GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
PLANNING COMMISSION AGENDA
NOVEMBER 12, 2026
6:00 p.m.

COMMISSION BUSINESS

oNw»

Approval of October invoices

Approval of October 8, 2026 minutes
Approval of November 12, 2026 agenda
Items for postponement or withdrawal

OLD BUSINESS

A.

PDP-2026-39 Bluegrass Petroleum Liquor Store - Preliminary Development Plan for 5,740 square
foot multi-tenant commercial and restaurant building with associated parking and landscaping

located at 355 Connector Road.

PDP-2025-63 Vuteq Qutdoor AC Unit Addition - Amendment to an approved plan to include
installation of an exterior Ground Mounted HVAC Unit (GMU) to be located along Lemons Mill

Road at 100 Carley Drive.
ZMA-2026-43 ICAST-Infrastructure Precast inc. - Zoning Map Amendment from B-2 (Highway
Commercial) to |-2 (Heavy Industrial District) located at 112 Triport Circle. PUBLIC HEARING

NEW BUSINESS

D.

ZMA-2026-44 Meridian Point - Zoning Map Amendment from B-1 (Neighborhood Commercial) to
R-3 (High Density Residential) located at 2463 & 2467 Cynthiana Road . PUBLIC HEARING
PDP-2026-48 793A Lemons Mill Road - Preliminary Plan for infill development of an existing site;
land use as a Commercial Drivers’ Licensing school at 793A Lemons Mill Road.

PDP-2026-58 Canewood Retail Center Amended - Amended Preliminary Development Plan for
parking addition for approved development plan located at 107 Canewood Center Drive.

Farm Stand Ordinance - PUBLIC HEARING

IV. OTHER BUSINESS

A. Data Centers Ordinance
B. Goals & Objectives Update
C. Update of Previously Approved Projects and Agenda Items



GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
REGULAR MEETING
MINUTES
OCTOBER 8, 2026

The regular meeting was held at Scott County Courthouse on October 8, 2026. The meeting was
called to order by Vice Chairman Duwan Garrett at 6:00 p.m. E.T, Present were Commissioners
Duwan Garrett, James Stone, Tristin Black, Malissa Adair, Brad Green, and Harold Jessie,
Planners Elise Ketz, Rhett Shirley, Mark Carper, Noah Smith, Toshi Tusam, Director Holden
Fleming, Engineer Ben Krebs, and Attorney Charlie Perkins. Absent was Chairman Mary Singer,
Commissioners Jessica Canfield and David Vest.

Motion by Black, second by Green to approve the September invoices. Motion carried.

Motion by Stone, second by Green to approve September 10, 2026 minutes. Motion carried.

Motion by Jessie, second by Black to approve September 17, 2026 minutes. Motion carried.

Motion by Green, second by Adair to approve October 8, 2026 agenda. Motion carried.

Postponements or Withdrawal

Josh Weber, representing Vuteq, requested a postponement until next month for PDP-2025-63. Motion

by Green, second by Jessie, to postpone PDP-2025-63 until next month'’s regular meeting. Motion
carried unanimously.

Harold Simms, representing ICAST, requested a postponement until next month for ZMA-2026-43.
Motion by Jessie, second by Black, to postpone ZMA-2026-43 until next month’s regular meeting.
Motion carried unanimously.

Dat nters Ordinance

Mr. Fleming spoke of the changes to the Data Center Ordinance since the last meeting on September 17,
2026. There were discussions regarding adopting a 1,500-foot setback, proposing regulations
prohibiting water as the primary liquid for any liquid cooled system, proposing a solar energy system
over the roof and within the VUA of any proposed site, reducing the allowable decimal levels at the
property perimeter, adding religious facilities as a sensitive use requiring increased setbacks, and
clarified enforcement procedures for noise complaints.

Commissioner Jessie questioned if compliance reporting could change the yearly requirements.



Commissioner Green suggested data centers must pay for yearly compliance requirements.

Commissioner Black stated he is in favor of yearly compliance requirements and questioned if it could
be an independent verification. Mr. Perkins stated a professional would have to certify the test results.

Commissioner Black stated he would like to revert to the 1,500-foot setback.
After further discussion, motion by Black, second by Jessie, to revert to the 1,500-foot setback and

to the 2,000-square foot setback for any emission points or smokestacks from KLC model
ordinance, Motion carried 5-1 with Adair dissenting.

Commissioner Black requested staff to explore caps on acreage amounts that could be used for a data
center.

Commissioner Black suggested adding a requirement that any applicant must pay for a home appraisal
within a mile and that any change of value would have to be notified during the conditional use process.

Motion by Black, second by Jessie, to require a home appraisal value before a conditional use
permit is approved. Motion carried unanimously.

Commissioner Black requested explanation of the community benefits agreement. He requested hiring
of local workers, funding for community projects and amenities.

Motion by Black, second by Green, to require hiring of local workers, funding for projects, and

energy efficiency of utilities. Motion carried unanimously.

After further discussion, motion by Jessie, second by Black to approve the substantiable metrics
and power unit effectiveness (PUE). Motion carried unanimously.

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

Lynne Brooks, 102 Hawthorne Court, questioned clarification of the proposed decibel level,
Commissioner Black stated that 30 decibels is the proposed level.

Ms, Brooks questioned where the rest of the electricity would come from. Mr. Fleming stated 25% must
come from renewables with the remainder coming from additional on-site generation not utilizing
renewables or through other available utility sources.

Nate Reeves, 108 Kingston Drive, stated a lot of his concerns have been answered during this meeting.
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Sophia Lynn, 2663 Oxford Village Lane, stated some of her concerns have been answered during this
meeting but stated there are endangered species in Scott County that a data center could interrupt.

Norris Stacy, 3490 josephine Road, stated his concern about the closed landfill in northern Scott County
and suggested data centers could be underground.

Commissioner Black left the meeting.

Farm Stand Ordinanc

Mr. Fleming spoke of changes to the Farm Stand Ordinance. He stated the definition of agricultural uses
had changed to add, storage and sales to the list of approved actions associated with ag and
horticultural use. He stated a farm stand is defined as a temporary or permanent structure with or
without electricity used for the retail sale of agricultural products primarily grown, raised, or produced
on-site of the farm that the stand is located. He stated unless staff receives calls about the farm stand,
the farm stand will be left alone. He stated farm stands are being added as an allowed use in the A-1
agricultural zone.

He stated farm stands would need to be set back 50-foot from all property lines consistent with existing
A-1 setbacks. He stated that the structure would be limited to 1,000 square feet of enclosed space and
1,000 square feet of external display area. He stated signs need to be less than 32 square feet and six
feet in height. He stated off-street parking must be provided at least 50 feet from the property line.

Commissioner Jessie questioned if someone wanted to put gravel for parking would that be allowed.
Mr. Fleming stated that is up to the farm owner.,

Roger Quarles, 1689 Lemons Mill Road, submitted new language wrote by Soil Conservation Board. He
questioned if the proposed ordinance had been reviewed by the County Attorney. Mr. Perkins stated
himself and the county attorney had reviewed the document.

Mr. Quarles stated they would prefer farm stand to be called a point of sale area instead. He stated
another part they would like to change is the square footage. He wants square footage limitations
deleted since an accessory building is already altowed in the A-1 zone. He stated parking should just be
simplified to state that it would be located on the farm owner’s property. He suggested that the
Planning Commission use his draft.

Mr. Fleming stated he does like the point-of-sale idea, but he does want to keep a square foot limit on
farm stands.

Terry Keown, 2298 Cincinnati Pike, explained current fees and requirements of being a Kentucky Farm
Bureau roadside stand. She stated there are already requirements, certifications, and fees governing all
those areas. She emphasized less is best for additional regulations.



After further discussion, Motion by Adair, second by Jessie, to include the verbiage that addresses
under 100-square foot farm stands. Motion carried unanimously.

After further discussion, Motion by Green, second by Adair, to add point of sale definition to the
farm stand ordinance. Motion carried unanimously.

Qnline Permitting

Mr. Fleming gave an update and presentation on the new online permitting software GovWell.

Vice Chairman Garrett adjourned the meeting.

Attest: Mary Singer, Chairman

Charlie Perkins, Secretary



BLUEGRASS PETROLEUM LIQUOR
PRELIMINARY DEVELOPMENT PLAN

Staff Report & Determination for the Georgetown-Scott County Planning Commission
November 12, 2026

FILE NUMBER: PDP-2026-29

PROPOSAL: Preliminary
Development Plan for
a 5,740 square foot
multi-tenant
commercial and
restaurant building
with associated

parking and
landscaping
LOCATION: 355 Connector Road s
OWNER: Bluegrass Petroleum |a
LLC al
[}
APPLICANT: Joshua Trent &
=
CONSULTANT:  David Gibson, Gibson ol
Engineering & L\
Surveying *
§'~A
S
/g‘;jﬁ* b))
STATISTICS: N
Existing Zone: B-2 (Highway Commercial) A
Surrounding Zones: B-2
Site Area: 1.03-ac
Proposed Development: Multi-Tenant Commercial Building
Access (Direct): Connector Road [KY-2906]
Access (Nearest Arterial): Paris Pike [US-460] or Cherry Blossom Way [US-62]

BACKGROUND:

The Project Site is a2 1.03-acre, B-2 zoned parcel located approximately 0.5 miles south of the
intersection of Connector Road and Cherry Blossom Way. The proposed use of the site as a multi-tenant
office and/or commercial building is by-right in the B-2 zoning district. The surrounding area consists of
several commercial single-tenant and muiti-tenant developments between Paris Pike and Cherry
Blossom Way.



As no deviation from the objective standards set forth in the Zoning Ordinance, Subdivision &
Development Regulations, and Landscape & Land Use Buffers Ordinance, the determination of this
application shall be ministerial. Despite this, the application is listed on the agenda of the November 12,
2026 meeting of the Planning Commission due to the notices sent having referenced that the
application is subject to a Planning Commission public review and meeting.

SITE PLAN REVIEW
The development plan depicts a multi-tenant commercial building with a restaurant measuring 82 feet

by 70 feet (5,740 square feet).

Setbacks & Lot Layout
The building standards for the B-2, Highway Commercial, zone are as follows:

- 50-foot front yard setback

- 0O-foot side yard setback

- 0-foot rear yard setback

- 6-story and 75-foot maximum height

- 50% maximum building ground coverage of lot

The proposed building satisfies the minimum building setback, maximum number of stories and
maximum height requirements. The building also satisfies the requirements for maximum building lot
coverage, as the proposed development would result in building ground coverage of 12.79%.

Access:

The site is accessed by one entrance onto Connector Road. Connector Road is a state-maintained
roadway with center turning lane measuring approximately 30 feet wide at the entrance to the building.
Connector Road does not have sidewalks, so construction of a sidewalk is not required at this time.
Funding for improvements to Connector Road has been included in the 2024-2030 KYTC 6-Year
Highway Plan, however the exact timeline for construction has not been established by the Cabinet.

Parking:

Per the Subdivision & Development Regulations, restaurants are required to provide 1 parking space for
every 150 gross square foot; equivalent to 39 spaces (2 ADA accessible). The proposed development
plan depicts40 parking spaces (2 ADA accessible), thus meeting this requirement.

Stormwater Management:

Stormwater is proposed to be handled in an underground system along the north portion of the parking
lot. Maintenance and construction of the stormwater system would be subject to all applicable locai,
state, and federal regulations, including the filing of a Stormwater Management agreement.

Landscaping & Land Use Buffers:

Section 6.12: Property Perimeter Requirements

The proposed development does not require property perimeter landscaping pursuant to the Landscape
& Land Use Buffers Ordinance Section 6.12.

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 an adjoining property, and for those areas to be populated with 1 tree per
40 feet of linear boundary plus a 3-foot-tall continuous buffer. Areas to the north, west, east, and south
of the VUA require additional tree plantings to meet this requirement, which the Applicant is aware of.

PDP-2026-58 Canewood Retail Center Amended, Page 2 of 4



Section 6.22: Interior Landscaping for Vehicular Use Areas

The Landscape & Land Use Buffers Ordinance requires an 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. The
plan shows 25,150 SF of VUA, equivalent to 2,515 SF of ILA required for the property. Additional tree
plantings and area dedications require additional tree plantings to meet this requirement, which the
Applicant is aware of. The final landscape plan shall need include the correct amount of ILAs and ILA
trees to satisfy the requirements of the Ordinance.

Section 6.2215: Minimum Canopy Requirements

The site has no existing tree canopy that will remain post development. As a commercial development,
the Applicant is therefore required to install 24% of the total site area as tree canopy, equivalent to
10,768 SF of canopy. The preliminary development plan shows 24 large trees, equivalent to 18,000 SF of
tree canopy. demonstrating that the Applicant can meet the standards of the ordinance. Diverse species
requirements and existing utility lines may impact the feasibility of the plantings, which the Applicant is
aware of the requirement. The final landscape plan shall need include the preserved tree canopy and
satisfy the requirements of the Ordinance.

Lighting
Per the Zoning Ordinance, exterior illumination shall be directed away from adjoining properties. The
photometric plan shall be reviewed in detail as part of the Final Development Plan review.

FINDINGS

1. The application is for a 1.03-acre B-2 zoned property located off Connector Road. The request is
to develop the property with a 5,740 SF multi-tenant commercial and restaurant building with
associated landscaping and parking. The use is by-right in the B-2 zoning district.

2. There are no concerns regarding access, vehicular use area, landscape, environmental aspects, or
hydrology on the parcels.

3. The preliminary development plan meets all requirements of the Zoning Ordinance and
Subdivision & Development Regulations.

RECOMMENDATION:

Staff approves the Preliminary Development Plan for a 5,740 SF multi-tenant commercial and
restaurant building located at 355 Connector Road with the following variance(s) and conditions of
approval:

Conditions of Approval:

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

2. Anyrevisions or amendments to the approved Preliminary Development Plan shall be reviewed
and approved by the Planning Commission staff.

3. 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.

4. 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.
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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. 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.

7. A species-specific landscape plan shall be included with the Final Development Plan indicating all

trees to be preserved during construction as applicable.
8. All requirements of the Georgetown Fire Department regarding fire hydrant locations and

emergency vehicle accessibility.
9. All requirements of applicable utility companies regarding service provision and easements.

This letter serves as notice of preliminary development plan approval. If you have any questions,
please feel free to call (502) 867-3701.

Sincerely,

Holden A. Fleming, AICP
Director

PDP-2026-58 Canewood Retail Center Amended, Page 4 of 4



SITE INFORMATION
TONE

Bz
LOT AREA +1.03 BLRES o pht JoF SF
LOT COVERAGE "%
IOPOGRAPHIC LEGEND

REQUIRED PARKING STALLS B7L0 SF 50 $F PEA STALL © 38 STALLS.
PROPOSEC PARKING STALLS 40 STALLS
REGUIRED HANDICAP STALLS z
PROPOSED HANDICAP STALLE z £ ConToun
VEMILULAR USE aREA 12508 SF
TOTAL IMPER %, ARES 152050 §F GGG GG gay L
—LLLLLLLLT ovmsad COWNUMCAION LNE

LANDSCAPE REQUIREMENTS o e  OVERMEAD ELECTAC LN
VUA 125,150 SF /" ————— STOMM SCWER PP

= SAMINRY SEWER PIPE

WNTE Rt AREA NECrUWeE D 150 S5
INTERIUR AREA PROVIDED 13
WIERR TREES MEQURED IS0 86 < | TREE | Z43 SF i 0 TREED - = WATCA LWE
WNIEDOR TREES PROYOED n .
EMSTING CANOPT o8 - AMUTY POLL B somu s st
CANGFT REOU RLD ¥rs s S - UBn PO 6 SAUTARY STWER WANMOLE
CARDRY PROYIDED 20 TREES a1 P38 oS
’ - y UILTY AOLE AR ) CLEAM-OUY

LOMTREL, PORT (@ nrcme Box
GaS WETER 8 ncmc v
GAS VALVE [OJRLTEE g
WATCR MCTER { s

WATER VALVE [ I TP
FIRE. HYDRANT & A unT

DAPOPDVETT

OWNER:
PRAGNESH PATEL

2332 CROSS CREEK TRACE
LEXINGTON, KENTUCKY 40509

(M} 859.552.3377

RTIFICATI HINARY.
I HEREBT CIMI P Thdl T ARE, PRV DELT SPHFH® P A HERE

Ok S
BLEN OLAD O COMPLY WAEH THE SUBDIVTUACH A} 36 VEL OFHE T BE CAL A" GRS | OB
GECRGE0A A0 BCOTT COLNTY_ RENTLEAY WiTm Irl TLoPras 0= Suln
VAR ANCES IF AN LS ARE NOTED #h THE H_T S 08 " P dasare SO 310
APsScYAs] XN woTlc i uee (o /aSHonTE n-l TN T BEGre
CORSTAUCTION O DATAIN & ML D RGP

VICINITY MAP - NOT TO SCALE

FLANSIMG ©OHPRSSION SF CRE 143T a0
/ §{WLi AN GLRTI r T ) am o aRE) THE EwallAIE] OF THE PROPERTY Sown

I . %0 DESCIID CEREC AND YHAT - {WEL HERERY S0OFT Tra PLAT P.&h OF T-€

. AT —a

wehvy outy S ?.:,’.:::;:u";ﬁ.::&‘:gg;‘:;::.‘:.':; o

ad i 125N
/ AEFHALT PAVING U T AR K o
| | o 1
| —— ] ~
Dal Jw Py
o P-4
| by o -1
X g <,
o } ] S5
| w w5
4w o D
o Owl o~
HEAVY DUTY H & gl =z
ASPHALT PAVING S | oulouw
Ty T Y] a z .
- | al zz
TEE
¥ HEAvY DUTY _r = ) g © =
/ ASPHALT PAVING = axg| o
; [ [CRS¥ BT
=3 | W o
| 3 b Sa e
V I "1
1
0 PROPOSED 82°K70
LEASE SPACE 5740 GSF; VB L o oeg
FUTURE JIHMY  CONSTRUCTION
Jonns FFE. 877.0

P, S —— -
HEAYY DUTY 7 :
ASPHALT PAVING

PROPOSED
DETENTION
AREA

SN =g

NO REVISIONS DETE
1

2

3

&

yi

S65°11I'L9°E - | HEAvY DUH / ORAFTING JT  ENGINEER BDG
355 8 =t L /" BSPHALT PaviiG
_IF . ——- _—— - 4 — — - i DATE MAY J 202%
}{( SECI0E L &3 I -| B L 322°19°56'W 137-58_ s s TR e FROJECT NO;z2020- 0%
SIGLTLLE" SCALE ¥ & 30
—

-} -
11.29" / | t
/ AR \
SHEET TITLE
< SIIE PLAN

CONNECTOR ROAD (KY 2506)

- - - - - - — o Lo L L1
SHEET

C.103

|




SITE INFORMATION
200

e
LOT AREA 11 03 ATRES o1 il Bo} &F
LOT COVERAGE (L]
REQUIRED PARMING STALLS S7L0 SF/I50 SF PER STALL = 38 STALLS LEGEND
PROPOSED: PARRING STALLS L0 STALLS TOPOGRAPHIC
REGUNRED HANDICAP STALLS F
£X. CONTOUR

PROPOSED RANDICAP STaLLS
VEHICLL AR USE ARES,

7
225100 SF GG LR ET L G L —

—LLLLELLLL VRMEAD COMMUMCATION LHE

TOTAL IMPERYIDUS APEA 232150 SF
LANDSTAPE PEQUIREMENTS ~ ——— o OVOAD EMECTAX LNC
VA 225,150 SF C L — sewer
WTERIOR 4RES RECLIED 2590 5 4 srory a3
HTERIOR APEA PROVIJED 15180 W a —————————————— SAWIARY SEWER PPE
WIERIOR [FEES REQUIRED 90 S5 T O TREE J 90 %° 4 1) TES / —_——— WAlIR LNE
WIE 20K TREES MOVISED 2 .
V4 O umar eou B soR sowor mEr
EXUSTING. CANOPY (%4
£ANDHT REQURED s & P O ue PO @  Sudtar SR useou
CANOPT FROVIN D 2L IREES A 730 SF PER 1REE 1 |MOCOSS " ‘.L POLE Q
~— A cowmo eowa [OJ-T -
& s wom @ oo R
& o5 vam U ocrwose sox
ey K e E o e v e Frr=odll ol el bl e @ witk umin { ==
— o - (AR SN o) TR, S R * U
T AONAME | N ACER FuBRA RED MAMLE r AN L3 E] w FURE MyDRAN @ At unT
) STOMM SEWER MMHOLE
BOUNDARY, LEGEND
B | o " O T OO0 - Gl T L - s
52 |wow | eomaower rovwoon owr [ - b N o ool
CONTERLNE
T Y
OWNER:
1 AL LANDACAE BLPASS. SHALL BE ARSHED WiTH MO, 31 RWER STCAL WITH A BCD THOTH U I
L TR @M ABLS viis I LA 3 OUAMT Y 4oeD debdit L LAALCH PRAGNESH PATEL
1 Tell DETDTION A dire Abvll ad), Caf Mialid © ARELAS THAT ARE HOT bich Crd O §100E S 88 $0D,
1Y UAROREARE G TRACTON bl PRt maTLAp) LIRACT LS00 18 2332 CROSS CREEK TRACE

LEXINGTON, KENTUCKY L0509
(M) 859 552 3377

|

BLUEGRASS PETROLEUM, LLC
PROPOSED LEASE SPACE
355 CONNECTOR ROAD
GEQORGETOWN, KENTUCKY 40324

PROPOSED 82 X70°

5740 GSF_vB

CONSTRUCTION
FFE B77.0

REVISIONS

N0
3

B P
e —
DREFTING JF  ENGINEER: BDG

DATE MAY T 2026

. — PROVELT ND. 202823t

SCALE ¢+ 30

SHEET TITLE
LANDSLAPE PLAN




VUTEQ OUTDOOR AC UNIT ADDITION
PRELIMINARY DEVELOPMENT PLAN AMENDMENT

Staff Report for the Georgetown-Scott County Planning Commission
November 12, 2026

FILE NUMBER: PDP 2025-63 ~d{ m

PROPOSAL: Amendment to an
approved plan to include :
installation of an exterior AC Unit
Ground Mounted HVAC
Unit (GMU) to be located
along Lemons Mill Road.

LOCATION: 100 Carley Drive,
Georgetown

OWNER: Vuteq Corporation

APPLICANT: Jordan Ellis

CONSULTANT: Lucas Garrett

STATISTICS:
Zone: I-1(Light Industrial)
Surrounding Zones: -1, R-2, R-3, B-2, B-4, A1
Acreage: 24.32 acres
Direct Access: Carley Drive
Arterial Access: McClelland Circle (US-62)
Variances: 15-foot variance from an established 20-foot setback
requirement along Lemons Mill Road.
BACKGROUND

The project site has frontage on Lemons Mill Road (north), McClelland Circle (east), Kaden Lane
(south), and Carley Drive (west). The site is accessed from existing driveways off Carley Drive or
Kaden Lane. The project site is zoned 1-1 (Light Industrial). and the existing and proposed uses
are permitted by right. Since 1987 the project site has developed incrementally, including at least
ten (10) development plans for building additions and three (3) development plans for parking
expansion.

In 2013, the existing 179,100 square foot building was expanded by 40,200 square feet on its
eastern and northern sides (PDP-2013-07). At the time, a 14-foot variance to adjust the 50-foot
front yard setback to 36 feet along Lemons Mill Road was approved by the Planning Commission,
with Staff citing efficiency of manufacturing equipment use and indoor space of facility, and
minor visual impact from view from Lemons Mill Road as the basis for the variance.



In 2016, a building expansion of 94,458 square feet to the east and southeast corner of the
existing structure was approved by the Planning Commission (PDP-2016-39). The expansion
included a variance for a 30-foot setback along Lemons Mill Road and a 36-foot setback along
McClelland Circle, both approved by the Georgetown Board of Adjustments (G-2016-18). The
initial request from the Applicant was for a variance to allow for a 2.6-foot setback from Lemons
Mill Road and a variance to allow for a ?-foot setback from McClelland Circle.

In its recommendation of denial of that application, Staff opined that the proposal did not satisfy
the KRS 100.243 findings necessary for granting a variance. More specifically, Staff posited that
there were no special circumstances that existed on this site that do not exist on other sites in
this area and that there are no unique circumstances to necessitate granting a building to be
constructed on the edge of the right-of-way for Lemons Mill Road.

Staff further stated that a strict application of the provisions of the regulations would not deprive
the Applicant of a reasonable use of the land, and that variances of this scale have not been
granted in the surrounding area or in any industrially zoned properties in Georgetown. The
request for these variances stemmed from the proposed development by the Applicant and was
not the result of some drainage, topographical challenges, or other uncontrollable issue.

Following discussion at the July 5, 2016, GBOA meeting, it was unanimously agreed upon by the
Board for the Applicant to return for a special meeting on July 18, 2016, with a revised application.
The revised application reconfigured the building layout while maintaining the same proposed
square footage but proposed a 30-foot setback from Lemons Mill Road and a 36-foot setback
from McClelland Circle, both of which were approved.

A condition of that approval was that a brick veneer be used to cover the stem wall or that
materials other than brick may be acceptable with approval from the Board of Adjustments. The
Applicant afterward requested an alteration to this condition, and the Board approved for the
stem wall to be prepared, rubbed, and coated with textured paint.

In 2024, two building bump out expansions - approximately 1,224 square feet and 3,015 square
feet, respectively - were approved (PDP-2024-09), along with a variance for a 20-foot setback
along Lemons Mill Road. Regarding the requested variance, Staff opined the following: "Given the
current building position on the lot and internal layout, there are limited areas where the building
can be expanded. The proposed locations allow for the greatest usability of the site and would
not alter the character of the property. Staff is in support of this variance request given the
incremental pattern of site development and current building footprint and uses.”

In 2025, an application that was in compliance with all zoning and development regulations was
ministerially approved (PDP-2025-63) for a 1,800 square foot expansion to the north side of the
building. a 2,700 square foot expansion to the east side of the building, a 41,809 square foot
expansion on the south side of the building, an expansion of the parking area, retaining walls, and
a reconfiguration of the stormwater management plan.

In 2026, citing the need to address increasingly problematic interior heat generated from their
manufacturing process, the Applicant inquired about the installation of five (5) Ground Mounted
HVAC Units (GMU), four to be positioned along the northern wall of the main structure along
Lemons Mill Road and one along the western wall along Carley Drive. Regarding the latter, despite
a 25-foot setback line shown along Cariey Drive on the 2025 application, no record of such
approval was found, and the Applicant was recently granted a variance with the Georgetown
Board of Adjustment to allow for the installation of that proposed GMU.

PDP-2025-63 Vuteq KY Building Expansion-Amendment, Page 2 of 17



Regarding the four (4) proposed GMUs along Lemons Mill Road, three of them were to be placed
within the previously established 20-foot setback along Lemons Mill Road, and their installation
was approved as a minor development plan. This planincluded a row of evergreen trees to screen
these three units as well as the building bump out that was approved in 2024 (PDP-2024-09).
Following this, an application for an additional 79,320 square-foot building expansion and
increase in parking to the south has been under ministerial review (PDP-2026-31). and its
determination is pending.

The remaining proposed GMU along Lemons Mill Road would require a variance for a 5-foot
setback along that boundary. The Applicant has submitted an application, on which this staff
report is written, for an amendment to the approved 2025 expansion plan (PDP-2025-63) to
include the installation of the proposed GMU and the associated variance.

PLAN AMENDMENT REVIEW

Proposed Structure Details

The submitted amended plan proposes the installation of a 10-foot wide, 30-foot long, and 8-
foot tall GMU atop an approximately 32.5-foot by 60-foot {1,950 square feet) concrete pad. The
unit is to be located adjacent to the building’s exterior wall and is to be screened by a metal,
louvered wall similar in shade to that of the building. This louvred wall would serve as the
screening, as required for service structures, and would be 10 feet tall with the bottom two feet
overlapping with the support structure.

As the GMU is to be placed on a 38% graded slope, support for the partially elevated structure is
to be either a cement retaining wall and infill with a slab on top or piers with a structural steel |-
beam support and tabletop slab. The street-side of the support structure is to be 12 feet above
grade, and, in combination with the louvred wall, the total structure will rise 20 feet above the
lowest grade facing the road. Submitted renderings of the proposed GMU include a few evergreen
trees for the retaining wall and infill support and several evergreen trees for the pier support. The
northeast corner of the proposed structure and its support system will be positioned 5 feet from
the north property line.

Setback Requirements
The property is zoned I-1 (Light Industrial) and fronts along Carley Drive, Lemons Mill Road, and

McLelland Circle. The required front yard setback in the 1-1zoning district is 50 feet. As previously
noted, the property has received a variance for a 36-foot setback from McClelland Circle (PDP-
2016-39) and three separate variances to move the setback along Lemons Mill Road from 50 feet
to 36 feet (PDP-2013-07), then from that distance to 30 feet (PDP-2016-39), and then to 20 feet
(POP-2024-09).

Landscaping/ Screenin

Change to Existing Development

Section 2.20 of the Georgetown & Scott County Landscape & Land Use Buffer Ordinance states
that no building, structure, or vehicular use area (VUA) shall be expanded, moved, or
reconstructed and no use shall be changed to another use or increased in intensity unless the
minimum landscaping required by the provision of this Article is provided for the property.

Landscaping for Service Structures

Section 6.23 of the Landscape Ordinance identifies service structures to include propane tanks,
dumpsters, air conditioning units and condensers, electrical transformers and other equipment
or elements providing service to a building or a site. The section further specifies that all service
structures shall be fully screened except when located in an industrial zone or when located more
than 35' above the established grade (roof-top structures). Service structures in an industrial
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zone shall be fully screened when located within 100’ of any zones except industrial, or within
100’ of a public right-of-way or private access easement. The proposed GMU is to sit within 100
feet of a public right-of-way and, therefore, must be fully screened.

The Applicant has proposed installation of a metal, louvered wall, which will fulfill the service
structure screening requirements. The wall, however, will not screen either the cement retaining
wall and infill or the alternative concrete piers with structural steel I-beam support for the slab.
The Applicant has proposed in renderings of the project the inclusion of evergreen trees to help
shield the support system from view.

Perimeter Landscaping Requirements

Section 6.12 of the Landscape Ordinance addresses property perimeter requirements and
specifies that any double frontage lot along any freeway or arterial street not providing direct
access to the property shall include a 10-foot (20-foot for residential zones) landscape buffer
that includes the placement of a medium or large tree every 30 feet of the linear boundary plus
a continuous 6-foot-high planting, hedge, wall, fence, or earth mound.

The Subdivision and Development Regulations define arterials as streets designed or utilized
primarily for high vehicular speeds or for heavy volumes of traffic. From its intersection with
McClelland Circle westward to its transition into Clayton Avenue, Lemons Mill Road is owned and
maintained by the City of Georgetown. Its posted speed limit is 35 miles per hour, its Annual
Average Daily Traffic count is 2,404, and its width, excluding the right-turn lanes as it intersects
with McClelland Circle, is approximately 40 feet, which is the required width for a non-residential
coilector road.

This section of Lemons Mill Road cannot be classified as an arterial street, and, thus, the
perimeter landscaping requirements are not applicable to this application. If, however, the
application were to be approved, the Planning Commission board could require this landscaping,
or something similar, be installed for screening purposes.

VARIANCE STANDARDS

On July 12, 2026, the Georgetown City Council approved an amendment to the Georgetown-
Scott County Subdivision & Development Regulations, establishing, thenceforth, that, within the
jurisdiction of the City of Georgetown, under Section 1.9, the Planning Commission may grant
variances from strict application of these Subdivision and Development Regulations solely in
accordance to the procedures and findings required of the Board of Adjustment for zoning
variances, as set forth in KRS 100.243 (City Ordinance 26-12).

The application for this plan amendment was submitted on July 1, 2026, prior to approval of
zoning text amendment, and review of the requested variance is to be in accordance to Article |,
Section 135 of the Subdivision and Development Regulations, which established that the
Planning Commission may grant variances according to the following options:

A. Variances may be granted according to the same purposes, analysis, and findings required
of the Board of Adjustment for zoning variances, as set forth in KRS 100.243;

Kentucky Revised Statues 100.243 has established the following findings as 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 general vicinity, will not cause a hazard or nuisance to the public, and
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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 result of willful violations of the zoning regulation by the applicant subsequent to
the adoption of the zoning regulations from which relief is sought.”

B. Variances may be granted for the purpose of encouraging flexibility and economy in site
design and/or providing for open space or protection of environmentally sensitive areas,
if the intent and purpose of these regulations and the goals, objectives, and policies of the
Comprehensive Plan are substantially met; or

C. Variances may be granted to accommodate physical conditions exceptional and unique to
the property sought to be subdivided or developed, if the intent and purpose of these
regulations and the Goals, Objectives, and Policies of the Comprehensive Plan are
substantially met.

VARIANCE REQUEST

The requested amendment of the approved development plan (PDP-2025-63) is for the inclusion
of 300 square foot GMU and associated 1,950 square foot concrete pad atop a support structure.
A corner of the proposed support structure would rest 5 feet from the boundary line along
Lemons Mill Road, and the Applicant is requesting a limited, project specific variance of 15-foot
from the established 20-foot setback requirement along Lemons Mill Road.

In a narrative supporting the request, the Applicant addresses the increasingly and extremely
hot working conditions in the building as a result of the addition of building square footage and
process equipment to support Vuteq's business growth. The Applicant contends that the
proposed GMU wili address the concerns of extreme indoor temperatures around process
equipment by improving the facility’s indoor air quality and ensuring a safe and comfortable
working environment. The Applicant has provided the following supportive information regarding
the requested variance:

Impact on Public Health, Safety, or Welfare

The Applicant has stated that the addition of this ground mounted air conditioning unit would
remain safely out of the right-of-way of Lemons Mill Road with the proposed setback variance
as the edge of the unit would be located approximately 65 feet from the nearest edge of the
eastbound right-turn lane on to McCielland Circle southbound. With this distance and the fact
that this air conditioning unit poses no significant danger to its surroundings. it is believed it
would have no impact on the safety of motorists upon Lemons Mill Road.

The proposed air conditioning unit would positively impact the health, safety, and welfare for the
employees of the Vuteq facility as the proposed GMU would remove 150 nominal tons of heat
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from the injection molding process, would introduce approximately 10,500 cubic feet per minute
of fresh outside air into the facility, and would filter out harmful dust and particulates from the
facility.

Impact on Essential Character of the General Vicinity
The Applicant contends that the addition of an industrial grade HVAC unit generally fits within

the established physical appearance and land-use of an area that is zoned for industrial use and
points to existing GMUs currently installed at Vuteq and neighboring facilities as examples. As
stated above, the Applicant estimates that the proposed structure at the closest point to Lemons
Mill Road will be approximately 65 feet from the asphalt.

By Staff estimates, this is approximately 10 feet closer to the two-lane street surface than the
previously approved GMUs and the building bump out. The already approved GMUs, the building
bump out, and the proposed GMU with this application are 1/3 to 1/2 the height of the main
structure, and the line of similar-looking features create a proportional balance frontage

appearance.

To alleviate any potential negative impacts on the character of the general vicinity the Applicant
proposes to install a louvered screen wall around the perimeter of the HVAC unit to create a
uniform surface to match the color of the existing building that allows proper airflow to the HVAC
unit. The Applicant has provided renderings of what the proposed wall would look like as well as
two options for supporting the unit: one as a cement retaining wall and infill with a slab on top
and the other as piers with a structural steel I-beam support and tabletop slab.

Potential for Hazard or Nuisance to the Public

The Applicant asserts that there would be little to no noticeable audible nuisance produced above
the existing noise consistent with an industrial park, that the louvered screen wall will reflect any
produced noise back towards Vuteq's building, that the absence of sidewalks means most
passersby will be in vehicles and will be shielded from ambient noise, and that any additional
noise would likely go unnoticed altogether.

Potential for Unreasonable Circumvention of the Requirements of Zoning Regulations
The Applicant points out that the support structure on which the GMU would sit is larger than the

unit itself (approximately 84% larger). Because of the significant dropoff in grade as one
approaches Lemons Mill Road from the building, a larger platform is necessary in order to provide
the required service clearance for the unit. On flatter ground, which is more typical for GMU
placement, an oversized support structure would not be required. The Applicant asserts that the
requested variance for a five-foot setback at this spot is the minimum necessary. Because of the
steepness of the slope, further development in that direction is problematic and there are no
further plans for such.

Special Circumstances

The Applicant has provided the following assertions in support of this application specifically
respective to KRS 100.243:

1. The property has triple frontage which by default increases the minimum setbacks,
reducing the buildable area on the property.

2. The injection molding process which creates the extreme heat within the building requires
a high bay (tall structure) with an integrated overhead crane system to transport the large
molds and other components required for operations. This high roof construction is unique
to the area running parallel to Lemons Mill Road, including the location of the proposed
GMU. This results in a scenario where the owner cannot simply relocate a portion of this
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process to a different area of the building where HVAC equipment could be located without
encroachment on setback boundaries.

. Continued growth in business over the last 40 years has led to several building additions
and areas of industrial production development. This, in turn, has created a scenario where
feasible locations for support equipment such as this proposed GMU have become limited.

. The existing, pre-engineered building structure is not designed to support the weight of
this air conditioning unit, which, therefore, cannot be reasonably and safely placed on the
roof. The building designer and manufacturer (Star Buildings) provided the following
statement regarding the suitability of the structure to support heavy roof loads:

The current structure is not designed to support a 22,0004 roof top unit. That much
weight would need to be supported by additional columns underneath and would
likely create ponding on the roof with a 1:12 roof pitch. Our best recommendation is
[to] put the unit on the ground.

The addition of columns with footings installed within the existing production floor is
possible but is not a reasonable option due to the amount of work needed and the impact
on production. This solution would involve cutting and removal of the existing slab, digging
out and pouring concrete footings, erecting steel columns from floor to roof, as well as
beam structures interconnecting the new columns.

Structural modifications of this magnitude would have massive impacts on operations due
to the injection molding equipment downtime required to complete the structural
modifications. This impact would create an economic hardship ripple effect on not only
Vuteq's operations but also TMMK's production capabilities.

. There are no other feasible locations around the perimeter of this injection molding area
to set the proposed GMU-07 on the ground.

a. The northern portion of the building, alongside which the proposed GMU is to be
placed, is a high-bay area in which a large portion of the injection molding process,
which rejects significant amounts of heat, is located. Therefore, the proposed AC
unit needs to be located nearby to provide cooling to this area of extreme process
heat gain.

In total, the Lemons Mill high bay area houses sixteen (16) injection mold machines.
During operation, these machines have an average mold temperature of
approximately 250 to 440°F, much of which is radiated into the room. Four (4) of the
injection mold machines have been installed in the past 5 years, three (3) of which
are located in the area in which the proposed GMU would be conditioning.
Additionally, these new machines located in the GMU-07 area are the three largest
of the sixteen (16) total machines and, therefore, dissipate the most heat into the
surrounding space.

b. To the west of the proposed location is an existing building bump out and service
structures installed on the west side of that bump out, meaning locating this unit
further west of the proposed location is not feasible. This building bump out to the
west was built to house “re-grind” equipment which will allow Vuteq to re-use any
defect parts by re-grinding them back into raw material form where it can then be
added back into the process and used to create a successful and marketable part.
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This re-grind investment introduces additional sustainability to Vuteq's process by
reducing waste material. East of the proposed location would resultin a more severe
building setback encroachment scenario than is currently being presented and is
much less developable due to the extreme grade changes. The opposite side (south)
of this high-bay processing area is occupied by either existing building or access
roadway with overhead/dock doors for facility shipping/receiving and therefore
presents no opportunity for placing this unit.

Creati FU Hardshi the Applicant
The Applicant contends that the unnecessary hardship stemming from the potential denial of
this application is the lack of an air conditioning unit required to maintain a safe and reasonable
working environment in this injection molding area. Denial of this application would result in
denial of the proposed HVAC unit altogether. The denial has the potential to create a multi-level

economic hardship.

1. Denial of this application creates a scenario where work around this injection molding area
would be uncomfortable at best, but also potentially hazardous for employees when
outdoor conditions are hot and the machines are experiencing high demand. The working
environment in this area has become less than ideal and borderline dangerous at times,
depending on outside weather conditions. Vuteq's Human Resources department has
reported that from June 2026 thru August 2026 alone, they lost (29) employees, all of
whom cited heat-related reasons for their departure. This trend is less than ideal,
especially when the operations of the injection mold machines require skilled individuals
who tend to accel after adequate experience in their roles.

Excessive heat is not the only reason for employee turnover, but it has become a leading
contributor. Providing an air conditioning solution to curb this issue creates an
environment much better suited for prolonged success, starting with the team members
themselves.

Vuteq Human Resources’ data projects a substantial growth in employees in the coming
year, projecting increase from the current personnel count of 269 up to possibly 550. This
outlook is favorable. Not addressing the heat issues within the building would make this
goal much more difficult to achieve.

2. Denial of this application would not only negatively impact Vuteq's operations, it would
also likely disrupt Vuteq's biggest and best customer, Toyota Motor Manufacturing KY.
Vuteq has indicated that 63% of their production stays in Georgetown by way of TMMK.
Any hardship experienced by Vuteq is sure to be felt by TMMK as well.

Injection molding is Vuteq's principal production operation, and any steps taken to support
the injection molding staff and processes at Vuteq also supports Toyota and its staffing.

3. Inthe Economic Growth chapter of the 2024 Comprehensive Plan, it recognizes that Scott
County is a manufacturing-based economy and that growth comes primarily thru
developing existing businesses and relationships in the county. The Applicant asserts that
Vuteq is a prime example of this statement and is one of the pillars in which the county’s
economy rests. The Applicant believes that denial of this proposal would put undue strain
on its contribution to the economic growth of the community in which it has thrived for
nearly 40 years.
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Additional Supporting Information
The Applicant states that the proposed approach to providing the cooling system needed is the

only feasible one, outlining the ineffectiveness of other options, including the following:

1. Ventilations/Exhaust System: The ventilation of heated air from the inside of the building
to the outside creates a pressure differential that would need to be addressed by bringing
in external air to equalize the pressure. The introduced fresh air would need to be cooled.
especially in the summer season, and dehumidified, which would require a larger HVAC
system and more energy than the proposed system.

2. Chilled Water System: To effectively handle the required cooling load for the operation, this
system, which would circulate chilled fluid to capture and remove heat from the building.
would require more interior and exterior space than what is available on site.

3. Ground Source/Geothermal System: In this system, the ground serves as a steady-state
thermal mass to and from which heat can be transferred via circulation of fluid as the
transfer medium. As the operation requires consistent cooling and does not need any
warming, the one-way transfer of heat to the thermal mass would increasingly reduce the
effectiveness of the ground to serve as location that can accept additional heat.

ANALYSES OF VARIANCE STANDARDS

As stated above, the Planning Commission may grant variances from strict application of the
Subdivision and Development Reguiations either 1) in accordance with KRS 100.243, 2) to
encourage flexibility and economy in site design or protection of open space, or 3} to
accommodate unique physical characteristics of the property. Staff has considered each of
these variance-granting options for the Planning Commission and presents the following

analysis:

1) KRS 100.243

Staff offers the following analysis of Kentucky state statute for variances based on the standards
set forth in that statute and the evidence presented by the Applicant. Staff offers two
interpretive options of the evidence and a respective recommendation for each of those options
for the Planning Commission to consider in its deliberation.

Kentucky Revised Statues 100.243 has established the following findings as 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 heaith, 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.
In making these findings, the board shall consider whether:

Staff agrees with the Applicant’s assertion that the requested variance for the installation of a
GMU as proposed would not adversely affect public health, safety, or welfare and that it would
not cause a hazard or nuisance to the public.

Staff also agrees with the Applicant that the proposed GMU generally fits within the general
character of industrial sites but does contend that placement of the proposed GMU and its
support structure five (5) feet from the property line will have a noticeable visual impact and
would recommend measures beyond the proposed louvered screen wall to soften the visual
effect. Of the two design options for the support structure, Staff would recommend the
turndown slab with poured concrete pad as it may better blend with the surface of the stem wall

PDP-2025-63 Vuteq KY Building Expansion-Amendment, Page ¢ of 17



of the 2016 building addition. Staff would also recommend that landscaping - to include small
trees, bushes, and native perennials — be planted and maintained along the base of the support
structure’s stem wall, where soil conditions allow, to provide varied texture and color to the

proposed instailation.

Regarding the potential for an unreasonable circumvention of the requirements of the zoning
regulations, Staff agrees with the Applicant that the proposed action is not an attempt to
unjustifiably bypass, subvert, or circumvent the established regulations and that the Applicant
has foliowed the required process in seeking relief from the strict application of the regulations
and that the relief sought is the minimum necessary. If the variance were to be approved, Staff
would recommend that it be applicable only to the proposed action and that the five-foot setback
would be applicable only to the GMU support structure as proposed.

a. The requested variance arises from special circumstances which do not generally
apply to land in the vicinity, or in the same zone;

Special circumstances include unigue conditions specific to an applicant’s property and are
distinctive from other properties in the vicinity or in the same zone. These conditions may include
an unusual shape, a unique topographic feature, or a specific historical or environmental
constraint.

The Applicant property does not have an unusual shape or dramatically unique topographic
features that may distinguish it from other industrial properties in the vicinity. It has shown
distinction from other nearby properties in its rate of growth and of building expansions. As
detailed earlier, the Applicant property has seen multiple building expansions that include a
quickened pace in recent years (2013, 2016, 2024, 2025, and 2026). During these expansions, its
building footprint has covered from 34% to 46% of the lot area depending on lot consolidations
and respective building expansions. The maximum allowable building coverage of an industrial
lot is 50%. Surrounding properties, which include Johnson Controis, United Tatent, Minova USA,
and International Crankshaft, have seen limited to no change in the last decade, and their
estimated building coverages are, respectively, approximately 15%, 13%, 23%, and 34%.

As noted by the Applicant’'s narrative under Special Circumstances. outlined above, the property
has triple frontage which, by default, increases the minimum setbacks, thus reducing the
buildable area on the property. Regulations require in the Industrial Zone (1-1} a minimum front
vard setback of 50 feet, a side yard setback of 12 feet, and a rear yard setback of 25 feet. The
Applicant has addressed this constraint through multiple variance requests, most of which have
been granted.

While the initial 2016 request of 2.6-foot and 9-foot setbacks was not approved. the aitered
request for 30-foot and 36-foot was. In its recommendation for the 2024 approval of a variance
to move the setback along Lemons Mill Road from 30 feet to 20 feet, Staff wrote, “Given the
current building position on the lot and internal layout, there are limited areas where the building
can be expanded. The proposed locations allow for the greatest usability of the site and would
not alter the character of the property. Staff is in support of this variance request given the
incremental pattern of site development and current building footprint and uses.”

Staff agrees with the Applicant that triple frontage of the project site and subsequent constraint
on buildable area is unique in the vicinity and that other nearby industrial sites are not faced with
that limitation. Given the additional distinctiveness of accelerated growth and expansion of this
site, the Planning Commission Board may wish to consider whether this acceptably qualifies as
special circumstances for the purpose of assessing the merits of this variance request.
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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

Reasonable Use of Land
Reasonable use of land is a legal principle that dictates how an individual or entity may utilize

their property or a shared resource without causing undue harm or infringing upon the rights of
others. It involves a balancing act, where the permissibility of a particular action is judged based
on factors such as the nature of the use, its impact on others, the necessity of the use, and the
overall benefit or detriment it creates.

Staff contends that the existing use of the property is not causing undue harm or infringing on
the rights of others, and, as stated above, Staff agrees with the applicant that the proposed GMU
will not create a hazard or disrupt the general character of the site or neighborhood. Staff
contends that a strict application of the provisions of the regulations would not deprive the
Applicant of reasonable use of the land.

Unnecessary Hardship

According to USLegal.com, an unnecessary hardship is a term commonly used in zoning law to
justify the granting of a variance from zoning regulations. The applicant must demonstrate that
under applicable zoning regulations, the applicant is deprived of all economic use or benefit from
the property in question and that the deprivation must be established by competent financial
evidence. Evidence of unnecessary hardship generally includes the following:

« The applicant cannot realize a reasonable return, provided that lack of return is substantial
as demonstrated by competent financial evidence;

As a response to growing demand for its products, Vuteq has enlarged its scale of operations,
has expanded its facility, and has increased its production machinery in multiple phases. The
injection molding process is a key component of its production, and the Applicant has
commented on the challenges of high internal temperatures resulting from that process. These
include the loss of trained personnel who have resigned because of the heat extremes at work
and the need to install several industrial-sized HVAC units to mitigate the interior heat being
created from Vuteq'’s production process. To keep up with market demand, Vuteq projects that
its staffing needs will nearly double in the next year. The Applicant has expressed concern that
unless the excess interior heat is adequately addressed, remaining competitive in a quickly
expanding market threatens its continued financial viability. The Applicant has stated that more
than half of its products supply TMMK, a major industrial and economic enterprise in Georgetown,
and the Applicant has indicated that a disruption in that supply may affect that larger operation.

« Thatthe alleged hardship relating to the property in question is unique, and does not apply
to a substantial portion of the district or neighborhood;

As mentioned above, the Applicant property is distinct from other industrial properties in the
vicinity due to its triple frontage and subsequent constraint on buildable areas. Locating the
proposed GMU in a different location is impractical either because there are other existing
essential features elsewhere in close proximity to the heat-producing process that cannot be
moved or because placement on the roof would require considerable expense and disruption of
production and is largely advised against by the building manufacture because of the additional
problems that would be created from such a placement.

« That the requested variance, if granted. will not alter the essential character of the

neighborhood:; and
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As outlined above, Staff believes that the proposed GMU and its support structure would not
alter the essential character of the neighborhood.

« That the alleged hardship has not been self-created.

It appears that through the recent and continued building expansion, the Applicant has
responded as nimbly as possible to expanding market demands for its products by focusing on
increasing production without anticipating and planning for in an overall development plan for
the effects of that increase in production.

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.

As stated above, Staff believes that the current circumstances in which the Applicant is
requesting a variance for the placement of a GMU in order to address the interior heat effects of
its increase in production is the result of action taken subsequent to adoption of zoning
regulations, evidenced by the number of variances previously requested and granted.

2. The board shall deny any request for a variance arising from circumstances that are the
result of willful violations of the zoning regulation by the applicant subsequent to the
adoption of the zoning regulations from which relief is sought.”

The Applicant has not previously or willfully violated zoning regulations and has pursued legal
means in seeking relief from strict application of regulations, and the Applicant is currently
seeking legal means for relief from strict application of regulations.

Recommendation with Respect to KRS 100.243

1. If the Planning Commission Board were to adopt a rigid interpretation of the findings necessary
by KRS 100.243 standards for the granting of a variance for this application, Staff would
recommend denial.

While Staff finds that the proposed GMU and support structure wouid not create a public hazard
or nuisance nor adversely impact the character of the neighborhood and that no circumvention
of the law has been attempted, the special circumstances noted by the Applicant - the triple
frontage and resultant limitation of buildable area - is not consistent with the typically applied
constraint criteria of property shape, size, or environmental barrier. As stated above, Staff
contends that a strict application of the provisions of the regulations would not deprive the
Applicant of reasonable use of the land. Staff agrees with the Applicant that denial of the
variance and the subsequent inability to install the proposed GMU in the proposed location would
likely lead to economic challenges, but it would not rise to the level of depriving the applicant of
all economic use or benefit from the property itself.

As noted in the initial variance request for 2.6-foot and 9-foot setbacks in the 2016 expansion,
Staff then contended that circumstances of the site were not so unique and distinctive from
other industrial sites in the vicinity as to merit the scale of such a proposed encroachment and
the placement a building so close to a right-of-way. Staff also posited that a strict application of
the provisions of the regulations would not deprive the Applicant of a reasonable use of the land
and that the request for these variances stemmed from the proposed development by the
Applicant and was not the result of some drainage, topographical challenges, or other
uncontrollable issue.
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2. If the Planning Commission Board were to adopt a more amenable interpretation of the findings
necessary by KRS 100.243 standards for the granting of a variance for this application, Staff
would recommend approval.

Regarding special circumstances unique to the property, Staff would note that the applicant has
repeatedly had to address the constraint of limited buildable area due to triple frontage, in
particular along Lemons Mill Road and that the requested variances have frequently been
granted. Staff recognizes that denial of the requested variance may hinder the Applicant’s ability
to resolve the excessive interior heat issue, which is likely to result in production slowdown and
economic stagnation or decline, which is likely to negatively impact downstream enterprises
dependent on Vuteq's products.

More importantly, however, Staff recognizes the impact that the heat has on Vuteq's workforce.
As asserted by Staff in Vuteq's successful application for a 25-foot variance along Carley Drive
for the instaliation of a GMU (G-2026-23), a lack of cooling and air quality within a manufacturing
facility is likely to create unsafe working conditions, particularly in the summer months. Staff
posited that denial of the variance would in essence preclude the AC unit. and preclusion of the
AC unit would create unreasonable, inconvenient, or potentially unsafe working conditions, and
that these are a reasonable expectation for any industrial use.

2) Fiexibility and Economy in Site Design

As stated in Article |, Section 135 of the Subdivision and Development Regulations, the Planning
Commission may wish to consider the option of granting a variance for “the purpose of
encouraging flexibility and economy in site design ... if the intent and purpose of these regulations
and the goals, objectives, and policies of the Comprehensive Plan are substantially met.”

With respect to the standards for encouraging flexibility and economy in site design, Staff offers
the following analysis of the Zoning Ordinance, the Subdivision, Development Regulations, and
Landscape Ordinance.

Zoning Ordinan

The stated purpose of the Georgetown-Scott County Zoning Ordinance is .. "to promote the
general welfare by establishing and regulating zoning districts throughout Georgetown,
Stamping Ground, Sadieville, and Scott County for the specific purposes detailed in the Kentucky
Revised Statutes, Section 100.201. In establishing the zoning districts, this ordinance seeks the
general welfare by designating sufficient space for all necessary uses of the land, by protecting
the permitted uses in each district from the undesirable effects of conflicting uses, and by
ensuring the stable value of all permitted development.”

In its publication, The Significance of the Setback (Quattro 2021), the American Planning
Association summarizes the long-held laws since ancient civilizations requiring spacing around
buildings for many purposes, including sanitation (gutters and flow of waste), fire safety
(following the 64 AD Great Fire of Rome, London’s fire of 1666, Chicago 1871, Boston 1872),
stormwater (storm drains and surface flow associated with increased density), and aesthetics
(privacy gap, interaction with public realm, mitigation of sound, and role in quality of life). The
article goes on to discuss the usefulness of vegetation-filled setback space in reducing the urban
heat island effect, the ventilation of fumes and odors from industry and manufacturing, and in

reducing concentration of pollution.

The front yard setback requirement in the I-1zoning district is 50 feet. The site has received three
previous variances to change the setback along Lemons Mill Road to 36 feet, 30 feet, and then
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20 feet. Staff contends that the requested setback variance does necessarily violate the intent
and purpose of the Zoning Ordinance.

The Zoning Ordinance includes the KRS 100.243 standards by which a variance request may be
assessed, thus proving an opportunity for relief from the reguiations. A provision of the stated
intent of the ordinance includes “protecting the permitted uses in each district from the
undesirable effects of conflicting uses”. Staff believes that the proposed installation of the GMU
and its support structure, which would require the requested variance, would not create any

undesirable effects.

Subdivision and Development Regulations

The stated purpose and policy of the Subdivision and Development Regulations is ".. to ensure
the protection of public health, safety, and welfare. These regulations ensure that the Goals and
Objectives of the Comprehensive Plan, insofar as they relate to subdivision and development, are
substantially implemented.”

The document does not provide specific comments on setback requirements that may be
pertinent to this application. In lieu, the document is to ensure implementation of the Goals and

Objectives of the Comprehensive Plan.

Comprehensive Plan
The 2024 Comprehensive Plan addresses multiple elements in its vision, goal setting, and
strategy recommendations. Of the eight elements addressed, Economic Development and

Community Form offer the most pertinent perspectives on this issue.

The chapter on Economic Growth supports industrial activity in Georgetown and Scott County,
one of its goals (EG 4) being the promotion of Scott County’s image as a superior location for
industrial development. While none of the stated goals or strategies of his section directly
address the built form related to that activity, the Plan does state, “In promoting Economic
Development in the County there is a realization that Scott County is a manufacturing-based
economy and growth comes primarily thru developing existing businesses and relationships in
the county.” (page 296)

The chapter on Community Form covers land use and zoning as two general categories for
classifying land and permitted uses. Land use classifications are used to describe the existing or
future desired uses conducted on a property, regardless of its current zoning designation. Land
use planning assesses and selects land uses in accordance with a vision for the future
possibilities of development in neighborhoods, districts, cities, or any defined planning area. This
includes the scientific, aesthetic, and orderly disposition of land, resources, facilities, and
services with a view to securing the physical, economic and social efficiency, health and well-
being of urban and rural communities.

A stated goal in this chapter is to {CF 2) maintain and enhance our built environment's form and
character and to (CF 2.1) allow for flexibility in land uses and design patterns within projects that
provide public amenities or other community benefits. Public amenities are shared facilities and
services that enhance quality of life, accessibility, and social cohesion. These may include parks
and green spaces as well as libraries and community centers. Community benefits are the
positive social, economic and environmental impacts that enhance quality of life and foster social
cohesion. These may include environmental improvements as well as affordable housing.

The purposes of land use planning and zoning, as described above, are to select and adopt best
land-use options for the community: to - through the established design and development
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standards - ensure prudent protections and order of resources, facilities, and services: and to
secure physical and operational efficiencies as well as community health and well-being.

Recommendation with Respect to Flexibility and Economy in Site Design

In Staff's view, the requested variance is in keeping with the goals, objectives, and policies of the
Comprehensive Plan, The Plan clearly supports the growth of local business, including industry,
as well as promotion of job opportunities. While the proposed project does not include public
amenities or benefits as described (parks, green space, libraries, community center, etc.) as an
allowance for flexibility in design patterns, Staff contends that the project has limited to no
adverse impact to the public and that it would provide economic and worker health benefit.

By these standards, Staff would recommend approval of the requested variance for the purpose
of encouraging fiexibility and economy in site design.

3) Unique Features of Property

The project site is a 24.323-acre rectangle on mostly level ground save for the northeastern and
western boundaries. These slopes have been graded over time to accommodate various phases
of development. There are no exceptional and unique physical features that would constrain
development. Therefore, this cannot be a consideration for approval of variances.

FINDINGS
1. Located along Lemons Mill Road and McClelland Circle, the 24.32-acres project site is
zoned I-1.

2. An application for building and parking expansions (PDP-2025-63) was ministerially
approved.

3. The Applicant is requesting an amendment to that plan to include the installation of a
Ground Mounted HVAC Unit (GMU) along Lemons Mill Road.

4, Placement of that GMU will require a variance to allow for a 5-foot setback along Lemons
Mill Road. The amendment request includes a request for that variance.

5. The history of development on the site has included several variances that have moved
the setback from Lemons Mill Road from 50 feet to 36 and subsequently to 30 feet and
most recently (2024} to 20 feet.

6. The proposed GMU is to be screened by a metal, louvered wall similar in shade to that of
the main building. This satisfies the screening requirement in accordance with the

Landscape Ordinance.

7. Asthe GMU is to be placed on a 38% graded slope, it will be partially placed atop a cement
retaining wall and infill with a slab on top or concrete piers with a structural steel I-beam

support and tabletop slab.

8. Perimeter landscaping is not required by the Landscaping Ordinance. but Staff
recommends, if the variance is approved, that such landscaping be included as a
continuance of previously approved development plans along Lemons Mill Road.

9. The Applicant has provide a narrative addressing the assessment standards for KRS
100.243.
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10. In accordance with Article |, Section 135 of the Subdivision and Development Regulations,

.

12.

13.

1.

1.
2,

the Planning Commission may grant variances from strict application of the Subdivision
and Development Regulations according to the following:

a. In accordance with KRS 100.243,

b. To encourage flexibility and economy in site design if the intent and purpose of
these regulations and the goals, objectives, and policies of the Comprehensive Plan
are substantially met, or

c. To accommodate exceptional unique physical characteristics of the property if the
intent and purpose of these regulations and the goals, objectives, and policies of the
Comprehensive Plan are substantially met.

With respect to KRS 100.243, if the Planning Commission Board were to adopt a rigid
interpretation of the findings necessary, Staff would recommend denial. If the Planning
Commission Board were to adopt a more amenable interpretation of the findings
necessary, Staff would recommend approval of the requested variance.

With respect to encouraging flexibility and economy of design as an option for approving
a variance if the intent and purpose of these regulations and the goals, objectives, and
policies of the Comprehensive Plan are substantially met, Staff contends that the
application meets the intent and purpose of the regulations and the goals, objectives, and
policies of the Comprehensive Plan. Based on this assessment criteria, Staff would
recommend approval.

With respect to unique features of the property, there are no exceptional and unique
physical features that would constrain development. Therefore, this cannot be a
consideration for approval of variances.

RECOMMENDATION
Regarding the standards for the consideration of variance as set forth by KRS 100.243:

if the Planning Commission Board were to adopt a rigid interpretation of the findings
necessary, Staff would recommend denial.

If the Planning Commission Board were to adopt a more amenable interpretation of the
findings necessary, Staff would recommend approval.

Regarding the standards for the consideration of variance for the purpose of encouraging
fiexibility and economy in site design, Staff would recommend approval.

Variance:

Variance to the front yard setback set back (north, facing Lemons Mill Road) from the
previously established 20-foot setback to 5 feet, applicable exclusively for the proposed
GMU HVAC unit.

Conditions of Approval:

All applicable conditions of approval of previous approvals.

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

. 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.

. 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.

. An inclusion of landscaping - to include small trees, bushes, and native perennials - be
planted and maintained along the base of the support structure’'s stem wall, where soil
conditions allow.

. Alt requirements of applicable utility companies regarding service provision and
easements.
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From: Josh Weber P.E,, Ivey Mechanical Company, on behalf of Vuteq Corp.

Date: 10/28/2026
Subject: Qutdoor AC Unit (GMU-07) Variance Request Support Narrative

The applicant/owner (Vuteq Corp.) is attempting to improve facility working conditions and indoor air
quality for their employees by the proposed addition of a new ground mounted air conditioning unit (GMU-
07) to serve a portion of their injection molding process area. Over the past few years, the owner and its’
employees have experienced extremely hot working environments within their facility during summer
months. This situation is a result of the addition of building square footage and process equipment to
support Vuteq's growth in business. The proposed variance request is to accommodate the addition of one
outdoor air conditioning unit (GMU-07) that would sit on a concrete pad or structural steel platform, located
on the north side of the existing building facing Lemons Mill Road. This will address the concerns of extreme
indoor temperatures around process equipment by improving the facility’s indoor air quality, ensuring a safe
and comfortable working environment, With the existing 20-foot building setback variance, there is no
opportunity to locate this new equipment where it is needed along the north side of the existing building
without encroachment. This narrative describes the many reasons why the proposed location is the only
feasible option. The applicant recognizes the purpose of the zoning regulations and seeks a limited, project-
specific variance rather than a general exemption from setback requirements.

The applicant would first like to systematically address KRS 100.243 in the order in which the statute is
constructed.

Impact on Public Health, Safety, or Welfare:

The applicant believes the addition of this ground mounted air conditioning unit would remain safely out of
the right-of-way of Lemons Mill Road with the proposed setback variance as the edge of the unit would be
located ~65 feet from the nearest edge of the roadway. With this distance and the fact that this air
conditioning unit poses no significant danger to its surroundings, it is believed it would have no impact of the
safety of motorists upon Lemons Mill Road.

The applicant believes this proposed air conditioning unit would actually have a positive impact on public
health, safety, and welfare particularly for the employees of the Vuteq facility. The proposed air conditioning
unit would remove tremendous amounts of heat (150 nominal tons) that is currently being produced by the
injection molding process. The unit will also introduce a significant amount of fresh outside air (~10,500
cubic feet per minute) while it is operating. The proposed unit will also be provided with a filtration section,
removing dust and particulate that would otherwise potentially be airborne for employees to inhale. For
these reasons, the applicant believes the proposed air conditioning unit would have a significant positive
impact on the employees’ health, safety, and wellbeing who are stationed within this area.

Impac ssential Character of the General Vicinitv;

First, the applicant believes the addition of an industrial grade HVAC unit generally fits within the
established physical appearance and land-use of an area that is zoned for industrial use. To support this
claim, there are examples of existing industrial grade HVAC units currently installed at Vuteq as well as at
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neighboring facilities such as International Crankshaft, Inc. Process HVAC is a critical component of many
industrial processes to create an environment suitable for the application. Within an area zoned for
industrial use, equipment such as the unit being proposed here should be expected.

With that said, the applicant understands that although the space in which this unit would be located is
zoned for industrial use, the neighboring area directly adjacent consists of a public right-of-way and beyond
further, a plat of land currently zoned B-2. To alleviate any potential negative impacts on the character of the
general vicinity and to satisfy the screening requirements within the local Landscape Ordinance of service
structures located within 100’ of a public right-of-way, we have included a louvered screen wail around the
perimeter of the HVAC unit. This structure not only improves the appearance, creating a uniform surface to
match the color of the existing building, but it is also designed to allow proper airflow to the HVAC unit as is
required for it to function properly.

In an effort to provide a preliminary visual of the proposed ground mounted HVAC system, renderings have
been generated and provided below. Please note the first image includes a turndown slab with poured
concrete pad to set the unit on. This approach was our original design intent. Due to concerns with the
existing grade in the area obtained by a recent site survey, the structural engineer has also provided an
alternative approach which would utilize concrete piers with a structural steel I-beam support and tabletop
to set the unit on. This design is presented in the second image. As the structural details are still being
defined, both options are presented here for approval.

Rendering #1:
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Rendering #2:
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Although these renderings are not completely representative of the final preduct, they are provided to give
an idea of the proposed appearance.

Potential fo or Nuisance to blic:

As previously stated, this piece of equipment offers no significant danger to its surroundings, therefore there
is little to no inherent hazard to the public created by the installation and operation of the proposed HVAC
unit. In fact, this unit would significantly reduce the hazards presented to Vuteq's employees inherent to this
injection molding area if left without sufficient air conditioning. See description of benefits this unit would
provide for employees within the “Impact on Public Health, Safety, or Welfare” section.

When considering the level of nuisance this unit may impose, the applicant argues there would be little to no
noticeable nuisance (sound) produced above the existing noise consistent with an industrial park. The same
conclusion was made when this issue was discussed at the Technical Review meeting for this application.
There are much more powerful sounds being produced across this industrial park than this HVAC unit is
capable of producing and therefore, the additional noise would likely go unnoticed altogether. Furthermore,
the inclusion of the louvered screen wall will help in reflecting what noise is produced back towards Vuteq's
building, repeating this process until the majority of noise generated would be dissipated locally.
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Additionally, since there are no sidewalks along Lemons Mill Road or highway 62, virtually all community
members going past this area are going to be inside a vehicle, further shielding them from any noise that may
escape the louvered wall perimeter.

Potential for le Circ i f Requiremen ning Regulati :

The applicant is requesting the minimum setback reduction necessary to install the proposed HVAC unit
along with adequate support structure. As seen in the plans (sheet M-5.0) and below snapshot, the
requested 5’ setback variance is the minimum required to accommodate the most intrusive part of the
proposed structure upon the routing of the setback line. As you can see, the size of the proposed structure is
larger than the footprint of the HVAC unit itself. This is to include the required service clearances of the unit
on the structure. This area of land is unique in that it has a significant drop off in grade as you approach
Lemons Mill Road from the existing Vuteq building. In a more ordinary case with a flat piece of land, we
would not need to build an oversized structure as service and maintenance could be completed from ground
level. However, in our case, we need the entire service area as part of the proposed structure as to create a
flat working area, level with the base of the HVAC unit. Furthermore, as you move closer to highway 62 from
the proposed GMU-07 location, the grade becomes steeper and steeper and therefore less and less
developable. As a result, there are no current plans of further development in this area beyond the proposed
GMU-07. Although this is a unique case which results in a more impactful setback variance, it is clear that the
5’ requested is the minimum required.
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Special Circumstances:

The special circumstances which justify this application under KRS 100.243 are as follows:

1. The property has triple frontage which by default increases the minimum setbacks, reducing the
buildable area on the property.

2. The injection molding process which creates the extreme heat within the building requires a high bay
(tall structure) with integrated overhead crane system. The high roof clearances and crane
operations are required to transport the large molds and other components required to operate the
injection molding machines and produce the products. These molds and components are far too
large and heavy to maneuver them without the additional overhead clearance and crane operation.
This high roof construction is unique to (2) areas of the existing building, the area running parallel
with Lemons Mill Road and the location of the proposed GMU-07 being one of them. This resultsina
scenario where the owner cannot simply relocate a portion of this process to a different area of the
building where HVAC equipment could be located without encroachment on setback boundaries.

3. Due to the growth in business and Vuteq's continued commitment to serve its customers and
community over the past nearly 40-years, the facility has seen several building additions and areas of
industrial production development. The additions of building structure over the years have been
strategic and essential in keeping up with the pace of market demands and customer request but has
in turn created a scenario where feasible locations for support equipment such as this proposed GMU
has become limited.

4. The existing building structure (being a pre-engineered metal building) is not designed to support
the weight of this air conditioning unit and therefore cannot reasonably and safely be placed on the
existing roof structure. Statement from the pre-engineered metal building designer and
manufacturer (Star Buildings) was obtained and is as follows: “The current structure is not designed
to support a 22,000# roof top unit. That much weight would need to be supported by additional
columns underneath and would likely create ponding on the roof with a 1:12 roof pitch. Our best
recommendation is put the unit on the ground” (See email from Carrie Schafer dated 10/26/26).
Although the addition of columns with footings installed within the existing production floor is
possible, it is certainly not a feasible option, This solution would involve cutting and removal of the
existing slab, digging out and pouring concrete footings, erecting steel columns from floor to roof, as
well as beam structures interconnecting the new columns. As is seen in the images below, depicting
this production space, structural modifications of this magnitude would have massive impacts on
operations due to the injection molding equipment downtime required to complete the structural
modifications, This impact would create an economic hardship ripple effect on not only Vuteq’s
operations but also TMMK's production capabilities. See “Creation of Unnecessary Hardship on the
Applicant” section for further discussion on Vuteq's relationship with Toyota Motor Manufacturing,
KY.
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5. There are no other feasible locations around the perimeter of this injection molding area to set the
proposed GMU-07 on the ground.

a.

As previously mentioned, the portion of the building along the northern property boundary is
a high-bay area in which a large portion of the injection molding process is located. This
process equipment rejects significant amounts of heat into the space and therefore the
proposed AC unit needs to be located nearby to provide cooling to this area of extreme
process heat gain. In total, the Lemons Mill high bay area houses qgty. (16) injection mold
machines, During operation, these machines have an average mold temperature of ~250-
440°F, much of which is radiated into the room off the mold itself or from the parts after they
have been formed. Four of the (16) machines have been installed in the past 5 years, three of
which are located in the area in which the proposed ground mounted unit (GMU-07) would
be conditioning. Additionally, these (3) new machines located in the GMU-07 area are the
three largest of the (16) total machines and therefore dissipate the most heat into the
surrounding space, With the addition of these machines, the working environment in this
area has become less than ideal and borderline dangerous at times, depending on outside
weather conditions.

To the west of the proposed location is an existing building bump out, with additional ground
mounted air conditioning equipment installed on the west side of said building bump out,
meaning locating this unit further west of the proposed location is not feasible. This building
bump out to the west was built to house “re-grind” equipment which will allow Vuteq to re-
use any defect parts by re-grinding them back into raw material form where it can then be
added back into the process and used to create a successful and marketable part. This re-
grind investment introduces additional sustainability to Vuteq's process by reducing waste
material. East of the proposed location would result in a more severe building setback
encroachment scenario than what is currently being presented and is much less developable
due to the extreme grade changes. The opposite side (south) of this high-bay processing area
is occupied by either existing building or access roadway with overhead/dock doors for
facility shipping/receiving and therefore presents no opportunity for placing this unit.

Creation of Unnecess Hardship on t licant:

The unnecessary hardship stemming from the potential denial of this application is the lack of an air
conditioning unit required to maintain a safe and reasonable working environment in this injection molding
area. Denial of this application would result in denial of the proposed HVAC unit altogether.

The denial has the potential to create a multi-level economic hardship.

1. Denial of this application creates a scenario where work around this injection molding area would be
uncomfortable at best, but also potentially hazardous for employees when outdoor conditions are
hot and the machines are experiencing high demand. This leads to the problematic situation of
unhappy employees and ultimately retention issues. Vuteq has been working diligently towards
solving this issue over the past several years. GMU-07 is the solution to these issues in this critical
portion of the injection molding area. Vuteq's Human Resources department has reported that from
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June 2026 thru August 2026 alone, they lost (29) employees all of whom sited heat-related reasons
for their departure. See image of charts provided by Vuteq HR below.

Heat-related departures — HR report

2026 month Permanent Temps

June 5 8 13
July 3 4 7
August 3 6 9
Total 11 18 29

HR-reported heat-related departures (2028)
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July

mPermanent = Temps

This trend is less than ideal, especially when the operations of the injection mold machines require
skilled individuals who tend to accel after adequate experience in their roles. Heat is not the only
reason for employee turnover, but it has become a leading contributor and providing an air
conditioning solution to curb this issue creates an environment much better suited for prolonged

success, starting with the team members themselves.

Vuteq Human Resources’ data is also projecting a substantial growth in employees in the year 2027.
See chart below.
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2027 planning peried Lower projection Midpoint projection Upper projection

Opening (assumed) 269 269 269
Jan 2027 288 290 292
Feb 2027 308 312 316
Mar 2027 327 333 339
Apr 2027 346 354 363
May 2027 365 376 386
Jun 2027 385 397 410
Jul 2027 404 418 433
Aug 2027 423 440 458
Sep 2027 442 481 480
Oct 2027 462 482 503
Nov 2027 481 504 527
Dec 2027 600 523 850

A goal of increasing the number of employees is a positive indicator for any business and is certain to
improve the quality of the surrounding community. This outlook is great. However, without
addressing the heat issues within the building, this goal would become much more difficult to
achieve.

Not only would the denial of this application have an impact on Vuteq, it would also likely create
economic hardship on Vuteq's biggest and best customer, Toyota Motor Manufacturing KY. Vuteq
KY’s leadership has indicated that 63% of their product produced stays in Georgetown by way of
TMMK. This is a significant amount of product supporting TMMK's operation right down the road.
Any hardship experienced by Vuteq is sure to be felt by TMMK as well. Although Vuteq participates
in a few other automobile component processes, injection molding is its’ heartbeat. Any steps taken
to support the injection molding staff and processes at Vuteq is also an effort to support the nearly
10,000 folks employed by Toyota and ultimately Georgetown’s community as a whole.

One of only twelve sections of Georgetown-Scott County’s Comprehensive Plan is “Economic
Growth”, clearly this is a focus and of utmost importance. Within the economic growth element
section, it is stated, "In promoting economic development in the county there is a realization that
Scott County is a manufacturing-based economy and growth comes primarily thru developing
existing businesses and relationships in the county.” Vuteq is a prime example of this statement, and
one of the pillars in which the county’s economy rests, The applicant believes that denial of this
proposal would put undue strain on its’ contribution to the economical growth of the community in
which it has thrived for nearly 40 years.
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Additional Supporting Information:

It is important to note that Ivey Mechanical and Vuteq Corp. have reviewed this problem and associated
solution from all angles and have identified the proposed ground mounted AC unit approach as the only
feasible option. Below is a list of the alternative systems/solutions considered, along with a brief description
and summary as to why the approach will not be successful in this application.

1. Ventilation/Exhaust System: Since the majority of the heat is being produced within the space by
the process equipment, it makes sense to consider the idea of immediately capturing this waste
heat from the machine via ductwork and removing it from the building via a forced fan system to
the outdoors. In this context, this “process exhaust” air is the medium capturing the waste heat
from the process equipment and removing it from the building. This air that is being removed
from the building (“process exhaust”) also needs to be “made up” or supplied into the building to
offset the negative pressure introduced by the forced fan process exhaust system. Therein lies
the problem. Since the goal is to air condition the entire facility, conditioned (cooled) outside air
would have to be provided as our make-up. Conditioning 100% outside air requires tremendous
amounts of energy and cooling capacity as the system not only needs to reduce the dry bulb
temperature of the air (sensible energy) but also spends extra energy removing water vapor
from humid summer air to a comfortable moisture level before delivering it to the space. For this
reason, not only would the costs be higher, but the physical size of the HVAC equipment would be
larger than the proposed GMU and therefore would result in the need for a more severe variance.

2. Chilled Water System: A typical chilled water system would consist of chiller(s), chilled water
pump(s), buffer tank(s), water treatment skid, glycol fill skid, hydronic specialties, air handlers
(consisting of blowers, motors, filters, and chilled water coils}, and chilled water system supply
and return piping to interconnect the components listed. In this system, the water/glycol
mixture would be used as the medium which would capture the heat from the space and remove
it outdoors via the chiller(s). This system would be a fine approach if there was more real estate
available (both indoor and outdoor). Unfortunately, a chilled water system sized to handle the
cooling load required would require a larger space than what is available, therefore it is not
feasible for this application.

3. Ground Source/Geothermal System: The basic idea of a geothermal system includes the use of a
water/glycol solution as the medium to capture heat from the building and transfer it to the
ground (heat sink). The opposite is true for heating demands within the building, heat is
captured from the ground and transferred to the building. The system would include
underground wells/piping, pumps, buffer tank(s), glycol fill skid, hydronic specialties, ground
source heat pumps, and supply and return piping to interconnect the components listed. The
problem with a geothermal system in this case is the continuous need for cooling. Geothermal
systems are sustainable solutions only when the heating/cooling load is cyclical. Heat needs to
be transferred into the ground, and heat needs to be transferred out of the ground to offset and
maintain a consistent ground loop temperature. In our case, the manufacturing process produces
heat year-round, therefore cooling will always be in demand. A geothermal system'’s lifetime will
be cut significantly short in our case as the underground wells will be overwhelmed with heat,
never offset by a cyclical heating/cooling load. For this reason, a geothermal system is not
feasible for this application.
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ICAST-Infrastructure Precastinc.
ZONING MAP AMENDMENT

Staff Report to the Georgetown-Scott County Planning Commission

FILENUMBER: ZMA-2026-43

PROPOSAL: Zoning Map Amendment
from B-2 (Highway
Commercial) to
I-2 (Heavy Industrial District)

LOCATION: 112 Triport Circle
PARCEL ID: 161-40-005.000
OWNER: Infrastructure Precast Inc.,

doing business as ICAST

CONSULTANT:  Thoroughbred Engineering

STATISTICS:
Total Site Acreage:
Existing Zone:
Proposed Zone:
Surrounding Zone(s}):

Existing Use:

Proposed Use:

Access (Direct):
Access (Arterial):
Future Land Use (2024):

BACKGROUND:

November 12", 2026

15.65-acres

B-2 (Highway Commercial)

I-2 (Heavy Industrial District) and C-1(Conservation District)

I-1: (North, East)

B-2: (South, East, South-West)

A-1: (West, beyond 1-75)

Outdoor storage and non-retail sales of precast concrete products
(Conditional Use Permit, March 2026)

Precast Conceret manufacturing, aggregate bins and cement silo,
out-door staging area/storage of finished products

Triport Circle (Private Street)

Cherry Blossom Way (KY-620)/ Interstate 75 (1-75)

Industrial, Creek corridor along the stream and floodplain

The subject property is approximately 15.65-acre parcel located at the western end of the Triport Circle,
between the eastern right-of-way of Interstate 75 and the established industrial and commercial area
along Triport Road. The property is within the Urban Service Boundary just north of the Georgetown city
limits. It is currently zoned B-2 (Highway Commercial). The surrounding area is predominantly zoned I-1
(Light Industrial) to the north and east within the Delaplain/Triport industrial area, with B-2 (Highway

ZMA-2026-43-ICAST Infrastructure Precast inc., Page 10f 8



Commercial) properties to the south and southeast near the Interstate 75 and Cherry Blossom Way
interchange. The property has frontage on Interstate 75 but no direct access to it.

Infrastructure Precast, Inc. (ICAST), is a family-owned precast infrastructure concrete and pipe
manufacturer and is an approved supplier for the transportation departments of Kentucky, Tennessee,
Indiana, Ohio, West Virginia, and serves customers within a 600-mile radius of its home facility.

The Applicant requests I-2 (Heavy Industrial) zoning for the developable portion of the property and C-1
(Conservation) zoning for the stream and floodplain corridor in order to develop and operate a facility to
manufacture and storage of precast concrete products on site.

HISTORY:

In March 2026, the Scott County Board of Adjustment approved a Conditional Use Permit allowing
outdoor storage and non-retail sales of precast concrete products on the property under its existing B-2
zoning. Under that approval, manufacturing occurs off-site and the subject property functions only as a
storage and distribution location with no on site manufacturing or processing.

The Applicant states that the application responds to growing demand for ICAST products. The
application would establish on-site manufacturing and wouid expand both the nature and the intensity
of the operations beyond what the Conditional Use Permit allows in the B-2 zoning district.

CONCEPT PLAN & USE OVERVIEW:

Use Review:

The Applicant is requesting a rezoning from B-2 (Highway Commercial) to I-2 {(Heavy Industrial) and C-1
(Conservation). The concept plan shows an 11,520-square-foot manufacturing and office building, a
cement silo, a loading area, and two gravel staging areas totaling approximately 243,856 square feet.

The Applicant states that the operation includes indoor manufacturing as well as exterior raw material
storage, heavy equipment movement, truck loading, product storage, and distribution. Cement,
aggregate, and water would be mixed inside the proposed building and placed into molds for curing and
finishing. Aggregate materials (sand and stone) would be stored in exterior bins, and cement would be
stored in an on-site silo and augured into the building. Finished concrete products would be moved by
heavy equipment to outdoor staging areas for storage, sale and delivery to off-site customers.

Triport Circle requires major roadway repairs to accommodate the proposed heavy equipment and truck
traffic. Although sanitary sewer infrastructure is adjacent to the site, treatment capacity restrictions
prevent new connections, and the proposed septic system remains subject to WEDCO approval.

Concrete and Process Water Management:

The Applicant has described a contained system for managing concrete waste and wash water on site.
Leftover concrete would be reused or formed into solid blocks rather than discarded. Wash water from
equipment cleaning would be collected in impermeable settling basins, where solids would settle out
and the cleaner water would be recycled back into production. Dried solids would be periodically
removed and hauled off-site. The Applicant states that the system would be fully contained and that no
process water would be discharged to the stream.



o Staff Analysis: The information provided is conceptual. Basin location and capacity, process water
handling. stormwater runoff, and any required Kentucky Division of Water (KDOW} approvals will be
evaluated during the Preliminary and Final Development Plan stages.

Per the Definitions in the Zoning Ordinance:
“Industry: The processing of products or raw materials. The two categories of industry are defined
according to the following performance standards.

a. Heavy Industry: Those industries whose processing operations result in the outdoor storage or
processing of materials or products, the emissions of any atmospheric pollution, visible light flashes
or glare, odors, or noise or vibration which may be heard or felt off the premises or those industries
which constitute a fire, explosion, or other hazard detrimental to the health and welfare of the
community or adjacent property owners.

b. Light Industry: Those industries whose processing operations result in none of the above
conditions.”

After review of the proposed use, Staff therefore finds that the proposed use would be considered
heavy industry, and a rezone to I1-2 (Heavy Industrial) district is needed to facilitate the use as described.

KRS 100.213:
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

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.

2. The planning commission, legisiative body, or fiscal court may adopt provisions which prohibit for a
period of two (2) years, the reconsideration of a denied map amendment or the consideration of a
map amendment identical to a denied map amendment.

In reviewing the proposed zone change, staff has considered both the text of the comprehensive plan
as well as the adopted future land use map.

Future Land Use Map:
The 2024 Future Land Use Map shows the subject property designated as Industrial. The description of

the land use, per the Comprehensive Plan, states that Industrial land use category,

...... includes the processing of products or raw materials. The associated zoning districts are
intended to provide concentrated areas of high-quality employment facilities within the Urban Service



Boundaries for uses including light and heavy manufacturing, warehousing and distribution,
trucking, indoor, screened, and outdoor storage, and a wide range of other service operations. Areas
planned for industrial uses should be designed in a campus or park-type setting with an emphasis on
internal connection and access.” (Page 71)

The 2024 Future Land Use Map depicts the floodplain area to the east on the property for preserved
Creek Corridor. Per the Comprehensive Plan, Creek Corridor land use category,

...... includes the 1% annual flood chance areas within the Urban Service Boundaries. Over time, it is
expected that as property develops, the land in the Creek Corridor should be officially designated
for conservation. To support long-term community goals for the protection of our waterways and
riparian areas, these areas should not be developed except for public uses such as trails, greenways,
or ribbon parks.” (Page 71)

o Staff Analysis: The requested i-2 (Heavy Industrial} and C-1(Conservation) districts correspond to
the Industrial and Creek Corridor designations on the Future Land Use Map. The Industrial category
specifically anticipates heavy manufacturing and outdoor storage, both of which are central to the
proposed operation.

o The property also sits within the established Delaplain/Triport industrial area, adjoining 1-1 (Light
Industrial) properties to the north and east. This location allows traffic to reach the interstate
without travelling through residential areas.

o Staff finds that building and site design will be further evaluated at the development plan stage.

Comprehensive Plan Text

The Comprehensive Plan provides guidance for consideration of zone change requests by identifying
community goals and objectives & long-term development patterns affecting Scott County. Itis
important to note, as a guiding document, the comprehensive plan may advance seemingly
contradictory goals simultaneously. It is the duty of the Planning Commission to consider the entirety of
the comprehensive plan and weigh individual goals as they relate to specific proposals and determine
when a proposal is supported by the Comprehensive Plan. For this review Staff has highlighted a portion
of the land use analysis section focused on industrial development as well as specific goals related to
economic development, environmental protections, and infrastructure.

Land Use Analysis
The comprehensive plan provides the following analysis on the future needs of industrial land in the

Georgetown Urban Service Boundary,

“There are about 2,082 acres of industrially zoned land (I-1 & I-2} in Georgetown, with approximately
363 acres of this being undeveloped. If we create a benchmark, similar to that created in our analysis of
developed commercial land, we can estimate how much industrial development we will need per
thousand people. For 2020, this benchmark is about 45.2 acres of developed industrial land per
thousand persons.



2020 - 2025 | 2025 - 2030 | 2030 - 2035 | 2035 - 2040
Population Added 3.860 4,262 4,705 5,195
Industrial Acres per Thousand 45.2 45.2 45.2 45.2
People
Acres of Developed Industrial 174.5 192.6 214.1 234.8
Land Needed

Tabie 4: Industrially Zoned Land Needed to Support Georgetown's Projected Population Growth 2020-2040
Georgetown-Scott County 2024 Comprehensive Plan, page 54 of 394

To maintain the current benchmark of 45.2 acres of developed land per thousand people, the city would
need to add about 367.1 acres of developed industrial land by 2030. Given there are only about 363
acres of undeveloped land zoned for industrial development, it would be prudent for the city to ensure
additional land is available within the Urban Service Boundary for future industrial development

expected by 2030.”

o Staff Analysis: Rezoning the approximately 15.65-acre subject property would add industrially
zoned land within the Urban Service Boundary and contribute toward the projected 20230 need. The
request also makes use of a property already planned for industrial use rather than requiring the
expansion of industrial zoning into areas not designated for it.

Economic Development: Goal EG 1 encourages diversification of the Scott County economy. Goal EG 4
promotes Scott County as a superior location for industrial development with Objective 4.2 supporting
retaining adequate acreage for industrial uses.

o Staff Analysis: The proposed precast concrete manufacturing facility would expand the County’s
industrial base and support the construction and infrastructure sectors and may provide
employment opportunities that draw on the skilled industrial workforce already present in Scott
County. In this respect, the proposed use supports Goals EG 1and EG 4.

Environmental Protection; Objective EN 1.1 encourages the protection of creek conservation corridors
through zoning and riparian buffers, and Objective EN 1.2 promotes the preservation and restoration of
streams, floodplains, and riparian areas. Objective EN 2.3 requires the proper use, location, and disposal
of hazardous materials to protect water quality. Goal EN 3 calls for the protection of environmentally
sensitive areas, Objective EN 3.1 discourages development of areas with a concentration of sensitive
resources, and Objective EN 3.2 requires rezoning of creek conservation corridors to C-1when adjoining
property is proposed for development.

o Staff Analysis: The Applicant’s request to rezone the stream and floodplain corridor to C-1
(Conservation) supports Objectives EN 1.1 and EN 3.2 and would help preserve the creek corridor.

o Access to the site requires crossing the creek and floodplain, and the Applicant proposes a
contained, impermeable process-water system with no discharge to the stream, which supports
Objective EN 2.3. The crossing, system design, and required KDOW approvals will be reviewed at the
development plan stage.

o Staff finds the request consistent with the Environmental Protection goals and objectives, provided
these items are adequately addressed during development plan review.

Infrastructure and Public Facilities: Objective IF 1.1 calls for reliable wastewater treatment and
stormwater management, Objective IF 1.3 calls for adequate public sewer capacity, and Objective IF




1.4 requires stormwater infrastructure to be environmentally safe. Objective PF 1.3 directs the

Planning Commission to consider service levels when reviewing new development.

o Staff Analysis: Local Regulations require developed lands within the Urban Service Boundary to
connect to the public sewer. However, public sewer treatment capacity is currently unavailable to
the site, and the proposed septic system would be limited to domestic wastewater. Stormwater
infrastructure design and review is not required at this time, but should this site be developed, it
would need to meet all applicable stormwater requirements.

Transportation and Community Form: Objective TR 1.3 seeks to protect the integrity of existing roads
through ongoing maintenance, and Objective CF 1.3 calls for safe, economical mobility and accessibility
for citizens and goods.

o Staff Analysis: The sole access to the site is Triport Circle, a private street that is not maintained by
Scott County that in need of repair. Neighboring property owners have indicated that Scott County
will not accept the street for public maintenance until the entire loop is brought up to County
standards. The Concept Plan acknowledges that the property owner may be asked to contribute to
roadway improvements and maintenance costs.

o The Applicant has indicated that it is coordinating with the adjoining property owners towards road
improvements. Staff finds the zone change can be supported, provided that a plan for the
improvement and long-term maintenance of Triport Circle is submitted and approved with the
Preliminary Development Plan.

Concluding Staff Analysis: Overall, the 2024 Comprehensive Plan supports the continued growth of
Georgetown’s industrial economy, and the Future Land Use Map designates the developable portion of
the property as Industrial. The proposed precast concrete operation is generally supported by the Plan’s
industrial and economic-development goals, and the proposed C-1(Conservation) area aligns with the
Creek Corridor designation.

The issues identified in this report, including the creek and floodplain crossing. process water
management, wastewater, stormwater, and the condition of Triport Circle, relate to how the site is
developed rather than whether industrial zoning is appropriate for it. Each can be addressed through
agency review and the Preliminary and Final Development Plan process, and the recommended
conditions of approval tie the certification of the development plans to their resolution.

Staff therefore supports the requested zone change. Approval of the zone change does not constitute
approval of the development as shown on the Concept Plan; the Preliminary and Final Development
Pians will not be approved until the required details, agreements, and agency approvals have been
provided.

Analysis of Legal Considerations:
tion 100.213 Findin ry for pro mendment

1. Before any map amendment is granted, the planning commission . .. must find that the map
amendment is in agreement with the adopted comprehensive plan, ...

o Staff Analysis: Based on the above review, the request is consistent with the Future Land Use Map
designations of the Industrial and Creek Corridor and is supported by the Comprehensive Plan's
goals and objectives. Infrastructure and transportation objectives can be met through the conditions



of approval during the development plan stage. Staff therefore finds that the request is in
agreement with the Comprehensive Plan and meets this criterion.

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;

o Staff Analysis: The existing B-2 zoning is inappropriate because the property is designated
Industrial on the Future Land Use Map, has no direct interstate access for commercial use, and
adjoins established industrial properties. The proposed I-2 and C-1zoning is appropriate because it
continues that industrial pattern and permanently protects the creek corridor.

(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.

o Staff Analysis: Staff does not find any major changes in the area that were not anticipated by the
Comprehensive Plan.

FINDINGS:

1. The 15.65-acre subject property is zoned B-2 (Highway Commercial) and is approved for a
Conditional Use Permit from March 2026 for precast concrete outdoor storage and non-retail sales.
However, no development plan has been filed yet to indicate active operations.

2. The property is located at the western end of Triport Circle, a private street in need of major repair,
approximately 750 feet from the Interstate 75 and Cherry Blossom Way interchange, with no direct
access to Interstate 75.

3. Surrounding land uses include I-1{Light Industrial) properties to the north and east, highway
commercial uses to the south and southeast, and agricultural land to the west beyond Interstate 75.

4. The 2024 Future Land Use Map designates the developable portion of the property as Industrial and
the stream and floodplain as Creek Corridor. The proposed |-2 and C-1 districts generally correspond
to those designations.

5. The proposed operation includes outdoor storage of materials and products. After review of the
definitions in the zoning ordinance, the proposed use aligns with 1-2 (Heavy Industrial) district.

6. Access to the site requires a crossing of a creek and FEMA floodplain within the Dry Run watershed.

7. Public sewer capacity is unavailable to the site, and Triport Circle requires improvement to support
heavy truck traffic. These items will be addressed at the development plan stage.

8. The requested I-2 (Heavy Industrial) and C-1{Conservation) zones are in agreement with the 2024
Comprehensive Flan.

9. Based on the above, Staff finds that the request meets the criteria of KRS 100.213.

RECOMMENDATION

Based on the findings that the requested zone change is in agreement with the adopted 2024
Comprehensive Plan, Staff recommends Approval of the zone change request at 112 Triport Circle,
Georgetown, KY, subject to the following conditions:



Conditions of Approval:

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

2. The Applicant shall return to the Planning Commission for Preliminary Development Plan and Final
Development Plans approvals prior to construction.

3. All areas within the floodplain shall be rezoned to C-1 conservation.

4. If the applicant does not progress to Preliminary or Final Development Plat/Plan approval within 3
years of Zoning Map Amendment approval, the Planning Commission may initiate a rezoning of the
property back to B-2 (Highway Commercial) or some other appropriate zone.
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MERIDIAN POINT
ZONING MAP AMENDMENT

Staff Report to the Georgetown-Scott County Planning Commission
November 12, 2026

FILE NUMBER: ZMA-2026-44

PROPOSAL Zoning map amendment from
B8-1(Neighborhood Commercial)
to R-3 (High Density Residential)

LOCATION 2463 & 2467 Cynthiana Road
206-30-011.000 & 206-30-014.000
OWNER Doug and Doris Smith

APPLICANT Spire Development Inc.

STATISTICS

Total Site Acreage: 3.648 ac

Existing Zone: B-1{Neighborhood Commercial)
Proposed Zone: R-3 (High Density Residential)
Surrounding Zone(s): B-1, A-1

Proposed Use: 58 unit, age restricted residential
Access: Cynthiana Road to Delaplain Road
Arterial Access: Cynthiana Road

Future Land Use (2024): Low Density Residential

SITE CHARACTERISTICS

The project site is a 3.648-acre, property located along Cynthiana Road near its intersection with
Delaplain Road. Its current zoning is B-1 Neighborhocod Commercial and the applicant is requesting
that it be rezoned to be R-3 High Density Residential. It is currently undeveloped vacant land.

The property is bordered by A-1district along its eastern and southern borders, and B-1to the west.
Nearby uses include the Lanes Run Business Park, a church, agricultural uses, and low-density

residential uses,

CONCEPT PLAN REVIEW

Use Review
The applicant is proposing 58 residential units at a density of 15.2 dwelling units per gross acre, just
under the 16 units per gross acre maximum of the R-3 zone within Georgetown city limits. The

applicant states that these will be age restricted units.



: | Circulati
The concept plan shows one access point from Delaplain Road. Staff has concerns with this
proposed access location and its proximity to US-62. Staff has requested a traffic safety analysis for
this intersection. Pending further analysis, the entrance may be best suited directly accessing US-

62.

Parking is provided at a rate of approximately 1.8 spaces per unit for a total of 104 spaces. Parking
for multi-family scenarios is evaluated based on the number of bedrooms per unit. This data has not
been provided at this time and would need to be evaluated at the time of Preliminary Development
Pian submittal.

Traffic

A full traffic study is required when a use exceeds 100 trips in a peak hour period. As proposed, this
use does not meet the threshold for a full traffic study. Data provided by the applicant states that
AM peak hour trips will be a maximum of 17, with a maximum of 18 trips in the PM peak hour. These
trip counts are based on the 58 dwelling units being age restricted in their entirety (ITE Land Use
Code 252 - Senior Adult Housing~Multifamily).

However, one must consider the entire potential lifespan and use of the property after receiving the
requested R-3 zoning. The same number of traditional apartments without age restriction would be
expected to generate 32 trips in the AM peak hour, and 39 trips in the PM peak hour. Still not enough
to warrant a traffic study, but considerably more trips than the use currently proposed.

Locational Concerns

The Zoning Ordinance states: "This zone (R-3) should be located in areas of the community where
services and facilities are/will be adequate to serve the anticipated population.” This property is
located on the northeastern boundary of the city limits of Georgetown. There are no nearby
commercial uses to serve a high-density residential development, as nearby uses include low
density residential, agricultural, and industrial.

Most notably, this location is outside of the 4-minute response time radius for Emergency Services.
The nearest fire station is Scott County Fire Station 1, which is 3.8 miles away from the project site.

When referencing a rural-to-urban land use transect, development practices would place these
high-density style developments closer to other urban uses, with intensity of development
decreasing as you move away from the urban core. That is not the case here, as the applicant
proposes an “island” of high-density development among low intensity uses.

LEGAL CONSIDERATIONS
Any zone change request is required to meet the following standards from Kentucky Revised

Statutes, Chapter100:

Section 100.213 Findings necessary for proposed map amendment
1. Before any map amendment is granted, the planning commission . . . must find that the map
omendment 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.

2. The planning commission, legisiative body, or fiscal court may adopt provisions which
prohibit for a period of two (2) years, the reconsideration of a denied map amendment or the
consideration of a map amendment identical to a denied map amendment.

Comprehensive Plan

When changes to zoning are desired, the Planning Commission uses the Comprehensive Plan and
Future Land Use map to determine whether the desired zone change and proposed land use fit
within the community vision, and whether or not the change supports the appropriate land use mix
for the long-term benefit of the community. In addition to the content of this plan, the Commission
also considers the appropriateness of the existing and desired zoning designations, and if there
have been any unanticipated changes of a physical, social, or economic nature in the area involved
since this plan was created.

Euture Land Use Map

The Comprehensive Plan specifies that the Future Land Use (FLU) describes the proposed future
use of the property, regardless of the current zoning designation. Created through staff research
and community input, the FLU map proposes the best land use mix for the long-term benefit of the
community. It is intended to be combined with the related text of this Comprehensive Plan,
including the goals, objectives, policies, and recommendations. It also reflects existing land use
deemed likely to be long-term.

The 2024 Future Land Use Map shows the subject property designated as Low Density Residential.
The description of the land use, per the Comprehensive Plan, states that the Low Density
Residential land use category,

.. allows residential uses as well as home occupations. Home occupations include small-
scale businesses, and institutions that will not detract from the basic residential integrity of
a neighborhood. New low density residential growth will only occur within cities and Urban
Service Boundaries. Low density residential uses include single-family homes, duplexes,
limited townhome development, and some appropriately scaled walkable Missing Middle
housing.

The development proposed does not align with the Comprehensive Pilan’s description of Low
Density Residential, as only apartment units are proposed, and at a density approaching the
maximum of the R-3 zone (16 units per acre maximum, 15.9 units per acre proposed). Conversely,
the maximum density allowed by the R-1C Single Family Residential zone, a low-density zone, is 4.4
units per acre.

Goals & Objecti
The 2024 Comprehensive Plan identifies various goals and objectives for new development.
However, this application appears to be deficient in meeting these expectations.

For example, in the Community Form chapter:
CF 1.2 "Plan for higher-density residential uses in areas that have multiple transportation
connections to commercial areas and community facilities.”



This development is outside of service areas for local public transit and removed from supporting
commercial uses. High-density residential uses are most successful when located near public
facilities and consumer services.

In the Public Facilities Chapter:
PF 1 “Ensure adequate public facilities and services are available to meet the needs of

businesses and residents.”
PF 1.3 “The Planning Commission should consider access to public facilities and service
levels when reviewing new development. New development should not reduce the service

levels for existing residents.”

This development has no immediate access to public facilities or services and is outside of the 4-
minute response time radius for Emergency Services.

In the Housing chapter:
HO 3.2 "Ensure existing public services can support new developments.”

This development may add stress to the existing emergency services network, as it places a high-
density development for aged individuals outside of typical response areas.

In the Heritage chapter:
HE 1.2: “Implement policy measures to protect historic resources, incentivize preservation,
and enhance the form of surrounding areas, such as downtowns, historic sites, districts, and

landmarks.”

The area of Oxford has traditionally been agricultural in nature, with low density residential uses
accampanying. The addition of a high-density residential development would not be in keeping with
this character.

Analysis of Legal Considerations
Section 100.213 Findi f I ! !

1. Before any map amendment is granted, the planning commission . .. must find that the
map amendment is in agreement with the adopted comprehensive plan, ...

Staff finds that the proposed rezoning of the subject property from 8-1to R-3is not in agreement
with the Comprehensive Plan.

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

Also, the proposed R-3 zone is not compatible with the Future Land Use map, which designates this
property as Low Density Residential. Thus, the proposed zoning classification is inappropriate.

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 aftered the basic character of such area.



There have been no major changes of an economic, physical, or social nature not anticipated in the
Comprehensive Plan.

Staff finds that the application does not meet the requirements of KRS 100.213.

Findings:
1. The applicant has requested to rezone the subject property from B-1 (Neighborhood
Commercial) to R-3 (High Density Residential).
2. KRS 100.213 specifies that consideration of a ZMA must be based on agreement with the
Comprehensive Plan.
3. Staff finds that the proposed rezoning is not in agreement with the Comprehensive Plan.
4. Staff also finds that the proposed rezoning is not in agreement with the Future Land Use
(FLU) map. which envisions this property as Low Density Residential.
5. Staff finds that the application does not meet the requirements of KRS 100.213.
RECOMMENDATION:

Staff recommends denial of the zone change request from B-1to R-3 for the 3.648-acre property
addressed 2467 Cynthiana Road (206-30-014.000). If the Commission recommends approval of
this application, staff recommends the following conditions be attached:

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

Regulations, and Landscape Ordinance.
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330 West Spring Street, Suite 430 | Columbus, Ohio 43215 | (614) 350-0391

Georgetown-Scott County Planning Commission October 29, 2026
230 East Main Street
Georgetown, Kentucky 40324
LETTER OF JUSTIFICATION

Case No.: ZMA-2026-44

Applicant: Spire Development, Inc.

Property: 2467 Cynthiana Road, Georgetown, KY

Parcels: 206-30-011.000; 206-30-014.000

RE: Zone Change Application (B-1 to R-3} - Meridian Point

Dear Commission Members:

Please be advised I am writing on behalf of the applicant, Spire Development, Inc. (the "Applicant"), which is applying
for a zone change for the real property located at 2467 Cynthiana Road, Georgetown, Kentucky, identified as parcel numbers
206-30-011.000 and 206-30-014.000 (the "Property”). The Property, which is located within the city of Georgetown and the
Urban Service Boundary, is currently zoned B-1 (Neighborhood Commercial). We respectfully request that the Property be
rezoned to R-3 (High Density Residential) to permit Meridian Point, a 58-unit affordable independent living rental community
for senior adults {the "Project"). Please allow the contents of this letter to serve as justification in support of the Applicant’s
request. As more particularly explained below, the request is in full compliance with, and meets the goals of, the 2024
Georgetown-Scott County Comprehensive Plan (the "Comprehensive Plan") and the August 2025 Georgetown-Scott County
Housing Needs Assessment (the "HNA").

I. The Property and the Project

The Property consists of 3.648 +/- acres fronting Cynthiana Road (US-62) within the City of Georgetown. It is vacant
and undeveloped, and contains no floodplain, sink holes, steep slopes, or wetlands. The Comprehensive Plan identifies the
Property as Site HH and changed its Future Land Use designation from "Commercial & Rural Residential” in 2017 to
"Low-Density Residential" in 2024 and reports a population of only 21 people within a quarter mile of the site (Comprehensive
Plan, p. 350). The existing B-1 commercial zoning is therefore no longer consistent with the Comprehensive Plan, and it has not
resulted in development of the Property. The proposed rezoning to permit senior adult residential is more compatible with the
residential future land use.

The Project consists of one three-story, elevator-served building containing 58 one- and two-bedroom apartments, a
density of 15.9 units per acre, within the 16 units per acre permitted in the R-3 district. All households in this independent living
community will be headed by a person aged 55 or older. All 58 units will be income- and rent-restricted under the federal
Housing Tax Credit ("HTC") program, governed by the Internal Revenue Code and administered by the Kentucky Housing
Corporation: 57 units for households at or below 60% of Area Median Income {"AMI") and one unit at or below 50% of AMI.
Seven units will be built for residents with mobility impairments and two for residents with hearing or visual impairments.
On-site amenities include management, a community room, an exercise room, a social services office and a community laundry,
and residents will have access to Bluegrass Community Action Partnership programs including transit, utility assistance,
homecare case management services and a home meal delivery program for qualifying individuals. The building will be secured
with controlled-access entry and security cameras. The Property sits across Cynthiana Road from the Georgetown campus of
Bluegrass Community and Technical College and near the Lanes Run Business Park and Toyota Georgetown. Public water is
available, and public sewer will be extended across Cynthiana Road at the Applicant's cost. The Project represents
approximately $15 million of investment financed with federal HTC equity, Kentucky Housing Corporation HOME funds, and
private debt, and requires no City or County funds or land. The Applicant has served as majority developer on 54 awarded HTC
developments totaling more than 2,700 units across eight states, and the Project will be professionally managed by RLJ
Management Co., which has 40 years of housing experience.

II. Comprehensive Plan and Housing Needs Assessment

The Comprehensive Plan's Housing mission is a community "where affordable housing is available, accessible, and
kept in good condition” (Comprehensive Plan, p. 210). The HNA, prepared after the Comprehensive Plan and consistent with it,
quantifies the needs the Comprehensive Plan identifies (HNA, p. 6). The Project responds to each of these documented needs as
follows.

A, Affordable Rental Housing, The Comprehensive Plan finds that median rent rose 40.3% from 2011 to 2021 while

median family income rose only 22.9%, and that the share of units renting for $1,000 or less fell from 77.3% to 50.4%
(Comprehensive Plan, p. 214). Goa! Housing Objective ("HO") 1 calls for "a full spectrum of quality housing options for all



residents," and HO 1.1 calls for "the expansion of affordable and middle-income housing opportunities throughout the
community" (Comprehensive Plan, p. 227). The HNA confirms that rents rose 53% against income growth of 33%, that 37% of
Scott County renters and 38% of Georgetown renters are cost-burdened, and that apartment vacancy is just 2.1% (HNA, pp.
22-23, 30). It concludes that the County needs at least 1,755 new rental units priced below market (HNA, p. 34). The Project
complies by adding 58 permanently rent-restricted units, outside the downtown area where the Comprehensive Plan notes that
affordable units are already clustered (Comprehensive Plan, p. 217).

The Comprehensive Plan projects that more than 18% of residents will be 65 or older by
2040, and HO 4.2 directs the community to "[i]ncrease availability and flexibility of housing options for elderly residents”
(Comprehensive Plan, pp. 229, 235). The HNA finds that households over 55 grew by 46% between 2012 and 2022, the fastest
of any age group, and that more than 4,000 low-income renter households are aged 55 or older (HNA, pp. 13, 36). Retirement
or senior housing received the highest level of community support of any housing type, at 78.9% (HNA, p. 63). The Project
complies by dedicating the entire community to households aged 55 and older.

The Comprehensive Plan recognizes that older residents needing step-free
housing "often have incredibly limited options" and may be "operating on a fixed income" (Comprehensive Plan, p. 215). Goals
HO 4 and HO 4.3 encourage aging in place, universal design and ADA accessibility in new development (Comprehensive Plan,
p. 229). The HNA likewise identifies "a need for aging-in-place and universal design housing” (HNA, p. 13). The Project
complies through its elevator-served step-free design plus nine units built to federal mobility or sensory accessibility standards.

D._Smaller Units. The Comprehensive Plan notes only 861 studio or one-bedroom rental units for 12,180 one- or
two-person households and identifies new small units as an opportunity to improve affordability (Comprehensive Plan, p. 221).
The HNA finds that 64% of future rental units affordable at or below 50% of AMI should be studio, one- or two-bedroom units
(HNA, p. 38). Seventy-one percent (71%) of the units in the Project are one-bedroom with the balance being two-bedroom.

The Comprehensive Plan calls for housing connected to
transportation, jobs and services, for compact development under HO 1.4, and for adequate public services under HO 3.2
(Comprehensive Plan, pp. 208, 227-228). The HNA recommends expanding residential zones close to job centers, including the
R-3 district, and states that senior housing should connect to amenities and services (HNA, pp. 18-19, 40). The Project
complies by placing compact, single-building housing near major employers, a community college campus and senior services.

E. Overcoming Financial Barriers. Goal HO 2 seeks to “[d]ecrease financial barriers to affordable housing,” noting
that such housing requires incentives to attract developers (Comprehensive Plan, p. 228). The HNA directs the community to
use the HTC program and development partners, and its Implementation Matrix calls for a 9% HTC senior development of 48
or more units targeting seniors at 60% of AMI (HNA, pp. 35, 76). The Project is precisely such a development, delivered
without local subsidy.

As such, this zone change request not only complies with the Comprehensive Plan but also advances Goals HO 1, HO
1.1, HO 1.4, HO 2, HO 3.2, HO 4, HO 4.2 and HO 4.3 and the recommendations of the HNA. The Applicant's request should
therefore be approved because "the map amendment is in agreement with the adopted comprehensive plan.” See KRS
100.213(1). Further, because the Comprehensive Plan has redesignated the Property for residential use, the existing B-1
classification is inappropriate and the proposed R-3 classification is more appropriate. See KRS 100.213(1)(a).

IIL. Development
The Applicant submitted a concept plan with its application to depict the proposed layout. Prior to construction, the
Applicant will seek all required development plan approvals and will comply with applicable access, parking, buffering,
landscaping, utility and stormwater requirements. At this time, the Commission is only being asked to rezone the Property in
accordance with the guidance of the Comprehensive Plan, and it will retain additional oversight when those filings are made.
IV. Conclusion
In conclusion, the Applicant appreciates this Commission's consideration and respectfully requests that the
Commission approve the zone change application filed herein.

Sincerely,

U

Thomas Grywalski
President, Spire Development, Inc.



Blue Grass
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PARTNERSHIP-
Helping People. Chonging Lives.

Serving Anderson, Bovle, Franklin, Garrard, Jessamine, Lincoln, Mercer, Scott and Woodford Counties.

November 3, 2026

Rhett Shirley

Development Services Bldg.
230 E Main St

Georgetown, KY 40324

RE: Support for Meridian Point Rezoning - ZMA-2026-44

Dear My. Shirley,

On behalf of Blue Grass Community Action Partnership, | am writing to express our support for the
proposed rezoning for Meridian Point (ZMA-2026-44), a proposed 58-unit affordable housing
community for adults aged 55 and older in Georgetown.

We recognize the importance of expanding affordable housing options for older adults in Georgetown
and Scott County. We believe Meridian Point would help address this need and respectfully
encourage the Planning Commission to approve the rezoning reguest.

Thank you for your consideration.
Sincerely,
/7 h T

Troy Roberts
Executive Director
Blue Grass Community Action Partnership, Inc.

111 Professionat Court ® Frankfort, Kentucky 40601

(502) 695-4290 » (800) 456-6571 @ Fax (502) 695-1075 Serving Doy, Garrod, Lincoln aad Marear Countos P
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793A LEMONS MILL ROAD (160 Driving Academy)
PRELIMINARY DEVELOPMENT PLAN

Staff Report to the Georgetown-Scott County Planning Commission
November 12", 2026

FILE NUMBER: PDP-2026-
0048

PROPOSAL: Preliminary plan
for infill
development of
an existing site;
land use as a
Commercial
Drivers’
Licensing school.

LOCATION: 793A Lemons Mill
Road.

OWNER: Lemons Mill Partners, LLC.

APPLICANT: 160 Driving Academy.
CONSULTANT: Palmer Engineering (Garrett Ward).
STATISTICS:
Site Acreage: 5.3 acres.
Existing Zone; I-1 (Light Industrial).
Surrounding Zone(s): 1-1, R-2, A-1.

Existing Use: Outdoor storage (Conditional).
Proposed Use: Educational facility (Conditional).
Access: Existing entrance upon Lemons Mill Road.
Arterial Access: McClelland Circle.

WAIVERS/VARANCES REQUESTED:
The Applicant has requested one variance from the provisions of local zoning regulations.
1. To reduce the minimum required interior landscaping for vehicular use areas from 15,116
square feet to 2,343 square feet.

CONTEXT:



Garrett Ward of Palmer Engineering. on behalf of 160 Driving Academy and Lemons Mill Partners,
LLC {(hereinafter referred to as “Applicant”) has filed a Preliminary Development Plan application
for the property addressed 793A Lemons Mill Road (hereinafter referred to as “Project Site”).

Project Site was legally created in 1988 (Plat Cabinet 02, Slide 696). Itis a 5.3-acre, industrially zoned
lot on the east side of the Norfolk Southern railroad line. It is in the vicinity of Georgetown College
East Campus, Georgetown Church of the Nazarene, the Georgetown Industrial Park, as well as other
industrial businesses such as Vuteq, Adient US, and International Crankshaft. There is no identified
floodplain or Karst terrain upon the Project Site.

Historically, the Project Site was used alongside its sister tract (793B Lemons Mill Road) for industrial
manufacturing by Pioneer Plating, LLC. At some point during previous ownership, there was a leak
of the chemical agent Trichloroethene upon the property, and as such the Environmental Protection
Agency designated it as a Brownfield site (EPA, “Detailed Facility Report”).

A Brownfield site is defined as “...real property, the expansion, redevelopment, or reuse of which
may be complicated by the presence or potential presence of a hazardous substance, pollutant, or
contaminant'” (EPA, "Sites Eligible for Brownfields Funding”).

Current owners previously undertook a redevelopment project upon the Brownfield site. A Property
Management plan, including mitigation efforts, was approved by the Kentucky Environment Cabinet
in 2024. Redevelopment and mitigation efforts included the demolition of existing industrial
buildings, as well as the use of large concrete building pads to provide an impervious cap. The cap
prevents human contact with contaminants, or the spread of said contaminants to watersheds or
other properties (Uconn, “Capping at Brownfield Sites”}). Environmental covenants for the property
dictate mitigation of contaminants. Brownfield regulation is done at the federal and state level.

Following cleanup, the Project Site received approvals for an outdoor storage area (PDP-2025-10 &
G-2025-08). The use of the Project Site today is outdoor storage.

PLAN REVIEW:
The development plan is somewhat unique in that it primarily regards the infill of existing site
conditions. Existing conditions include around 40 to 50 storage containers, a 12,000 square foot
parking lot, an 87,383 square foot concrete building pad, and a 36,150 square foot paved area.
Proposal would repurpose these existing conditions for the new use, improving site features to
meet regulations where needed. The proposed plan depicts the following changes or additions for
the Project Site:
The removal of all existing conex storage containers.
Addition of a 960 square foot (20x48’) classroom building.
Addition of ADA-compliant spaces to the existing parking lot.
1,766 square feet of new concrete surfacing.
Widening of existing private street from 20 feet to 24 feet.
Addition of a 50-foot wide entrance apron from existing concrete pad to existing private
street.

7. Installation of new landscaping. including 72 new medium-to-large trees.
What follows is a more detailed summary of the proposal.

oo s
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Land Use:

Project Site would be used as an educational facility for those in pursuit of their Commercial Drivers’
License. Educational facilities are a conditional use in all zones. In September of this year, the
Applicant received a Conditional Use Permit from the Georgetown Board of Adjustment for this use,
under the case number G-2026-36. For as long as the use permit remains valid, the proposed use is
allowable for this property. As commercial driving. in general, is industrial in nature, the proposal is
consistent with the 1-1 zoning of the site.

Comprehensive Plan:
The Goals and Objectives of the Comprehensive Plan would clearly support this proposal:
e “Community Form 3.6: Encourage the redevelopment of brownfields and grayfields within
urban areas.”
¢ “Human Services 1.1: Increase access to physical and online locations of learning.”
« “Environment 5.1: Encourage the rehabilitation of existing structures where possible [may
also be applicable to infill of developed sites).”
« “Economic Growth 4.1: Support and assist local educational efforts to produce an adequate-
sized available and skilled labor pool.”
This proposal would provide for the adaptive reuse of an existing Brownfield site, while also providing
new vocational training opportunities for citizens of Georgetown or Scott County. It would align with
the guiding provisions of the Comprehensive Plan.

Traffic Generation:

A full traffic study would not be warranted. Conditions of the use permit mandated that class sizes
would not exceed 20 students; as such, anticipated peak traffic generation resulting from this
proposal is minimal. With limited class sizes, the traffic scale of this use is less than the traffic that
would be generated by other permitted land uses in the Light Industrial zone (such as shipping or
warehousing}.

As part of legally required protocol for commercial driver’s license training. students and teachers
would be driving semi-trucks in and out of the Project Site for training exercises. At time of
conditional use permit review, the Board of Adjustment applied a condition stating that training
exercises will not turn left onto Lemons Mill, due to concerns about the curvature and width of
westbound Lemons Mill Road. Proposed plan sets depict a sign posted at the exit to this effect.
Eastbound Lemons Mill and the existing entrance are both wide enough to safely accommodate
exercises of this nature.

General Site Layout:

This proposal would repurpose existing site conditions to create a campus-like development;
different facets of the land use would take place in different portions of the property, as they would
be segregated by landscaping or drive aisles. The north portion of the site would provide student
and faculty parking, as well as a new front office building. The center portion of the site would be an
open vehicular use area, utilizing the existing building pad for semi-truck parking and a training yard
forinstructional exercises. The southernmost portion would consist of some additional training area,
as well as a wide turnaround berth for on-site semi-trucks.

Access:

Road dimensions are acceptable for this use. As noted on engineering drawings, the section of
Lemons Mill from which ingress and egress exist is 24 feet wide. The Project Site has an existing 24-
foot-wide entrance onto the road from the property’s northeast corner.
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Private Streets:

Moving south from the entrance, there is an existing 20-foot-wide interior private street, with gravel
shoulders, which serves both the Project Site as well as its sister lot (793B Lemons Mill Road).
Proposal includes the widening of this private street to 24 feet.

This private street would give ingress to different parts of the campus from two different entrances.
The northern parking lot is accessed via a first entrance upon the private street, whereas the
southern training yard areas would be accessed from a newly proposed entrance apron. This new
entrance apron would be 50 feet wide, allowing clear interior access to the southern training yards
without the need to drive over gravel surfacing.

Vehicular Use Area:

The pian notes 151,160 square feet of vehicular use area for the entire campus, most of which is pre-
existing concrete or asphalt. This consists of the existing 87.383 square foot concrete pad, the
existing 36,150 square feet of asphalt, and an existing 13,656 square foot north parking lot. The
remainder consists of added concrete fill, the new entrance apron, and the existing private street
and proposed widenings thereof.

Surface types of existing vehicular use area vary because of Brownfield mitigation. Impervious
surfaces (in this case the vehicular use area) are an engineered control that provide a “cap.”
preventing human contact with contaminated soil, or the spread of contaminated materials (Uconn,
“Capping at Brownfield Sites”}.

Parking:

Because the proposed land use is unique, zoning regulations do not provide a clearly applicable
minimum parking provision. At time of conditional use permit hearing, the Board of Adjustment
applied the following parking provision: “One space per student of the largest class size upon the
site at any one time, plus one space per staff member to be on-site during the largest shift, with
the addition of one additional space per every training vehicle located upon the site” (G-2026-35).
Proposed plan meets the provision, with 20 parking spaces to the north, and 7 truck spaces to the
west of the building pad. Two handicap-accessible parking spaces would also be added to the
proposed front office building, making the site ADA compliant.

Interior Landscaped Area (for Vehicular Use Areas):

With 151, 160 square feet of vehicular use area, the Landscape Ordinance would require 15,116 (10%)
square feet of interior landscaping. Proposal depicts the installation of 2,167 square feet of interior
landscaping, due to the site constraints resuiting from infill. A variance been requested, which is
analyzed in more detail in the “Variance Analysis” section.

Canopy Coverage:

Per the Landscape Ordinance (section 6.2215), the minimum canopy coverage requirement for the
Project Site would be 9% (20,712 square feet). Submitted plans depict the installation of 21%, or
49,300 square feet of tree canopy for the entire site, over double the minimum provision. The intent
of doubling canopy provisions is to compensate for the reduced interior landscaping.

Screening and Buffering:
The Landscape Ordinance (6.12) would make few provisions for boundary screening upon this
property; there is very little legally required screening that will need to be installed.
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The one exception is that additional screening will be required to the northwest boundary of the
property, where the site abuts a residential zone. This screening is shown upon the landscape plan
in the form of a line of additional trees, a row of continuous shrub plantings, as well as a 6-foot-tall
fence, thereby satisfying screening mandates.

The surplus of proposed tree canopy also provides natural screening upon other boundaries, in
places where it is not legally required.

VARIANCE ANALYSIS:

The Landscape Ordinance requires that for every 100 square feet of vehicular use area on a property,
10 square feet of interior landscaped area must be provided in the form of islands or peninsulas
(6.22). With 151,160 sauare feet of vehicular use area, this proposal would require 15,116 square feet
of interior landscaping. A variance request has been filed to reduce this requirement to 2,343 square
feet.

Application material states that this variance is intended to allow for the repurposing of pre-existing
site conditions, claiming the majority of this vehicular use area is already in place, and therefore
should not be removed or further altered. Letter also states that if the minimum interior landscaping
requirements were to be literally enforced, the site conditions resulting therefrom would restrict the
intended use of the site for driver training exercises. Justification posits that it would be impractical
to strictly enforce interior landscaping installation for an infill proposal.

Application material goes on to state that the Project Site is an identified Brownfield site; that the
existing building pad provides an “impervious cap” mitigating the effect of the Brownfield
contaminants; and that to require installation of interior landscaping within or upon the concrete
pad would reduce the effectiveness of this cap by breaking ground to plant vegetation.

with this variance, interior landscaping would still be provided for the northern parking lot area,
whereas the requirement would be omitted for the building pad and existing asphalt to the south of
the site. In places where interior landscaping would be omitted, additional tree canopy would serve
in in its stead to offset heat absorption or water runoff from impervious vehicular use area.

KRS 100.243;
When considering variances within the City of Georgetown, the Commission must consider the
request in relation to the provisions of Kentucky Revised Statute, as follows:

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 aiter 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. In making these
findings, the board shall consider whether:

a. The requested variance arises from special circumstances which do not generally apply
to fand 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
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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
result of willful violations of the zoning regulation by the applicant subsequent to the
adoption of the zoning regulations from which relief is sought.

The requirements of the statute are analyzed as follows.

Potential Effect on Public Health. Safet Welfare? (1):
Staff finds that the variance in question would not negatively affect public health, safety, or
welfare. While interior landscaping is intended to benefit public health by preventing heat
absorption on surfaces like blacktop or concrete, the proposal as a whole would provide double
the minimum tree canopy requirement, thereby performing the same intended function. This
variance would also prevent the need for any alterations to existing impervious Brownfield
contaminant caps. which may benefit public health or safety by reducing the risk of contaminant
spread.

Potential Effect on Character? (1.):

The appreciable change in character would be the interior landscaping. or lack thereof. Under
current conditions, vehicular use areas on the Project Site do not meet interior landscaping
requirements, and this variance would legally allow for continuance of a pre-existing condition,
which does not appreciably alter the character of the Project Site, or the surrounding area.

The holistic proposal would improve the character of the Project Site, as it depicts the installation
of 72 additional trees, with 250 square feet of coverage each, covering over 47,800 square feet of
the site. Adaptive reuse of a Brownfield site would also improve the area’s character.

Potential H | or Nui 2 (1)
There would be no hazard or nuisance arising from the variance, for the same reasons outlined in
the "Health, Safety, and Welfare,” section.

Under state law, variances cannot directly contradict regulations or reduce said regulations to an
unreasonable degree. This variance would reduce the interior landscaping requirement by 12,773
square feet, however the application provides more than double the minimum canopy
requirement, providing an extra 28, 588 of tree canopy coverage. Staff finds that the additional
tree canopy coverage clearly offsets the reduction in interior landscaping. The amount of trees
proposed would serve the same function as interior landscaping, offsetting heat absorption and
absorbing water runoff. As such, Staff finds that the variance would not create unreasonable

circumvention,

Are There Special Circumstances for the Property in Question? (1.a.}:
Staff finds that there are three unique circumstances for the Project Site from which this variance
request arises.

First, this proposal is an adaptive reuse of existing site conditions, and therefore must work within
existing restraints, including the large building pad and asphalt area. infill redevelopment makes the
proposal unique, and the restraints of infill should be accommodated where possible.
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Second, Project Site is an identified Brownfield. As noted in earlier analysis, an effective way to
mitigate the contaminants within a Brownfield is to place impervious caps over the contaminated
soil. This prevents human contact with contaminants, and prevents the spread of said
contaminants onto other properties (or water sources). To break ground for the installation of over
15,000 square feet of interior landscaping islands within these impervious caps could create
hardship or hazard.

Third, the land use in guestion is a unique conditional use for which interior landscaping metrics
may not directly account. The vehicular use area(s) would become a training yard for student
drivers, and therefore would differ in nature from typical vehicular use areas; a training yard
requires more space for training exercises such as turning, parking, backing, docking. inspections,
etc. Requiring the installation of interior landscaping within said training areas would unnecessarily
restrict the use of the space.

Staff flnds that denlal of the variance would deprive the mtended operatlon of the proposed use.
Requiring additional landscaping istands or peninsulas would restrict the navigable space within
training yards upon the property. Similarly, it would create unnecessary hardship to require the
implementation of over 15,000 square feet of interior landscaping for the adaptive reuse of an
existing site; this hardship would be magnified by the fact that the property is a Brownfield, and that
the installation of interior landscaping could complicate contaminant mitigation.

Variance #1Findings:

1. The Landscape Ordinance would require 15,116 square feet of interior landscaping for this
proposal.

2. Application requests to reduce this requirement to 2,343 square feet.

3. The variance would not adversely affect public health, safety, or welfare or create hazard or
nuisance.

4. The variance would not negatively alter the character of the area; proposal as a whole would
likely improve character, with the installation of 72 additional trees to create green space.

5. The variance would not unreasonably circumvent landscaping regulations, because
proposed tree canopy would cover 21% of the site. The amount of additional tree canopy
numerically exceeds the reduction in interior landscaping.

6. There are three unique circumstances from which the variance arises:

a. the proposal is infill development/adaptive reuse of an existing site;
b. the Project Site is a Brownfield site with additional constraints;
c. the proposed driving school requires more open, easily navigable training yards.

7. Denial of the variance would create hardship by unreasonably restricting the amount of
available training area.

8. Denial also may create hardship in terms of Brownfield mitigation.

9. There are no willful violations on the part of the Applicant.

General Findings:
1. The Project Site is a 5.3-acre property. zoned I-1 Light Industrial.
2. Proposal is for a driving school for those in pursuit of their Commercial Driver's License:
proposal is redevelopment of existing site conditions.
3. Project Site is a Brownfield, designated by the EPA.
4. Educational Facilities such as this use are a conditional use in the I-1 Light Industrial

Zoning district.
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5. The Applicant received a conditional use permit for this proposed use in September of
this year.

6. While the Brownfield Site designation does exist, applicable EPA and other federal or
state regulations pertaining to it are outside of the Commission’s jurisdiction.

7. The proposed development plan meets most regulations, though one variance to reduce
interior {andscaping is requested.

8. All findings listed for variance #1, to reduce the required interior landscaping for
vehicular use areas from 15,116 square feet to 2,343 square feet.

RECOMMENDATION:
Given findings and analysis, Staff recommends approval of PDP-2026-0048 for the infill
redevelopment of the 5.3-acre property addressed 793A Lemons Mill Road for a CDL educational

facility.
Variances:

1. To reduce the interior landscaping requirements from 15,115 square feet to 2,343 square
feet.

1. 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.

2. All applicable requirements of the Zoning Ordinance, Subdivision and Development
Regulations, and the Landscape and Land Use Buffer Ordinance.

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 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.

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 O&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 and meeting all provisions of the
Planting Manual and Landscape Ordinance, including species types.

9. All conditions of the Conditional Use Permit, numbered G-2026-35.

10. Total site canopy shall exceed 33,485 square feet of coverage (typical minimum + square

footage of interior landscaping reduction) at time of tree maturity.
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11. All requirements of the appropriate utility providers.

12. Any and all applicable federal requirements of the EPA, or the CERCLA, as it pertains to this
specific redevelopment of the identified Brownfield site.

13. Any and all applicable state requirements of the Kentucky Energy and Environment Cabinet,
or Kentucky Revised Statute Chapter 224.1-400 in relation to Brownfield designation.

14. Applicant or property owner shall update the Kentucky Energy and Environmental Cabinet
with details of this redevelopment of the Brownfield site.

15. Applicant shall meet all requirements of the Royal Springs Watershed Committee.

Works Cited (External Sources):

Environmental Protection Agency (EPA), “Detailed Facility Report.” Pioneer Plating, LLC: 793
Lemons Mill Rd., Georgetown, KY 40324. Enforcement and Compliance History Online.
https://echo.epa.gov/detailed-facility-report?fid=110000746738.

Environmental Protection Agency (EPA)}, “Information on Sites Eligible for Brownfields Funding
under CERCLA § 104(K).” Brownfields and Land Revitalization.
https:/www.epa.gov/brownfields/information-sites-eligible-brownfields-funding-under-
cercla-ss-104k#1.

University of Connecticut (Uconn), “Capping at Brownfield Sites.” https://tab-
program.media.uconn.edu/wp-content/uploads/sites/3361/2025/12/Capping.pdf.
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PDP 2026-0048-160 Driving Academy Facilities
Requested Variance

Variance 1: Request a reduction of the required ILA from 15,116 square feet to 2,343 square feet for the

VUA.

Justification:

A.

The granting of this variance will not adversely affect the public health, safety or welfare, will not
alter the essential character of the general vicinity, will not cause hazard or a nuisance to the
public, and will not allow unreasonable circumvention of the requirements of the zoning
regulations. The proposed development makes use of the existing concrete building pad and
existing asphalt loading dock area for truck driver training areas. Very little modification to the site
is being proposed except for updates required by current regulations and ordinances.

The ILS requirement for the existing concrete pad and rear asphalt area renders the site useless for
the proposed use of a truck driving academy. It is clearly not practical to incorporate interior
landscaping within the truck driving academy training area.

This is a Brownfield Site and it is strongly recommended that the impervious cap not be cut into and
removed which would be required for interior landscaping.

The Royal Springs Aquifer Committee previously requests no removal of existing pavements. We
anticipate similar recommendations for this Royal Springs Aquifer review.

The tree canopy provided has been increased from 10% (required) to 20% to compensate for the
reduced ILA. Additionally, a 9-feet wide landscape strip is being cut out of the existing asphalt
paving for additional perimeter landscape area and tree placement.



Andy Beshear Rebecca Goodman
AEvERNON DEPARTMENT FOR ENVIRONMENTAL PROTECTION SECRERARY
300 Sower Boulevard Anthony R. Hatton
Frankfort, Kentucky 40601 COMMISSIONER
Phone: (502) 564-2150
Fax: 502-564-4245
June 6, 2024
Jacob Cassidy (Partner)

L.emons Mill Partners, LLC;

PoorLogis, LLC;

Lusby Development Company, Inc.;
Welch Real Estate Holdings, LLC

1890 Star Shoot Parkway, Suite 170-165
Lexington, Kentucky 40509

Re: NOTIFICATION OF CONCURRENCE
BROWNFIELD REDEVELOPMENT PROGRAM
Agency Interest Number (Al #): 39864
Former Pioneer Plating, LLC Property
793A Lemons Mill Road
Lexington, Kentucky
Fayette County

Dear Mr. Cassady:

The Division of Waste Management is in receipt of your Brownfield
Redevelopment Program application and Property Management Plan received February
14", 2024 and warranty deed received June 5%, 2024 verifying that you have taken legal
title to the property. The Division of Waste Management finds that the application is
administratively complete and that the conditions of KRS 224.1-415(2)(a) have been
certified to be true. Based on the data and information provided to date, and a review of
the Property Management Plan and warranty deed indicating ownership, the Division of
Waste Management concurs that the intended future use and management of the property
will not interfere with remediation of the release as required by the cabinet, increase
impacts of the release on human health or the environment, or expose the public and
environment to unacceptable harm as required by KRS 224.1-415(2)(b).

Therefore, in accordance with KRS 224.1-415(2), you are not liable for performing
characterization, correcting the effects of the release on the environment, or performing
corrective action of any release or suspected release included in your certification.

TEAM .
@KentuckyEEC | EEC.KY.GOV KE NTU KY. An Equal Opportunity Employer M/F/D



Lemons Mill Partners, LLC
Page20f3
June 6, 2024

The Property Management Plan is intended to ensure that property use is protective
given the available information and the recognized environmental conditions identified.
There are two scenarios under which you may propose or be required to amend the
Property Management Plan:

1. You intend to change the usage of the property through expansion, reuse, or
redevelopment, or

2. There is a discovery of new information that requires modification of the Property
Management Plan to ensure that property use is protective.

Should these conditions be met, you must notify and work with the Division of
Waste Management to ensure that the Property Management Plan remains protective of
human health and the environment, or is amended based on the new information to ensure
it is protective.

Upon issuance of this Notification of Concurrence, you will be responsible for
conducting and documenting annual inspections of all engineering and institutional
controls identified in the Property Management Plan to ensure that property use
remains protective of human health and the environment. The property for which
this Notification of Concurrence applies will also be subject to periodic auditing by
the Division of Waste Management to verify compliance with the Property
Management Plan.

Failure to adhere to the approved Property Management Plan may result in
the revocation of this Notification of Concurrence. If, by any means, the Division of
Waste Management discovers that you have provided false information in your
certification, this Notification of Concurrence will be withdrawn as required by
KRS 224.1-415 (3). In no way does this Notification of Concurrence alter any other
legal obligations you would be subject to pursuant to any local, state, or federal law.

The Commonwealth of Kentucky is committed to the safe and productive reuse of
properties on which releases have occurred or there is the perceived presence of releases.
If we can provide any further service to help bring this property to productive reuse or if
you have any questions regarding this letter, please contact us at 502-782-2200.

Sincerely,

Clpy Mol

Clifford Hall, P.G.

Registered Geologist Branch Manager
Superfund Branch

Division of Waste Management

CLH/jb



Lemons Mill Partners, LLC
Page3of 3
June 6, 2024

ec:Clifford Hall@ky.gov;
Nathan.Hancock{@ky.gov




Georgetown Board of Adjustment
September 8, 2026, Minutes

The meeting was called to order at 5:30 p.m. All members were present. There
continues to be a one-person vacancy. Shirley, Carper, Ketz, Tusam, and Smith were present

as Staff.

Upon motion by Schwartz, second by Allen, the Board unanimously approved
the August 3, 2026, minutes. The Board Attorney administered the Oath to those signed in

to speak.

Old Applications: None

New Applications:

a. G-2026-34: Kassie Bennett, Georgetown, K'Y 40324, requested a Conditional Use
Permit (CUP) for a private school located at 209 West Jefferson Street, Georgetown, KY
40324, The property is zoned B-3. The applicable provisions are KRS 100.111, KRS
100.234, and Zoning Ordinance §2.33. 1.f. Notices were given. Staff reccommended approval.

Noah presented the application, background, recommended findings, and conditions
of approval. This use is a conditional use in this zone. Based on the recommended findings,
Noah recommended approval with conditions, including the submission of a development
plan. He advised the Board the proposed use would not adversely impact the area and would
provide an essential service to the community. This school would share the former church
building with the existing daycare separated by a firewall.

Noah advised applicant must file a development plan, which would apply to traffic,
sufficiency of infrastructure, to ensure this use creates no hazard or nuisance, and provides
for parking. Gravel would not be an acceptable surface. The staff report includes justification

for the recommended findings and conclusions.

Upon Motion by Allen, second by Schwartz, the Board unanimously approved
the application, subject to the staff report.

b. G-2026-36: 160 Driving Academy, 5990 W Touhy Ave., Niles, Illinois, 60714,
Nicole Harpster, Real Estate Specialist, 160 Driving Academy, requested a Conditional Use
Permit (CUP) for a commercial driver’s license educational facility at 793A Lemons Mill
Road, Georgetown, K'Y 40324. The property is zoned I-1, Light Industrial. The applicable
provisions are KRS 100.111, KRS 100.234, and Zoning Ordinance §2.33. Notices were
given. Staff recommended approval.



Georgetown Board of Adjustment
September 8, 2026, Minutes
Page two

Property owners: Lemons Mill Partners, LLC, Poorlogis, LLC, Lusby Development
Co., Inc., Welch Real Estate Holdings LLC. Contact person is Nicole Harpster.

Noah presented the application, gave background, recommended findings, and
conditions of approval. This use is listed in the Zoning Ordinance as a conditional use. Based
on the findings, Noah recommended approval with conditions, including the submission of a
development plan. He advised the Board the proposed use would not adversely impact the
area and would provide a necessary service to community. The staff report includes
justification for the recommended findings and conclusions.

Upon Motion by Emerson, second by Allen, the Board unanimously approved
the application, subject to the Staff report.

There being no further business, the meeting was adjourned.
Approved:

Cld4s

Jeremy Emerson, Chair

Attested:

Charlie Perkins, Board Attorney, and
Recording Secretary
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Reference Case No. G-2026-35
September 9%, 2026

160 Driving Academy (and designated owners/affiants)
5990 West Touhy Avenue
Niles, IL, 60714

Subject: Case No. G-2026-35
Dear Applicant,

At the regularly meeting scheduled on September 8™, 2026, the Georgetown Board of
Adjustment approved the conditional use permit request for a CDL educational facility
upon the property addressed 793A Lemons Mill Road. The Board saw it fit to apply
the following conditions.

Conditi f 2 1

1. This property is subject to all requirements of the Georgetown - Scott County
Zoning Ordinance, Subdivision and Development Regulations and Landscape and
Land Use Buffer Ordinance.

2. The Applicant shall comply with all requirements of other federal, state, and local
regulatory entities and shall provide copies to the Board of Adjustment of all
permits issued on behalf of the Applicant as a result of this approval including, but
not limited to, business-related certifications, licenses, regulatory permits, and any
recertification when required.

3. The conditional use permit shall become null and void upon transfer of ownership
of the site.

4. The applicant shall submit a development plan for this proposed use to the
Planning Commission.

5. Prior to initiating the proposed use, the Applicant shall provide the Board of
Adjustment with finalized maps of all driving routes which students would use in
field tests and the routes shown upon these maps shall meet the approved
conditions.

6. No training field test for students operating a semi-truck shall make a left turn out
of the project site onto westbound Lemons Mill Road. A sign shall be posted at the
exit point to this effect.

7. All potential requirements of the Kentucky Transportation Cabinet.

Development Services Building, 230 E. Main St, Georgetown, KY 40324 Page 1
Phone: (502) 847-3701 Fax: (502) 847-3725
email@gscplanning.com bhttp:/www.gscplanning.com
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8. The semi-trucks to be located on site, when parked thereupon, shall be screened
from Lemons Mill Road and from adjoining properties of different zones pursuant to
the requirements of the Landscape and Land Use Buffer Ordinance.

9. The Applicant shall return to the Board prior to any expansion or change in use of

the Project

Site as proposed.

10.Hours of operation shall be limited from 7AM to 5PM, Monday-Friday.

11.At time of development plan submittal, the Applicant shall provide exact traffic
counts, and a traffic study may be required.

12.All provisions of KRS 189 § 221-222, if applicable.

13.The number of students and staff to be on-site at any one time shall not exceed 20,
as previously stated by the Applicant.

14.The storage crates currently located upon the Project Site shall be removed prior to

operations.

If you have any questions, please feel free to email, or call at (502} 867-3701. The next
step in this zoning process would be development plan review.

Sincerely,

Fala YN -7A

Noah Smith
Planner |
GSCPC

Development Services Building, 230 E. Main St, Georgetown, KY 40324 Page 2
Phone: (502) 867-3701 Fax: (502) 867-3725
email@gscplanning.com http:/www.gscplanning.com
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CANEWOOD RETAIL CENTER AMENDED
PRELIMINARY DEVELOPMENT PLAN

Staff Report for the Georgetown-Scott County Planning Commission
November 12, 2026

F"-E NUMBER: PDP'2026'58 all =l ﬂ"“-&.f_f{'j,r‘." 1
PROPOSAL: Amended 2.0 SE :
Preliminary 2 - _. [ .
Development a4 8| RLJi///
Plan for parking § : =
addition for & =
approved | Mission Path |
development plan =
LOCATION: 107 Canewood
Center Drive
OWNER: Landmark
Development
Corporation
APPLICANT: Matt Welch
CONSULTANT: Brian Ward,
Palmer
Engineering
STATISTICS: r
Existing Zone: B-2 (Highway Commercial) A
Surrounding Zones: B-2: East & South
R-3 (High Density Residential): North
A-1(Agricultural): West
Site Area: 1.939 ac
Proposed Development: Multi-Tenant Commercial Building Parking Addition
Access (Direct): Canewood Center Drive
Access (Nearest Arterial): Frankfort Pike [US-460]
BACKGROUND:

The Project Site is a 1.939-acre, B-2 zoned parcel located northeast of the intersection of Frankfort Pike
and McClelland Circle located off Canewood Center Drive. The proposed use of the site as a multi-tenant
office and/or commercial building is by-right in the B-2 zoning district. The surrounding area consists of
several commercial single-tenant and multi-tenant developments as well as the Canewood Villas &
Townhomes. The site is, by definition, double frontage with access onto Canewood Center Drive, a 31-

to-33-foot-wide, privately maintained road.



In February 2026, the Project Site received ministerial approval for a 7,200 square foot multi-tenant
retail and commercial building with 48 parking spaces and one driveway onto Canewood Center Drive.
The approved site development met all requirements of the Subdivision & Development Regulations,
Zoning Ordinance, and Landscape & Land Use Buffers Ordinance, and as such was approved by Staff
pursuant to KRS 100.275.

SITE PLAN REVIEW

Access, Circulation, and Parking

The current application seeks to increase the volume of parking on the site by 8 additional spaces,
bringing the total number of parking spaces on the property up to 56 spaces. No additions are proposed
to the building area. The addition includes a one-way access measuring 13 feet in width and second
driveway approximately 145 feet north of the previously approved driveway.

The approved development plan satisfies the minimum requirement for parking as articulated by the
Subdivision & Development Regulations Article X.10.2.2 which states that general commercial land uses
between 0 and 10,000 SF shall have 1 space per 250 gross square foot, equivalent to 30 spaces on the
property, 2 of which being designated for ADA use. However, the request for the location of the 8
additional parking spaces does conflict with the adopted regulations. Per the Subdivision &
Development Regulations, Article X.10.1.17 state that “Non-residential uses .. [with] accesses on
opposing sides of the street shall either be opposite each other (+/-5.0 feet) or at least 100 feet from
center line to center line”. A variance is necessitated due to the proposed driveway’s proximity to an
existing driveway, Mission Path, which is approximatety 50 feet north of the proposed driveway.

When reviewing variance applications, the Board is guided by KRS 100.243, which lists the findings
necessary for granting variances:

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 heaith, 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 alfow 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
result of willful violations of the zoning regulation by the applicant subsequent to the
adoption of the zoning regulations from which relief is sought.

In a supplemental letter, the Applicant states that the driveway facing Mission Path would be exit only,
and that it would be principally used by those 8 spaces. The 8 spaces would be served by a one-lane
accessway which is connected to the 48- space parking lot which surrounds the approved building.

PDP-2026-58 Canewood Retail Center Amended, Page 2 of 5



The lot faces several design challenges due to existing infrastructure, the Applicant states. There are
overhead utility easements long McClelland Circle which reduce western buildability, water and sewer
service lines to a pump station maintained by GMWSS directly north of the property line, and a regional
stormwater management system serving the roadways and neighborhoods surrounding the Project Site.
The Applicant expressed that the proposed driveway location is the only feasible location which allows
for the additional parking spaces needed by the tenants under these conditions.

Staff finds that the requested variance satisfies the statutory requirements set forth in KRS 100.243.
The lot is a unique shape with several utility easements and lines which must be designed around to
ensure their function and serviceability. Denial of the request would reduce the viability of the site as
there is very limited area for development on the property. The conditions of the Project Site are not a
result of actions of the applicant as the property had utility easements and systems established prior to
the proposed development and Staff finds that there is no evidence of violation of the adopted
regulations.

The standards for separation are intended to reduce vehicle-on-vehicle conflicts on local roadways.
Increased driveway separation or intersection alignment ensures motorists turning into the site or onto
main roadways have sufficient time to accelerate or stop. Where not feasible due to infrastructure and
property lines, it is the responsibility of the Commission to determine the appropriateness of the
requested variance.

After reviewing the request, staff finds that the requested variance is the minimum relief necessary for
commercial functions on the property. The proposed driveway is approximately 50 feet from the center
of Mission Path and 20 feet from the northern property line. There is no way to align the driveway and
Mission Path to satisfy the +/-5.0 feet separation requirement outlined in the Regulations due to the
property line. If the driveway were to be moved closer to the property line, it would impact road
geometry and the pump station access. Further distance between them would impact existing
stormwater management systems and utilities which serve the adjoining neighborhood and commercial
developments. Reconfiguration and/or relocation of those systems would have negative impacts to
both the Applicant and the surrounding neighborhood. The proposed location provides the most feasible
option for traffic safety and infrastructure management. Staff therefore finds that, based upon the
review above, approval of the variance would not adversely impact public health, safety or welfare nor
cause hazard or nuisance as the variance allows for the safest operation of existing systems and utilities

in the vicinity.

Landscape & Land Use Buffers

Section 6.12: Property Perimeter Requirements

The Landscape & Land Use Buffers Ordinance requires a 10-foot-wide buffer area between double
frontage lots and any non-accessing arterial or freeway. and for those areas to be populated with 1 tree
per 30 feet of linear boundary plus a 6-foot-tall continuous buffer. This reguiation is applicable along
the west and south boundary of the property. There exist some mature trees along this boundary that
satisfy this requirement, but there are potential areas where an additional tree or buffer needs to be
installed or repaired.

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 an adjoining property, and for those areas to be populated with 1 tree per

40 feet of linear boundary plus a 3-foot-tall continuous buffer. This regulation is applicable along all
PDP-2026-58 Canewood Retail Center Amended, Page 3 of 5



boundaries of the parking lot and the final landscape plan will be checked for compliance with the
regulation.

Section 6.22: Interior Landscaping for Vehicular Use Areas

The Landscape & Land Use Buffers Ordinance requires an 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. The
plan shows 30,374 SF of VUA, equivalent to 3,038 SF of ILA with 13 ILA trees required for the property.
The plan indicates that 3,250 SF of ILA and 13 ILA trees are proposed, satisfying the requirement for
interior landscaped areas.

Lighting
Per the Zoning Ordinance, exterior illumination shall be directed away from adjoining properties. The
photometric plan shall be reviewed in detail as part of the Final Development Plan review.

FINDINGS

1. The application is an amendment to a ministerially approved Preliminary Development Plan for a
1.939-acre B-2 zoned property located off Canewood Center Drive. The previously approved plan
was for one 7,200 square foot multi-tenant commercial building with 48 parking spaces and
associated landscaping.

2. The requested amendment is to add an additional 8 parking spaces which are accessed from the
ministerially approved parking lot on the property. As part of the request, the Applicant is seeking
a variance to the separation between driveway requirements from 100 feet of separation to 50
feet of separation.

3. Staff finds that the requested variance satisfies KRS 100.243. The Project Site has several
existing overhead and underground utility easements which run along the western property line
which need to be avoided so as to not impact utility service. After review, Staff finds that the
request is the minimum relief necessary for commercial operations on the property.

RECOMMENDATION:

Staff recommends approval of the Preliminary Development Plan amendment for 8 additional parking
spaces as part of the Canewood Retail Center commercial development located at 107 Canewood Center
Drive with the following variance(s) and conditions of approval:

Variance(s):
1. Variance to the separation between opposing driveways from 100 feet to 50 feet.

Conditions of Approval:

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

3. Any revisions or amendments to the approved Preliminary Development Plan shall be reviewed
and approved by the Planning Commission staff.

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.

PDP-2026-58 Canewood Retail Center Amended, Page 4 of 5



10.

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

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

All requirements of the Georgetown Fire Department regarding fire hydrant locations and

emergency vehicle accessibility.
All requirements of applicable utility companies regarding service provision and easements.

PDP-2026-58 Canewood Retail Center Amended, Page 5 of 5
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Georgetown-Scott County Planning Commission
Planning - Engineering - GIS

Farm Stand Ordinance - Draft

Section A.

Article 1, Section 2.1 of the Georgetown-Scott County Zoning Ordinance, entitled “Definitions,”

gxand add a definition of “Farm
nd formatting of the Zoning

is hereby amended to modify the definition of Agricultural Use
Stand,” to be codified consistent with the numbering systep
Ordinance and to read as follows:

ARTICLE ii
2,1 DEFINITIONS

requirements of Sebtioh 2.5.18 shall not constitute development and shall not be
required to obtain a development plan, but the property owner must submit
documentation, to the Planning Commission, that the farm stand meets said

requirements upon request,

Farm Stands Ordinance — Draft (09-01-2026) page 1 of 4
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¢+ FARM STAND (MINOR). A temporary display, used for the retail sale of agricultural
products primarily grown, raised, or produced on the farm upon which the stand is
located. A Farm Stand, both major and minor, does not include a restaurant, event
venue, processing facility, or general retail establishment (For the purposes of this
Definition, Farm Stands, both major and minor, meeting the requirements of Section
2.5.18 shall not constitute development and shall not béirequired to obtain a
development plan, but the property owner must subffiit @écumentation, to the Planning
Commission, that the farm stand meets said requfféments upon request.)

Section B. Y
Article IV, Section 4.1.1 of the Georgetown-Sgaf unty Zoning i"?i‘tzh.:_ ce, entitled
“Agricultural (1-17), under “1. Permitted uses eby amended, to ba&gddified consistent

d as follows:

Section C
Article Il, Sectio rgetown-Scott County Zoning Ordinance, entitled “Specific Use
Regulations”, is her to be codified consistent with the numbering system and

formatting of the ZoningOxdil ce and to read as follows:

Farm Stands Ordinance — Draft (09-01-2026) page 2 of 4
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2.5.18 FARM STANDS

Major.

a. The Farm Stand shall be located on property actively devoted to agricultural use,
and shall be no closer than 50’ to any parcel not owned ed by the subject property’s

owner;

management; :
¢. Any signage associated with a farm.stand not + 2 sq. ft. in area or 6 feet
i-'l..t'gigm;- Ll :'1.

e. Oftstreet parking shall be g d Ll c it property, no closer than 50° from
the nearest Darcel Iine not owne »

,,:“ ire

Jlsm

the owner or operator of the farm, or by farms under common ownershlp or

management;
c. Any signage associated with a farm stand shall not exceed 32 sq. ft. in area or 6 feet

in_height;

Farm Stands Ordinance — Draft (09-01-2026) page 3 of 4
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d. The cumulative display area of the Farm Stand cannot exceed 120 sq. ft;

e. Off-street parking shall be provided on the subject property, and shall not interfere
with the safe movement of traffic on adjacent public roads;

f. The Farm Stand shall comply with all applicable sight-distance and driveway access
requirements; and

g. Any required permits from the Kentucky Departma@nti#or Public Health or other

regulatory agencies shall be obtained.

Farm Stands Ordinance - Draft (09-01-2026) page 4 of 4
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Georgetown-Scott County Planning Commission
Planning - Engineering - GIS

Data Centers Ordinance - Draft

ARTICLE 1
DEFINITIONS

Total CO, emissions {kg)
IT energy consummed (kWh)

Carbon Usage Effectiveness (CUE) means

Commission means the Georgetown — Scott County Planning Commission.

Community Benefits Agreement means contract that ensures:local communities receive

tangible benefits, such as job creation and infrastructure improvements, in exchange for hosting

these facilities.

Data means any information, whether digital, electronic, optical or gquantum, that can be

collected, stored, processed. or transmitted.

Data Center means a facility used primarily for the storage, management, processing, or

transmission of data and includes, but is.not limited to, buildings designed to accommodate
computer servers, storage systems, or specialized computing hardware. A Data Center includes
a Data Center principal use/structure, any Data Center accessory use/structure, and Data
Center energy system. Examples of these facilities and uses include (but are not limited to)
crypto processing, commercial cryptocurrency mining (bitéein mining), and artificial intelligence
training and/or processing. Data Centers are not facilities designed to facilitate the ordinary or
incidental use of cloud-based computing, data storage, software, or other information
technology services by a business; government entity, or organization.

Data Center Principal Use/Structure means any structure or building that is used primarily for
the storage, management, processing, or transmission of data which includes, but not limited to,
any building designed or. used to accommodate and house computer servers, storage systems,

or specialized computing hardware.

Data Center Accessory Use/Structure means any structure or building that supports the
operation of @ Data Center, is located on the same tract or assemblage of adjacent parcels and
is developed either as a unified development of or in further support of a Data Center. The
category includes but is not limited to administrative, logistical, fiber optic, storage, and security
buildings or structures: air handlers; process water and non-contact cooling water and
wastewater management and treatment facilities; water holding facilities; pump stations; water
towers; environmental controls (e.g., air conditioning or cooling towers, fire suppression, and
related equipment), water cooling and storage facilities, security features, and any other
associated electric, gas, water, wastewater, and stormwater infrastructure to support operations

at the propenrty.

Data Centers Ordinance — Draft (09-01-2026) page 1 of 21
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Data Center Energy Systems means energy generation and storage systems, including
electrical generators or engines, electric substations, back-up power generators, battery energy
storage systems (BESS), used or intended to be used as sources of electrical power during
normal operations, or as back-up temporary power when the main source of power is
interrupted; electric transmission and distribution lines; and pipelines. The category shall not
include utility service facilities exempted under KRS 100.324. Information concerning such utility
service facilities to be sited or extended on private propertyin support of a Data Center shall be
provided to the Planning Administrator as part of any application.

Data Processing means the conversion of raw, unorganized data into meaningful, usable
information through a structured sequence ofoperations. including collection, preparation,
transformation and storage. Data processing does not include crypto processing, commercial
cryptocurrency mining (bitcoin mining). artificial intelligence training andfor processing, and
other similar uses.

Farmland of Statewide Importance means a map unit identified by the Natural Resources
Conservation Service identifying soils that nearly meetthe requirements for prime farmland and
that economically produce high yields-of crops when treated and managed according to
acceptable farming methods.

Noise level means the maximum sound pressure level measured in both A-weighted decibels

(dBA) and C-weighted decibels (dBC) atithe property line.

Total Facility Energy (kWh)
IT Energy (kWh)

when both units are measured

Power Unit Effectiveness (PUE) means

over the same period.

Prime.Farmland means a map unit identified by the Natural Resources Conservation Service of
the United States Department of Agriculture as having the best combination of physical and

chemical characteristics for producing food, feed, forage, fiber, and oilseed crops and is

available for these uses.

Waste Heat means heat generated as a byproduct of data center operations

Water Consumed (L}
Energy Consumed (kWh}

Water Unit Effectiveness (WUE) means when both units are measured over

the same period.

SPECIFIC USE REGULATIONS

2.5.XX DATA CENTER ORDINANCE

1. Purpose

a. This ordinance shall facilitate appropriate location, development, construction,
installation, and decommissioning of Data Centers in unincorporated Scott County in

Data Centers Ordinance — Draft (09-01-2026} page 2 of 21



Georgetown-Scott County Planning Commission
Planning - Engineering - GIS

a predictable manner that promotes and protects the safety, health, and welfare of
the community.

This Ordinance and the standards and requirements established herein are intended
to define and regulate Data Centers in order to minimize impact on adjacent and
surrounding properties; to ensure compatibility with other adjacent and surrounding
land uses; to protect environmental resources, and to assure that the correlative
rights of landowners and lessors owning or leasing and hosting Data Centers are
balanced with those of neighboring land and communities; and to assure that the
location, construction, operation, and decommissioning of Data Centers are
undertaken in a manner that integrates the use into the surrounding built and natural
environment.

The appropriate location, construction, and operation of Data Centers considers,

avoids to the extent possible, minimizes, and mitigates any unavoidable adverse
impacts to residential properties; nelghborhoods, commercial areas; community and
institutional buildings;-land, air,_ and water.resources; prime and productive
agricultural lands; forests and woodlands; threatened and endangered species and
critical habitat; and historic, natural, and sensitive lands. Standards and planning
requirements are established to ensure that the use and enjoyment of lands located

adjacent to and in the proximity of the Data Centers are fully safequarded.

The requirements.of this Ordinance.are intended to be supplemental to any safety,
health, or environmental requirements of federal, state, or local laws, and

regulations.

2. Applicability

Data Centers are a defined land use in the Georgetown — Scott County Zoning
Ordinance. This article applies to the siting, development, and construction of any
new Data Centers after the effective date of this ordinance.

b. These standards apply to all developments that meet such a definition in

unincorporated Scott County.

3. Permitted Uses

a.

A Data Center shall only be allowed in the |-2 Heavy Industrial Zoning District
designed for such use and as a conditional use upon:

i.  Application for a zoning map amendment to reclassify the property on which
the Data Center will be located as “|-2 Heavy Industrial” and

ii. Issuance of a Conditional Use Permit by the Board of Adjustment and

ii.  Approval of both a preliminary and final development plan by the Commission
and

Data Centers Ordinance — Draft (09-01-2026) page 3 of 21
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A Community Benefits Agreement between the developer and County that
shall contain, at a minimum, sections detailing the following

1. The hiring of local workers/contractors during the construction
phase of development
2. Any funding for community projects

3. Any enhancements to local public infrastructure

4, General Requirements Relating to Location of Data Centers

a. No Data Center shall be located:

vi.

vii.

viii.

On a parcel smaller than 50 acres.

On lands with slopes over 20% or which are prone to flooding, or soil, or
geologic instability.

Where the disposal or release of any hazardous substance, pollutant, or
contaminant from a Data Center could affect karst terrain.

Where the structure or facility will restrict the flow of a 100-year flood, reduce
the temporary storage capacity of the floodplain, or be placed in a manner
likely to increase flood frequency, velocity, or heights so as to pose a risk or

hazard to human health, property, wildlife, orland or water resources.
In wetlands or within 5Q feet of the boundary of any wetland.

Qn parcels containing more than 0% prime farmland, or farmland of state
importance.

Where such facilities may_cause or contribute to the taking of a threatened or
endangered species or adversely affect critical habitat.

South of the Georgetown Southern Greenbelt Reserve Area as defined and
identified.in the 2024 (or most recently adopted) Comprehensive Plan.

Within 1,500 feet from all schools, childcare facilities, religious assembly
facilities, public parks, or public recreational facilities

5. General Requirements Applicable to Data Centers

These standards apply to all Data Centers.

a. Setbacks: Data Center principal, accessory, and energy systems structures or
facilities, smokestacks, and emission points, other than transmission and distribution

powerlines, pipelines delivering electricity or natural gas to the property, other utility

lines, and ingress/egress for road and rail traffic, shall be located:
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At least 500 feet from all outer perimeter property lines of the Data Center

regardless of the zoning classification of the adjacent property. These
setbacks shall not apply to property lines that are interior to a Data Center

site.

At least 1500 feet from the boundary of any Residential, Commercial, or
Agricultural District.

Any emission point or exhaust stack from a data center energy system
whether for primary or backup power, shall be required to be at least one
thousand (1,000} feet from the property boundary of any adjacent property
and two thousand (2,000) feet from any Sensitive Use or the boundary of any
Residential, Commercial or Agricultural District.

Where necessary to comply with the noise limits provided in Subsection H of
this Section at the exterior parimeter property boundary, due to site

configuration, topography, and projected equipment noise, the Commission

may require. greater setback distance.

b. Structure Height, Lot Coverage. And Impervious Surface

Maximum Building Height, Lot Coverage, and Impervious Surface shall be
defined by the standards applicable to the 1-2 Heavy Industrial zoning

classification or under general design standards.

c. Design Standards: A Data Center shall be designed and constructed with these

considerations.

All principal and accessory structures and energy systems associated with a

Data Center shall be arranged, designed, and constructed to be harmonious
and compatible with the site and with the surrounding properties. In general,

Data Centers that visually approximate commercial office buildings are
encouraged. Data Center Accessory Use(s)/Structure(s) shall be located to
the side or rear of the Data Center Principal Structure.

Buildings shall be sited and oriented to minimize visual impacts of the bulk of
the building when examined on a line-of-sight basis from adjacent public
streets.

Provide safe and convenient vehicular access to the site,_including sufficient

on-site queuing areas at security gates and delivery, loading/unloading, and
staging areas.

Accommodate adequate parking at a minimum of one (1) space per

employee on the largest shift and three (3} visitor spaces.

Incorporate appropriate erosion control/stormwater management practices.
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vi.

vii.,

viit.

House the equipment used in any Data Center in a metered, electrically
grounded, and pre-engineered metal-encased structure with a fire rating
designed to resist an internal electrical fire for at least thirty (30) minutes. The
containment space shall contain baffles that automatically close in the event

of fire, independent of a possible electric system failure.

All building facades that face existing and/or planned public roads or face
property zoned for residential use shallinclude these design features:

1. Achange in fagade surface.to include building material, pattern,
texture, color,_accent materials at least every 150 horizontal linear
feet.

2. Windows, doors,.or similar fenestration, i.e:faux windows which shall
be distributed both horizontally and vertically and comprise at least
30% of the facades.

3. Atleast one main entrance that projects or is recessed from the main
building plane and is differentiated from the remainder of the building
facade by a change in building material.

4. The main entrance of the building shall incorporate plantings a
minimum of 50% of the length of the facade that must include a mix of
evergreens, deciduous shrubs grasses, or ferns. These plantings are
in addition to any required buffers or landscaping requirements.

5. Ali leading and unloading areas, including overhead doors, shall be
oriented towards the side or rear property lines away from public
roadways. Loading docks_ are not permitted in the front or street side
yards and shall not be oriented towards the front property line.

6: Varied materials, colors, and textures, particularly earthtones, are
encouraged to create a high-quality and non-obtrusive design.

All buildings must be constructed to minimize glare or reflection on adjacent
properties and roadways and shall use appropriate textured glass,
antireflective coating, and screening. Data Center equipment may be ground
mounted or roof top mounted.

All' ground mounted equipment, including generators, fuel storage tanks, and
utility substations, are prohibited from the front yard. Ground mounted

equipment shall be located on a side farthest from any type of residential
Zone use and are not permitted adjacent to any property with a Zoning
District permitting residential use, an existing residential development, or
residentially used property.
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d. Emergency Contact Information.

i. Each Data Center shall provide 24-hour emergency contact signage visible at

each access entrance. Signs shall include the company name (if applicable),

the owner, operator, and/or representative’s name, the telephone number,

and the corresponding local power company’s name and telephone number.
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e. Lighting

vi.

For the lighting of horizontal surfaces, such as, but not limited to, parking
areas, roadways, vehicular and pedestrian passage areas, loading docks,
building entrances, sidewalks, bicycle paths, and site entrances, luminaires
shall be aimed down, and shall meet llluminating Engineering Society of
North America (IESNA) full cut-off/fully shielded criteria.

For the lighting_of non-horizontal surfaces, such as, but not limited to,
facades, landscaping, and signs, luminaires shall be shielded and shall be
installed and aimed to not project their output into the windows of neighboring
residences. adjacent uses, past the object being illuminated, skyward, or onto
a public roadway.

The illumination measured line-of-sight and from any point on any externat
perimeter property line shall at no time exceed 0.1 footcandle.

Vegetation screens shall not be employed to serve as the primary means for
controlling glare. Rather, glare control shall be achieved primarily using such
means as cutoff luminaires, shields and baffles, and appropriate application
of luminaire mounting height, wattage, aiming angle, and luminaire
placement.

Luminaires shall not be. mounted more than 20 feet above the finished grade
of the surface being illuminated. No pole-mounted lighting on the roof shall be

permitted.

Lighting for parking areas and vehicular traffic ways shall be automatically
extinguished nightly within ¥z hour of the close of the facility. When after-
hours site safety/security lighting is proposed. such lighting shall not exceed
25% of the number of fixtures required or permitted for illumination during
regular. business hours. Where there is reduced but continued onsite activity
throughout the night that requires site-wide even illumination, the use of
dimming circuitry to lower illumination levels by at least 50% after 11 PM or
after reqular business hours, whichever is earlier, or the use of motion sensor
control, shall be permitted.

f. Buffering/Screening/Landscaping

The setback area required under Section 5 A. of this Ordinance shall serve as
a buffer zone between the Data Center and the outer property boundary.

No Data Center structures or facilities may be constructed within the setback
areas, provided that within the first hundred feet of the setback area
measured from the outer perimeter of the Data Center at the beginning of the
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setback area, parking areas may be constructed and interior surface roads
may be located.

Any parking or roads constructed within the setback areas shall be bermed
and vegetated to shield off-site areas from glare and other visual impacts
associated with the interior vehicular travel and parking. Any landscape buffer
shall include an earthen berm with a minimum height of eight (8) feet and a
arade no steeper than 2:1.

Except as provided in subsections.2 and .3, no impervious surface is
permitted within any l[andscape buffer except for access roads and sidewalks.

All Data Center accessory structures and buildings and Data Center Eneray
Systems shall be fully screened on all sides from all existing and planned

public roads as well as adjoining properties, utilizing a mixture of screening
materials, berms, and landscaping. Screening can be accomplished using
any combination of existing vegetation, a newly planted vegetative screen,
fence, screen wall, panel, parapet wall, or other opaque screen. Screening is
not required where the principal building itself serves to effectively screen an
accessory structure or building or energy system from adjacent roads and
properties. A species of trees or shrubs shall be used that ensures visibility
through the screening is blocked by. at least eighty (80) percent throughout
the entire year. The effective screening height of the trees or shrubs shall be
at least four (4) feet in height at the time of planting. The landscape buffer
shall be a minimum of twenty-five (25) feet in width and may be part of the
minimum setback area.

Plantings shall be provided in the setback area, as screening, at the main
entrance of any Data Center.primary building,_in parking lots, and along the

facade of the proposed Data Center.

The owner and operator of any Data Center shall have an affirmative and
continuing duty to ensure that all buffering/screening standards and
reguirements are maintained on an ongoing basis.

g. Perimeter Security Fencing: Fencing may be considered for security purposes but

is not needed for land use compatibility if appropriate and effective screening,

buffering, and {andscaping are provided.

Fences shall not exceed ten (10) feet in height above ground.

Chain-link, slatted-insert. and barbed or razor wire fencing is not allowed
along public streets or external perimeter property lines.

Permitted fence materials include aluminum and iron.
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Video and/or audio surveillance shall be restricted to within external perimeter
propenrty lines and public right-of-way adjacent to or abutting the Data Center

propery.

All Data Centers shall meet the following minimum standards:

Noise from operations, including primary and accessory structures and uses

and energy systems, shall not exceed 30 dBA or 50 dBC between 10:00 p.m.
and 7:00 a.m., and shall not exceed 40 dBA or 60 dBC at any other times at

any external perimeter property'line.

1. In addition to the decibel limits in paragraph 1, operations shall not
generate vibration, oscillation, or infrasound that causes perceptible
resonance within any buildings or adverse impacts on the human
body, including but notlimited to dizziness, headaches, nausea, sleep

disturbance, or other recognized health effects. Compliance shall be
determined. based on standards issued by ANSI and 1SO for human

exposure to whole-body and low-frequency vibration (e.g., ISO 2631

and ANSI §2.71) and shall be measured and compliance determined

at any external perimeter. property line.

The locations of the noise measuring equipment for the pre-construction
noise analysis shall be shown on the submitted site plan. The points of
measurement shall be at all external perimeter property lines at locations
most susceptible to noise from applicable proposed equipment.

The maximum sound levels identified herein do not apply to emergency
alerts; emergency work to provide electricity, water, or other public utilities
when public health or safety is involved; snow removal; or road repair.
Maximum sound levels do apply to testing or routine operation of emergency

equipment for backup or primary power generation and to other situations

that do not involve public health or safety.

A Noise Assessment, Monitoring, and Mitigation plan shall accompany any

conditional use permit application and shall include:

1. Assessment of baseline ambient levels of noise before construction,
measured in all directions at the external perimeter property lines on
which the Data Center is proposed to be located and any related
activity is proposed to be conducted;

2. Assessment of all noise projected to he associated with the proposed
Data Center {including all structures. facilities, and energy systems
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before and after incorporation of noise minimization and abatement
measures to control and minimize all exterior noise (including_high,
mid- and low-frequency) generated by the Data Center, including but
not limited to exhaust vents, cooling equipment, chiller fans. and on-
site power generation.

3. AnAcoustical Study prepared by a-qualified noise consultant showing:
a. Expected daytime and nighttime sound levels, including

generator noise and other equipment noise, indoors and
outdoors at multiple distances and at the external perimeter

propenrty lines

b. Include both A-weighted (dBA) and C-weighted (dBC)
measurements, with full frequency spectra to identify low-
frequency and tonal components,

c. _Provide sound level projections and modeling for multiple
distances from the facility, with measurements taken both
outdoors and indoors of nearby dwellings,

d. Conduct testing during nighttime and early morning hours,
when cooler air and. atmospheric conditions may increase
sound propagation, and

e. Recommend specific mitigation measures (e.q., barriers,
enclosures, mufflers, alternative cooling technologies) to
ensure compliance with the noise standards of this Ordinance.

4, Avibration study shall'also be submitted if any mechanical equipment
or.cooling infrastrugture is instalied within 2,000 feet of the boundary
of any Residential, Commercial, or Agricuitural District.

5.. Design of Noise Monitoring, Minimization, and Mitigation Plan

including real-time continuous monitoring and analysis of noise data
sufficient to demonstrate compliance with the applicable standards
over time and to identify patterns, trends, and potential areas of
improvement; and use of frequency analysis to identify and address
low-frequency tones associated with cooling fans or other equipment.

6. Incorporation of measures sufficient to avoid off-site nuisance
conditions from all frequencies of noise, at all hours of the day and
night, and conform to the required limits at the property lines of the
Data Center. Measures may include, but not be limited to, acoustic
barriers or shrouds, higher efficiency/lower speed fans, or other noise
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reduction devices sufficient to assure that the noise levels measured

at the perimeter property boundary for the Data Center conform to the

required levels and to prevent nuisance conditions.

7. All required noise analyses shall be designed and conducted by a
certified! licensed acoustical engineer. The points of measurement

shall be on each external perimeter.property line at locations selected

as those most 14 susceptible to noise from applicable proposed

equipment. Any noise analysis shall include the date, time, and
duration of measurements taken and shall be taken at various times

of the day and night.

8. The County shall require the applicant'to conduct post-construction
during operation compliance testing within six months of
commencement of operation, using the same methodology, to verify
actual sound levels and the effectiveness of mitigation measures.
Where any noise analysis post-construction and during operation
identifies greater than maximum permissible sound levels at any
perimeter. property boundary, the applicant shall be required to
develop and submit for review and approval such measures, including
relocation of equipment, reorientation, and other mitigation measures,
as are needed to bring the modeled noise level to below acceptable
limits.

a. The County may, at any time thereafter, conduct such
compliance testing, and where any noise analysis identifies
greater than maximum permissible sound levels at any
perimeter property boundary, the County will supply the
operator with notice of its findings and aliow the operator 15
days to cure the exceedance and submit evidence of this cure
to the County. If after 15 days, the operator has not cured the
exceedance or submitted evidence of the cure, the Board of
Adjustment shall schedule a public hearing to consider the
suspension or revocation of the conditional use permit.

g. Utility And Infrastructure: An application for a conditional use permit shall contain a
Utility and Infrastructure Plan, which shall include:

i. ASite Plan showing all structures and facilities to be used or constructed to
support the Data Center operations, including all water, wastewater, electric,

natural gas, and other infrastructure, and public utility service facilities.

ii. Identification and description of any existing or proposed transmission lines
and other facilities that would be required in order to connect the proposed
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facilities to the grid, and any permits or other approvals needed to support
such construction.

Identification of any existing or proposed pipelines or gas transmission lines
and other facilities that would be required in order to deliver natural gas or
other gas or liquids to the facilities for use in heating or power generation.

A description of any power sources proposed to be constructed or sited and
operated, including emissions profile, .noise, copies of applications for any
required state or federal air permits; Any energy generation system designed
or used to supply power directly.te a Data Center during normal operations,
including solar, wind, fossil fuel, or'other energy generating systems, shall not
be considered part of the Data Center use. Such systems shall be considered
a separate use and shall be approved only in accordance with any zoning

reqgulations that allow and are applicable to such use,
Information concerning any proposed.grid interconnection.

Documentation, including written verification from the applicable service
providers, demonstrating that:

1. Public utility. capacity and related electrical infrastructure sufficient in
size and capacity is or willbe made available to ensure that the power
requirements of.the proposed project can safely be accommodated
without adverse effect on the avaitability, reliability, quality, cost, or
safety of the electric service to other customers;

2. Any system designed for cooling and operation of the facility {(whether
by electricity, water, or other means) will meet afl applicable standards
of this ordinance as well as state and federal law;

3. Water,_stormwater, and wastewater management and treatment
capacity sufficient in size and capacity is or will be made available to
ensure that the requirements of the proposed project can be safely
accommodated without adverse effects on the availability, reliability,
quality, cost, or safety of the water, wastewater, and stormwater

management and treatment services to other customers; and

4. Any enhancements or improvements required in order for such utility
services to continue to be available without adverse effect or

additional cost to existing customers will be in_place before operation
of the proposed project.

A description of the processes that will be used for management of all water.
wastewater including equipment cooling, humidity maintenance, process, and
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sanitary wastewater, and stormwater run-on and run-off, in accordance with

all local state, and federal requirements.

Demonstration that for any proposed battery storage or storage of any other
device or group of devices capable of storing energy for supply at a later
time, whether the energy is stored for use on-site or off-site, compliance with
National Fire Protection Association (NFPA} Standard 855, Installation of
Stationary Energy Storage Systems, or:similar standards, and include fire
suppression systems designed specifically for battery storage.

Proposed improvements or alternatives to minimize the need for additionai
transmission lines and the designated power provider. The use of sustainable
alternatives for on-site water or power generation;, such as solar panels,
rooftop cisterns, small-scale wind turbines, or other renewable energy
sources which shall offset at least 25% of total power usage and 10% water

usage is required.

h. Generator and Testing Requirements

Backup power generation using diesel fuel, natural gas, or Battery Energy

Storage Systems are allowed for use at a Data Center. Gas or battery
storage is preferred over diesel due {o emissions concerns.

Backup diesel generators shall be a minimur of Tier IV (or the highest

Environmental Protection Association industry standard available at the time

of application) which meet all applicable local, state, and federal emission
and pedormance standards to minimize adverse effects from the generator

emissions.

Except for generator testing.or commissioning activities, generator use shall
be limited to backup and emergency use only when the primary source of
electricity is interrupted or unavailable. Continuous generator use outside of
power outages or_interruptions is prohibited.

Generators shall be tested no more than once per week per unit, and only
during the hours of 12 PM. to 5 P.M. Monday through Friday.

If diesel fuel is used for a back-up generator, the application shall include
information demonstrating that the fuel will be delivered during non-peak
daytime hours, that storage of the fuel will conform to all applicable fire and
safety standards, and that the storage vessel is equipped with secondary
containment to contain any release.

Cooling Requirements

All liguid cooled equipment must be designed to utilize a closed-loop system.
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Water shall not be used as the primary liquid for any liquid cooling system.

Water used for liquid cooling systems must come from a public or semi-public

water system and not from any type of private well system.

Water discharge shall only happen after treatment and only in accordance
with all applicable local, state, and federal water pretreatment, discharge
permit requirements and in conformity with state water guality standards.
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j. Water Management: An application for a conditional use permit for a Data Center
shall include a Water and Wastewater Management Plan, which shall include:

i. Projected daily and peak water demand;

i.  Thesource(s) of the water supply, including certification from any public or
semipublic water supplier that it will supply the daily and peak water need and
that the demand can be met without adverse effect on the availability, gquality
of service,  potability of the water, or other gualitative or quantitative impacts
on existing customers;

iil. Cenrification that the Data Cer_lter site is not located within a wellhead
protection planning area;

iv.  Provide documentation that the Data Center design and equipment
incorporates best available.technology and best practices to minimize water
waste, maximize efficiency of water use; and to reclaim and recycle water to

the extent possible;

v. Provide documentation that any improvements to the water or wastewater
utility infrastructure needed to serve the proposed Data Center will be paid by

the applicant;

Vi, Documentation demonstrating cooling system designs that do not discharge
to the wastewater or stormwater systems without treatment, or which use

non-water-based cooling that does not require discharge.
k. Waste Heat

i.. No person, firm, or corporation shall cause, permit, allow, or maintain any
artificial or mechanical source of heat, radiant energy, or exhaust that creates
a condition of thermal discomfort, hazard, or damage to persons, animals,
vegetation, or property beyond the external perimeter property lines of the

Data Cen_ter.

ii. Thermal discharge, venting, or exhaust from any equipment, machinery, or
operation shall not raise the ambient temperature at any external perimeter
mgpert\ir line above naturally occurring conditions when measured at a height
of 4 feet above ground level.

iii. Qutdoor equipment and energy systems must be equipped with shielding,
insulation, or dispersion devices to minimize radiant heat impacts.

iv.  Exhaust from heating, ventilation, air conditioning, or industrial equipment
shall be directed and diffused in such a manner as to prevent concentrated
heat exposure to anywhere outside of Data Center, neighboring properties, or

public rights-of-way.
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Rooftop or wall-mounted heat exhaust systems shall be equipped with
baffles, louvers. or dispersal devices to prevent heat plumes from causing
discomfort or damage to adjacent buildings or damage to vegetation.

Low Impact and Energy Efficiency: Data Centers are required to implement low-

impact development practices in site design and energy efficiency, such as, but not

limited to, the following:

Site Design. Select sites to:

Minimize land disturbance;

a.
b. Maximize tree preservation,

Minimize impervious surfaces, and

o

d. Minimize potential nuisance impacts (noise, glare, vibration, etc.) on
adjacent properties, public roadways, and the vicinity.

Energy/Resource Efficiency.

a. Orient buildings to take advantage of passive cooling and daylight
opportunities

b. Utilize alternative energy-sources (solar, wind, hydro, etc.) as much as
possible

c. Provide an energy storage system to monitor and regulate usage of
alternative energy for usage during off-peak hours

d.. Utilize reclaimed water. for cooling, if available

e. Encourage systems that limit the use of finite natural resources and
their disposal
f. . Incorporate water-efficient landscape materials

Utilize LED exteriorfinterior lighting

h. Provide 100% coverage of required Vehicle Use Area (VUA) with an

approved Solar Energy System (SES), exempting driveways, access

roads, and required landscaping areas.

i. Provide 100% coverage of rooftop area with an approved Solar
Energy System (SES), This requirement may be reduced to 80%
coverage if an applicant can demonstrate an incompatibility between
the required SES and other rooftop mounted eguipment.

j. Implement energy management best practices and carbon reduction
techniques such as, but not limited to, those promoted through the
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U.S. Department of Energy’s Better Buildings initiative and U.S.
Green Building Council's LEED certification system.

m. Avoidance Of Nuisance

i.  Any use or activity producing emissions, fugitive dust, smoke, glare, exhaust,
heat, or humidity in any form shall be designed, located, and carried on in
such a manner that it is not perceptible at or.beyond the external perimeter
property line and does not exceed any standards established by this
ordinance or local, state, or federaldaw or regulation.

n. Energy & Water Efficiency

i. Data Centers are required to meet the following PUE, WUE, and CUE levels
based on total peak power demand as measured in Megawatts:

Data Center Efficiency Requirements
PUE WUE CUE

Less Than 25 Megawatts iL.5 1.5 0.75
25to less than 50 Megawatts 14 1 06
50 to less than 75 Megawatts 1.3 05 05
75to less than 100 Megawatts 12 025 04
100 Megawatts and Above 11 025 03

6. Conditional Use Permit Application Requirements

a. The application for a c_onditional use permit for a Data Center shall include:

i.  Aproposed site development plan identifying:

a. The zoning classification for all lands within 1 mile of the external
perimeter property lines of the proposed Data Center site;

b. The legal boundaries of each separate parcel comprising the
proposed site;

c. Proposed access route(s) and access control to the site;

d. The location of proposed improvements including but not limited to the
Data Center Principal Structure, Data Center Accessory
Use(s)/Structure(s), Data Center Energy Systems, parking, lighting,
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screening/buffering, perimeter fencing, and all ground-mounted
equipment and utility infrastructure;
e. The location and use of internal roads, and any tram or railways;

f. Existing or proposed utilities providing electric, gas. water, and

wastewater service the facility;

Evidence of compliance with all applicable setback requirements;

Location of the 100-year floodplain, wetlands, public rights-of-way,

and cultural and historic resources on the proposed Data Center site
and within 500 feet of the external perimeter property lines.

An evaluation of the compatibitity of the facility with scenic surroundings:

A traffic study assessing the impact of the facility construction and operation
on road and rail traffic to and within the facility;

An appraisal of the potential changes in property values and land use for
property owners within one (1) mile of the facility resulting from the location,

construction, and operation of the proposed facility;

Description of potential for fire or explosion, and certification from local fire
department and emergency response agencies of the capacity to address
and respond to any emergency situation regarding the Data Center and
associated energy systems, including fuel delivery and storage;

A Utility and Infrastructure Plan meeting the requirements of Section 5 I

List all other permits-and authorizations needed for construction and
.operation of the Data Center and include copies or links to the applications;

A Noise Assessment, Monitoring, and Mitigation Plan meeting the
reguirements of Section 5 H;

Waste Management Plan which shall identify all categories of solid waste,
electronic waste, hazardous materials, and other refuse generated by the
facility, including packaging, cooling system by-products, and equipment
replacement materials, and shalf identify the manner in which the wastes will
be stored, collected, processed, recycled, and disposed;

An assessment of all anticipated emissions from the construction and
operation of the facility, including transportation:;

An assessment of all water usage (including a calculation of Water Unit
Effectiveness) and wastewater generation and characterization, and plans for
management of wastewater and stormwater; and
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xit.  An assessment of all electrical usage including a calculation of Power Unit
Effectiveness.

xiii. A decommissioning plan, prepared by a registered professional engineer,
containing the following:
a. The estimated decommissioning timeframe and cost of removal of all
structures, foundations, conduit, equipment, and interconnection
facilities, and roads;

b. The manner in which the Data Center will be decommissioned,
including provision and a timetable for the removal of all structures,
foundations, conduit, equipment, and interconnection facilities and for
the revegetation and restoration of the property to its original condition
or preparation of the site in a condition compatible with the prior
zoning of the parcel(s); and

¢. A performance bond, letter of credit, or other financial-assurance
payable to. the Commission, sufficient to assure that decommissioning
of the site can be achieved by a third party in the event that the

applicant defaults in.that obligation, which financial assurance shall be
provided prior to commencement of construction.

7. Application Criteria

a. All applications for data centers shall adhere to all requirements and procedures set
forth in the Subdivision & Development Requlations,

b:-A Concept Plan for the overall development shall be required at the time of zone
change application to the Georgetown = Scott County Planning Commission.

8. Severability

a. lf any section, subsection; or other portion of this article is for any reason held invalid
or unconstitutional by any court of competent jurisdiction, such section, sub-section,

or.portion thereof shall be deemed a separate provision of this article, and such
holding shall not affect the validity of the remaining portions of this chapter.

ARTICLE 1V
ZONING DISTRICT REGULATIONS

4.6 HEAVY INDUSTRIAL DISTRICT (1-2)
4.61 PERMITTED USES

1. Extraction, storing and processing of minerals or raw materials.
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2. Those uses as permitted in Light Industrial Districts.
4.62 ACCESSORY STRUCTURES AND USES PERMITTED

1. Signs identifying the industrial activity on the same premises.

2. Dwelling unit (conventional) for caretaker or watchmen employed by the industrial firm.
3. Accessory buildings.
4.63 CONDITIONAL USES
1. As permitted in Light Industrial Districts.
2. Data Centers as defined in 2.5.XX
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List of all Active Projects/Status

Application Project Name Type Status

Minor 137 Scotland Dr - Clearing DEV-C Under Construction
2024-25 150 Mt Vernon Dr - Parking addition DEV-C No Activity
2025-26 214 Colony Blvd - Townhomes DEV-R Under Review
2017-33 American Mini (Self-Storage 1047 Paris Pike)-Ph | DEV-C No Activity
2017-20 Amerson - Schoolhouse Road Unit 1 DEV-C Approved/Bonded
2017-20 Amerson Commercial Grading and Site Work DEV-C Approved/Bonded
2018-43 Amerson North Townhomes DEV-R Under Construction
2025-02 Baptist Healthcare MOB - 115 Amersen Way DEV-C Final Inspection
2025-03 Bluegrass Baptist - 2085 lronworks Road DEV-C Under Review
2024-62 Bluegrass Storage - 3036 Paris Pike DEV-C No Activity
2003-35 Buffale Springs {Phase 2) Stamping Ground RES Approved/Bonded
2026-05 Canewood Retail - 107 Canewood Center DEV-C Under Construction
2021-10 Cherry Blossom Subdivision - Phase 9 RES Approved/Bonded
2024-43 Cherry Blossom Village, Phase 10 (11-D) RES Under Review
2025-09 Country Boy Brewing - Hiview - 6325 Cinc DEV-C Under Construction
2018-32 Crossings at Wyndamere (Ph4) - Conner Path DEV-C No Activity
2026-13 Cyron Hoeldings (Detaplain) - Additionat Parking DEV-C Under Construction
2023-21 Dan Cummins Auto - 215 Connector Rd DEV-C Approved/Bonded
2024-06 Drake & Ditardi (944 E Main) - Site Grading DEV-C Complete

2023-56 Fairfield Inn Update - 200 Tiger Way DEV-C Finial Inspection
2011-29 Falls Creek Drive extension DEV-C Approved/Bonded
2021-11 Falls Creek Phase 2 {(Res) Townhomes DEV-R Under Constructicn
2021-04 Falls Creek Residential - Phase 2 RES Dedication/Final Work
2025-55 Flex Space - 944 E Main IND Under Construction
201743 Fox Run - Phase 2 RES Dedication/Finat Work
2021-06 Georgetown Auto Sales - 136 Darby Dr DEV-C No Activity
2026-08 Georgetown Commons - Chase Bank (Tract 2H) DEV-C Under Review
2026-26 Georgetown Commons - Panda Express {Tract 2D) DEV-C Under Review
2024-48 Georgetown Commons - Phase | (Tract 2 Build-out) DEV-C Under Construction
2024-48 Georgetown Commons - Phase 2 (Tract 1A) - Target DEV-C Under Construction

Thursday, November 5, 2026
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2024-47 Georgetown Commons - Subdivision Infrastructure DEV-C Under Construction
2024-48 Georgetown Commons - Tract 3 - Lynx Apartments DEV-R Under Review
2026-06 Georgetown Commons (Tract 5) ReserveiaiCrest&Clay  DEV-C Under Review
2025-46 Geospecialties - Sadieville DEV-C Under Construction
2023-36 Grace Christian Church - Gymnasium DEV-C Final [nspection
2(119-39 Harbor Village Unit 1, Phase 3C RES Approved/Bonded
2026-17 Heartland Dental - Elkhom Village Outlot #5 DEV-C Under Review
2023-50 Hucks Market - 1000 Lemons Mill DEV-C Final Inspection
2026-37 Jeff Wellman_171 Corporate Bivd IND Under Review
2018-52 Jimmy Johns - 121 Southgate Dr DEV-C Approved/Bonded
2018-15 Landmark (South, Kelley-Owen) Parking Exp DEV-C Final Inspection
2025-14¢ Lemons Mitl Shipping Containers - 793 Lemons Mill DEV-C No Activity

util 1.GE & KU Substation - Pavilion Dr DEV-C Under Construction
2023-57 Limestone Farms Distillery - 1438 Paynes Depot DEV-C No Activity
2026-15 LivSmart Hotel - 400 Outlet Center DEV-C Under Review
2024-46 Marketplace-460 & McClelland (Publix) DEV-C Under Construction
2006-28 McClelland Springs Ph11B & 11IC RES No Activity
2006-30 McClelland Springs Ph [IB & [IC Section A (Delong) RES Approved/Bonded
2002-62 Minnfield Townhomes | & 2 - Barbara Blvd DEV-R No Activity
2009-20 Morgan Property DEV-C No Activity
2017-14 Morgan Property (Tract 2) 2017 DEV-C No Activity
2024-56 New Vista CMHC - Artis Way DEV-C Under Construction
2023-38 Online Transport Storage-656 Old Delaplain DEV-C Final Inspection
SCS Oxford Elementary School - 2425 Cynthiana Rd DEV-C Under Construction
2026-14 Parkview Medical West - American Path DEV-C Under Review
2021-44 Penn Alley Townhomes - Tivoli Path Bldg | DEV-R Complete

2025-11 Penn Alley Townhomes (Buildings B) DEV-R Under Construction
2017-24 Pinnacle At Mallard Point RES Approved/Bonded
2004-51 Pleasant Valley Phase 5 (Remainder) RES Under Review
2004-51 Pleasant Valley Phase 5-A RES Approved/Bonded
2004-51 Pleasant Valley Phase 5B & 5C RES Approved/Bonded
2018-57 Price Farm {Abbey} Ph 3 Unit 2A, 2B, 2C, 2D RES Warranty Period
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2022-51 Price Farm (Abbey) Townhomes - Herndon Blvd DEV-R Under Construction
2018-57 Price Farm(Abbey) Phase 4 RES Under Construction
2023-33 Pure Air KY - 117 Eastside Dr DEV-C Under Construction
2021-42 R&L Carniers - Cherry Blossom Spur DEV-C Final Inspection
2022-21 Redwood (Townhomes at Old Oxford) {Charles) DEV-R Under Construction
2022-21 Redwood Commercial - Old Oxford (Finley) DEV-R Approved/Bonded
2024-34 Rumpke Parking & Storage - 225 W Yusen DEV-C Final Inspection
2007-43 Scott Co Safe Storage Phase 2 DEV-C Under Review
2022-14 Singer Property - Phase 1 (822 Cinc Pike) RES No Activity
2023-48 South Crossing Subdiv - Phase 2, Units 2A-2C RES Approved/Bonded
2023-48 South Crossing Subdiv - Phase 2, Units 2D & 2E RES Approved/Bonded
2026-39 SPC Container Storage - | 70 Industry Rd DEV-C Under Review
2024-57 St Francis & St John New Parish Life at Cardome DEV-C Final [nspection
2017-47 Stamping Ground Church of God - 2811 3G Rd DEV-C Under Construction
2018-38 Sutton Place Rematning - Phase 4 RES No Activity
2005-22 Thoroughbred Acres Unit 1 1{Commetcial Subdivision)  DEV-C Approved/Bonded
2025-38 TMMK - Fire Secunity Bldg - Gate 7 DEV-C Under Review
Minor TMMK - Paint Reborn 2 - SW1-Parking and Roadwor DEV-C Complete

2025-58 TMMK Paint Rebom SW4 - Northwest Trailer Yard DEV-C Final Inspection
2023-51 Triport Circle (Motor Pool} Truck Wash DEV-C Approved/Bonded
2026-10 UK Federal Credit Union-124 Braesburn DEV-C Under Review
2021-20 Vitlage at Lanes Run - Ph 3, Sect 2 (Briggs) RES Dedication/Final Work
2021-20 Village at Lanes Run - Ph 3, Sect 3 (2B) (Briggs) RES Dedication/Final Work
2004-26 Village at Lanes Run - Phase 3, Sect 1A (Charles) RES Warranty Period
2004-26 Village at Lanes Run - Phase 3, Sect 1B {Charles) RES Warranty Period
2022-05 Village at Lanes Run - Phase 4, Sect | RES Approved/Bonded
2025-18 Village at Lanes Run - Phase 4, Sect 2A RES Approved/Bonded
2025-18 Village at Lanes Run - Phase 4, Sect 3-5 RES Under Construction
2023-34 Village at Lemons Mill Lot 4 (Phase 1) Artis Way RES Under Review
2023-34 Village at Lemons Mitl{Welch) - [nfrastructure DEV-C Approved/Bonded
2026-31 Vuteq 2026 - Warehouse and South Parking Exp DEV-C Under Review
2025-63 Vuteq 2026 Building/Parking Expansion DEV-C Under Construction
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2011-03 Ward Hall Unit 2B - 460W (Ball) RES Under Review

2025-67 Woodland Park - Phases 3 Apartments RES Under Review

2018-05 Woodland Park (Betty Yancey) Phase 2 RES Warranty Period
Total Number of Active Projects: 97

Thursday, November 5, 2026
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GSCPC Active Subdivision Projects

Status Application number Project Name

Under Construction
2018-57
2025-18
Dedication/Final Work
2021-04
2017-43
2021-20
2021-20

Approved/Bonded
2003-35
2021-10
2019-39
2006-30
2017-24
2004-51
2004-51
2023-48
2023-48
2022-05
2025-18

Thursday, November 5, 2026

Number of Projects:

Mumber of Projects:

Number of Projects:

2
Price Farm{Abbey) Phase 4
Village at Lanes Run - Phase 4, Sect 3-5
4
Falls Creek Residential - Phase 2
Fox Run - Phase 2
Vitlage at Lanes Run - Ph 3, Sect 2 (Briggs)
Village at Lanes Run - Ph 3, Sect 3 (2B) (Briggs)
11
BufTalo Springs (Phase 2) Stamping Ground
Cherry Blossom Subdivision - Phase 9
Harbor Village Unit |, Phase 3C
McClelland Springs Ph [1B & 11C Section A (Delong)
Pinnacle At Mallard Point
Pleasant Valley Phase 5-A
Pleasant Valley Phase 5B & 5C
South Crossing Subdiv - Phase 2, Umis 2A-2C
South Crossing Subdiv - Phase 2, Umits 2D & 2E
Village at Lanes Run - Phase 4, Sect |
Village at Lanes Run - Phase 4, Sect 2A
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GSCPC Active Development Projects

Status Application number Project Name Type
Under Construction Number of Projects: 21
Minor 137 Scotland Dr - Clearing DEV-C
2018-43 Amerson North Townhomes DEV-R
2026-05 Canewood Retail - 107 Canewood Center DEV-C
2025-09 Country Boy Brewing - Hiview - 6325 Cinc DEV-C
2026-13 Cyron Holdings (Delaplain) - Additional Parking DEV-C
2021-11 Falis Creck Phase 2 (Res) Townhomes DEV-R
2025-55 Flex Space - 944 E Main IND
2024-48 Georgetown Commons - Phase 1 (Tract 2 Build-out) DEV-C
2024-48 Georgetown Commons - Phase 2 (Tract 1A) - Target DEV-C
2024-47 Georgetown Commons - Subdivision Infrastructure DEV-C
2025-46 Geospecialties - Sadieville DEV.-C
Util LGE & KU Substation - Pavilion Dr DEV-C
2024-46 Marketplace-460 & McClelland {Publix) DEV-C
2024-56 New Vista CMHC - Artis Way DEV-C
SCS Oxford Elementary School - 2425 Cynthiana Rd DEV-C
2025-11 Penn Alley Townhomes (Buildings B) DEV-R
2022-51 Price Farm (Abbey) Townhomes - Herndon Blvd DEV-R
2023-33 Pure Air KY - 117 Eastside Dr DEV-C
2022-21 Redwood (Townhomes at Old Oxford} (Charles) DEV-R
2017-47 Stamping Ground Church of God - 2811 SG Rd DEV-C
2025-63 Vuteq 2026 Building/Parking Expansion DEV-C
Final Inspection Number of Projects: 10
2025-02 Baptist Healthcare MOB - 115 Amerson Way DEV-C
2023-56 Fairfield Inn Update - 200 Tiger Way DEV-C
2023-36 Grace Christian Church - Gymnasiuvm DEV-C
2023-50 Hucks Market - 1000 Lemons Mill DEV-C
2018-15 Landmark (South, Kelley-Owen) Parking Exp DEV-C
2023-38 Online Transport Storage-656 Old Delaplain DEVY-C
202142 R&L Carriers - Cherry Blossom Spur DEV-C
2024-34 Rumpke Parking & Storage - 225 W Yusen DEV-C
2024-57 St Francis & St John New Parish Life at Cardome DEV-C
2025-58 TMMK Paint Reborn SW4 - Northwest Trailer Yard DEV-C
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