact Study for new development is to assist in the identification of the
current transportation network performance, the potential impacts the proposed development will have
on the existing transportation network, and what steps might be taken to mitigate those impacts if they
cause an unacceptable decrease in the Level of Service. As a clarification, we would not expect a Traffic
impact Study to identify how a new development would solve pre-existing traffic volume or congestion
issues,

KYTC Requirements for Traffic Impact Studies
The Kentucky Transportation Cabinet (KYTC) has requirements regarding Traffic iImpact Studies and the
contents therein. Per the Traffic Impact Study Requirements (v2.0), the objectives of a Traffic Impact
Study (TIS) are:
"determine the appropriate location, spacing and design of access points necessary to mitigate
the traffic and operational impacts on the highway and determine the need for any
improvements tot eh adjacent and nearby roadway system to maintain a satisfactory level of
service and safety and to protect the function of the highway system while providing appropriate
and necessary access to the proposed development”.

Pursuant to KYTC requirements, the submitted traffic impact study shall be required as a condition of
access permit approval when the full build out potential of the proposed development meets several
criteria. Full build out potential is defined as:
“the complete development of available land for which proposed or future connections are
accommodated in the development plan. Future development shall be assumed to be the
future land use identified by the applicable comprehensive plan of the local planning and
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zoning jurisdiction; in absence of such, a plan for future development should be assumed at a
similar type and density as the proposed development.

The analysis for 2026 intersection performance and trip generation is not impacted by this requirement
as it only includes the area applied for in PDP-2025-49. Any analysis for 2036, however, is impacted by
this requirement as 2036 data includes information for any other phases of development on the property
outside of the scope of the current application. Staff has included the information for 2036 for
information purposes only.

Total Trip Generation

The traffic study calculated the Project Site's trip generation based upon two land use codes (LUCs),
manufacturing (LUC 140) and warehousing (LUC 150) using the Institute of Transportation Engineers
(ITE) 11* edition Trip Generation manual. The total number of trips generated on the site is provided in
the table below:

Phase 1
Building Area (SF) 547,216 SF 762,889 SF 1,490,197 SF
AM 372 130 502
Entering 283 100 383
Exiting 89 30 M9

Table 1: AM Trip Generation by Land Use Type with Enter/Exit

; Phase 1 | l

| : 762,889 1,490,
| BuildingArea(sp) | >*2165F TR | 0,197 SF
PM 405 137 542
Entering | 126 38 164 |
Exiting ] 279 99 | 378

Table 2: PM Trip Generation by Land Use Type with Enter/Exit

2026 Intersection Analysis
Traffic Impact Studies include analysis of current intersection conditions, impacts of proposed
development on said intersections, and any improvements to intersection performance with additional
improvements made. The following table illustrates intersections in 2026 which already operate at less
than a level of service C or those which through development would decrease below a level of service C
as a result of this preliminary development plan. Level of Service (LOS) after development includes any
improvements recommended by the TIS.

Cherry Blossom at C.B. Way East TH to C.B. Way C(22) C(24)
Sims /OuterRing | C.B.Way | West | TH to |-75 C (23) C(24) |
Cherry Blossom at Gate4 | North | TH to Industry C (28) C (28)
Industry / Gate 4 Industry | South | TH to Gate 4 C (29) C (29) |
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1 =

Cherry Blossom at o |

Delaplain Delaplain | South LT to C.B. Way B (12) C(29)

Delaplain at Project .
| Proposed Entrance Site South | LT to Delaplain (to C.B. Way) n/a C(15)
Cherry Blossom at Gate 3 East TH to Enterprise F (81) F (81)
__Enterprise /Gate3 | C.B.wWay | West LT to Gate 3 E (57) E (57)
5 . Deiaplain East LT to US-62 (to Cynthiana) C(21) D (26)
st  Us-62 | West LT to Delaplain € (15) )

Table 3: AM 2026 Intersection Movement Performance At or Below LOS C

5 C.B. Way East TH to C. B. Way C (28) C(29) ‘

Table 4: PM 2026 Intersection Movement Performance At or Below LOS C

Outer Ring | West LT to C.B. Way C (30) D (40) |
Cherry Blossomat | C.B.Way | West TH to I-75 c(23) | C (30) |
Sims /OuterRing | C.B.Way | North LT to Sims c(20) | C(20) |
Outer Ring | North | TH to Sims c(20) | C (20} |
y Sims South TH to Outer Ring B (19) C (20)
C.B. Way West TH to I-75 C(20) C (25)
?::;Z::‘;s;::; :t Gate 4 North TH to Industry c(27) C(27)
M / Industry | South TH to Gate 4 C(28) C (28)
Cherry Blossom at C.B. Way East LT to Delapiain B (10) C (31)
Delaplain | Delaplain | South LT to C.B. Way C(23) C (33)
Cherry Blossom at Gate 3 East TH to Enterprise E (74) E (74)
Enterprise / Gate 3 C.B. Way West LT to Gate 3 D (41) D (41)
Delaplain at Supply | Delaplain [ North LT to Project Site B (12) C (18)
. Delaplain East | LT to US-62 {to Cynthiana) | F(602) F (774)
US-62 at Delaplain ™\ ;5 ;5™ est LT to If}elapll;in E (39) E (41)

2036 Intersection Analysis

The following tables illustrate projected intersection performance in 2036 which are anticipated to,

without approval of the preliminary development plan, operate at less than a level of service C or those

which through development would decrease below a level of service C as a result of this preliminary

development plan. Level of Service (LOS) after development includes any improvements recommended
by the TIS. Values for 2036 include all potential development for the property pursuant to KYTC
requirements, however only a portion of the trips are associated with the proposed preliminary
development plan for Phase 1 of the Legacy Run development.
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C.B.Way | East TH to C.B. Way C (23) C (26)

‘;"':"s"/’ 3::;‘:";";""‘? C.B.Way | West THto I-75 C(23) C (25)
Sims South TH to Outer Ring B (19) C(22)

Cherry Blossom at Gate 4 North TH to Industry C(28) C (28)
Industry / Gate 4 Industry | South TH to Gate 4 C(29) C(29)
Cherry Blossom at C.B. Way East LT to Delaplain A(8) C (20)
Delaplain Delaplain | South LT to C.B. Way B8(12) C(30)




| Delaplain at Project | oo th SR L n/a D (29)

' Proposed Entrance Site (to C.B. Way}
Cherry Blossom at Gate3 | East TH to Enterprise F (83) F (83)
| Enterprise /Gate3 | C.B. Way West LT to Gate 3 E (56) E (56)
Delaplain at Supply | Delaplain | North LT to Project Site n/a C(18)
Delaplain at .
Anderson Anderson | South LT to Delaplain B (12) C(22)
2 , Delaplain | East | LTto US-62 (to Cynthiana) | C(24) | E (48)
US-62 at Delaplain ™=\, 5™ West LT to Delaplain T c(6) | C(20)

Table 5: AM 2036 intersection Movement Performance At or Below LGOS C

C.B.Way | East TH to C. B. Way C(29) C(33)

Quter Ring | West LT to C.B. Way D (41) C(29)

Cherry Blossomat | C.B.Way | West TH to I-75 C (26) C(29)
Sims / Outer Ring C.B.Way | North LT to Sims C(20) C(25)
Outer Ring | North TH to Sims | C(20) C (25)

Sims South TH to Outer Ring | C(20) C(25)

Industry East LT to C.B. Way B (1) D (50)

Cherry Blossomat | C.B.Way | West THto 1-75 c(21) D (36)
Industry / Gate 4 Gate 4 North TH to Industry C (27) C(27)
AT _ Industry | South TH to Gate 4 C (28) C(28)
C.B. Way East LT to Delaplain B (11) F (208)

Ch"{)‘; g""sf:'" at " belaplain | South LT to C.B. Way D (27) C (30)
s C.B.Way | South RT to C.B. Way B (13) C(30)

Cherry Blossom at Gate 3 East TH to Enterprise E (75) E (75)
Enterprise /Gate3 | C.B.Way | West | LT to Gate 3 D (41) D {(41)

 Delaplain at Supply | Delaplain | North | LT to Project Site n/a D (31)
.| Delaplain East | LT to US-62 (to Cynthiana) | F(1017) F (1446)
AR ROl US-62 | West | LT to Delaplain F50) | F(55)

Table é: 2036 intersection Movement Performance At or Below LOS D

This data shows that traffic flow through several of the intersections along Cherry Blossom Way will
have LOS of D or worse in both the build and no-build studies of 2026 and 2036. Most of the areas with
anticipated decreases in LOS or existing substandard LOS are not anticipated to have significant
increases in delays. As the Commission knows, there are delays and congestion in the transportation
network around the Project Site at certain times of the day, particularly during shift changes. The
largest delays are anticipated for vehicles at the intersection of Cherry Blossom Way and Enterprise Way.

The Traffic Impact Study also included a signalized intersection warrant analysis. Installation of a traffic
signal is determined by several conditions, one of which being MUTCD Warrant 1, or the Eight-Hour
Vehicular Volume. To qualify, an intersection between a minor roadway (Delaplain Road) and major
roadway (Cherry Blossom Way) needs to have at least 150 vehicle trips per hour from the minor roadway
onto the major roadway. Phase 1of the development does not generate enough trips in two one-hour
windows to warrant a traffic signal, however, in 2036, the intersection would warrant a traffic signal.
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In 2026, the traffic study recommends that intersection of Cherry Blossom Way and Delaplain Road be
converted to a three way stop to allow for Delaplain Road traffic to clear the intersection. This is
anticipated to result in a safer intersection but does slow the movements through the area. This
improvement would result in all turning movements performing at a LOS C or greater. The changes to
LOS can be attributed to drivers having to stop on the road and wait for their turn to make their traffic
movement.

In 2036, the traffic study recommends that the intersection of Cherry Blossom Way and Delaplain Road
be converted to a signalized intersection. Per the study, the intersection of the two roads would meet
the requirements of exceeding 150 vehicle trips per hour per the Eight-Hour Vehicle Volume requirement.
Timing adjustments to the intersection of Sims Pike and Cherry Blossom Way and the widening of
Anderson Road are also recommended by the study.

Staff is cautious on approving this scale of a project given the current condition of Cherry Blossom Way
at the intersection of Delaplain Road. The changes in grade, speed, and curve in the road already reduce
visibility for oncoming traffic, and converting the intersection to a 3-way stop is unlikely to address those
concerns. Staff recommends that the Applicant work with KYTC to reduce the right-of-way grade of the
road where possible to increase visibility for the intersection. Furthermore, Staff recommends that the
installation of traffic signals and review of existing signal timing be performed at the final development
plan of Phase 1to reduce impact of the development on the area road network. These two items in
conjunction is anticipated to increase the safety of the road for both existing and proposed users in this
area.

The traffic study makes several recommendations for improvements outside of the intersection of
Cherry Biossom Way and Delaplain Road. They include widening Anderson Road between Delaplain and
the northern entrance to the development and widen Delaplain Road between Cherry Blossom Way and
Anderson Road to 40 feet wide curb-to-curb to accommodate heavier vehicle volumes, install signage at
the primary entrance off Delaplain Road to indicate to trucks that a left turn onto Delaplain towards US-
62 is not permitted, and install signage at the intersection of Delaplain Road and Anderson Road to
indicate to trucks that continuing eastbound to US-62 is not permitted. These improvements are
anticipated to improve the safety of all motorists on the road.

Stormwater Management

There is an intermittent and perennial stream in the southeast portion of the Project Site that has a
drainage area in excess of 50 acres. The stream is located around the southwest corner of Building G
and the southeast corner of Building E. Per the City of Georgetown’'s Stormwater Management and Best
Management Practices (BMP) Manual, this qualifies the stream and the area surrounding it as “Waters of
Scott County”. The Waters of Scott County designation brings with it requirements and standards, most
specifically that any such area identified shall not have construction activities within it. Activities within
the designation are limited significantly to preserve the health of the stream and the areas surrounding
it.

The current proposed placement of Buildings E and G do not comply with the Georgetown Stormwater
Management Manual (Section 1.4.b.} as it would displace approximately 900 linear feet of stream. The
preliminary grading plan shows a complete elimination and re-routing of the stream to a large detention
pond located along Delaplain Road. The Army Corps of Engineers (USACE] is the preeminent authority on
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all jurisdictional waters of the United States. The Applicant has provided documentation of an agreement
between themselves and The Corps to pay funds for offsite improvements of streams and wetlands as a
form of in lieu mitigation. Staff believes the Corps permit does not dissolve the applicant of the
requirements of local regulations.

The Applicant, in a justification letter, states that the requirements of the BMP manual would impact the
ability to develop the Project Site to the extent shown and would weaken the economic impacts the
employers could bring to the community. They state that they have worked with the US Army Corps of
Engineers (USACE), Environmental Protection Agency (EPA), and Kentucky Division of Water (KDOW) to
make sure the site is developed according to those regulations. They state that it is typical for industrial
developments to flatten sites to maximize the buildable square footage of the property.

Staff recommends the Planning Commission consider one of the following options:

e Grant the variance for the elimination of the stream and require the Applicant provide an
enhanced stormwater management plan. it is the recommendation of Staff to pursue this
alternative with the following condition of approval:

o The applicant shall provide equivalent length or more of stream-like areas throughout the
development pursuant to the supplemental plan submitted by the Applicant. The
equivalent area(s) shall be set aside in drainage easements and vegetated with trees.

* Require the alteration the layout of the site plan as to not disturb the subject stream prior to FDP.
If the Planning Commission board makes this determination, the Staff recommends the following
condition of approval:

o “The applicant shall amend the layout of the preliminary development plan so as to not
interfere with the entire length of the stream. The applicant shall establish and record a
plat with the Scott County Clerk’'s Office showing a protective stream easement measuring
200 linear feet long and 50 feet wide along the centerline of the stream. The applicant
shall not develop areas within the protective easement. Mitigation, including but not
limited to plantings, shall be done in accordance with the adopted City of Georgetown
Stormwater Management Ordinance and BMP Manual and the Subdivision & Development
Regulations.”

» Allow the stream to be rerouted above ground to maintain a portion of the stream’s ecological
functions and benefits. If the Planning Commission board makes this determination, the Staff
recommends the following condition of approval:

o The Applicant shall amend the layout of the development plan to redirect the 900 linear
feet of the stream above ground to be between the two proposed buildings. The applicant
shall establish a protective stream easement measuring the length of the stream and 50
feet wide along the centerline of the stream. Grading shall be to protect the stream and a
riparian buffer with plantings shall be installed per the City of Georgetown Stormwater
Ordinance and BMP manual.

+ Require the applicant to enter into an agreement with the City of Georgetown for off-site
improvements to streams or wetlands within the Lanes Run Watershed equal to the area
disturbed by this construction. If the Planning Commission board makes this determination, the
Staff recommends the following condition of approval:
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o Prior to final development plan or grading approval, the Applicant shall work with the City
of Georgetown, Scott County, and the Georgetown-Scott County Planning Commission to
participate in off-site improvements to streams or wetlands within the Lanes Run
Watershed equal to the area disturbed by this construction. At time of final development
plan approval, the Applicant shali provide all programing and agreements entered into as
part of this condition to the Planning Commission board for review.

Landscape & Land Use Buffers

Section 6.12; Property Perimeter Requirements

The 1992 CLUR states that “buffering is to be maintained and supplemented in a 50-foot open space
“no-use” strip”. The preliminary landscape plan includes a note that where possible the existing
landscaping would remain in the required “no-use” strip.

The Landscape & Land Use Buffers Ordinance requires a 50-foot-wide buffer area between any
industrial zone and any agricultural zone, and for those areas to be populated with 1 large tree per 40
feet of linear frontage planted 35 feet from property boundary. This requirement would be applicable to
the north boundary. The preliminary landscape plan does meet this requirement.

Section 6.13: Vehicular Use Area Perimeter Requirements

The Landscape & Land Use Buffers Ordinance requires a 3 to 5-foot-wide buffer area between a
vehicular use area (VUA) and either any property in any zone or an adjoining public or private street,
right-of-way, access road or service road, and for those areas to be populated with 1 medium or large
tree per 40 feet of linear boundary plus a 3-foot-tall continuous buffer. This is required along all
boundaries of the parking areas and internal driveways. There are several areas which do not meet the
requirements of this ordinance. In instances where two buffering requirements overlap (i.e. property
perimeter and VUA), the stricter of the two requirements should be observed. The final landscape plan
will need to reflect this requirement.

Section 6.14: Agricultural Buffering Requirements

The Landscape & Land Use Buffers Ordinance requires a 50-foot minimum setback for all structures
when adjoining the agricultural (A-1) zoning district. A 6-foot-tall minimum height no-climb fence shall
be installed aiong the property line, which may result in the removal of some existing tree lines along the
property boundary. This is required along the north and east sides of the property. The final landscape
plan will need reflect this requirement.

Section 6.22: Interior Landscaping for Vehicular Use Areas

The Landscape & Land Use Buffers Ordinance requires for open VUAs of 6,000 SF area (or greater)
necessitates interior landscaped area 10% the size of the VUA and for those areas to be populated with 1
tree per 250 square feet of interior landscaped area (ILA). For the purposes of this requirement, in
industrial zones, loading, unloading, and storage areas are excluded from this requirement, but parking
areas for heavy trucks and passenger vehicles are still required to have interior landscaping. The
development plan shows the construction of 356,939 SF of VUA, but it is unclear which areas are for
parking versus which are for loading, unloading or storage. Until such time that the information is
provided, it is difficult to determine compliance with this reguiation. The final landscape plan must
clearly identify areas which VUAs are used for calculating ILA and where the required ILAs are located.

Section 6.2215: Minimum Canopy Requirements
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Per the Landscape & Land Use Buffers Ordinance, industrially zoned properties must ultimately have 5-
10% tree canopy across the site. The preliminary landscape plan states that around 7% of the existing
tree canopy is located outside of the grading and construction limits for utilities and thus would not
require any additional landscaping beyond the required interior island and vehicle use or property
perimeter landscaping requirements. The final development landscape plan must identify the areas of
protected trees and include all statistics related to protected existing tree canopy areas and required
additional canopy areas.

RECOMMENDATION:
Staff recommends Approval of the Preliminary Development Plat for Legacy Run Commerce Park with
the following conditions of approval:

Conditions of Approval:

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

2. 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.

3. 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).

4. Prior to any construction or grading, a Final Development Plan, including ail 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.

5. 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.

6. The Final Development Plan shall comply with all stormwater management requirements
according to the current Stormwater Manual including a post-construction stormwater
management BMP 0&M agreement.

7. A photometric plan shall be submitted and approved as part of the Final Development Plan. The
Applicant shall direct lighting away from adjoining property and not have any off-site impact.

8. A species-specific landscape plan shall be included with the Final Development Plan indicating all
trees to be preserved during construction.

9. All requirements of the Georgetown Fire Department regarding fire hydrant locations and
emergency vehicle accessibility.

10. All requirements of GMWSS regarding sanitary sewer services.

1. The applicant shall be responsible for all offsite road and public water and sewer improvements
required to serve the proposed development.

12. Traffic control devices, including a traffic light, shall be installed and paid for according to KYTC
Regulations. Timing for traffic light installation shall be at KYTC discretion. The cost of installing
traffic control improvements shall not be the responsibility of the City of Georgetown nor Scott
County.

13. Buffering is to be maintained and supplemented in a 50-foot open space "no use” strip and 150-
foot building setback line around the north and east property lines, uniess it is demonstrated for
this property that a lesser buffer requirement would meet the intent of the Comprehensive Plan
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14.

15.

16.

17.

18.

19.

and overall buffering plan. As each parcel or development plan is submitted, a detailed buffering
plan for that area shall be submitted and approved.

Existing tree rows around the property perimeter shall be preserved including those along Old
Delaplain Road where feasible. There shall be no grading or construction within the existing tree
rows at the property perimeters without prior approval of the Planning Commission.

Prior to Final Development Plan approval, the Applicant shall submit and record a plat regarding
realignment of the Cranetown Lane dirt road and alternative access for all impacted property
owners.

The Applicant shall submit and record a plat regarding the access easements proposed to
Industry Road.

The Applicant shall improve all public roadways serving this development. Improvements to
Anderson Road and Delaplain Road shall be along the entire frontage of the property and plans for
improvement shall be made when a final development plan would result in a driveway or roadway
connection onto the road.

The Applicant shall construct turn lanes, as described in the Traffic Impact Study, as part of the
first Development Plan/Subdivision Plat when a plan/plat would result in a driveway or roadway
connection onto the road pursuant Planning Commission Engineer, City Engineer, and KYTC
approval.

Collector roadways serving the development shali be constructed to 40-foot-wide wide (face of
curb) or a minimum width necessary to accommodate an appropriate amount of 12-foot-wide
lanes per traffic engineering documentation as approved by the Planning Commission and City
Engineer.

20. Construction or user traffic associated with the development shall not utilize Anderson Road until

21.

such time that it is brought to current industrial road standards

Prior to Final Development Plan approval, plans for the realignment of Delaplain Road, including
the dedication of right-of-way, shall be submitted with KYTC, Planning Commission Engineer and
City Engineer approval

22, Prior to Final Development Plan approval, the consulting engineer shall work with the Planning

Commission Engineer to update the Lanes Run Watershed Model and document mitigation of any
downstream impacts.

23. The Applicant shall comply with the decision of the Planning Commission regarding the “Waters of

Scott County” stream.

PDP-2025-49 - Legacy Run Commerce Park Phase 1, Page 13 0of 13
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September 25, 2025

Georgetown — Scott County Planning Commission
230 E Main 5t, Georgetown, KY 40324

To whom it may concern,

A revised copy of the Traffic Impact study for the Legacy Run development located along Delaplain Road
has been submitted for review. The previous version submitted in September 2025 has been amended

to include the following changes:

e The intersection of Delaplain Road and US 62 has been counted and has been added into the
analysis of the report.
¢ Changed Recommendations:

o The original submission described widening Delaplain Road and Anderson Road along

the length of the development. The revised study adds in widening Industry and
specifies that the widening will result in roads that are 40 feet from curb to curb.

The original study proposes a signal at the intersection of Cherry Blossom Way and
Delaplain Road. Keeping in mind that the development does not meet the MUTCD signal
warrants until Phase 2, the revised report suggests constructing the signal and having it
run with a flashing yellow on Cherry Blossom and flashing red on Delaplain Road until
the traffic volumes meet the signal warrant at which point it can be easily converted to
a fully functional signal.

Based on concerns of heavy truck traffic operating on Delaplain Road east of Anderson
Road a recommendation was added into the revised study that states signage should be
constructed for southbound traffic exiting Anderson Road and the main entrance from
Delaplain Road informing truck traffic that they much turn right, which would send them
towards the Cherry Blossom Way intersection. Similarly, there should be a sign
constructed for eastbound traffic along Delaplain Road near the intersection of
Anderson Road that informs drivers that truck traffic is prohibited past Anderson Road.

If there are any questions regarding the revised report please feel free to contact me.

Sincerely,

Josh Coburn, PE, PTOE, RSP1
Project Manager

Palmer Engineering

Office: 859-744-1218

Cell: 859-749-4231
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Traffic Impact Study Certification

| John Coburn certify that this Traffic Impact Study has been prepared under my direct
supervision and that | am a Professional Engineer registered in the State of Kentucky and have
successfully completed the Traffic Impact Study Requirements training course required by KYTC.
Furthermore, | certify that this study has been completed in accordance with the KYTC Traffic Impact
Study Requirements and in accordance with engineering standards of practice. The resuits presented
have been determined to be accurate representations of existing and anticipated conditions based on

the assumptions and methodologies presented in this report.
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Industrial Development Traffic Impact Study Georgetown, KY

INTRODUCTION

This traffic study was undertaken to assess the traffic impact of a proposed
manufacturing development in Scott County, Kentucky, in the City of Georgetown. The
development will be located along the north side of Delaplain Road between Industry
Road and Anderson Road. The vicinity map {Map 1) displays the location of the
proposed development and study area.

b & ;
Proposed Site Lot
The proposed development is a mixed Industrial Land use. The site of the proposed
development is currently zoned I-1 {Industrial district} (Map 2). This traffic impact study
included the following 8 intersections

e Cherry Blossom Way at Sims Pike e Delaplain Road at the proposed

e Cherry Blossom Way at Industry Entrance

Road
Cherry Blossom Way at Delaplain
Road

Delaplain Road at Supply Court
Delaplain Road at Anderson
Road

e Cherry Blossom Way at e Delaplain Road at US 62
Enterprise Way

Cherry Blossom Way currently consists of commercial, industrial, and agricultural land
uses such as restaurants, retail, warehouses, farmland etc. and provides access to

residential areas.

h" ;...‘1'.“' e 3 ;
Cherry Blossom Way at Delaplain Road
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Industrial Development Traffic Impact Study Georgetown, KY

EXISTING CONDITIONS

Regional and Local Access
Cherry Blossom Way, US 62, and I-75 will provide local and regional access to the

proposed development while Sims Pike, Industry Road, Delaplain Road, Supply Court
and Enterprise Way will provide local access to the proposed development. A brief
description of the surrounding roadways follows:

Cherry Blossom Way — Cherry Blossom Way is a Minor Arterial that provides local and
regional access to the proposed development. Cherry Blossom Way generally runs in the
east-west direction. In the vicinity of the development the roadway provides two
through lanes and a two way left turn lane with lane widths of 11 feet. The existing

speed limit is posted at 55 MPH.

Sims Pike — Sims Pike is a local road that provides local access to the proposed
development. Sims Pike generally runs in the north-south direction. The road is
unmarked with a total width of 23 feet providing adequate width for a through lane in
each direction. The existing speed limit is posted at 35 MPH.

Industry Road — Industry Road is a local road that provides local access to the proposed
development. Industry Road generally runs in the north-south direction. The road is
unmarked with a total width of 24 feet providing adeguate width for a through lane in
each direction. The existing speed limit is posted at 25 MPH.

Delaplain Road — Delaplain Road is a local road that provides local access to the
proposed development. Delaplain Road generally runs in the east-west direction. The
road provides a through lane in each direction with lane widths measured at 12 feet.
The existing speed limit is posted at 25 MPH.

Supply Court — Supply Court is a local road that provides local access to the proposed
development. Supply Court generally runs in the north-south direction. The road is
unmarked with a total width of 32 feet providing adequate width for a through lane in
each direction. The existing speed limit is posted at 25 MPH.

Enterprise Way - Enterprise Way is a local road that provides local access to the
proposed development. Enterprise Way generally runs in the east-west direction. The
road provides a through lane in each direction with lane widths measured at 12 feet.
The existing speed limit is posted at 25 MPH.

Anderson Road - Anderson Road is a local road that provides local access to the
proposed development. Anderson Road generally runs in the north-south direction. The
road is unmarked with a total width of 18 feet providing adequate width for a single
lane. The existing speed limit is not posted, based on Kentucky laws, all roadway
without a posted speed limit default to 55 MPH.

P 4
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Industrial Development Traffic Impact Study Georgetown, KY

US 62 {Cynthiana Road) — US 62 is a minor arterial that provides regional access to the
proposed development. US 62 generally runs in the northeast-southwest direction. In
the vicinity of the development the roadway provides one through lane in each
direction with lane widths measuring 12 feet. The existing speed limit is posted at 55

MPH.

LEVEL OF SERVICE AND DELAY

Level of Service {LOS) was used as the measure of effectiveness for each lane and
turning movement. According to the Highway Capacity Manual, the level of service is
defined in terms of delay (See Tables 1 and 2}. Delay results in driver discomfort,
frustration, fuel consumption, and lost travel time. Delay is caused by a number of
factors including traffic signal timing, geometrics, traffic congestion, and accidents at an
intersection. Level of Service is based on a grade scale from A to F with an A being
excellent and F being failure. A Level of Service C is desirable, and D is acceptable in an

urban setting.

Level of Service Delay {Seconds per Vehicle)
A <=10

>10 and <=15

>15 and <=25

>25 and <=35

>35 and <=50

>50

Mmoo m

Table 1-Unsignalized intersections

Level of Service Delay {Seconds per Vehicle)
A <=10

>10 and <=20

>20 and <=35

>35 and <=55

>55 and <=80

>80

M m QO m

Table 2-Signalized Intersections

Base Traffic Volumes (existing condition)
Originally, manual traffic counts were taken from 6:30 AM to 6:30 PM on May 1%, 2025

at the intersection of Cherry Blossom Way and Delaplain Road. The remaining
intersections were counted from 6:30 AM to 9:00 AM and 4:00 PM to 6:30 PM on May
1%, 2025. The intersection of Delaplain Road at US 62 was added to the study with a
count being performed on August 18", 2025 between 6:30 AM to 9:00 AM and 4:00 PM
to 6:30 PM. The traffic count information can be found in the Appendix of this report.

Page| 5
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Industrial Development Traffic Impact Study Georgetown, KY

Background Traffic Volumes
The estimated completion date for the proposed development is by the end of 2026.

The KYTC historic traffic volumes along Cherry Blossom Way in the vicinity of the
development (station 105012) showed that traffic volumes have seen an increase,
approximately 1.00% annual growth, over the twelve years between 2010 and 2022.
Based on the historic traffic trends this traffic study assumes an annual growth of 1.00%

in the study area.

METHODOLOGY

Level of Service, delay, and queue length were measures of effectiveness analyzed using
the SYNCHRO software.

Trips were generated for the proposed development and then distributed to the
roadway system based on the existing traffic patterns and engineering judgment. For
the analysis, the study uses traffic volumes from the current year, as well as a future
build out year in which the traffic volumes were grown at a rate determined by historic
traffic counts in the area. The assigned volumes from the proposed development and
the background traffic volumes combined to produce the totai proposed traffic volumes
for existing and build out conditions. SYNCHRO was used to analyze the roadway
network for existing and proposed conditions in both the current year/build year (2026),
and design year (2036). The 2026 background, level-of-service, and vehicle delay can be
found in the Appendix along with 2026 no build (Fig 1), 2026 build {Fig 7), 2036 no build
(Fig 8), and 2036 build (Fig 9) traffic volumes.

TRIP GENERATION AND PROJECTED TRAFFIC VOLUMES

Trip estimates for the proposed development are based upon information provided by
the Trip Generation, 11% Edition, a nationally recognized resource of trip generation
rates published by the Institute of Transportation Engineers.

SITE TRIP GENERATION

The proposed site will consist of a manufacturing and warehousing development (ITE
code 140 & 150). For this study the development will be completed in phases, Phase 1 is
assumed to be completed by the end of 2026, and phase 2 is assumed to be completed
before the end of 2036. The development as a whole will be roughly 50% manufacturing
and 50% warehousing by the end of Phase 2. For Phase 1 40% manufacturing and 60%
warehousing. For this study The ITE rates generate 502 (AM Peak), and 542 vehicles (PM
peak) in Phase 1. The ITE rates generate 906 (AM Peak), and 980 vehicles (PM peak) in

Phase 2.

Page | 6
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Georgetown, KY

Proposed Development Trip Generation Tables Phase 1
ITE Code Land Use Sq. FL/Units| A¥2r29¢
Rate AM Peak In % Out %
140 Manufacturing 547,216 0.68 372 283 76% 89 24%
150 Warehousing 762,889 0.17 130 100 7% 30 23%
TOTALS: 502 383 119
ITE Code Land Use Sq. FLiUnits| AYerage
Rate PM Peak In % Out %
140 Manufacturing 547,216 0.74 405 126 31% 279 69%
150 Warehousing 762,889 0.18 137 38 28% 99 72%
TOTALS: 542 164 378
Proposed Development Trip Generation Tables Phase 2
ITE Code Land Use $q. FL/Units A‘:;“”"
te AM Peak In % Out %
140 Manufacturing 501,612 0.68 341 259 76% §2 24%
150 Warehousing 373,082 017 63 49 7% 14 23%
TOTALS: 404 308 96
ITE Code Land Use $q. FL/Units A";a'a”
te PM Poak In % Out %
140 Manufacturing 501,612 0.74 371 115 3% 256 69%
150 Warehousing 373,082 0.18 67 19 28% 48 72%
TOTALS: 438 134 304
Proposed Development Trip Generation Tables Phase 2 Total
ITE Code Land Use $q. Ft./Units A‘:’;‘“
te AM Peak In % Out %
140 Manufacturing 1,048,828 0.68 713 542 76% 17 24%
150 Wareshousing 1,135,971 0.17 193 149 7% 44 23%
TOTALS: 906 691 215
ITE Code Land Use $q. Ft/units] AV0r290
Rate PM Poak In % out %
140 Manufacturing 1,048,828 0.74 776 241 3% 535 69%
150 Warehousing 1,135,971 .18 204 57 28% 147 72%
TOTALS: 980 298 682

Table 3 - Trip Generation Table

Based on information provided in Trip Generation, 11% Edition Manufacturing facilities
do not experience pass-by’s therefore, none were considered.

Page | 7



Industrial Development Traffic Impact Study Georgetown, KY

__.“ o
x,%“g} Jy i }i [ !
| BF30 1
'.i-ijg ol ;E;; i
R
o B

m—m? :?“r’ﬂ@ »i {vfzu !;‘Hi!:e uif!ﬂw it Eilf’! i‘ H Hi-l.‘. i n‘
i
SHIH 'l’t. i :ll Il 1 _::--. I _': EEHIRE
! :5”| ! il & !i i HHE LI | i | : } I
I H |
. ! H
* 1]
|
|
i Hcr«;u Eiiiéq"' bt i‘:: ’5; L 5*1‘37.’ ﬁ;;:é 'g;gh: o
PHELIWSARY DVERALL BITE AN
A LQAET o SO K P
PR AL TAT S i ]
L A ST
TN e T ] Do e HERCORY

Map 3. Site Map




Industrial Development Traffic Impact Study Georgetown, KY

TRIP DISTRIBUTION
Distribution {Entering)

From the East via Delaplain Rd. (15%) AM, 9% PM
From the South via Cherry Blossom Way  (34%) AM, 37% PM
From the West via Cherry Blossom Way {43%) AM, 49% PM
From the North via Sims Pike (8% AM, 5% PM

Distribution (Exiting}

To the East via Delaplain Rd. (15%) AM, 9% PM
To the South via Cherry Blossom Way (34%) AM, 37% PM
To the West via Cherry Blossom Way (43%) AM, 49% PM
To the North via Sims Pike {8%}) AM, 5% PM

LEVEL OF SERVICE AND DELAY ANALYSIS

All intersection traffic volumes, vehicle delay, and level of service information can be
found in the Appendix. The 2036 base traffic volume information will be the focus upon
comparisons between the projected background traffic and the proposed traffic
volumes (full build out). The 2036 No-Build volumes would exist on the roadway system
in the absence of the proposed development and the 2036 Build Volumes are the
volumes with the proposed development included.

The No-Build Scenario analysis assumes that no proposed improvements to the roadway
system have been implemented. This would be the case assuming the proposed

development was not built.

INTERSECTION ANALYSIS

2026 No Build Analysis
The SYNCHRO analysis reveals that the corridor operates mostly within acceptable

conditions with the exception of several movements.

Movements that operate at an existing LOS of “E”:
¢ AM westbound left turn - Enterprise Way at Cherry Blossom Way
e PM eastbound through movement - Enterprise Way at Cherry Blossom Way
e PM westbound left turn - US-62 at Delaplain Road

Mavements that operate at an existing LOS of “F":
¢ AM eastbound through movement - Enterprise Way at Cherry Blossom Way
e PM eastbound left turn - US-62 at Delaplain Road

The longest queue in the corridor occurs in the eastbound left movements at US-62.
These movements reach a queue length of 24 vehicles during the PM peak hour.

Page | 9
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2026 Build Analysis
The Synchro analysis reveals that the corridor experiences some degrading due to the

increased volumes. Most movements continue to operate under acceptable conditions.

Movements that degrade from acceptable to unacceptable conditions:
e PM southbound left turn - Delaplain Road at Cherry Blossom Way degrades from
an LOS “C" to "F”

The Jongest queue in the corridor occurs in the eastbound left movements at US-62.
These movements reach a queue length of 30 vehicles during the PM peak hour.

2026 Build Proposed Analysis
This section of the analysis assumes all recommended improvements listed in the

conclusion have been implemented. The SYNCHRO analysis reveals that the corridor
continues to operate similar to the 2026 no build conditions with one movement
degrading from acceptable conditions to unacceptable conditions.

Movements that degrade from acceptable to unacceptable conditions:
e PM southbound left turn - Delaplain Road at Cherry Blossom Way degrades from

an LOS “C” to “F"

The longest queue in the corridor occurs in the eastbound left movements at US-62.
These movements reach a gueue length of 30 vehicles during the PM peak hour.

2036 No Build Analysis
The SYNCHRO analysis reveals that the corridor continues to operate similar to the 2025

no build conditions with one movement degrading from acceptable conditions to
unacceptable conditions. The PM peak hour westbound left at UUS-62 at Delaplain Road.

The longest queue in the corridor occurs in the eastbound left movements at US-62.
These movements reach a queue length of 31 vehicles during the PM peak hour.

2036 Build Analysis
The SYNCHRO analysis reveals that the corridor experiences some degrading due to the

increased volumes. Most movements continue to operate under acceptable conditions.

Movements that degrade from acceptable conditions to unacceptable conditions:

e AM southbound left turn - Delaplain Road at Cherry Blossom Way degrades from
an LOS “B” to “E”

¢ AM eastbound left turn - US-62 at Delaplain Road degrades from an LOS “C” to
HE”

e PM westbound left turn - Sims Pike at Cherry Blossom Way degrades from an
LOS “D” to “F”

¢ PM southbound left turn - Delaplain Road at Cherry Blossom Way degrades from
an LOS “D” to “F”

Page | 10
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Industrial Development Traffic Impact Study Georgetown, KY

¢ PM southbound right turn - Delaplain Road at Cherry Blossom Way degrades
from an LOS “B” to “E”

The longest queue in the corridor occurs in the eastbound left movements at US-62.
These movements reach a queue length of 42 vehicles during the PM peak hour.

2036 Build Proposed Analysis
This section of the analysis assumes all recommended improvements listed in the

conclusion have been implemented. The SYNCHRO analysis reveals that the corridor
continues to operate similar to the 2036 no build conditions with some movements
degrading from acceptable conditions to unacceptable conditions.

Movements that degrade from acceptable conditions to unacceptable conditions:
e AM eastbound left turn - US-62 at Delaplain Road degrades from an LOS “C” to
HEn
e PM eastbound left turn - Delaplain Road at Cherry Blossom Way degrades from
LOS "Bll tO lfF”

The longest queue in the corridor occurs in the northbound through movements at US-
62. These movements reach a queue length of 42 vehicles during the PM peak hour.

Page| 11
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Industrial Development Traffic Impact Study Georgetown, KY

2026 NO BUILD (Delay in sec/LOS)
AM PEAK Eastbound Waestbound Northbound Southbound Tolal
INTERSECTION LF ™ RT [k TH RT LT TH RT LT ™ RT | Intersection

CHERRY BLOSSOM @ SMS PIKE 5/ 22/c | a/a | 15/8 | 23/c | om | 18/8 | 19/8 | o/A 19/8 | 1/A 19/8
CHERRY BLOSSOM @ MDUSTRY RO 9/a | 12/86 | 1A | 9/A | 15/8 | O/A 28/C | oA 29/C | o/ 14/8
CHERRY BLOSSOM @ DELAPLAM RD. 8/A 13/8 9/A
DELAPLAIN §f PROPENT
CHERRY BLOSSOM @ ENTERPRISE WAY 8ifF | A | IE| o 2/a | 4/a | o/ | A | 4/A ] O/A /A
DELAPLAIN @ SUPRLY CT 8/A 0/A 11/8 /A
DELAPLAIN RD @3 ANDERSON RC: BIA ofA 1048
US-62 @ DELAPLAN RD. 23/C 15/C 9fA 0/A 0fA

PM PEAK Eastbound Westbound Northbound Southbound Total

INTERSECTION LT ™ RT LT TH RT LT ™ RT L ™ RT |Intersection

CHERRY BLOSSOM @ 5M 5 PRE 16/6 | 28/c | 4/a | 30/c § 26/C | o/a | 20/c | 20/C | S5/A 19/8 | 2/A 22/C
CHERRY BLOSSOM @ NDUSTRY RD. to/8 | 14/8 | o/a | 9/a | 20/C | 0/A WC ] oA 28/C | o/A 17/8
CHERRY BLOSSOM @ DELAPLAMN RD 10/8 23/c 1z2/8
DELAPLAIN @ PROPENT
CHERRY BLOSSOM & ENTERPRISE WAY 4ie| s | a1 | 16/ o/a | 1a/8 | o/ | a/a | 16/ | 3/A 22/¢
DELAPLAIN @ SUPPLY CT o/ 12/8 10/8
DELAPLAIN RO @@ ANDERSON RD. BIA 0/A 11/86
U562 @OELARLAINRD SOJF /e afa | o/A sfa | ofa

Table 4. 2026 No Build Level of Service Summary

2026 NO BUILD {95th Percentile Queue in Veh/Lane)}
AM PEAK Eastbound Westbound Northbound Southbound

INTERSECTION LT TH RT AT TH RT LT TH RT LT TH /T
CHERRY BLOSSOM @ SW S PIKE 1 4 0 1 3 0 0 o 0 0 0
CHERRY BLOSSOM @ INDUSTRY RD 0 3 o 0 3 1] [+ ] 1 Q
CHERRY BLOSSOM @ DELAPLAIN RD 0 0 0
DELAPLAIN @ PROP ENT
CHERRY BLOSSOM @ ENTERPRISE WAY 1 0 1 0 0 1 0 1] 1 o
DELAPLAN @ SUPPLY CT, o
DELAPLAIN RD € ANDERSON RO, 0 0
US-62 @ DELAPLAN RD 1 1] 0 0

PM PEAK Eastbound Westhbound Northbound Southbound

INTERSECTION LT TH RT (R} TH RT T T™ RT LT T™ RY
CHERRY BLOSSOM @ SMS PIKE 1 & 2 5 5 i) 2 1 1 1 o
CHERRY 8LOSSOM & INOUSTRY RD 0 6 o 0 9 0 0 0 0 ]
CHERRY BLOSSOM @ DELAPLAIN RD 1 1 1
DELAPLAIN @ PROP ENT
CHERRY BLOSSOM @ ENTERPRISE WAY 9 [} 1 1 2 5 o 1 5 1
DELAPLAIN @ SUPPLY CT 0 1] 1]
DELAPLAIN RD €} ANDERSON RD: 0 [V
U$-62 @ DELAPLARN RD 24 1 [} 0

Table 5. 2026 No Build Queue Summary

Page | 12

PPalmer

THGINTFTIRINGS



Industrial Development Traffic Impact Study

Georgetown, KY

2026 BUILD [Delay In sec/LOS)

AM PEAK Eastbound Westbound Northbound Southbound Total
INTERSECTION LT TH RT LT ™ RT i7 TH RT LT TH RT |intersection
CHERRY BLOSSOM @ S S PIKE 15/8 | 24/C 1/A 15/8 | 24/C 0/A 19/ | 19/8 ofa 21/c 1/A 20/C
CHERRY BLOSSOM @& MHOUSTRY RD. 10/8 | 13/8 i/a /A 18/8 | o/A 28/C | 0/A 29/C | 0/A 1448
CHERRY BLOSSOM @ DELAPLAM RD B/A 18/C 10/8
DELAPLAIN @ PROP ENT BIA 15/C /A
CHERRY BLOSSOM @ ENTERPRISE WAY B1fF 2/ | ST/E| ofa 2/ 4/A ofA 2 4/a 0/A B/A
DELAPLAIN @ SUPPLY CT a8/A 13/8 0fA
DELAPLAIN RD  ANDERSCN RD 94A /A 12/8
US-82 g DELAPLAIN RD 26/ 17/C 9fA ofa /A
PM PEAK Eastbound Westhound Northbound Southbound Total
INTERSECTION LT TH RT LT ™ RT LT ™ RT ir T™H RT {Intersection
CHERRY BLOSSOM £ SM S PIKE 17/8 t 29/c | 4/a | 40/0 | 30/c | 4/a | 20/C | z0/C S/A 20/c /A 25/C
CHERRY BLOSSOM @ NDUSTRY RE. 16/8 | 15/8 o/A | 10/8 | 25/C | OfA 27/¢ | oA 28/C | WA 20/8
CHERRY BLOSSOM @ DELAPLAM RD. 11/8 VATHF 18/C
DELAPLAIN @ PROP ENT 8/A 15/8 12/8
CHERRY BLOSSOM & ENTERPRISE WAY ':,Iqug B/A | 41/0 | 188 /A 14/8 | 0/A 9/A 16/8 | 3/A 22/C
DELAPLAIN § SUPPLY CT 0/A 18/C 1148
DELAPLAIN RD @ ANDERSON RO B/A 0fA 14/8
US-62 @ DELAPLAN RD F74/F BIE 9/A 0fA 9/A OfA
Table 6. 2026 Build Level of Service Summary
2026 BUILD {95th Percentile Queue in Veh/Lane}
AM PEAK Eastbound Westbound Northbound Southbound
INTERSECTION LT ™ AT LT ™ RT LT TH RT LT TH RT
CHERRY BLOSSOM (@ SMS PIKE 1 7 1] 1 4 0 0 0 1 [+
CHERRY BLOSSOM @ INDUSTRY RD. 1 5 0 0 4 0 0 1 0
CHERRY BLOSSOM { DELAPLAIN RD. 1 1 4]
DELAPLAIN @ PROP ENT 0 0 4]
CHERRY BLOSSOM @ ENTERPRISE WAY 1 1] 1 0 2 0 0 2 0
DELAPLAIN @ SUPPLY CT 0
DELAPLAIN RD @ ANDERSON RD. 1 1
1S-62 @ DELAPLAW RD. 2 0 0 o
PM PEAK Eastbound Westbound Northbound Southbound
INTERSECTION LT TH AT LT ™ RT LT ™ RT LT TH RT
CHERRY BLOSSOM @ SM S PRE 1 7 2 S 8 0 F3 1 1 1 0
CHERRY BLOSSOM @ INDUSTRY RD. 1 7 0 0 11 0 0 1] o 4]
CHERRY BLOSSOM @ DELAPLAN ROD. 1 14 4
DELAPLAIN @ PROP ENT 0 0 1
CHERRY BLOSSOM @ ENTERPRISE WAY 9 0 i 1 2 6 0 b 7 1
DELAPLAIN @ SUPPLY CT 0 1 0
DELAPLAIN RD @ ANDERSCN RO 0 2
US-62 @ DELAPLARY RD. 30 1 0 0
Table 7. 2026 Build Queue Summary
Page | 13
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Georgetown, KY

2026 BUILD PROPOSED ([Delay in sec/LOS)

AM PEAK Eastbound Westbound Northbound Southbound Totak
INTERSECTION LT TH RT LT TH RT LT ™ RT LT TH RT [|iIntersection
CHERRY BLOSSOM @ SIMS PIKE 15/8 | 24/c | 1/a | 15/8 | zafc | o/a | 19/8 | 19/8 | 0O/A 21/c | A 20/C
CHERRY BLOSS0M @ MNOUSTRY RD 10/8 | 13/8 1/A /A 18/8 oA 28/C /A 29/C o/a 14/8
CHERRY BLOSSOM @ DELAPLAIN RD. 15/8 | 11/8 11/8 | /A 25/C 6/A 11/8
DELAPLAIN @ PROPENT 8/A 15/C 12/8
GHERRY BLOSSOM (@ ENTERPRISE WAY B1fF 2/A 5',!1]1,':' ofA 2/A 4fA o/a /A LF/.Y 0/A 6/A
DELAPLAIN @ SUPPLY CT 8/A 13/8 ofA
DELAPLAIN RD & ANDERSON RD. a/a oA 12/8
US-62 @ DELAPLANRD. 26/0 17/¢ 9jA 0/A /A
P PEAK Eastbound Westbound Northbound Southbound Total
INTERSECTION L7 TH RT LT TH RT LT TH RT LT T™H RT | tntersection
CHERRY BLOSS0M () SIS PIKE 17/ | 29/c | 4/a § a0/p | 30/C | afa | 20/c | 20/C | S/A 20/C | 2/A 25/C
CHERRY BLOSSOM @ NDUSTRY RD. 16/8 | 15/8 0/A 10/8 | 25/C /A 27/C o/A 28/C 7/h 20/8
CHERRY BLOSSOM @ DELAPLAW RD 31/¢ | 11/8 13/8 | 2/a 33/¢ 15/8 17/8
DELAPLAIN 3 PROPENT 8/A 15/8 12/8
CHERFY BLOSSOM {3 ENTERPRISE WAY 74| 8/a | a1/0 | 15/ o/ | 1a/m ] o/a | 9/a | 16/8 | 3/A 22/c
DELAPLAIN @ SUPFLY CT, 0/A 18/C 11/8
DELAPLAIN RD @ ANDERSON RD. 8/a | o/ 14/8
US-62 G DELAPLARRD. TIASE HJ/E afn [i77% 9/A /A
Table 8. 2026 Build Proposed Level of Service Summary
2026 BUILD PROPOSED (95th Percentile Queue in Veh/Lane)
AM PEAK Eastbound Westhound Northbound Southbound
INTERSECTION LT TH RT LT TH RT LT T™ RT LT TH RT
CHERRY BLOSSOM @ SMS PIE 1 7 o 1 4 '] 0 o 1 0
CHERRY BLOSSOM @ INDUSTRY RD. 1 5 ] 4 [i] 0 1 0
CHERRY BLOSSOM @ DELAPLAIN RO 5 2 2 1 3 1
DELAPLAIN £ PROP ENT 0 0 0
CHERRY BLOSSOM @ ENTERPRISE WAY 1 1] 1 0 2 0 0 2 0
DELAPLAIN @ SUPPLY CT. 0
DELAPLAIN RD @ ANDERSON RD. 1 1
U5-62 & DELAPLAN RD. 2 0 0 Q
PM PEAK Eastbound Westbound Northbound Seuthbound
INTERSECTION LT TH RT LT TH RT LT TH RT LT ™ RT
CHERRY BLOSSOM @ SMS PIE 1 7 2 s 8 2 1 i 1 1]
CHERRY BLOSSOM & INDUSTRY RO. 1 7 [+] ] 11 1] 0 ] 1] ]
CHERRY BLOSSOM @ DELAPLAIN RD. 8 3 6 1 6 4
DELAPLAIN @ PROP ENT 0 0 1
CHERRY BLOSSOM @ ENTERPRISEWAY 9 1) 1 1 2 6 1 7 1
DELAPLAIN @ SUPPLY CT, 0 1 [i]
DELAPLAIN RD @ ANDERSON RD. 0 2
US-62 @ DELAPLAR RD. 30 1 0 1]
Table 9. 2026 Build Proposed Queue Summary
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2036 NO BUILD (Delay in sec/LOS)
AM PEAK Eastbound Westbound Northbound Southbound Total
INTERSECTION LT TH RT LT TH RT LT TH RT LT ™ RT |Intersection
CHERRY BLOSS0M @ SIM S PIKE 15/ | 23/c| 1a | 1s/e | 23/c | o/a | 19/ | 19/8 | o/ 19/8 | 2/a 19/8
GCHERRY BLOSSOM @ NDUSTRY RD /A 14/8 1/A 9/A 16/8 | 0/A 28/C o/A 29/C | 0/A 14/8
CHERRY BLOSSOM @ DELAPLAIN RO 8/n 12/8 9/A
DELAPLAIN @ PROPENT
CHERRY BLOSSOM @ ENTERPRISE WAY BIJF 2/ | SBES] o/a 2/A a/a 0/A A 4afa 0/A /A
DELAMAIN @ SUPPLY CT 3/a 0/A 11/8 0fA
DELAPLAIN RD @ ANDERSON RD 8/A 0fA 10/8
US-62 @ DELAPMAN RD 24/C 16/C 9/A (LY /A
PM PEAK Eastbound Westbound Northbound Southbound Total
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT | Intersection
CHERRY BLOSSOM €9 $8M S FIKE 16/8 | 29/C | 4/A | 40/ | 26/C | o/a | 20/C | 20/C | 4/A /c | 3/A 23/C
CHERRY BLOSSOM @ INDUSTRY RO, 11/8 | 15/8 | 0/A 9fa | 21/C | o/a e | oA 28/C | o/A 18/8
CHERRY BLOSSOM @ DELAPLAW RD 11/8 270 13/8
DELAPLAIN (@ PROP ENT
CHERRY BLOSSOM @ ENTERPRISE WAY ?glr'E /A 41D 15/8 10/8 15/8 0/A 9/A 17/8 3/A 23/C
DELAPLAIN @ SUPLY CT /A 13/8 10/8
DELAPLAIN RD @ ANDERSON RD 8/a | o/a /8
US-82 @ DELAPLAM RD 1G1TIE S0F /A ofA 10/8 § O/A
Table 10. 2036 No Build Level of Service Summary
2036 NO BUILD (95th Percentile Queue in Veh/Lane)
AMPERK Eastbound Westbound Northbound Southbound
INTERSECTION LT TH RT LT T™H RT LT TH RT LT TH /T
GHERRY BLOSSOM @ SiM S PIKE 1 4 0 1 3 0 1] 0
CHERRY BLOSSOM @ WDUSTRY RD. 1 3 Q 1] 4 0 1 ]
CHERRY BLOSSOM @ DELAPLAIN RD. 0 1] 0
DELAPLAIN § PROPENT
CHERRY BLOSSOM @ ENTERPRISE WAY 1 0 1 0 0 1 1] 1] 2 0
DELAPLAIN @ SUPPLY CT 1} 0
DELAPLAIN RD @ ANDERSON RO, 0 0
US-62 @ DELAPLAIN RD. 2 0 L] 0
PM PEAK Eastbound Westbound Northbound Southbound
INTERSECTION LT TH RT LT ™ RT LT ™ RY LT ™ RT
CHERRY BLOSSOM & SIM S PIKE 2 7 2 5 6 2 1 1 1 0
CHERRY BLOSSOM @ NDUSTRY RD 0 6 [+] 0 g 0 0 o 0
CHERRY BLOSSOM @ DELAPLAIN RO, 1 1 1
DELAPLAIN & PROPENT
CHERRY BLOSSOM @ ENTERPRISE WAY 10 0 1 1 2 6 ] 1 3 1
DELAPLAIN @ SUPPLY CT 1} i 0
DELAPLAIN RD £ ANDERSON RD. 0 0
US-62 @ DELAPLAIN RD. 31 1 0 1]
Table 11. 2036 No Build Queue Summary
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2036 BUILD [Delay in sec/LOS)
AM PEAK Eastbound Westbound Northbound Southbound Total
INTERSECTION LT ™ RT LT ™ /T [} TH RT i ™ RT [Intersection
CHERRY BLOSSOM {8 SIM S PIKE 15/6 | 26/c | /8 | 16/8 | 25/ | 3/a | 19/8{ 19/8 | O/A 22/C | 2/a 22fC
CHERRY BLOSSOM @ NDUSTRY RD. 128 { 15/8 | 1/ | 9/a | 18/ | 0/A 28/c | o/a 29/C | 2/A 15/8
CHERRY BLOSSOM @ DELAPLAIN RD. 9/A Jb/E 10/8
DELAFPLAIN @ PROP ENT 9/a 30 10/8
CHERRY BLOSSOM @ ENTERPRISE WAY 83/F | 2/A sqe o/A 2/a afA 0/A /A s/A D/A 6/A
DELAPLAIN @ SUPPLY CT 9/A 18/C o/a
DELAPLAIN RD @ ANDERSON RD. 10/8 22/C
US-62 @ DELAPLAN RO qgg 20/C 10/8 | /A /A
PM PEAK Eastbound Westhound Northbound Seuthbound Total
INTERSECTION LT ™ RT LT ™ RT L TH RT LT ™ RT {intersection
CHERRY BLOSSOM @ SMS PIKE 21/¢ | 33/¢ | 4/a | 101/F| 38f0 | 9/a | 20/C | 20/C | 4/a 20/C | 3/a 34/C
CHERRY BLOSSOM @ NDUSTRY RO, 50/p | 16/8 { o/a | 10/8 | 36/D | O/A 27/C | o/a 28/C { 8/A 28/C
CHERRY BLOSSOM @ DELAPLAW RO, 12/8 943/F WYe
DELAFLAIN @ PROP ENT 9/A 27/ 17/C
CHERRY BLOSSOM @ ENTERPRISE WAY Ts/€| 7 | auo | 15 118 | 16/8 | o/a | 108 | 19/8 | 3/a 23/¢
DELAPLAIN @ SUPPLY CT. 0/A 30/0 12/8
DELAPLAIM RO €@ ANDERSOM RD. g/a | O/A 33/0
US-62 @ DELAPLAN RO 1446/F 55/F 9/A /A 10/8 | 0/A
Table 12. 2036 Build Level of Service Summary
2036 BUILD (95th Percentile Queuve in Veh/Lane)
AM PEAK Eastbound Westbound Northbound Southbound

INTERSECTION LT T™ RT LT TH RT LT TH RT LT ™ RT
CHERRY BLOSSOM @ SIM S PIKE 1 ] 1 S 0 0 1 0
CHERRY BLOSSOM @ WDUSTRY RD 2 7 1} 5 0 1 0
CHERRY BLOSSOM @ DELAPLAIN RD 1 3 1
DELAPLAIN @ PROPENT 1 1 0
GCHERRY BLOSSOM (@ ENTERPRISE WAY 1 0 1 0 3 [ [ 2 0
DELAPLAIN @ SUPPLY CT. 0 1]
DELAPLAIN RO @ AMDERSON RD 2 3
US-52 @ DELAPLAIN RD 3 0 0 1]

PM PEAK Eastbound Westbound Northbound Southbound

INTERSECTION LT TH RT LT T™ RT LT TH RT LT TH RT
CHERRY BLOSSOM @ SM S PIKE 9 2 11 ] 2 1 1 2 0
GHERRY BLOSSOM @ INDUSTRY RD 1 8 ] 0 15 0 1] 0 4} 1
CHERRY BLOSSOM @ DELAPLAR RD. 2 a0 12
DELAPLAIN & PROP ENT 0 1 3
CHERRY BLOSSOM @ ENTERPRISE WAY 10 ] 1 1 2 8 ] 1 10 1
DELAPLAIN @ SUPPLY CT. 0 2 0
DELAPLAIN RD @ ANDERSON RO 1 8
US-62 ¢ DELAPLAW RD 42 1 0 0

Table 13, 2036 Build Queue Summary
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2036 BUILD PROPOSED [Delay In sec/LOS)

AM PEAK Eastbound Westbhound Northbound Southbound Tatal
INTERSECTION LT TH RT T TH RT 8 T /T LT ™ RT | Intersection
CHERRY BLOSSOM {8 $M 5 PIE 15/8 | 26/C 1/A 16/8 | 25/C 3/A 19/8 | 19/B | O/A 22/C 2/A 22/C
CHERRY BLOSSOM @ NDUSTRY RD, 128 | 15/8 1/A 9/A 18/8 /A 28/C | o/Aa 29/C 2/A 15/8
CHERRY BLOSSOM @ DELAPLAN RD. 20/C | 11/8 11/8 2/A 30/C 6/A 13/8
DELAFLAIN § PROPENT 9/A 29/0 10/8
CHERRY BLOSSOM @ ENTERPRISE WaAY 83fF { 2 | SfE] o/a A | aa | oia ] za | sia | osa 6/A
DELAPLAIN @ SUPPLY CT 9/A 18/C 0/A
DELAPLAIN RD @ ANDERSON RD. 10/8 22/C
US62 @ DELAPLANRD. %fe 20/C 10/8 | 0/A 0/A
PM PEAK Eastbound Westbound Northbound Sauthbound Total
INTERSECTION 4 ™ /T LT TH RY k) T™H RT r ™ RT |Intersection
CHERRY BLOSSOM @ SM5 PIKE 17/8 § 33/C | s/a | 29/C | 29/C | B/A | 25/C { 25/C | /A 2s/C | A 25/C
CHERRY BLOSSOM @ NDUSTRY RD. S50/0 | 16/8 | ofa | 10/B | 36/D | 0O/A 27/C | /A 28fc | 8/a 2B/C
CHERRY BLOSSOM (@ DELAPLAI RD. 208/F| 17/ 19/8 | 3/a 30/C 30/C 48/D
DELAPLAIN @ PROP ENT 9/A 27/0 17/
CHERRY BLOSSOM @ ENTERPRISE WAY TS/E| /A | a0 | 15 11/ | 16/8 | o/a | 10/ | 19/8 | 3/A 23/C
DELAPLAIN § SUPPLY CT. OfA 30/0 12/8
DELAPLAIN RD @ ANDERSON RD. 9/A 31/D
US-82 @ DELAPLAM RD. 1446/F SS/F /A /A 10/8 | 0fA
Table 14. 2036 Build Proposed Level of Service Summary
2036 BUILD PROPOSED (95th Percentile Queue in Veh/Lane)
AM PEAK Eastbound Westbound Northbound Southbound
INTERSECTION LT T™H RT LT TH RT LT TH RT LT ™ RT
CHERRY BLOSSOM @ SIMS PKE 1 9 1 5 [} 0 o 1 0
CHERRY BLOSSOM @ INDUSTRY RD 2 7 0 S 0 0 1 0
CHERRY BLOSSOM @ DELAPLAN RD. 10 2 2 1 4 2
DELAPLAIN @ PROPENT 1 1 0
CHERRY BLOSSOM @ ENTERPRISEWAY 1 o 1 0 3 0 0 2 0
DELAPLAIN @ SUPPLY CT. 0
DELAPLAIN RD @ ANDERSON RD 2 3
US-62 @) DELAPLAIN RD 4 1] 1] 1]
PMPEAK Eastbound Woestbound Northbound Southbound
INTERSECTION LT TH RT LT TH RT 17 TH AT LT TH RT
CHERRY BLOSSOM § SM S PIKE 1 10 2 s 11 0 3 1 1 2 0
CHERRY BLOSSOM @ NDUSTRY RD. 1 8 o L] 15 4] a 0 0 1
CHERRY BLOSSOM @ DELAPLAIN RD. 17 5 8 1 9 11
DELAPLAIN @ PROPENT [i] 1 3
CHERRY BLOSSOM @ ENTERPRISEWAY 10 0 1 1 2 8 0 1 10 1
DELAPLAIN @ SUPPLY CT 4] 2 4}
DELAPLAIN RD @ ANDERSON RD 1 8
US-62 @ DELAPLAIN RD 42 1 1] 0
Table 15. 2036 Build proposed Queue Summary
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ADDITIONAL STUDY ITEMS

Turn Lane Analysis
Turn Lane warrants were checked for the intersections of Delaplain Road at the

proposed entrance, Industry Road at the proposed entrance, and Delaplain Road at
Anderson Road. No right turn lanes are warranted during any scenario. Left turn lanes
are warranted during 2026 build at the Delaplain entrance. 2036 build scenario left turn
lanes are warranted at the Anderson and Delaplain entrances. The turn lane warrants

can be found in the appendix.

DOES IT ANDERSON ROAD DELAPLAIN PROPOSED |INDUSTRIAL ROAD
WARRANT? ENRANCE ENTRANCE ENTRANCE
(YES/NO) LEFT TURN |RIGHT LEFT TURN |RIGHT LEFT RIGHT
LANE TURN LANEJLANE TURN LANEJTURN TURN
2026 BUILD AM  [NO NO YES NO NO NO
2026 BUILDPM |NO NO NO NO NO NO
2036 BUILD AM  JYES NO YES NO NO NO
2036 BUILDPM | YES NO YES NO NO NO

Table 16. Turn lane Warrant Summary

Sight Distance Analysis
All approaches provide for adequate sight distance based KYTC standards for the sight

distance along a 55 mph route based on field observations. All vehicles are able to safely
exit the development to enter Cherry Blossom Way/Industrial Road for both left and
right turning movements.

Traffic Signal Warrant
SYNCHRO analysis was completed for a signalized intersection at the intersection of

Cherry Blossom Way and Delaplain Road during both Phase 1 and Phase 2. This
intersection will operate very near to the main entrance to the proposed development
and is expected to experience large volumes with the development; therefore, it was
decided to compare the development’s expected traffic to the MUTCD’s signal warrants
to determine if a traffic signal is warranted at the proposed entrance.

To determine if this intersection is expected to be eligible for a traffic signal ITE’s Trip
Generation, 11" Edition was used in conjunction with their Vehicle Trip Time of Day
Distribution — TGM 11% £d document to determine how many trips the development
will produce in a day and how those entering and exiting trips will be distributed
throughout the day. Based on the information in Table 13, the site is expected to meet
the MUTCD’s Signal Warrant 1 for eight-hour vehicular volumes once Phase 2 has
completed. The MUTCD stipulates that if the average speed along the major roadway
exceeds 40 mph, then the analysis can assume that the volume thresholds for the
warrant are 70% of the basic threshold volumes. Based on this stipulation the
requirements for signal warrant 1 are met under Phase 1 conditions.

Page| 18
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Industrial Development Traffic Impact Study Georgetown, KY

The table provides the existing hourly flows, the expected hourly flows into and out of
the intersection, and the total trips that will be on Cherry Blossom Way and the
southbound approach of Delaplain Road under initial build year conditions. Based on
these expected volumes, warrant 1 is met for a traffic signal.

TURN LANE WARRANT VOLUMES PHASE 1

Major Roadway {two or more lanes per
direction) Minor Roadway (one lane per direction)
Land Uses Land Uses
Start Time Existing 140 150 Total Existing 140 150 Total
7:00:00 AM 244 179 56 479 95 42 30 167
8:00:00 AM 378 81 50 509 112 35 32 179
9:00:00 AM 411 50 57 518 133 38 37 208
10:00:00 AM 373 43 39 455 419 39 39 127
11:00:00 AM 424 82 47 553 61 63 48 172
12:00:00 PM 498 116 63 677 81 82 51 214
1:00:00 PM 564 88 44 696 20 87 37 214
2:00:00 PM 530 67 52 649 92 92 41 225
3:00:00 PM 693 122 412 857 97 268 75 440
4:00:00 PM 793 44 33 870 104 150 63 A7
5:00:00 PM 1,038 34 30 1,102 173 125 58 356
6:00:00 PM 477 16 12 505 74 35 37 146

*Based on MUTCD Signal Warrant 1, Eight-Hour Vehicular Volume {Condition A) required volume along Major
Roadway is 600 veh/hr and the required volume along Minor Roadway is 150 veh/hr
TURN LANE WARRANT VOLUMES PHASE 2

Major Roadway (two or more lanes per
direction) Minor Roadway (one lane per direction)
Land Uses Land Uses
Start Time Existing 140 150 Tatal Existing 140 150 Total
7:00:00 AM 244 342 23 669 95 81 44 220
8:00:00 AM 378 155 74 607 112 67 48 227
9:00:00 AM 411 97 85 593 133 74 55 262
10:00:00 AM 373 23 59 515 49 76 58 183
11:00:00 AM 424 156 70 650 61 121 72 254
312:00:00 PM 498 223 93 214 81 156 76 313
1:00:00 PM 564 168 66 798 50 167 55 312
2:00:00 PM 530 128 77 735 92 177 60 329
3:00:00 PM 693 233 62 988 97 514 111 722
4:00:00 PM 793 85 49 927 104 287 94 485
5:00:00 PM 1,038 65 45 1,148 173 239 86 498
6:00:00 PM 477 31 18 526 74 67 55 196

*Based on MUTCD Signal Warrant 1, Eight-Hour Vehicular Volume (Condition A} required volume along Major
Roadway is 600 veh/hr and the required volume along Minor Roadway is 150 veh/hr

Key
Land Use Code Land Use
140 Manufacturing
150 Warehousing

Table 17. Signal Warrant Summary

Page| 19



Industrial Development Traffic Impact Study Georgetown, KY

CONCLUSIONS AND RECOMMENDATIONS

The SYNCHRO analysis reveals that the construction of the development without any
off-site roadway improvements allows most of the roadway network to operate under
conditions similar to the no build scenarios. There are a few movements that degrade to
unacceptable levels of service including the movements in the southbound approach to
the intersection of Cherry Blossom Way and Delaplain Road and the eastbound left turn
lane from Delaplain Road ontc US 62. The increase in volumes from the development
cause these movements to degrade during the peak hours. A traffic signal is
recommended at the intersection of Cherry Blossom Way and Delaplain Road to
accommodate the increased volumes turning onto and off of Delaplain Road. A traffic
signal will provide dedicated green times for traffic accessing Delaplain Road. The
intersection of Delaplain Road and US 62 does have degradation to unacceptable levels
of service but, the intersection degrades in the 2036 to a LOS “E” in the AM peak hour
where it already has LOS “E” and “F” in no build scenarios. The intersection already
proves to be insufficient for the existing volumes utilizing the intersection. No
improvements are needed because the levels of service are only expected to be poor for
the peak hours of the day and all other times will operate similar to what exists today.

Based on the turn lane analysis a left turn lane is warranted at both the main entrance
on Delaplain Road after Phase 1 completion and the entrance at Anderson Road after
Phase 2 completion due to the volume of turning vehicles. The left turn at both the main
entrance at Delaplain and Anderson will be recommended.

The sight distance analysis determined that adequate sight distance is provided to allow
vehicles to safely enter the roadway from the development,

The traffic signal warrant analysis at the intersection of Cherry Blossom Way and
Delaplain Road determined that signal warrant 1, eight-hour vehicular volume, is
satisfied under 2036 build conditions with Phase 2 of the development. The analysis
determined that six of the eight hours of the 2025 Phase 1 build conditions satisfied the
basic minimum requirements for signal warrant 1. The MUTCD provides an adjustment
factor that can be used when the major roadway, Cherry Blossom Way, experiences
average speeds that exceed 40 mph. In these scenarios, the MUTCD states that the basic
volume thresholds in signal warrant 1 can be reduced by 30%. Based on this adjustment
the intersection of Cherry Blossom Way and Delaplain Road does meet the
requirements for the MUTCD's signal warrant 1.

The following improvements are recommended. See figure 9 in the Appendix of this
report to see a visualization of the recommendations:

Phase 1 recommendations:
e Convert the intersection of Cherry Blossom Way at Delapiain Road from a two
way stop control to a signalized intersection. Although the signal is not
warranted until Phase 2, the conversion provides significant operational

i Page | 20
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improvements for the southbound approach with increased volumes and is near
the volumes for warranting the signal

e Widen Anderson Road between Delaplain and the northern entrance to the
development to 40 feet curb to curb to accommodate heavier vehicular volumes

¢ Widen Delaplain, between Cherry Blossom Way and Anderson Road to 40 feet
curb to curb to accommodate heavier vehicular volume

s Signage should be implemented at the Delaplain Access point to inform trucks
exiting the development that they are not allowed to turn left onto Delaplain
Road to head eastward to US 62

¢ Signage should be implements near the intersection of Delaplain Road and
Anderson Road to inform truck drivers that trucks are not allowed to continue
eastbound on Delaplain Road past Anderson Road. This location was selected
because Anderson Road is expected to receive truck deliveries and is the last
side street to turn around on prior to reaching the narrow section of Delaplain

Road

Phase 2 recommendations:
¢ Signal adjustments at Sims Pike during the PM

The proposed signal timing changes are provided below.
Cherry Blossom Way at Sims Pike:

Existing T Tlmlng AM:

-

Q¥

......

P_roposed Timing AM:

Existing Timing PM:
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o1 ii: 22R
? m -

o

Proposed Timing PM:

The proposed signal timing for the intersection of Cherry Blossom Way at Delaplain
Road is provided below. This signal is assumed to be coordinated with the intersection
of Cherry Blossom Way at Industry Road.

Proposed Timing AM:

Proposed Timing PM:
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14, SITE CONTRACTOR SHALL BE NESPOHSILE FOR BRINGING ALL UTIITIES TO WITHIM FIVE (55
FEET OF THE BURDWVGS

ALL & SANTARY SEWEA LATERAL UWES AND CLEANOUTS ARE PRIVATE SEWER LIWES AND ARE
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o~ CRHOT GROWTH SALL BE LACED
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Ladies and Gentlemen of the GSC Planning Commission:
RE: Letter of Explanation in Support of Variance

As you may be aware, the Preliminary Development Plan under review contemplates the
disturbance of approximately 935 linear feet of the natural drainage system that has been
identified as “Waters of Scott County” per the Scott County Stormwater Manual. This letter
of explanation is being provided to make clear the Applicant’s intention to remediate any
adverse effects the Project will have on the existing drainage area. In fact, the Applicant’s
proposal will result in more positive treatment of onsite drainage than exists currently. The
Applicant respectfully requests that this narrative be considered in conjunction with the
exhibits also tendered by the Applicant depicting its remediation plan.

A. The Stormwater Manual §1.4B

For context, 81.4. B of the Stormwater Manual identifies any part of the natural drainage
system that has a watershed in excess of 50 acres as “Waters of Scott County” which “shall
remain undisturbed.” Below is a drawing showing the 935 linear feet of the drainage system
which is identified as the “Waters of Scott County” in red, with the remedial measures in
blue.
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From an economic impact perspective, assuming the loss of 200,000 square feet at an
assessed value of $100 per square foot, the property taxes generated by the lost square
footage would be approximately $200,000 per year, without accounting for any occupational
or net profits taxes that may be paid by users of the at-risk square footage. In terms of scope,
this eliminates nearly 10% of the project’s square footage, which is already significantly
below what is permitted per the local zoning ordinance.

The Applicant will be happy to answer any questions you may have regarding the drainage
portion of its proposed Preliminary Development Plan.
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Elise Ketz

From: o s e
Sent: Tuesday, September 30, 2025 7:

To: Elise Ketz

Subject: [EXT]Opposition letter to PDP-2025-13 (Delaplain Rd)
Follow Up Flag: Follow up

Flag Status: Flagged

**Re: Opposition to Proposed Development at 892 Delaplain Road (PDP-2025-13)**

Dear Members of the Planning Commission,

We are writing in opposition to the proposed 1.49 million square feet of industrial manufacturing.
distribution, and warehouse buildings at 892 Delaplain Road (PDP-2025-13).

The addition of this large-scale facility will place an unacceptable burden on the surrounding
roads—particularly **Anderson Road and Delaplain Road**. Anderson Road already carries heavy
traffic, and adding commercial truck traffic will create dangerous conditions for residents and
local farmers. **Delaplain Road, just past Anderson, is even worse.** it is not designed to handle
the volume or weight of heavy industrial traffic.

There are already **too many semi-trucks and cars using Delaplain Road today**, and it is clear
the road cannot safely handle the current volume—let alone the increase this project would
bring. Semi-trucks, Toyota workers, and others already misuse this stretch as a high-speed cut-
through, despite its narrow, residential, and farming character. **Expanding industrial traffic in
this area will turn an already overwhelmed road into a serious hazard for the entire community.**

We also question whether a **comprehensive traffic study has been conducted on Delapiain
Road.** If not, one needs to be completed **before** any development moves forward. There are
also **two major blind spots** that make the area especially dangerous:

1. **Coming from Cherry Blossom Way onto Delaplain and turning onto Anderson Road** - when
driving a lower-profile car, oncoming traffic disappears into the road's dip, making it extremely
difficult to see approaching vehicles.

2. **Turning right from Anderson onto Delaplain** — as the road becomes four lanes again, traffic
entering from the left side (in a recessed dip) is in a blind spot for both drivers. This is already a
known issue and would only be made worse by increased truck and employee traffic.

Beyond traffic concerns, this project will also bring **noise pollution, light pollution, and massive,
unsightly industrial buildings** directly across from existing homes. These impacts will inevitably
lower surrounding property values and significantly diminish the quality of life for the families
who live nearby—including our own family and friends, whose homes are directly affected.

This project is simply **too large and too disruptive** for this location. The rural-residential and
farming character of this area must be preserved—not sacrificed for aggressive industrial

1



expansion. For these reasons, we strongly urge the Pianning Commission to **reject PDP-2025-
13** and protect the safety, wellbeing, and property values of the residents who live here.

Thank you for your attention to this critical issue.

Sincerely,

WARNING: This email originated from outside of the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.



Elise Ketz

Sent: Tuesday, September 30, 2025 8:59 PM

To: Elise Ketz

Subject: [EXT]Opposition of the Proposed Development at 892 Delaplain Rd (PDP-2025-13}
Follow Up Flag: Follow up

Flag Status: Flagged

Dana Angon

Sent from my iPhone

Subject: Opposition of the Proposed Development at 892 Delaplain Rd (PDP-2025-13)
Dear Members of the Planning Commission,

| am writing to express my strong opposition to the proposed development at 892 Delaplain
Road (PDP-2025-13), which plans to introduce 1.4 million square feet of industrial
manufacturing, distribution, and warehouse buildings in our area.

My property is situated at the corner of Delaplain and Anderson Roads. The development
would dramatically impact the quality of life for myself and my neighbors. Our area already
suffers from significant traffic congestion. The current state of Anderson and Delaplain
Roads is overpopulated with vehicles, posing a danger to residents and making simple
tasks, like crossing the road to collect mail, hazardous due to the frequent use by semi-
trucks as a shortcut.

Moreover, the construction of large industrial buildings would not only degrade the
aesthetic beauty of our neighborhood but would directly impose an unsightly view from my
home. From my swing on my front porch, | would be looking at an industrial complex. This
change would inevitably decrease the value of my property and that of my neighbors,
which is deeply concerning.

Furthermore, the anticipated increase in traffic would exacerbate the already precarious
road conditions, making it more perilous for everyone. Has there been any thorough traffic
study conducted on Delaptane Road to understand the impact of such a development?
The introduction of additional noise and light pollution from the industrial site would
further disturb the tranquility that is paramount to both my lifestyle and farming activities.

| urge you to consider the detrimental effects this project would have on the safety,
property values, and overall well-being of the residents here. | request that alternatives be
explored that align more closely with the residential nature and safety requirements of this

community.

Thank you for considering these objections and the significant impact this development
1



would have on our lives.

Sincerely,

WARNING: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the
sender and know the content is safe.




Elise Ketz

From:

Sent: Tuesday, September 30, 2025 9:45 PM

To: Elise Ketz

Subject: [EXT)industrial proposal at 892 Delaplain Road
Follow Up Flag: Follow up

Flag Status: Flagged

Good Evening,

My name i-and | am a 43 year long resident of Andreson Road in Georgetown, KY.

| am strongly opposed to the addition of 1.49 mill square feet of industrial manufacturing, distribution
and warehouse buildings located at 892 Delaplain Road. (PDP-2025-13).

| previously spoke out, at a planning and zoning meeting against this property changing from Agricultural
zoning to Industrial zoning and | was promised by a board member, no factories would be built at the

corner of Andreson and Delaplain Roads.
| have many concerns with the industrial complex being proposed.

1) Noise pollution is a big concern since homes will be right next door to the factory. We will be woken at
all hours of the night by the sounds of forklifts, tractor trailers and other noise emanating from the

factory.

2) Light Pollution: Lighted parking spaces and lighted factory buildings, will result in light streamingin
through the windows in our homes, attracting bugs and other nuisance animals, such as cockroaches,
rats and mice.

3) Industrial waste could impact farming, agriculture and wildlife. Industrial pollution run off into existing
ponds, creeks and streams would be detrimental to wildlife and could limit the ability for our local

farmers to use the water for their crops.

4) Air quality could be drastically changed in our area, and | currently already suffer from Asthma and
breathing issues. Addition of industrial factories in this location could result in a shorter life expectancy

for myself, my family or others who lives in our area.

5) Property value for our homes will plummet if we go from a quiet, agricultural setting to an industrial

setting.

6). Traffic Flow, road conditions and congestion. | am concerned any possible entrances or exits to these
proposed buildings could be built on both Andersen and/or Delaptain Roads. Both Anderson Road and
Delaplain Road are not designed to handle industrial traffic. Both were designed for agricultural and
residential usage. Tractor trailers and 2,000 personal vehicles for employees everyday, would add to



congestion and bad road conditions in the area. The general condition of Delaplain Road is currently in
poor condition, including crumbling bits of roadway near Anderson at Delaplain.

These are country roads not industrial roads!!! Currently, Delaplain is heavily traveled by employees
coming to and from Toyota from Cynthiana and Newtown areas for work. Delaplain at US-62 has 2 lanes,
but narrows to 1 lane and then expands again to 2 lanes near Cherry Blossom Way. But Delaplain at
Andersonis only a 1 lane road. All of Anderson Road is a one lane road and the majority of Detaplainis a
one lane road.

The currentinfrastructure is not capable of handling the current traffic. The City of Georgetown has had
ample opportunity to expand Delaplain Road from a one lane country road to a 2 lane road, but has failed
to do so over many years. | cannot trust the City of Georgetown to keep up with the current needs of
traffic in this area, and i oppose any project that will add to the issue. The wait to turn off of Delaplain on
to Cherry Blossom can back up 30-40 cars during rush hour. Adding an additional 2,000 personal
vehicles and tractor trailers everyday would cause further chaos to this current mess. It's

unfathomable.

Addition of a stop light at Cherry Blossom and Delaplain would be extremely dangerous due to giant
curve inthe road. And the addition of a stop light at US62 and Delaplaine would be difficult to
implement, since this is a US Highway.

Many years ago, the City of Georgetown expanded their boundaries to include Delaplain and the end of
Andreson Road to be within the city limits. When this occurred, snow removal and road maintenance
were taken over by the City of Georgetown from the Scott County Road Department. Delaplain was
previously a high priority road for snow removal when serviced by the County Road Department, buta
low priority road for the City of Georgetown for snow removal. We went from having great road
conditions on Delaplain during heavy snow storms, to having no removal, slow removal or limited snow
removal and salting during these snow storms. The result is poor road conditions during dangerous
weather and more traffic accidents. In 2014 I was involved in a T-Bone collision traffic accident at the
corner of Anderson and Delaplain due to icy road conditions. | was lucky | was notinjured or killed. The
City of Georgetown, over the prior years, has clearly indicated they do not care about the safety and road
condition on Delaplain Road, or they would have made this a high priority snow removal road.

The City of Georgetown has failed to address the current traffic flow issues at Delaplain at Cherry
Blossom, therefore | cannot trust that any traffic flow issues will be resolved prior to the building of this
industrial project. What road studies and surveys have been completed to determine if this is even
feasible for anindustrial complex to be placed here?

Again, | am strongly opposed to the addition of 1.49 mill square feet of industrial manufacturing,
distribution and warehouse buildings located at 892 Delaplain Road, due to lack of proper road
infrastructure, and various pollutions that will impact guality of life and property values in our areas.

Sincerely,



WARNING: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the
sender and know the content is safe.




Elise Ketz

[ o —
From:

Sent: Wednesday, October 1, 2025 821 AM

To: Elise Ketz

Subject: [EXT]Opposition of the Proposed Development at 892 Delaplain Rd (PDP-2025-13)
Follow Up Flag: Foliow up

Flag Status: Flagged

Dear Members of the Planning Commission,

| am writing to express my strong opposition to the proposed development at 892 Delaplain Road
(PDP-2025-13), which plans to introduce 1.4 million square feet of industrial manufacturing,
distribution, and warehouse buildings in our area.

My propenty is situated at the corner of Delaplain and Anderson Roads. The development would
dramatically impact the quality of life for myself and my neighbors. Our area already suffers from
significant traffic congestion. The current state of Anderson and Delaplain Roads is overpopulated
with vehicles, posing a danger to residents and making simple tasks, like crossing the road to collect
mail, hazardous due to the frequent use by semi-trucks as a shortcut.

Moreover, the construction of large industrial buildings would not only degrade the aesthetic beauty of
our neighborhood but would directly impose an unsightly view from my home. From my swing on my
front porch, | wouid be looking at an industrial complex. This change would inevitably decrease the
value of my property and that of my neighbors, which is deeply concerning.

Furthermore, the anticipated increase in traffic would exacerbate the already precarious road
conditions, making it more perilous for everyone. Has there been any thorough traffic study
conducted on Delaplane Road to understand the impact of such a development? The introduction of
additional noise and light pollution from the industrial site would further disturb the tranquility that is
paramount to both my lifestyle and farming activities.

| urge you to consider the detrimental effects this project would have on the safety, property values,
and overall well-being of the residents here. | request that alternatives be explored that align more
closely with the residential nature and safety requirements of this community.

Thank you for considering these objections and the significant impact this development would have
on our lives.

Sincerely,

WARNING: This email criginated from outside of the organization. Do not click links or open attachments unless you recognize the
sender and know the content is safe.




