GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
AGENDA

November 10, 2016
6:00 p.m.

COMMISSION BUSINESS

"TMmoNomP

Approval of October invoices

Approval of September 29, 2016 minutes
Approval of October 13, 2016 minutes
Approval of November agenda

Items for postponement or withdrawal
Consent Agenda

OLD BUSINESS

A.

ZMA-2016-48 Bevins Rural Residential Subdivision Plat - Preliminary review of the Final
Subdivision Plat to create 7 tracts from the parent tract, located on the northeast corner
of the intersection of New Coleman Lane and Ironworks Road.

PSP-2016-51 Abbey at Old Oxford (Price Farm) - Preliminary Subdivision Plat for 129
townhomes and 373 single-family lots on 125.69 acres, located on the northwest side of
Old Oxford Road.

NEW BUSINESS

A

FSP-2016-55 Rains Property - Final Subdivision Plat to divide 21 acres into one 10-acre
tract and one 11-acre tract, located on the north side of Cynthiana Road (U.S. 62), west of
Finnell Rd.

ZMA-2016-56 Randy Wilson Zone Change - Rezoning request from R-1B to B-3 to
maintain existing commercial use of .361 acres located at 801 Pike Street in Sadieville.
PUBLIC HEARING

PDP-2016-57 Online Transport - Preliminary Development Plan for trucking facility
located on 10.1-acre tract located at 656 Delaplain Road (west of Sims Road).
ZMA-2016-58 Mary Breeden Estate - Rezoning request from A-1 to R-2 for 30.2 acres and
Conceptual Development Plan for 252 multi-family units located at 1100 East Main
Extended (north side of East Main Extended, east of McClelland Circle). PUBLIC HEARING
ZMA-2016-59 Whitaker Business Park - Rezoning request from A-1 to B-5 (125.91 acres),
R-2 to B-5 (50.31 acres) and R-2 to P-1 (10.52 acres), and Conceptual Development Plan
for entire 186.74 acres, located on the northwest corner of Champion Way and the new
interchange connector road. PUBLIC HEARING

IV. OTHER BUSINESS

A
B.
C.

Landscape Ordinance discussion
Surplus property
Update of previously approved projects and agenda items



GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
SPECIAL MEETING
MINUTES
September 29, 2016

The special meeting was held in the Scott County Courthouse on September 29,
2016. The meeting was called to order by Chair Roeb Jones at 6:00 p.m. Present
were Commissioners Jeff Caldwell, Regina Mizell, Byron Moran, Steve Smith, Mark
Sulski, and Frank Wiseman, Director Joe Kane, and Planner Megan Chan. Absent
were Commissioners John Shirley and Johnny Cannon, and Attorney Charlie
Perkins.

Comprehensive Plan Goals and Objectives

Chairman Jones opened the public hearing.

Mr. Kane stated that KRS 100 requires three Comprehensive Plan elements,
which are Land Use, Transportation, and Community Facilities, and that the
last major revision, including other elements, was done in 1991. This current
plan will update the required elements as well as the other elements, and
incorporates them into one document.

He added that the Chamber of Commerce put together a visioning/strategic
plan in the late 1990's called Vision 2020, and some of that work is also being
incorporated into this current plan.

Commissioner Smith arrived at the meeting.

Mr. Kane stated that the Goals and Objectives that were drafted by the sub-
committees were endorsed by the executive steering committee on
September 20. If the Commission endorses them, he will then present them
to Fiscal Court, Georgetown City Council, and the Stamping Ground and
Sadieville City Commissions. After they are adopted, the text, maps, and
graphics of the plan itself will be drafted with the help of the sub-committees.
After that, an implementation plan will be developed with input from the
legislative bodies.



Ms. Chan summarized the Goals and Objectives, starting with Community
Form, which is a combination of the traditionally named Urban Land Use,
Rural Land Use, and Community Facilities elements. She noted that the new
plan intends for all of the Goals and Objectives to apply to all four legislative
jurisdictions.

A copy of the Goals and Objectives are attached as part of these minutes.

All those intending to speak before the Commission were sworn in by
Chairman Jones.

Mark Craft, Mallard Point resident, asked what the plan is to achieve the goal
of reducing waste disposed in the landfill, to address the waste being trucked
in from outside of Scott County, and to address the landfill's plan to expand to
accommodate increased waste. Mr. Kane replied that action items to address
these issues will be discussed in the next stages of the process.

Bret Halverson, concern citizen, asked if there have been changes in any
zoning on the Future Land Use Map. Ms. Chan stated that the Land Use
Committee is in the process of working on revisions to the Future Land Use
Map, but they are waiting until the Goals and Objectives are endorsed and
adopted before finishing the work.

Mike Craft, Infrastructure Committee member, asked if Community Form Goal
#CF 1.6 regarding transportation levels of service can be moved to the
Infrastructure and Public Services Goals. He also felt that the goal is too
restrictive. That issue was discussed and it was agreed that the Committees
could discuss it further.

Lewis Wolfe, East Main Street resident, thanked staff and the involved citizens
for the immense amount of work that has gone into the Comprehensive Plan
process. He expressed gratitude for the historic preservation effort, the
attention to improving public infrastructure, the protection of the Royal
Spring aquifer, and support for the downtowns.

Kyle Fannin, Scott County resident, asked if there is a hierarchy in the
chapters of the Comprehensive Plan. Ms. Chan replied the chapters/Goals
and Objectives would not be ranked, but that implementation would be.
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When the implementation chapter is created, action items will be ranked by
criteria such as the most goals or objectives that will be achieved, what is the
easiest to obtain, and are they long-term or short-term. Pastor Fannin stated
that, as Pastor of Bluegrass Baptist Church, he is interested in any changes to
the A-5 zoning district or sanitary sewer goals. Ms. Chan stated that those
issues will be discussed by the Agriculture/Environmental committee.

Pastor Fannin expressed concern about discussion that churches should not
be located on agricultural land. Ms. Chan stated that the size and scale of

churches in agricultural areas has been discussed.

Commissioner Smith thanked all the committee members for their time and
work.

It was agreed that the minor language/wording changes suggested by
Commissioner Wiseman can be made later. Commissioner Wiseman stated

that his suggestions are for clarity and not content.

Motion by Sulski, second by Mizell, to endorse the proposed Goals and
Objectives for the 2016 Comprehensive Plan. Motion carried.

The meeting was then adjourned.

Respectfully,

Rob Jones, Chair

Attest:

Charlie Perkins, Secretary



GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
REGULAR MEETING
MINUTES
October 13, 2016

The regular meeting was held in the Scott County Courthouse on October 13, 2016. The
meeting was called to order by Chair Rob Jones at 6:00 p.m. Present were Commissioners
Jeff Caldwell, Johnny Cannon, Regina Mizell, Byron Moran, John Shirley, Steve Smith, Mark
Sulski, and Frank Wiseman, Director Joe Kane, Planners Megan Chan and Matt Summers,
Engineer Brent Combs, and Attorney Charlie Perkins.

Motion by Caldwell, second by Shirley, to approve the September invoices. Motion carried.

Motion by Smith, second by Wiseman to approve the September 8, 2016 minutes. Motion
carried,

Motion by Caldwell, second by Mizell, to approve the October agenda. Motion carried.

Postponements/Withdrawal

Chairman Jones stated that the Abbey at Old Oxford (Price Farm} (PSP-2016-51) application
has been postponed to the November meeting.

Consent Aggndg

There were no applications on the Consent Agenda. Motion carried.

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

ZMA-2016-48 Bevins Rural Residential ivision Plat - Preliminary review of the
Final Subdivision Plat to create 7 tracts from the parent tract, located on the
northeast corner of the intersection of New Coleman Lane and Ironworks Road.

Mr. Summers reviewed the staff report. He reminded the Commission that they
recommended approval of the rezoning, which was approved by Fiscal Court, but it
was agreed that the Preliminary Subdivision Plat would come back to the
Commission due to the New Coleman Lane access issue. He stated that the current



plat creates seven (7) tracts instead of the eight (8) that were proposed on the
previous plat.

Mr. Summers reviewed the reconfiguration of the lots and their respective access
points. Tracts 1 and 2 will use existing entrances on New Coleman Lane. The
remaining lots will use Ironworks Road. He stated that the Commission can require
the applicant to widen New Coleman Lane, as required by the Subdivision
Regulations, or they can approve the requested variance to remove that
requirement. If the variance is granted, the Commission should state clear reasons
why they are doing so, and if necessary, address whether staff should amend the
portion of the Subdivision Regulations that requires the upgrade.

Mr. Summers recommended approval of the subdivision plat and denial of the
variance.

The Commission briefly discussed the variance request.

Bruce Lankford, representing the applicant, asked if a policy requiring the road
upgrade was ever adopted. Mr. Perkins stated that it is a requirement in the
Subdivision Regulations; therefore, that is the policy.

Mr. Lankford then asked if the projected increase in traffic assumes that all of the
increase in traffic will use New Coleman Lane. Mr. Summers replied that it does not
assume which road the traffic will use,

Mr. Lankford asked that the hearing can be continued to the November meeting so
that they can further look at the options.

Commissioner Sulski did not feel that the traffic with access to Ironworks will use
New Coleman Lane.

Commissioner Shirley asked Mr. Summers if an upgrade being accomplished by a
public/private partnership with the County has ever been pursued. He felt that the
property taxes generated by this new development justifies such a partnership.

Chairman Jones supported that idea, but that would be between the applicant and
the County.

Mr. Lankford asked that the Commission vote on the plan as presented, and then the
applicant may discuss the upgrade with the Fiscal Court. Commissioner Shirley

stated that he could not vote to approve the application on a “maybe.”

Commissioner Smith felt that the Subdivision Regulations should be followed.
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Mr. Lankford stated that the applicant reconfigured the lots in order to decrease the
number of access points on New Coleman Lane to the two existing entrances, and
the Commission still is discussing whether to require the road widening. Chairman
Jones felt that to waive the requirement for this applicant to upgrade the road would
not be fair to all the previous developers who have been required to make upgrades.

Commiissioner Suiski felt the application should be approved including the requested
variance.

Mr. Perkins stated that variances apply to setbacks, building lines, etc. and not to
policies.

Motion by Smith, second by Moran, to approve the Final Development subject
to ten (10) conditions of approval. By roll call vote, motion carried 6-3 with
Wiseman, Sulski, and Cannon dissenting.

PSP-2016-53 Canewood. Unit 1-C, Section 4 Amended - Amended Preliminary
Subdivision Plat for 10 lots, located at the termination of The Masters, west of
Canewood Blvd,

Mr. Kane reviewed the staff report. He stated that the application was denied at the
August meeting due to the requested waiver to reduce the rear yard setback to 15’ on
the two double frontage lots. The two lots in question now meet the setback
requirement. The lots are configured in the same manner as they were on the
previously approved plat and are compatible in size and setbacks with the existing
lots on the street.

Rory Kahly, EA Partners and representing the applicant, agreed with the conditions of
approval. He briefly reviewed how the ten lots were platted in relation to the bypass
right-of-way.

Bill Burke, The Masters resident, stated that Canewood has several sections that each
have different lot sizes and design styles. He felt that the lots on the cul-de-sacs
should be the same size as Stonebrook Court. If the lot sizes are significantly
changed, then it changes the look of the neighborhood (The Bluffs).

Mr. Burke asked that a condition of approval be included that requires the applicant
to receive approval from the Homeowners Association. Mr. Perkins stated that a
condition of approval can be added stating that the lots are subject to the same HOA
conditions as the rest of The Bluffs. However, the Commission cannot enforce design



standards of the HOA if they are not being followed. That is a private matter between
the lot owners and the HOA.

Discussion continued on HOA authority.

Rob McGoodwin, representing Snap Hook Development, applicant, stated that the
City ordinance requires them to subject these 10 lots to the Canewood HOA, but they
also agree that they will conform with all the regulations, requirements, and
restrictions of all of the lots that surround these 10 lots.

Motion by Shirley, second by Wiseman, to approve the Preliminary Subdivision
Plat subject to the ten {(10) conditions of approval. Motion carried.

PDP-2016-54 Georgetown Centre Parcel A - Preliminary Development Plan for a
14,000 sq. ft. retail shop within the parking lot of Georgetown Centre, consisting of
8.73 acres, located at the corner of Paris Pike (U.S. 460 E.) and McClelland Circle (U.S.
460 Bypass).

Mr. Kane reviewed the staff report, stating that the request is to amend the
development plan for Parcel A, which includes the K-mart retail store and garden
center. The amendment would add a 14,000 sq. ft. retail building in the corner of the
parking lot. It would remove some of the existing parking and reconfigure the
remaining parking.

He stated that the parking lot is currently underutilized and also shared with the
other retail center tenants. Because of that underutilization, an additional retail
center would be beneficial, but the Commission should determine if a 14,000 sq. ft.
retail center can be accommodated. There are 728 existing parking spaces, and the
proposed building will result in a net loss of 80 spaces. The parking ratio would then
be one space per 268 gross square feet. Considering loading and unloading areas
and other factors, plus the shared parking agreement, Mr. Kane felt that the ratio
that is proposed after development is sufficient to accommodate a building of this
size. Avariance from the regulations would be required for a decrease of 20 spaces.

Mr. Kane also recommended that, if the retail center includes or becomes a
restaurant or other use that would generate the need for more parking than a retail
use, it would be left to the discretion of Planning staff whether to bring it back to the
Commission for approval. He recommended the same if a drive-thru is included.

He then stated that all signage must be added to the existing pole signs. Stormwater
and lighting plans must also be approved. Regarding landscaping, the applicant



must fill in any perimeter and interior landscaping that is missing. The canopy
requirements are not applicable since it is a redevelopment.

He recommended approval contingent on the six (6) conditions of approval and the
shared parking agreement being in place and provided to Planning staff,

Commissioner Smith asked if the hedgerows, trees, and landscaping in the entire
parking lot can be revitalized and brought up to standards. Mr. Kane stated that they
are only required to fill in landscaping in the areas that they are disturbing.

Darrin Croucher, Thoroughbred Engineering and representing the applicant, stated
that the applicant will revitalize the landscaping on all three parcels.

Motion by Smith, second by Sulski, to approve the Preliminary Development
Plan subject to the six (6) conditions of approval, including the variance
regarding parking. Motion carried.

Mr. Perkins stated that Bruce Lankford asked if he can wait to sign the conditions of
approval on the Bevins Rural Residential application until he speaks with the
applicant. He recommended allowing Mr. Lankford to do so, and if any changes are
requested, the application will come back to the Commission at the November
meeting. The Commission agreed.

The meeting was then adjourned.

Attest: Respectfully,

Charlie Perkins, Secretary Rob Jones, Chair



ABBEY AT OLD OXFORD
AMENDED PRELIMINARY SUBDIVISION PLAT

Staff Report to the Georgetown-Scott County Planning Commission

FILE NUMBER:

PROPOSAL:

LOCATION:

APPLICANT:
ENGINEER:

STATISTICS:

Zone

Surrounding Zones
Acreage

Density

Proposed Use

Typical Lot Size
Minimum Lot Size
Minimum Lot Width
Typical Lot Width
Water/sewer available
Length of New Road
Access

Variances

BACKGROUND:

PSP-2015-51

Amended Preliminary
Subdivision Plat for 285
new single family
residential lots, and 129
townhome units on 126.79
acres zoned R-1C (PUD)

Old Oxford Drive and
Herndon Boulevard

Ball Homes

Rory Kahly, EA Partners

November 10, 2016

R-1C PUD ({Low Density Residential PUD)

R-1C (Low Density Residential), and A-1 (Agricultural)

126.79 Gross, 123.84 Net

3.85 Units/net acre

285 new single family residential lots and 129 townhome units,
477 units total for entire subdivision including existing phase one
55'x 125' (6875 SF)

6,000 SF

45 Feet

55-60 Feet

Yes/Yes

16,000 Linear Feet

1) Herndon Boulevard

2) Pleasant Valley Drive (future connection)

3) Local Road 4 (future connection)

4) Local Road 5 (future connection)

Length of cul-de-sac exceeding 600

The subject property is located on the west side of Old Oxford Road approximately two miles north of
Connector Road. It is located north of Cherry Blossom Golf Course and east of Pleasant Valley
subdivision. The property to be subdivided is the remainder of the Price Farm, previously approved and
rezoned to R-1C PUD for a residential subdivision {ZMA-2001-04, PSP-2006-92, PSP-2008-50).



The most current approved Preliminary Subdivision Plat for the site from 2008 (PSP-2008-50) was for
553 total dwelling units. This included 304 single-family units and 249 multi-family units. The subdivision
was originally intended to be developed in phases. Old Oxford, LLC began developing phase one, with
single-family lots along Old Oxford Road in 2009. The economic recession shut down the project and the
land that included phase one was eventually purchased by Ball Homes. Ball Homes is completing home
construction in phase one now. Ball Homes is the applicant in the current request to amend the
remainder of the Price Farm to reflect their new development scheme.

In 2015, the City of Georgetown passed an Ordinance that required new and existing ongoing residential
projects to follow a common scheme of development from start to finish. The Ordinance stipulated that
the common scheme be set out at the start for new subdivisions in the form of a declaration of
covenants and restrictions. For existing subdivisions that are yet to be completed, they were to he
completed consistent with original intent or they needed to go through a process, including a hearing
before the Planning Commission to alter the original scheme of development.

Part of the Planning Commission’s role in approving an amendment to an approved Preliminary
Subdivision Plat has been expanded by this Ordinance in the City of Georgetown to include the
requirement that a development now declare or state their intended “scheme of development” up front,
and follow that through to the end of the project or get any future changes approved by the Planning
Commission following the process laid out by the Ordinance.

The existing zoning on the property is R-1C (PUD). The existing approved Preliminary Subdivision Plat
included baoth single-family and multi-family units and areas. The 2008 Preliminary Subdivision Plat for
this subdivision did not clearly state how the multi-family areas would be developed and if they would
be subject to different HOA covenants, restrictions and obligations. Therefore, it is the applicant’s
burden to lay out the new common scheme of development now. The new proposal shall indicate the
proposed project phases or sections that will be developed following different covenants and
restrictions. Then they shouid provide those covenants and restrictions for each differing section or
phase.

The Ordinance states, “If @ Common Scheme of Development contains different or non-uniform covenants,
conditions, easements, servitudes, or deed restrictions or different homeowners associations intended for
different sections, units or phases of the Development or Subdivision, then the Preliminary Development Plan,
Final Development Plan or Master Subdivision Plan shall (i) identify each section, unit or phase, and (ii) set
forth the applicable Common Scheme of Development applicable to each section, unit or phase.

Itis clear that the proposal is to develop at least two distinct areas, a townhome area and a single-family
area. The covenants and restrictions must be provided for review for these areas. If the development is
to be phased or broken up further, with other areas subject to differing covenants and restrictions, that
needs to be explained as well. In addition, the plan for the future ownership and maintenance of the
HOA areas needs to be provided for the Planning Commissions review.
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Land Uses:

The previous plan approved showed a variety of multi-family buildings in the middle of the site,
generally buffered from the single-family areas by the large pond and wetland areas and the overhead
electric easement.

The applicant is asking for approval of an amended plan that would remove much of the multi-family
component and replace it with fewer attached townhomes nearer to the main entrance from Old Oxford
Road. While this would result in fewer units overall, they would now be placed in an area that was
previously planned for single-family homes. This area is adjacent to phase one of the Abbey at Old
Oxford.

The townhome area has a much higher density than was previously proposed. The previous plan
proposed 56 single-family units in this area of approximately 13 acres (4.3 units/acre). The current plan
proposed 129 townhomes in the same area (9.9 units/acre), This is balanced elsewhere on the site and
the overall density is actually reduced from 4.36 units/acre to 3.76 units/acre. The townhomes proposed
on the current plan would fit into the existing subdivision better if they were designed facing public
streets in a manner that they could be oriented around a shared network of streets and public spaces.
As currently designed, they are an island onto themselves, cut off from the remainder of the
development, whose maintenance control and upkeep will be the responsibility of one owner. How this
will impact the remainder of the development, including future maintenance of infrastructure and open
space is unclear.

If the townhome area is approved in this new location, it is recommended that a landscape buffer be
installed along Herndon to buffer the pod of townhome development from the single-family area.

Setbacks & Dimensions:

The standard R-1C zone district setbacks are 30-foot front, 25-foot rear, 7.5-foot side. However, as part
of the PUD zoning, the approved Preliminary Subdivision Plat {(PSP-2008-50) shows typical setbacks of
25-foot front, 20-foot rear, and 7.5-foot side. The new proposed plan (PSP-2016-51) calls for 25-foot
front, 25-rear, and 7.5-foot side. These setbacks are still less stringent than the standard R-1C setbacks
but are consistent with the size of lots already developed within Phase 1 of Abbey at Old Oxford.

The applicant is proposing to amend PSP-2008-50 to reduce the number and type of multi-family units
approved. Currently there are 553 total dwelling units approved, with 304 single-family units and 249
multi-family units. The proposed Amended Preliminary Subdivision Plat proposes 298 new single-family
units, for a total of 348 including those platted in Phase 1 and 129 Townhome units for a total of 477
dwelling units overall, a reduction of 120 multi-family units and an increase of 44 single-family for a net
decrease of 76 units.

The minimum lot width shown for the single-family section is 55 feet at the building line. Typical lot
frontages are 55-60 feet. These are narrow lots, but are consistent with the development of Phase 1 and
previous approvals. The applicant has requested approval of lots with a minimum width of 45'. This may
be appropriate for cul-de-sac lots, but it is recommended that a minimum width of 55' be maintained at
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the building line for all single-family lots. The currently proposed single-family lots average 55 x 125 or
6850 square feet. Standard R-1C zoning requires a minimum 70' wide lot, 7500 square feet in size with
30" front setbacks. So the lot dimensions are significantly reduced in the planned unit development
(PUD). These all were approved previously at the time of the zone change approval.

Access & Circulation:

This existing entrance boulevard has two 19’ lanes with a 20’ grass median. This boulevard was not
intended to be directly accessed by driveways. It is proposed to neck down at the end of phase one
entering this new area to a 41-foot collector road. The new plan shows five lots directly accessing the
main boulevard. It is recommended that these lots be relocated. This area could be utilized as open
space for the subdivision. In any case, no lots should directly access the main entrance boulevard. No
traffic calming features are proposed in the design. Traffic calming is required on blocks longer than
1000 feet, but no blocks are longer than 1000 feet in this current plan.

The main collector road is proposed to eventually connect to Wellesley Avenue in Pleasant Valley
subdivision. A condition of zoning approval is that no more than 150 lots may be platted prior to the
connection to Pleasant Valley being made. | would interpret this as 150 lots or 150 dwelling units in the
case of multiple townhomes proposed on one lot.

The main entrance boulevard branches off another coliector road that runs along the southern
perimeter of the site. This road will eventually connect to Pleasant Valley subdivision as well. There are
two stub roads proposed off this southern collector road that could provide future connection to Cherry
Blossom or a new arterial road that has the potential to be built in a corridor of open land between Old
Oxford and Oxford Roads south of the Price Farm.

The previous developers as part of phase one construction have made their required improvements to
Oid Oxford Road along the property frontage. The remainder of Old Oxford Road from the project site to
Connector Road is narrow and winding and needs to be improved by adding standard travel lanes, turn
lanes and curbs or shoulders. This is the responsibility of developers who are developing the land along
its frontage and the City of Georgetown. The Planning Commission needs to coordinate with the City of
Georgetown and developers along this road to plan and construct these improvements.

It is difficult to justify completely halting this development that has been approved and since 2006.
However, it is necessary to put in motion the process to get this road improved.

Landscape, Canopy Standards, & Open Space:

There are no street trees proposed. The project is subject to the land use and land buffers ordinance
canopy requirement of between 10-15% for single-family areas and 15-20% for multi-family areas. They
have stated that no significant areas of tree clusters are remaining on site. There are, however, existing
tree stands within the open space area and along the northern and western property boundaries. It is
recommended that tree protection areas be identified on construction plans on the rear of lots backing
to Pleasant Valley and the farm to the east. Existing tree lines and significant tree stands in the open
space areas shall be protected during development. The required tree canopy coverage shall be met
through preserving existing trees or new plantings.
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The open space proposed on site includes a large pond, wetland areas, a stream corridor, a wide
overhead electric easement and two small pocket parks. The open space proposed is 24.98 acres,
including 2.98 acres of wetland. The previous plan proposed slightly less 24,62 acres of open space. The
previous plan proposed a supplemental system of a paved multi-use trail (2280 linear feet) that would
allow access and use of the open space areas.

It is recommended that the walking trail be provided in the current plan as well in order to justify the
trade off in lot size, width and arrangement allowed with PUD zoning.

RECOMMENDATION:

Based on the finding that the application complies with the requirements of the Zoning Ordinance and
Subdivision & Development Regulations, Staff recommends denial of the variance and approval of the
Preliminary Subdivision Plat to create 285 single-family residential lots and 129 townhomes, with the
following conditions of approval.

Variance:
Reduce the length of cul-de-sac exceeding 600 feet.

Conditions of Approval:

1. All lots shall have a minimum lot width of 55 feet at the building line.

2. Applicant shall demonstrate they comply with City of Georgetown Ordinance 15-014 regarding

documentation of an HOA covenants and restrictions, open space maintenance, and Common

Scheme of Development.

Townhome area shall require a Preliminary Development Plan approval prior to development.

4. Per City Ordinance 15-009, canopy standards are required. Construction Plans and Final Subdivision
Plat and Development Plan shall demonstrate that all requirements of the Landscape and Land Use
Buffer Ordinance is met. All trees shall be in place or bonded prior to Final Plat approval.

5. Per City Ordinance 15-001, an approved stormwater management plan and responsible entity shall
be established for maintenance of stormwater infrastructure prior to Final Plat approval.

6. Any wetland impacts be avoided or be permitted through the Kentucky Division of Water and Army
Corp of Engineers prior to construction plan approval.

7. No lots shall directly access Herndon Blvd.

8. No more than 150 lots or units may be platted prior to the road connection to Pleasant Valley
subdivision.

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

10. Applicant shall construct the multi-use trail to provide usable open space areas.

11. All applicable requirements of the Zoning Ordinance.

12. All applicable requirements of the Subdivision & Development Regulations.

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

fu
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RAINS PROPERTY
Staff Report to the Georgetown-Scott County Planning Commission
November 10, 2016

FILE NUMBER: FSP-2016-55

PROPOSAL.: Final Subdivision Plat to
create one new tract of 10
acres, with 11.174 acres
remaining in the parent

tract.
LOCATION: Cynthiana Road (US 62),

west of Finnell Road
APPLICANT: John Rains
SURVEYOR: Joel Day
STATISTICS:
Zone A-1 (Agricultural)
Surrounding Zones A-1 (Agricultural)
Acreage Tract 2 (new): 10 acres

Tract 1 (remainder): 11.174 acres

Proposed Use Agricultural/Residential
Access Via existing entrance on Cynthiana Road
Variance Requested None
BACKGROUND:

The subject property contains 21.174 acres, and is located on the north side of Cynthiana Road (US 62),
west of Finnell Road in eastern Scott County. The subject property and land surrounding is zoned A-1,
Agricultural. The proposed subdivision will create one new tract (Tract 2), 10 acres in size, with proposed
access via a private driveway and access easement through Tract 1 from Cynthiana Road. Tract 1 (parent
tract) will be left with a remainder of 11.174 acres.

This application is considered a major subdivision and required to be reviewed by the Planning
Commission because a subdivision of the original parent tract was platted in 2009. That plat, recorded
in Cabinet 10, Slide 78, subdivided the original 87.974 acre tract into two tracts: Tract 1 of 21.174 acres
(which is the subject property in this current application), and a remainder of 66.8 acres.

Plat Review:
The proposed subdivision meets all planning requirements at this time. Both the tracts show the
required 50-foot setbacks on all property lines and have at least 250 feet of width at the building line.



The Health Department will need to conduct a site evaluation for both lots to certify that an on-site
septic system is appropriate.

Tract 1 and 2 share an existing entrance from Cynthiana Road (US 62), which also includes a passway
easement to the adjoining Isbell Farm. The applicant is aware, but it should be noted on the plat the
number of tracts utilizing the existing driveway. Private access easements/driveways may serve no more
than three tracts.

The Applicant has coordinated with the GIS department to apply for the new addresses shown for Tract
1 and 2.

RECOMMENDATION:
Approve the Final Subdivision Plat to create Tract 2 of 10.000 acres, leaving Tract 1 with a remainder of
11.174 acres, with the following conditions of approval:

Conditions of Approval:

1. Any future subdivisions, revisions, or amendments to the approved subdivision plat must be

reviewed and approved by the Planning Commission staff (minor} or by the Planning Commission

(major).

All applicable requirements of the Zoning Ordinance.

All applicable requirements of the Subdivision & Development Regulations.

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

5. Utility companies shall certify the final plat to insure all necessary easements are in place.

RN

FSP-2016-55, Rains Property, PAGE 2 of 2



RNV O WE WON0 L 300D iMGid T34 553NN OFNA 10H
J/

U PRAZESNIVI/BSpDZOSNVIY
03101 4V 102 HiA SITIANCO ¥ ANANS ANVUNNOH V SINASSHGZH LVid STHL - T
ADINDI ‘AINNOD LL0DS ‘NMOLIDHOID ‘GVOH VNVIHLNAD rmnoseagadiep! 0409-608 (209) ANOHAHTAL
84 Faris ‘01 '@VD - €64 'Bd 'S2E 'a'd ATHIANDI ¥ SNIVM NHOf ¥2E0¥ A 'NAOI3DNOAD 'LIAULS NIVN LSVE 021
ALdHdOdd SNIVY S a0 A d aEads )
[ 4
LVTd NOISIAIQENS TVNIJ/AMVNIRITZdd e JTT SHLVIOOSSV NVIQIdHW
1334 002 = HONI 1 1334 - FTTVOE OIHJIYYD T0d ALUN g
009 o0F 002 1] 002 ONNOA=LNIWNNOW ‘M0’ (W
ONNOA=TIVN-OVA SMOATAMNS @
LISTVN—OVN SHOAJAUNS @
2D L L ] GILON SY-ONNO4 ¥vd NO¥I [
1 gzl Bd ‘y¥e 'ao 135 9¢SZ/NVIOREIN, AIHYYN
{mbz% MYN G ININGoes e dYO OVM Wvady Tus & x 2/t O
—.Oﬁ Aﬂw—.
INIDTT
JINVHINI ONLLSIXI
m rn.v TG)V#/\ 69 54 ‘bzl Ha
o>, A LNEAESY3 S ® SL
%41(%1 A% 30 SO ViaNmoo
\
oo - ON 10Vl
o a&U - 1e8 'Bd ‘802 G0 1=¥ 380z
4 T1388I1
g
ATHO SEIDY/SSIN0N B4
3 4!0 ANIFESY3 SS30OY 8 SI
.
.va‘ S,
l( 2 «.
d&’ .mww:& &
= Bay"&/ . ndhw. HINISVE INLYM 04
G, S A 159 Bd 90z 'G'0-TDESI OL
N LNV AVMSSYd
auva PSZ ON STd ‘AY0 TO" Ul / /mmmo< ur ﬁ.— alw
UASSNYLL M) 350 HO OMGUOO3N HO4 1ON-ATHO ANYMINTISNd N / @ J. j Ry
B00Z "0 AIWTDIA SYA ASANNS 013 JO AUva u\b il
“ONQIVIE GUOI3Y SI NWOHS SONIMYIE 10 SISYA  -3BNSOT) H
¥O4 (EISNMQY H338 10K FAVH SIONVLSH] OHY SONRIVE 4 / ;
~Zi=00~-00 X0 YOI NYINSNY NV ONY 210G 0 .f N, i
TUNSOTI—I0-HOUNT NV HIM SHIAVHL ROONYH 30 OOHL3N AN\ !
3HL OMISR J13SAN AB JOVN ASAUNS (TviNY) .8, SSY NN
V St3d30 1V1d SHL CALTIIY QHY “J3M38 ‘SOATWMOIDI NG
AN 30 1538 3HL OL ONMOTIOS KL OL 1SINIV AN | 5y N
]
!
ave JALVINGERATY LNIRLHYAD HITVEH T i 8 !
U3IENVAL NI 350 HD OMOHOIZY HO4 LON-ATNO ANYNINTISAd -
“EACHAAY ABZHIH S ONY LNGMLYYAI0 HITYEH - o |
JUVAS ANDNLNDI 3HL 0 SININZMN0ZY 3HL SLTIN NOIUH S
NAOHS AL ML NO NOILYTIVLSNI Y04 (350d08d HO gvl 'Od ‘162 ‘B0 3
Q3ITIVLSMI (5 ISOSK) FOVMES FHL LVHL ALNED | SNIVY " y13d N }
Uvo SMIVY 0 A8 o ! i
MIJSNVUL M1 35N U0 DHIGHOOTY 03 LON-ATNO ABYNINMZHd Py
ave SNYY Y NHOM St
MISSNVAL NI 35N HO DMIOHOIZY HOJ LON-ATHO ANYNINMESuJ .m.. \__ m
i /
"LNGSNOD ONY TIM NMO AN 40 1¥1d ..._“ [ =¥ 3NOZ
SHL NOGN MLYHN SINWISYI 50/0NY AVM—30-S1HON ! %_ g
INGNd ANV JLYOKIIQ OHY SINT ¥OVEIIS HSNEVISI 45
"NOSIAENS J0 NY1d SHHL 1dOQY ASIUEH | IVHL ONY NORGH M.SLPLES © &
NAOHS ALU3AOUd JHL 30 HINAD FHL MV | LVHL ASUHID | E
OVNIVUD ANY NOAN HOVOUINI HON N CIIMLSNGD [ g
30 0L 34V STUNLOMULS INGNYMAZD MO AVHOSNAL ON I\ \ .-I.. o
“HOSIAID IR IONTR 42 e
SHL A8 GSMEALTY ISMHESHIO HO (CEULYNIM v SLIEMESY3
30VNIVHO HO SLNAESYE ALTHLA OGHSMAYISI ATSNOINd ON
| "ON 132¥vd
“SNOLLYOLIIIAS GV e N,
tgeaggﬂﬂgﬂuggiﬁﬂoxmu 18 *bd ‘80T ‘8°Q
OL MG AUVARID 3N0 40 350 LDIS3Y SNOLYINOZY TvD01 TJ138SI
“35N SMINN0 LYHE 30 INAIX3 2HI 0L 3MYS A8
GAMIS LOVHL HOVI 0 SHINMO SHL AR CINIVINVN XTLNIOP
30 TIVHS NMOHS SS300Y (3NYHS/3INVULNA 1Mo/ OVOU
JLYAM 3HL ‘LYd SHL ONIGISHENG LNGIGINOV/LOVELINGD L-¥ 3NOZ
80 0330 JO SNOLLIONGD AG OINIMMALS] SWUBHIO SSTMN .
{1-v) /STMIV 00°01 i
ULWOUIY 1 ALUGION LOFPENS THL 40 ONMINOZ LNBHND i
"A350d0Ud AHNIYENG 3y SIONVHING M3H ON
"LIGI3d SONVHING 100 AN ¥
IWNOR T STYOH ONIVLNIVA 3LVIS 330 SZONVHIND M3IN
"NOISSITNOD ONINMY I
LIIOr ALNNCD L109S-NWOL30U02D 3HL A@ TYAOHAJY QNY
MIATY IANOIL T ALH3IOUd SHL S0 NOISINICENS MIHLENI = N _—
TNV MIN 3N ONILYIND LOVHL UV 12+ 3L ) e
40 NOISKIBNS 3HL 1430 OL S1 1¥1d SHL 40 350d¥Nd I SCRW SevSarg s
— ﬁ
dIvosS OL 1LON ) I MO 0
i I
135 SSINLM
dVIN ALINIDIA !
|
m =¥ 3NOZ i
S¢ 3aMnS ‘il "8yd )
3 % 80¢ 'bd ‘Z5¢ ‘B0 !
@) e NYA3SHW 3 j
}
S !
Ltaﬁub |
]
S |
T e I
m lllll — ovso-z¥s (Zos)
$ZE0F  AM 'NMOL3DH039
] avod YNVYIHLNAD +462
w g SNIVY NHOM
8 NOEVWEOINT TOVINGD
a J




RANDY WILSON ZONE CHANGE
Staff Report to the Georgetown-Scott County Planning Commission
November 10, 2016

FILE NUMBER: ZMA-2016-56

PROPOSAL: Zone change request for
approximately .361 acres
from R-1B to B-2.

LOCATION: 801 Pike Street, Sadieville
APPLICANT: Randy Wilson

STATISTICS:

Existing Zone R-1B (Single Family Residential)
Proposed Zone B-2 (Highway Commercial)
Surrounding Zones R-1A (Single Family Residential), B-3 (Central Business District)
Acreage 0.361 acres

Proposed Use: Used Car Sales

New street required No

Water/sewer available Yes/Yes

Access Pike Street

Variance Requested None

BACKGROUND:

The subject property is a 0.361-acre tract located on the southeast side of Pike Street in Sadieville. The
subject property was formerly part of a larger tract or multiple tracts that had a business operating on it.
The proposed use is to utilize this lot for a used car business. The current zoning of R-1B is
inappropriate for this type of manufacturing/commercial use.

The Applicant is seeking to rezone the property from R-1B to B-2 {Highway Commercial).
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 legisiative body or fiscal court:

a. That the existing zoning classification given to the property is inappropriate and that the proposed
zoning classification is appropriate;

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

Part 1: The Comprehensive Plan provides guidance for consideration of zone change requests. The
requested B-2 zoning district partially complies with the Sadieville Comprehensive Plan’s Future Land
Use Map (FLU Map). The FLU Map shows the subject property to be designated as Downtown. The
downtown future land use designation is meant to apply to residential, commercial and mixed uses that
fit into the historic scale and pattern of the existing historic downtown area. The zone districts that
would be most appropriate for the downtown area would be urban residential (R-2 or R-3) and B-3
Central Business District. B-2 is typically not encouraged downtown since it allows uses that require
large area of surface parking. The use proposed, used car lot, is one not allowed in the B-3 or urban
residential zones. However, the site is relatively small at .36 acres. It is located on the edge of the
Sadieville downtown area and the proposal is to utilize the existing site and not tear down or pave large
surface areas. Therefore the B-2 District may be appropriate for this location, if the scale of development
is limited to conform with surrounding land uses.

Therefore, Part 1 does not fully apply. Part a and b should be considered.

Part a: The existing zoning classification for the subject property is inappropriate, Single family
residential is not appropriate for the current or past uses of the subject property. The proposed zoning
of B-2 {Highway Cormmercial) could be an appropriate zoning district given the site’s location on a major
road at the edge of the downtown business district. However, the B-2 zone should be limited to uses
that are in scale with the surrounding residential areas.

Since the proposed zoning district is appropriate for the intended use, Part a does apply. Part b need
not be considered.

Part b: There have not been any major changes of an economic, physical, or social nature within the

area involved that were not anticipated in the adopted Comprehensive Plan and which have
substantially altered the basic character of such area.

ZMA-2016-56, Wilson Rezoning, PAGE 2 of 3



CONCEPTUAL PLAN REVIEW:

Site Layout:

The applicant proposes to use the existing buildings on site. This includes a 12 x 30’ building with an
office and storage area and an 8' x 8' storage building, a small concrete pad and a gravel parking area.
The area to the rear of the lot is well screened from the residential lots to the rear.

Access:

The proposed lot has vehicular access from Pike Street (KY 32). The driveway and parking area is gravel.
There is no clear Vehicular Use Area (VUA) on the project site to indicate parking, ingress/egress, or
loading/unloading areas. There are no sidewalks along Pike Street in front of this site. It is
recommended that the entrance be restricted through plantings or a curb or barrier to restrict the
driveway opening to less than 40" in width. It is recommended that sidewalks be installed along the
frontage when sidewalks are extended to this area of Sadieville. Curbs or barriers if installed should
allow room for future sidewalk.

Landscaping:

The Landscape Ordinance requires a landscaping buffer between commercial zones and residential
zones. The buffer is required to be 15 feet wide adjacent to all residentially zoned property. The buffer
should be populated by 1 tree (Group A or B) per 40 feet of linear boundary, or fraction thereof, plus
either 1) a double row of 6-foot high hedge or 2) a 6-foot high, fence wall, or earth mound. Existing
landscaping can qualify towards the landscape requirement.

Waivers
None Requested

RECOMMENDATION:

Based on the findings that the requested zone change does satisfy the requirements of KRS 100.213,
staff recommends approval of the zone change request from R-1B to B-2 for 0.361 acres located on Pike
Street in Sadieville with the following conditions.

1. The applicant shall comply with the landscaping requirements of the landscape and land use
buffers ordinance.

2. The applicant shall be limited to the sign allowance for a B-1 (neighborhood commercial) zone.
Freestanding signs are limited to monument type signs a maximum of 8’ high and 50 square feet
in area.

3. Vehicle entrance shall be a maximum of 40’ in width.

ZMA-2016-56, Wilson Rezoning, PAGE 3 of 3
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ONLINE TRANSPORT
Staff Report to the Georgetown-Scott County Planning Commission
' November 10, 2016 ‘

FILE NUMBER: PDP-2016-57

PROPOSAL: Preliminary Development
Plan for an 11,200 square
foot facility for a trucking

company.
LOCATION: 656 Delaplain Road
APPLICANT: Online Transport, Inc.
CONTACT: Jerry F. Keith, PE
STATISTICS:
Zone I-1 Light Industrial
Surrounding Zones A-1 Agricultural & I-2 Heavy Industrial
Acreage 10.1 acres
Water/Sewer Availability  Yes/No
Access Old Delaplain Road
Parking Required 12 spaces
Parking Provided 12 spaces total; 1 handicap
Variances/Waivers Gravel for a portion of the vehicular use area
BACKGROUND:

The Project Site is roughly 10 acres in size and zoned I-1. The adjoining properties to the north, east, and
west are zoned A-1, Agricultural, and the property to the south is zoned I-2, Heavy Industrial. The project
site is bounded by Sims Pike to the east, and Old Delaplain Road to the south. The Applicant proposes
an 11,200 square foot building and a vehicular use area intended for parking, storage, and light
maintenance of trucks. At the TRC meeting, the Applicant indicated there might be some oil changes or
similar light maintenance done on the trucks at the site, but all major repairs would be performed off-
site.

Site Layout:

The proposed development meets the i-1 district's requirements for setbacks. The proposed
development is allowed to have up to 50% building coverage on the lot. The Applicant is only proposing
roughly 2.5% coverage. The proposed building will be 20 feet tall, which is well within the maximum



allowable height of 6 stories or 75 feet. The Applicant indicated there would be six employees on the
site, with the possibility of that going up to 8 in the future.

Parking and Circulation:

Access to the Project Site is from Old Delaplain Road. The Applicant is proposing a paved entrance
extending into the project site and providing access to the parking spaces and the proposed building.
The Applicant is also proposing to pave the area near the northern property line, The Applicant is
proposing an area roughly 117,000 square feet to be graveled, minus the building area and paved areas.

The Applicant is showing twelve (12) parking spaces on the development plan, which meets the
requirements of the Subdivision and Development Regulations. One of these spaces is proposed to be
handicap accessible.

Land Use Buffers and Landscaping:

The Applicant is proposing to preserve existing trees on the Project Site. The indicated trees to be
preserved cover roughly 9.5% of the Project Site. For industrial use properties, if 5% or more canopy
coverage is proposed to be preserved, no new trees are required to meet the canopy standards.

The Applicant is showing a landscaped island that will meet the requirements regarding the size of a
landscaped island for the 12 proposed parking spaces. The island, however, does not contain a tree.
Staff recommends waiving the requirement for a tree in the island for two reasons. First, there are
overhead utility lines, which would restrict the height of any tree placed in the island. Second, the
Applicant is proposing to exceed the canopy requirements through tree preservation. The Landscape
Ordinance exempts industrial loading and unloading areas from interior VUA landscaping requirements,
so the graveled areas will not require landscaped islands.

The vehicular use area is also required to be screened from the right-of-way. The existing vegetation
proposed to be preserved on the western side of the property should provide screening of this area
from the right-of-way. Should the Applicant decide to clear this vegetation to an extent where the
screening is less than what is required by the Landscape Ordinance, the Applicant should install
additional plantings to bring the site into compliance.

RECOMMENDATION:

Staff recommends approval of the Preliminary Development Plan for an 11,200 SF building. Staff
recommends approval of a waiver to allow gravel to the extent which the Applicant is proposing. Staff
also recommends waiving the requirement for a tree to be planted in the landscaped island. If the
Commission grants approval of the application, staff recommends the following conditions be attached:

Waivers:
Recommend Approval:
1. Allow gravel in those perimeter areas shown on the Preliminary Development Plan.
2. Allow the excess tree canopy to meet the requirement for a tree to be placed in the landscaped
island.

PDP-2016-57, Online Transport, Page 2 of 3



Conditions of Approval: ;

1.

2.

W

)
A landscape plan shall be included with the Final Development Plan indicating all trees to be
preserved during construction.
A Final Stormwater Management Plan must be submitted and approved by the Planning
Commission Engineer prior to approval of the Final Development Plan.
All applicable requirements of the Subdivision & Development Regulations.
All applicable requirements of the Zoning Ordinance.
Prior to (as part of) the Final Development Plan approval, the applicant shall provide the
Planning Commission staff (GIS division) with a digital copy of the approved plan.
Prior to any construction or grading, a Final Development Plan, including all required
construction plans, shall be approved by the Planning Commission staff and the applicant shall
schedule a Pre-Construction Meeting with the Planning Commission Engineering Department to
review construction policies and to establish inspection schedules. This includes a Grading
Permit with fee and a Land Disturbance Permit with erosion control surety.
Should any of the landscaping be removed from the Project Site, the Applicant shall install new
plantings to ensure proper screening as described by the Landscape Ordinance.
The landscaping buffer along the north and western property lines can be waived if a signed
affidavit is presented to Planning Commission staff from the neighboring property owner,
The Applicant shall file a consent to annexation with the City of Georgetown.

PDP-2016-57, Online Transport, Page 3 of 3
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MARY BREEDEN ESTATE ZONE CHANGE
Staff Report to the Georgetown-Scott County Planning Commission
November 10, 2016 !

FILE NUMBER: ZMA-2016-58

PROPOSAL: Zone change request for
approximately 30.2 acres
from A-1 to R-2 & C-1.

LOCATION: East Main Extended

APPLICANT: Daniel Breeden

STATISTICS:

Existing Zone A-1 (Agricultural)

Proposed Zone R-2 (Medium Density Residential) & C-1 {Conservation)

Surrounding Zones A-1 (Agricultural), R-2 PUD (Medium Density Residential), & R-3 (High Density
Residential)

Acreage 30.2 acres

Proposed Use: Forty-one (41) six-plexes

New street required Yes

Water/sewer available Yes/Yes

Access East Main Extended

Variance Requested None

BACKGROUND:

The subject property is a 30.2-acre tract located north of East Main Extended. The Applicant is
proposing to rezone and annex the property to prepare it for urban development. The subject property
is located within the urban service boundary for the City of Georgetown.

The Applicant is seeking to rezone the majority of the property from A-1 (Agricultural) to R-2 (Medium
Density Residential). The portions of the property that are proposed to be rezoned to C-1 include
Elkhorn Creek and its floodplain, areas with steep slopes, and areas having the potential to be sinkholes.

LEGAL CONSIDERATIONS:

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



1
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 areaq.

Part 1: The Comprehensive Plan provides guidance for consideration of zone change requests. The
requested R-2 & C-1 zoning districts comply with the Comprehensive Plan’s Future Land Use Map (FLU
Map). The FLU Map shows the subject property to be designated for urban residential use. The
Environmental Quality Element of the Comprehensive Plan recommends all creek conservation corridors
and environmentally sensitive areas be rezoned to C-1.

Therefore, Part 1 does apply. Part a and b need not be considered.
CONCEPTUAL PLAN REVIEW:

Site Layout:

The proposed layout shows forty-one (41) two-story buildings, each containing six (6) dwelling units.
There are a total of 246 proposed dwelling units shown on the conceptual plan. The R-2 zoning district
allows residential development with a maximum density of 12 units per net acre. The conceptual plan
shows 22.8 net acres of developable land. This amount of acreage would allow for a greater number of
units than the Applicant is proposing, but the proposed number of units is appropriate. The proposed
zone would allow for a total of 273 dwelling units.

The subject property is near Elkhorn Creek, which is an environmentally sensitive area. It is also near
the edge of the urban service boundary. These factors make it appropriate that the approved number
of units remain below the maximum for the proposed zoning district.

Access:

The conceptual plan shows two entrances located on East Main Extended. This is appropriate given the
number of multi-family units that are being proposed. The Subdivision and Development Regulations
require that any developments with 200 or more multi-family units have a second entrance. The
Applicant is showing stubs to the neighboring properties, which will increase the connectivity when
these properties develop.

ZMA-2016-58, Mary Breeden Estate, PAGE 2 of 3



Concgptually, the roads will have a 50' right-of-way. The maximum length of a block will be roughiy 490
feet. The limited length of blocks will make the development much more pedestrian friendly. The
conceptual plan has a connectivity index of 1.7 (17 links / 10 nodes). This represents a high level of
connectivity.

Landscaping:

The Landscape Ordinance requires a landscaping buffer between multi-family zones and single-family
zones. Single-family residential is a permitted use in the A-1 zone, so any development plan for the
subject property should contain a 10-foot landscaping buffer along the eastern and western property
lines. This buffer shall be populated in accordance with Section 6.12 of the Landscaping Ordinance. This
can be waived if the neighboring properties develop into multi-family zones in the future,

Any future development will need to take into account the tree canopy requirements of the Landscape
Ordinance.

Waivers
None Requested

RECOMMENDATION:
Based on the findings that the requested zone change does satisfy the requirements of KRS 100.213,
staff recommends approval of the zone change request for 30.2 acres located north of East Main
Extended. If the Commission recommends approval of this application, staff recommends the foliowing
conditions be attached:
1. The Applicant shall request annexation into the City of Georgetown concurrently with the zone
change.
2. The Applicant shall return to the Planning Commission for Preliminary Development Plan
approval.
3. Property perimeter buffering shall be provided to meet the requirements of the Landscape and
Land Use Buffer Ordinance.
All stormwater runoff shall be managed so as not to create additional off-site impacts.
All applicable requirements of the Zoning Ordinance and Subdivision and Development Regulations.
All requirements of GMWSS regarding the provision of sanitary sewer and water.

ownha
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WHITAKER BUSINESS PARK ZONE CHANGE
Staff Report to the Georgetown-Scott County Planning Commission
November 11, 2016

FILE NUMBER: ZMA-2016-59

PROPOSAL: Zone change request for
125.91 acres from A-1
(Agricultural) to B-5
(Commercial Park), 50.31
acres from R-2 (Medium
Density Residential) to B-
5 (Commercial Park) and
10.52 acres from R-2
{Medium Density
Residential) to P-1
(Professional Office)

LOCATION: West of I-75 at the new
interchange road to
Champion Way
APPLICANT: Whitaker Land Company,
Ltd.
ENGINEER: Al Gross, EA Partners,
PLC
STATISTICS:
Existing Zone 125.91 acres in A-1 (Agricultural) and 80.83 acres in R-2 {(Medium
Density Residential)
Proposed Zone 176.22 acres in B-5 (Commercial Park) and 10.52 acres P-1
(Professional Office)
Surrounding Zones surrounding properties include A-1 (Agricultural), C-1 (Conservation),
R-2 (Medium-Density Residential), and B-4 to the south.
Acreage Site is 186.74 acres within a larger area of land owned by the

Whitaker Land Company, a portion of which is planned for single-
family residential development at present.



STATISTICS: (cont.)

Proposed Use Retail, office and light industrial
New street required Yes

Water/sewer available  Yes/Yes

Access Via new road from new interchange
BACKGROUND:

The subject property is a 186.74-acre parcel within the northern Georgetown Urban Service
Boundary, currently zoned A-1, Agricultural and R-2, Medium Density Residential. The zoning of
adjacent properties includes A-1 (Agricultural) and R-2 (Medium Density Residential).

The subject property is located on the west side of I-75, to the east of Champion Way (KY 32) on
both sides of the new interchange access road (KY 3552). The site is bounded on the north by
the Norfolk Southern rail line. The site has a gently sloping topography that drains from south
to north. The property has been used for agricultural purposes in the recent past. There are
existing mature treelines along the northern property boundaries with a significant amount of
floodplain along Dry Run Creek. There is sanitary sewer and all utilities available to the
property. The site also has good visibility from Champion Way, I-75 and the new KY 3552.

Proposed Zoning and Land Use:

The subject property is 186.74 acres in size. 125.91 acres is zoned Agricultural (A-1) and 60.83
acres is zoned R-2. The R-2 area was annexed and rezoned in the late 1990's as part of the
Thoroughbred Acres development. The Agriculturally zoned portion was annexed by the City of
Georgetown approximately 5 years ago, but was not rezoned at that time.

The applicant is seeking a zone change from the existing A-1 and R-2 to B-5 {Commercial Park)
for the area north of KY 3552 and from R-2 to P-1 {Professional Office) for an area south of the
new interchange road (KY 3552).

Legal Considerations:

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

Section 100.213 Findings necessary for proposed map amendment - Reconsideration.

1. Before any map amendment is granted, the planning commission . . . must find that the map
amendment is in agreement with the adopted comprehensive plan, or, in the absence of such a
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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: This zone change proposal is not in agreement with the Comprehensive Plan in that the
adopted Comprehensive Plan Future Land Use Map (last updated in 2006) designates the area
proposed for zone change as urban residential. B-5 and P-1 are both Commercial Zone
Districts. The current 2016 Draft Comprehensive Plan Future Land Use Map designates this area
as a mixed use area, where more concentrated urban development would be appropriate. The
map is in draft form and will not be finalized until early 2017, after public review.

In finding that the zone change request for B-5 and P-1 are not in agreement with the current
future land use map, either condition a or b must be satisfied in order to grant this request.

Condition a: The existing zoning classification for the subject property is inappropriate.
Agricultural (A-1) and Medium Density Residential (R-2) may be inappropriate once all the
current road improvements are completed. The subject property is within the urban service
boundary and has at least a % mile of frontage on a major arterial road with access, exposure
and/or visibility from a major interstate, two major urban arterial roads and a busy rail line.

Condition b: There have been major changes of an economic, physical, or social nature
within the area involved that were not anticipated in the adopted Comprehensive Plan
and which have significantly altered the basic character of the area. There have been
major changes in the area that were not anticipated in the 2006 Comprehensive Plan. Namely,
the new interchange at exit 127 of I-75 which is currently being constructed in order to provide
safer and more convenient access to the Toyota Plant for employees and freight traffic and to
relieve some of the peak hour congestion in the Cherry Blossom commercial area. This
interchange includes a new arterial road between Cherry Blossom and Champion Way that will
significantly improve traffic movement in northern Georgetown, by opening up another east-
west connection across |-75.

It can be argued that both condition a and b apply to the subject property.
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Conceptual Plan Review:

The conceptual plan and zone change request seek approval for zoning that would allow a
major retail development and office/commercial park north of KY 3552 between I-75 and
Champion Way. The conceptual plan shows two boulevard entrances leading north from KY
3552 intersecting with a circular road around a large water feature and open space. This circular
road would serve as access for big box retail development with multiple commercial outlots.
The commercial/retail area is shown as approximately 63 acres with 548,000 SF of gross floor
area, most of which is currently zoned R-2 (medium density residential). To compare the scale
to an existing development, the Georgetown Walmart Shopping Center and outlots cover 42.9
acres with 320,560 SF of gross floor area.

The commercial road would continue to the east to a large multiple lot business park with an
estimated 53.6 acres of usable area allowing for an estimated 817,000 SF of buildings when
built out. To the south of KY 3552 buffering the planned residential areas further to the south
would be an area of Professional offices approximately 7.6 acres in size.

The subject property contains a significant amount of floadplain and the applicants are
proposing to leave most of that area as open space. In addition, stormwater detention and
water quality would be provided by utilizing some of the open space areas and providing a large
8-acre water feature surrounded by a multi-use trail and open space. An open space buffer with
a multi-use trail surrounds the commercial retail area.

The conceptual plan is well thought out and could be an attractive, positive tax generator for
the City of Georgetown. The main question is that of scale. Can Georgetown support another
commercial development of this scale and would the traffic it would potentially generate
overwhelm the new interchange road (KY 3552). One of the main ancillary benefits of the new
KY 3552 roadway is that it provides a needed connection from Georgetown’s northeast side to
the northern leg of the bypass. If this new road is overwhelmed with new development, this
benefit disappears.

Traffic Study:

The traffic study submitted by the applicants looked at the traffic impacts from the proposed
development on the two intersections from KY 3552 serving the proposed development and the
intersection of KY 3552 with Champion Way just west of the subject property. KY 3552 is
currently under construction and due to open to traffic in early 2017. KY 3552 is a four lane
roadway with a landscaped center median. There is also an 8 multi-use path along and within
its southern right-of-way,

Since KY 3552 is under construction it has no existing traffic count data. The applicant therefore
used projected traffic volumes for the opening year 2015 and design year 2040 from the
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Kentucky Transportation Cabinet Interchange feasibility study as the baseline numbers. Then
the proposed land uses, acreages and square footage of building at build out were used to
indicate the amount of proposed development. The proposed build-out year for the
development was 2026.

Analysis was undertaken for current year no-build, 2026 no-build and 2026 full build-out.

To summarize the findings, the traffic study showed that the three intersections studied will
need significant construction modifications in order to accommodate the proposed
development including the following;

Champion Way/KY 3552: Introduce dual left turn lanes onto KY 3552 at the signalized
intersection.

Site Access West Intersection 2: Construct median opening and add left turn auxiliary lanes.
Construct signalized intersection. Development approaches are recommended to have one
right turn lane and one left/through lane for exiting traffic.

Site Access East Intersection 3: Construct median opening and add left turn auxiliary lanes to
KY 3552. Construct right turn auxiliary lanes to KY 3552. Construct signalized intersection.
Development approach north of KY 3552 is recommended to have one right/through lane and
two left turn lanes for exiting traffic. Development approach south of KY 3552 is recommended
to have one left/through lane and one right turn lane for exiting traffic.

Environmental Considerations:

The subject property contains a significant amount of floodplain along Dry Run Creek with runs
along the northwest boundary of the site before flowing west under the Norfolk Southern rail
line. The floodplain encroaches into much of the planned Business Park area and crosses the
proposed roadway in a number of places. The proposed Concept Plan protects much of the
floodplain as open space; however, much of the floodplain is in otherwise buildable ot area.

FEMA is currently in the process of updating flood maps for Scott County this year. In addition,
the current and proposed Comprehensive Plan update recommend that floodplains be rezoned
to C-1 Conservation as part of any property rezoning. It is recommended therefore that the
area proposed Business Park not be approved at this time.

FINDINGS:

The area proposed for rezoning is located within the Urban Service Boundary and City Limits of
the City of Georgetown. It has access to all necessary utilities to serve the proposed
development. The proposed land use changes are not in agreement with the current
Comprehensive Plan. However, there have been significant changes of a physical nature not
anticipated when the last Comprehensive Plan was considered and adopted; specifically, the
construction of the new interchange and KY 3552 bisecting the subject property.
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The subject property is a potentially significant traffic generator that could negatively impact
traffic flow in northern Georgetown. The potential square footage of buildable
commercial/retail and office area of 1.4 million square feet is more than 50% of the total
commercial building square footage in the City of Georgetown today, estimated at 2.6 million
square feet. The planned business park contains a large area of floodplain whose boundaries
are subject to change with new the floodplain maps being proposed by FEMA in 2016.

RECOMMENDATION:

Based on the findings that the requested zone change partially satisfies the requirements of
KRS 100.213, Staff recommends approval of the zone change request for the shopping
center/retail area as shown on the submitted concept plan from A-1 and R-2 to B-5 and for the
area south of KY 3552 as shown on the concept plan from R-2 to P-1. It is recommended that
the application be amended to remove the area designated commercial/business park at this
time. Staff recommends approval for the area as stated above, with the following conditions of
approval.

Conditions of Approval:

1. Applicant shall be responsible for all on-site and off-site traffic improvements identified
in the submitted traffic study.

2. Applicant shall rezone any floodplain areas C-1 Conservation once floodplain maps are
finalized.

3. All development shall conform to the environmentally sensitive lands ordinance including
the identification of all environmentally sensitive lands on Preliminary Subdivision Plats
and Development Plans.

4. The Appiicant shall return to the Planning Commission for Preliminary Subdivision Plat
and Preliminary Development Plan review.

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

6. All requirements of GMWSS regarding the provision of sanitary sewer.

7. Street trees shall be provided on Preliminary Plats and Plans as proposed on Concept
Plan.

8. Multi-use trails shall be a minimum of 8 in width.
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