GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
AGENDA
November 9, 2017
6:00 p.m.

COMMISSION BUSINESS

monm»

Approval of October invoices

Approval of October 12, 2017 minutes
Approval of November agenda

Items for postponement or withdrawal
Consent Agenda

OLD BUSINESS

A

ZMA-2017-36 Yancy Griffith Zone Change - Rezoning request for 122.2 acres from A-1 to R-2
PUD, R-1C PUD, B-1 (Neighborhood Commercial), and C-1 (Conservation), located on the east

side of Cincinnati Road, north of Champion Way.

ZMA-2017-37 Pleasant Valley Subdivision Zone Change - Rezoning request for approximately
10.26 acres from R-1C PUD to R-3 PUD, located at the end of Schneider Bivd. in the Pleasant
Valley Subdivision.

NEW BUSINESS

A.

FSP-2017-39 Barnett Property - Final Subdivision Plat to create two new tracts of 5.00 acres,
with 5.481 acres remaining in the parent tract, located on the north side of ironwarks Road,
south of the Locksley Court and Alfred Drive intersection.

ZMA-2017-40 MRM Precision Machining, LLC - Rezoning request for 3.014 acres from 1-1 (Light
Industrial) to B-2 (Highway Commercial), located at 110 E. Showalter Dr., north of Washington
Square Shopping Center. PUBLIC HEARING

PDP-2017-41 Iri-Village Storage - Preliminary Development Plan for an 800 sq. ft. office and
53,241 sq. ft. self-storage facility, located on the west side of Connector Road, adjacent to the
car wash.

PDP-20127-42 Time to Shine Carwash - Amended Final Development Plan to remove self-
service bays, enlarge full service by 650 sq. ft., and re-work vacuum station area at the carwash
located on Osborne Way in front of Walmart.

PSP-2017-43 Fox Run Subdivision - Preliminary Subdivision Plat to create 121 single-family
residential lots, located on the south side of Lemons Mill Road, between Harmony Ridge and
Sutton Place subdivisions,

PDP-2017-44 Shoppes at Cherry Point - Preliminary Development Plan for a 20,417 sq. ft.
fitness center as phase one of a nine-building retail shopping center on 17.32 acres, located on
the northeast corner of Blossom Park Drive and Ikebana Drive.

IV. OTHER BUSINESS

A.

Update of previously approved projects and agenda items



GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
REGULAR MEETING
MINUTES
October 12, 2017

The regular meeting was held in the Scott County Courthouse on October 12, 2017. The meeting
was called to order by Chair Rob Jones at 6:00 p.m. Present were Commissioners Jeff Caldwell,
Frank Wiseman, Steve Smith, Mark Sulski, Byron Moran, and John Shirley, Director Joe Kane,
Engineer Ben Krebs, Planners Matt Summers and Mikaela Gerry. Absent were Commissioners
Regina Mizell and Johnny Cannon and Attorney Charlie Perkins.

Motion by Mark Sulski, second by Jeff Caldwell, to approve the September invoices, Motion
carried.

Motion by Jeff Caldwell, second by Mark Sulski, to approve the September 14, 2017 minutes.
Motion carried.

Motion by Mark Sulski, second by Byron Moran, to approve the October agenda. Motion carried.

Postponements/Withdrawals

Chairman Jones stated that the Betty Yancey Griffith. Trust Amended application (ZMA-2017-36)
and the Pleasant Valley Subdivision application (ZMA-2017-37) have been postponed.

Consent Agenda

A representative of the Leggett and Platt application agreed with their conditions of
approval, and no comments were made by the Commission or public. Motion by
Wiseman, second by Smith, to approve the Preliminary Development Plan (PDP-2017-32)
subject to seven (7) conditions of approval. Motion carried.

A representative of the Hillps Georgetown Warehouse application agreed with their
conditions of approval, and no comments were made by the Commission or public.
Motion by Shirley, second by Smith, to approve the Preliminary Development Plan (PDP-
2017-34) subject to eleven (11) conditions of approval and a waiver to allow early grading.
Motion carried.

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



PDP -2017-33 Self Storage Development - Preliminary Development Plan for a 900-sq. ft.
office and 87,350 sq. ft. self-storage facility, located on the southeast side of Paris Pike,
adjacent to the Norfolk Southern Railroad.

Planner Matt Summers stated that this development is currently zoned B-2 and is
currently two separate tracts of land. The applicant is proposing an entrance off Paris
Pike and another off East Main Street. Eight parking spaces are proposed including one
handicapped space by the office building. The applicant is asking for a variance for the
remainder of the required parking spaces due to the 24-foot space between units that
could be used for parking. The application meets all the requirements for setbacks,
coverage, and building height. The application meets the landscaping requirements
except trees need to be added by the parking lot. He recommended approval with seven
conditions and one variance.

Commissioner Smith asked if a sidewalk could be put along Paris Pike. Mr. Summers
stated due to the slope it could be done but it would require a lot of earth moving.

Commissioner Sulski asked if a right-in and right-out only entrance could be required for
Paris Pike. It can be requested from the State according to Engineer Ben Krebs but the
State will make the decision.

Applicant Jihad Hallany stated that they are willing to put in a sidewalk, but due to the
railroad bridge that would force pedestrians to cross to the other side of the road and
become more of a safety issue.

With concern about the second entrance he stated that their surveyor feels that the
triangular piece of right-of-way belongs to the property owner. He said he can provide
documentation.

Commissioner Shirley stated that he feels the issue of who owns the property needs to
be resolved before a decision is made on the application. That parcel of land affects
whether the second entrance can be built off East Main Street.

The applicant asked if before the final development plan is approved, a condition can be
added stating that the property ownership must be resolved.

Woody and Betty Eades, East Main Street residents, stated that the development plan has
some errors on it. The street is East Main Street and the railroad is Norfolk Southern.

Ms. Eades stated that the pedestrian traffic mainly walks along applicant's side of Paris
Pike. She said there is a lot of pedestrian traffic.



Ms. Eades expressed concern regarding water drainage, movement of ground disturbing
the gas tanks located by Lykins Oil, the East Main Street entrance, the waterline along
East Main Street, and sight distance for the Paris Pike entrance.

Ms. Eades asked what will be stored in the buildings. She stated years ago car parts were
proposed being stored on Maddox Street. The car parts have magnesium in them which
could be a danger to the surrounding properties.

She said the triangular piece of property is not abandoned. Jimmy Hamilton had a
dispute over that piece of property.

Brent Combs, Thoroughbred Engineering, stated that for informational purpose only, he
had recently worked on a project in Lexington along Winchester Road. It was five lanes of
traffic and had a right-in right-out entrance proposed. KYTC District 7 required a full
entrance.

Mr. Hallany stated that the proposed detention basin will allow for drainage. The
property will be fenced including the detention basin. He stated that for the B-2 zoning,
this application will have the least amount of traffic and impact to water and sewer
service.

Ms. Eades asked where will the water drain out. Mr. Hallany stated that the water will
drain into an underground culvert that runs under Paris Pike.

Chairman Jones suggested adding two conditions of approval before voting on the
application. Condition (8) would require the Final Development Plan to be heard before
the full Planning Commission, and Condition (9) would require a right-in right-out only
entrance onto Paris Pike.

Mr. Hallany asked for clarification regarding the right-in right-out entrance.
Commissioner Shirley stated that the Commission can ask for a right-in right-out only
entrance, but KYTC must grant approval.

Director Joe Kane asked if anything needs to be added concerning the sidewalk. A waiver
will be included that a sidewalk will not be required due to the topography and safety
concerns.

Motion by Smith, second by Caldwell, to approve the Preliminary Development Plan
(FDP-2017-33) including the two (2) variances regarding the parking and sidewalk
and subject to nine (9) conditions of approval. By roll call vote, motion carried.



ZMA-2017-35 Ohnheiser Parking Expansion - Rezoning request for 5.001 acres from A-1
Agriculture to I-1 Light Industrial, located on the east side of Industry Road. PUBLIC
HEARING

Chairman jones opened the public hearing.

Mr. Summers reviewed the staff report explaining that the zone change is needed to be
able to expand the parking lot of the current business located at 167 Industry Road. A-1
zoning is inappropriate considering the surrounding property is I-1 Light Industrial. The
applicant anticipates a future addition to the property which would require review and
approval by the Planning Commission.

Commissioner Smith asked if the surrounding properties are within the city. Mr.
Summers stated that not all are. One of the adjoining properties is annexed; therefore,
one of the conditions of approval requires the applicant to request annexation.

Applicant Matt Ohnheiser states that they do wish to expand in the future but additional
parking is needed first. The parking lot will be used to store empty trailers.

Chairman Jones closed the public hearing.

Motion by Smith, second by Moran, to recommend approval of the rezoning
request (ZMA-2017-35) on the basis that it is consistent with the Comprehensive
plan, is located within the urban service boundary and the business conforms to
the current zoning of I-1 Light Industrial, and subject to the three (3) conditions of
approval. By roll call vote, motion carried 7-0.

ZMA-2017-38 Peters Irrevocable Family Trust Zone Change - Rezoning request for 1.22

acres from A-1 to B-2 (Highway Comrnercial), located on the east side of Lexington Road,
south of Mt. Vernon Drive. PUBLIC HEARING

Chairman Jones opened the public hearing.

Planner Mikaela Gerry reviewed the staff report and stated that the property at 1100
Lexington Road is currently within the urban service boundary and is in the process of
being annexed into the City. The concept plan complies with the Comprehensive Plan.
The proposal is for a 4,500-square foot office building and 2,000-square foot restaurant.
A secondary access is proposed on Mt. Vernon Drive.

Commissioner Smith asked Brent Combs, representing the applicant, if the house could
be saved on the property. Mr. Combs stated that there are no current plans to keep the
house.



With no comments from the public, Chairman Jones closed the public hearing.
Motion by Shirley, second by Sulski, to recommend approval of the rezoning
request (ZMA-2017-38) on the basis that it complies with the Comprehensive Plan,

and subject to the three (3) conditions of approval. By roll call vote, motion carried
7-0.

Andrew Hartley, City Attorney, discussion of code enforcement of Zoning issues

Director Joe Kane stated that Andrew Hartley asked to cancel the discussion to have more
time to research the subject.

The meeting was then adjourned.

Respectfully,

Attest: Rob Jones, Chair

Charlie Perkins, Secretary



YANCEY GRIFFITH ZONE CHANGE
Staff Report to the Georgetown-Scott County Planning Commission
October 12, 2017 postponed
November 9, 2017

FILE NUMBER: ZMA-2017-36

PROPOSAL: Zone change request for
122.2 acres from A-1 to R-2
(PUD), R-1C (PUD), and C-1
(Conservation)

LOCATION: East side of Cincinnati
Road, north of Champion
Way in Georgetown

APPLICANT: Urban Groupe

ENGINEER/

DESIGNER: Thoroughbred Engineering

STATISTICS:

Existing Zones 122.2 acres zoned A-1 (Agricultural)

Proposed Zones 50.62 acres R-2 PUD (High Density Residential), 54.55 acres R-1C PUD, and
17.09 acres to C-1 (Conservation)

Surrounding Zones R-2 (Medium Density Residential), A-1 (Agricuitural)

Acreage 122.2 acres

Proposed Use single-family and multi-family residential and neighborhood commercial

5q. Ft. of Buildings 240 single-family lots, 443 multi-family units (683)

Parking none shown

New street required Yes

Linear feet of new street 17,807 linear feet (3.37 miles)

Water/sewer available Yes/Yes

Access Via Cincinnati Road



BACKGROUND:

The subject property is a large farm north of Anne Mason Elementary and Royal Spring Middle Schools
on US 25 north (Cincinnati Road). The farm is within the Georgetown Urban Service Boundary and was
annexed into the City of Georgetown in 2012. The farm is gently sloped with numerous open fields
separated by mature tree lines and a large area of floodplain on the eastern side of the farm along Dry
Run Creek. The Norfolk Southern Rail line forms the eastern boundary of the property and the school
campuses abut the southern boundary of the farm. The farm is the northernmost parcel in the
Georgetown Urban Service Boundary and adjoins active agricultural land to the north.

The application was postponed at the October 2017 Planning Commission meeting. The concept plan
previously submitted for the October meeting was changed upon resubmittal. The new plan submitted
for review for the November meeting has lowered the number of units proposed in the R-2 area from
600 to 443, but has also removed all of the detail on size, height and types of housing units proposed,
and their general layout. The design proposed for public open space, perimeter buffering and trail and
pedestrian connections is absent. The R-2 (PUD) area is labelled as “Future Development”. It is
recommended that this area be denied the R-2 (PUD) designation since there is no “plan” for this area
proposed.

Proposed Zoning and Land Use:

The applicant is seeking the zone change from the existing A-1 {(Agricultural) zone to alliow for the
development of a community with a mixture of housing types. 54.55 acres of the total 122.2-acre site is
proposed to be rezoned to R-1C (PUD) for a single-family detached residential subdivision with varied lot
widths and sizes on a grid of streets. 50.62 acres is proposed to be rezoned to R-2 (PUD) for “Future
Development” with a proposal for 443 dwelling units. There is 17.81 acres of floodplain; of this 17.09 is
proposed to be zoned C-1 (Conservation).

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

Section 100.213 Findings necessary for proposed map amendment - Reconsideration.

1. Before any map amendment is granted, the planning commission . . . must find that the map
amendment is in agreement with the adopted comprehensive plan, or, in the absence of such a finding, that
one (1) or more of the following apply and such finding shall be recorded in the minutes and records of the
planning commission or the legislative body or fiscal court:

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

b. That there have been major changes of an economic, physical, or social nature within the area involved

which were not anticipated in the adopted comprehensive plan and which have substantially aitered
the basic character of such areaq.
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Part 1: The zone change proposal to a residential category is in agreement with the adopted
Comprehensive Plan in that the adopted Comprehensive Plan Future Land Use Map (last updated in
2006) designates the areas proposed for the zoning change as Urban Residential. Urban Residential is
considered any zone that allows for more dense urban scale residential uses inside the urban service
boundary. The conservation zone is the appropriate category for all the floodplain area.

Further, the Comprehensive Plan 2016 Goals and Objectives state that...

Community Form
CF 1.2 Plan for higher-intensity uses in areas with multiple transportation options,

Housing

HO 1. Provide a full-spectrum of quality housing options for all residents.

HO 1.1 Encourage the expansion of affordable and middle income housing opportunities, and distribute
new units throughout the community.

HO 1.4 Provide greater flexibility in land use regulations to adapt to shifting housing demands.

Environment

EN 5. Support green spaces, parks and walkways

EN 5.1 Encourage walkways, ribbon parks, and green spaces along creeks.
EN 5.2 Require open space planning for large scale developments.

The 2016/17 Comprehensive Plan recommends higher density residential uses in areas with multiple
transportation options. New higher density uses should directly access a major road and have good
vehicle and pedestrian connectivity throughout the development and to adjoining property. The intent
of this recommendation was also to encourage higher density in areas that are more walkable and
bikeable and with safe and convenient non-motorized access to commercial areas, employment centers
and other community activity centers.

This development is not well situated for direct access to community activity centers. While providing
two entrances, those entrances are from a rural two-lane, arterial road. The rear of the farm is blocked
from adjoining lands by floodplain and a major rail line. The southern boundary abuts the rear of Anne
Mason Elementary and Royal Springs Middle School campuses, which provides for good opportunities
for bike and walking connections with the schools, but not good road connectivity to or beyond the
school property. The northern boundary is the current urban service boundary and there are no plans
for expansion of the USB in the near term.

Housing Goals and Objectives support a mix of housing types and price ranges and generally support a
varied development of this type. The main staff concern would be the proposed large multi-family
development at the rural edge of the City of Georgetown.

Comprehensive Plan Goals on open space encourage open space protection along major streams. This
development is in the Dry Run Watershed. The Dry Run Study completed in 2010 recommended stream
banks be protected during and after development with permanent riparian buffers and that best
management practices be used to ensure water quality protection as urbanization of the Dry Run
Watershed occurs.
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The gradual step-down of intensity and buffering between urban and rural zones is a practice that has
been implemented in the past in Georgetown as land was annexed and rezoned from rural to urban
zones. This practice was meant to reduce conflicts between higher and lower intensity land uses. This
step-down manner of development has been applied through other developments on the edge of the
USB, including Sutton Place subdivision in southern Georgetown, and Villages of Lanes Run in eastern
Georgetown, where larger lots were planned along the edges of the USB. A gradual decrease between
the urban and rural areas allows for a transition of intensity and use. With additional requirements to
maintain existing tree lines, further separation and distinction is made between the urban and rural
land.

This property is adjacent to actively used agricultural land at the northern USB, so larger lots or less
intensive urban uses would be appropriate along the northern boundary. However, long term land use
planning for Georgetown has always indicated that future outward expansion of the city would be to the
north inside the planned northern bypass and urban expansion would be restricted to the south, east
and west. It would be therefore acceptable to forego the step-down approach, but instead increase the
landscape buffer area along the USB boundary.

It is staff's finding that residential development is appropriate in this location, but that residential uses
should be buffered from existing rural residential and agricultural areas and the USB Boundary.
Densities should also be limited to the R-1C category, based on the farm location at the USB Boundary
and marginal access and connectivity available at the site.

Background Multi-Family Development:

A large component of the proposed development is multi-family rental housing. The following
background information is being provided on the makeup of Georgetown'’s existing multi-family housing
market.

According to the 2015 American Community Survey Census data, the City of Georgetown had 12,355
total housing units with a homeowner vacancy rate of 0.5% and a rental vacancy rate of 8.5%, indicating
a tight supply of single-family homes and an excess supply of rental units. By comparison, US vacancy
rates in 2015 were 1.9% for homeowned units and 7.0% for rental units.

In 2015, 8,538 or 69.1 % of housing units in the City of Georgetown were single-family detached, 1,332
units or 10.8% were attached townhome or duplex units and 2,265 or 18.3% were in 3 or more unit per
building multi-family buildings. Compared to cities in the region, Georgetown’s housing mix generally
included a lower percentage of multi-family units.

Historically most of Georgetown’s supply of multi-family rental units have been in smaller buildings,
scaled to fit into existing neighborhood areas and built incrementally by local developers or investors.
These are buildings termed today “missing-middle” housing. These multi-family buildings, that are scaled
to the individual lot level, are not being widely built today, instead we are seeing a trend toward larger
self-contained multi-family projects. The oldest Class A Apartment complex in Georgetown dates to the
late 1990's.
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In 2015, Georgetown's rental vacancy rate was higher than most cities in the Bluegrass region, with the
exception of Versailles. The percentage share of single-family detached residences was higher than
average, but vacancies in single-family owned units were stiil very low. Georgetown is a dynamic market
with a large percentage of homes in newer and growing subdivisions. Compared to similar communities
without a large student population or a large population of temporary or short term residents,
Georgetown’s rental housing segment is about average in size. There are two large Class A Apartment
complexes about to enter the market fully in 2018, so the apartment market is in danger of being
oversupplied at least in the short term.

Ratio of Housing Types Bluegrass Cities

City No.of |[No.of |% Attached } % No.of |% Homeowner | Rental
housing | single- TH or MF vacancy vacancy
units family duplex units rate rate

units units (3-unit
bidg. or
above)

Georgetown [ 12355 8538 69.1 1332 10.8 2265 18.3 0.5 8.5

Versailles 4092 2631 64.3 298 7.3 1119 27.3 2.5 13.6

Frankfort 13844 7505 54.2 1563 11.3 4591 33.2 1.6 2.9

Nicholasville | 11669 8177 70.1 2191 18.8 1166 10.0 2.7 3.5

Richmond 14539 5996 41.2 1772 12.2 6130 42.1 4.4 5.2

Winchester 8715 5121 58.8 1536 17.6 1832 20.9 3.8 7.3

Lexington 137885 | 82842 60.0 13123 9.5| 40352 29.3 2.0 54

The proposed concept plan for the Yancey Griffith farm includes 443 dwelling units at 8.8 units/acre in
an area proposed for R-2 PUD designation. The proposal does not indicate the housing type proposed,
height or layout, but the R-2 zone allows for multi-family uses at a maximum height of two stories, not to
exceed 6 units/building nor 12 units/net acre. An apartment project similar to Wyndamere could be built
in the R-2 zone at these densities.

Georgetown only has a handful of large Class A Apartment complexes. The oldest are Georgetown Oaks,
and Haverford in the Colony which were constructed in the 1990’s. Wyndamere, phase 1 was
constructed in the early 2000's with a second phase constructed in 2014. The Mill was constructed in
2012. For the most part they contain a mix of one, two and three bedroom units, with the two bedroom
units predominating.

Occupancy rates are near or below the national average. Georgetown Oaks is the oldest and arguably
the best located among the four constructed. Georgetown Oaks has reported a softening of the market
in the past year with the transitions occurring at Toyota. There are two large Class A Apartment
complexes scheduled to open shortly. Amerson Farms has four buildings currently complete with the
remainder to be phased in future years depending on market conditions. Hill n’ Dale Apartments will be
fully built in early 2018. The impact these projects have on the local market will not be felt until next
year, but they will likely significantly impact their competitors.
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Class A Apartment Developments City of Georgetown
Project Name | Total # of | Bldg. size # bedrooms Current Vacancy Rate
units (Oct.1,2017)
1BR | 2BR | 3BR
Georgetown 216 | 24/unitsper | 48| 144 24 | 84% occupied
Oaks bldg
Wyndamere 294 | 6/units per 0] 294 0 | 92% occupied
bldg.
The Mill 228 | 8-12 units 78 | 132 18 | 92% occupied
per bldg.
Haverford 138 | 8-12 units 32 88 40 | 91.25% occupied
per bldg..
Amerson 336} 24-36 units | 180 | 156 0 | 4 buildings 120 units built
Farms per bidg. phase 1. (60 1BR, 60 2BR)
Began leasing Aug. 2017
Hill-N-Dale 295 | 16-20 units | 139 | 118 38 | Proposed completion
per bidg.. Spring 2018

Conceptual Plan Review:

The conceptual plan and zone change request for the Yancey Griffith farm seeks approval for multiple
zoning districts, in order to create a residential community with multiple housing types and options. The
plan includes 240 single-family residential lots with proposed lot widths of 50', 60’ and 70". The multi-
family area includes no detail, but is proposed for a maximum of 443 dwelling units.

The main concerns with the concept plan are the proposed densities and the lack of detail shown in the
multi-family area. The density is not in character with previously approved residential development at
the edges of the Georgetown Urban Service Boundary. The lack of detail in the plan does not help to
alleviate concern with the proposed density in this location. it is not recommended that an R-2 PUD
designation be applied to a blank slate concept plan.

Previously approved urban residential developments in the immediate area include the Falls Creek
Traditional Neighborhood Development (TND) community which was approved as an R-1C (PUD) at 4.4
units a net acre or 338 dwelling units on 77 net acres and T'Bred Acres along Champion Way to the east
of the rail line and south of Champion Way, which is zoned R-2 PUD but was approved for single-family
lots at an average density of under 3 units per net acre. Also, nearby is the Colony Subdivision, which
was approved with R-3 (PUD) zoning and contains a variety of residential neighborhoods with varying
densities, but with an overall density of 4.33 units an acre. The Colony has been built out with
approximately 1050 housing units on 258 acres.

The proposed Yancey Griffith project could be a similarly planned community with a mixture of housing
types. However, the only detail provided has been of the single-family lot area. The proposed
development is also proposing to set aside only a portion of the 17.81 acres of floodplain in open space,
leaving .72 acres of the floodplain in residential lots. No amenities are being shown other than the
partial floodplain set aside to justify the flexibility requested in lots width and size proposed in the R-1C
area. The standard R-1C zoning requires a minimum 7500 square foot lot, with 70’ of width at the
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building line, with 30" front, 10’ side and 25 rear setbacks. The smallest lots shown are 50' x 105", The
majority of lots are under the minimum size and width required in the R-1C district. Although this is only
a concept plan, a typical planned unit development concept plan would provide community benefits in
the form of open space, trails and or community amenities or an overall balance in lot sizes to justify the
PUD designation. By balance in lots sizes, it is meant that overall the lots would average near 7500
square feet in size and 70’ in width, with an equal balance over and under.

Itis recommended that the development be approved at a similar density and zoning designation to
that found on surrounding urban-scale residential developments.

Access and Circulation:

The subject property will be accessed from Cincinnati Road, a minor arterial two-lane roadway. Two
entrances are required for multi-family developments more than 100 units and single-family greater
than 200 lots. Two entrances are currently proposed. Encroachment permits will be required from the
State Transportation Cabinet and entrance improvements will be the responsibility of the developer.
Right-of-way should be reserved along US 25 sufficient to build any required turn lanes.

Stub street connections are shown on the concept plan, three to the north and two to the south. A turn
around or school drop off should be provided for the schools. Details can be worked out at time of
Preliminary Development Plan or Subdivision Plat submittal. The residential areas will not be connected
through to adjoining areas but are landlocked by floodplain along Dry Run Creek and the Norfolk
Southern Rail line to the east and Scott County school campuses to the south.

Traffic study

An updated Traffic Study was completed by Thoroughbred Engineering with new counts taken on
October 23, 2017. It concluded that the two entrances to Cincinnati Road be improved to provide a right
and left turn lane into the development. In addition, their conclusion was that signal timing adjustment
will likely be needed at the intersection of Cincinnati Road (US 25) and Champion Way (KY 32). No further
off-site improvements were recommended according to the traffic engineer’s report.

There are some questions and concerns regarding the Traffic Study that the Traffic Engineer or applicant
should address at the Planning Commission workshop or public hearing. The first is that the report did
not provide a build/no build analysis, so it is difficult to separate out the impact of the development
compared to the impacts that would occur over time due to general citywide growth. Second, the
intersection of Champion way (KY32} and Cincinnati Road (US25) is currently operating at LOS F for some
turning movements. Particularly the westbound KY32 morning peak left turn movement and the evening
KY32 eastbound and westbound left turning movements. The delays associated with these turn
moverments increase significantly if this development is built. Can these delays be maintained or
improved with signal timing adjustment? Thirdly, the estimated level of service on US 25 at the project
entrance is LOS C in the morning (AM) and LOS D in the evening (PM). The estimated traffic generated by
the development will increase volumes by over 50% on US 25 in the morning and evening peak period.
Can the development entrance improvements or signal timing maintain the existing LOS on US 257 A
Build/No Build may more clearly show the impact this increase has on the roadway.
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In any case, the applicant has the burden to show that this project can be constructed without degrading
level of service on surrounding roadways. The 2006/11 Comprehensive Plan, Transportation Element
establishes the minimum acceptable peak hour operating Level of Service standard for non-constrained
streets within Urban Service Areas shall be Level of Service “D” for all arterial streets and “C”" for all
collectors. The development most maintain or enhance the LOS for the roads serving the development
in order to meet this standard. In addition, any required off-site improvements and right-of-way
reservation shall be the responsibility of the applicant.

Landscaping & Greenbelt:

This proposal is located along the northern Urban Service Boundary. The purpose of the Urban Service
Boundary is to establish a clear boundary beyond which urban development will not be permitted. It is
also recommended that existing mature tree lines and fences be maintained or landscaping and fencing
be established to create a clear and permanent boundary between urban areas and agricultural land.

A5’ landscape buffer area is shown along the edge of the northern urban service boundary. In addition,
a 15' landscape buffer is shown along the rait line. A 10’ landscape buffer is shown between the R-1C
(PUD) and R-2 (PUD) areas and a 150’ landscape buffer is shown along US 25.

it is recommended that the landscape buffer be maintained at 150’ along US 25 which should include a
4-board fence and a six-foot berm and year-round landscape screen similar to that proposed in the US
25 Frontage Landscape exhibit provided by the applicant. This would help protect existing karst areas
identified on the plan as well. It is recommended remaining buffers, including the buffer along the USB
boundary, be increased to 15’ to provide room for plantings and protection of existing treelines where
they exist.

At the Preliminary Development Plan stage, the Applicant would be required to show appropriate tree
preservation to meet the requirements of the Greenbelt Ordinance and/or appropriate landscape buffers
to satisfy the Landscape and Land Use Buffer Ordinance and any conditions of zoning approval,

Open Space:

The applicant is proposing open space along US 25, along a tributary of Dry Run Creek through the
single-family lot area and a large area of floodplain on the east side of the farm. No trail is shown on the
revised plan. It is recommended that any future proposed walking trail connections being shown in the
open space areas be a minimum of 8 in width. Hard surface rather than mulch is preferred.

Conclusion/Findings:

1. The subject property is planned for Urban Residential uses on the Comprehensive Plan Future
Land Use Map.

2. The proposed development meets some of the Goals and Objectives of the Comprehensive Plan
particularly those encouraging a mixture of housing types.

3. The subject property is located at the northern edge of the Georgetown Urban Service Boundary
and adjacent to the Rural Service Area.

4, The subject property has direct access to only one major road Cincinnati Road, a rural arterial,
that is currently operating at level of service (LOS) C in the morning peak and LOS D in the
afternoon/evening peak hour. The only major intersection in the area is operating at LOS F for
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some of its turning movements during peak hours. The applicant has not shown how levels of
service can be maintained in the area if this development is approved.

The subject property is landlocked on three sides and does not have vehicle connectivity to
surrounding property.

The concept plan for the subject property does not show the level of detail required, particularly
in the proposed R-2 PUD area, to warrant this designation.

RECOMMENDATION:

Based on the findings above, viewed in its entirety, the requested Zoning Map Amendments does satisfy
the requirements of KRS 100.213 for a residential rezoning.

If the Planning Commission is satisfied that the applicant has shown the development can be
constructed without degrading the LOS on surrounding road network, staff recommends denial of the
zone change request to R-2 (PUD) and approval of the zone change request to a R-1C (PUD) zone
for the entire farm and C-1 for floodplain on the 122.2 acres, with the following conditions of
approval.

Conditions of Approval:

1.

AL

10.

The maximum density shall be limited to 4.4 units per net acre. Net acreage Is considered gross
acreage minus unusable area. (floodplain and other environmentally sensitive lands as defined
by ordinance).

No direct access onto Cincinnati Road from the subject property except at the intersection shown
on the conceptual plan. All off-site improvements and right-of-way reservation required for
improvements shall be the responsibility of the applicant. Applicant shall be responsible for all
off-site roadway improvements identified by the submitted traffic study or subsequent traffic
study(s) submitted at time of Preliminary Development Plan review.

Preservation of the existing tree lines where practical. 15’ landscape buffer and tree preservation
areas shall be provided around perimeter of the site and between R-1C and R-2 areas. A 150’
landscape buffer with landscape design and number and type of plantings to be determined at
time of Preliminary Development Plan submittal shall be provided along US 25.

The applicant shall maintain an average lot size of 7500 square feet.

The project shall explore potential vehicte and pedestrian connections to the adjoining school
property in coordination with the Scott County Schools. The applicant shall work with Scott
County Schools to determine whether these connections are warranted and/or feasible and shall
address on the Preliminary Subdivision Plat submittal.

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

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

The applicant shall meet all requirements of the Environmentally Sensitive Lands Ordinance in
regard to karst areas on site.

The applicant shall provide riparian buffers along existing creeks per the recommendations of the
Dry Run Study.

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

ZMA-2017-36, Yancey Griffith Property, PAGE 9 of 10



11. All applicable requirements of the Zoning Ordinance and Subdivision & Development Regulations.
12. All requirements of GMWSS regarding the provision of sanjtary sewer.

ZMA-2017-36, Yancey Griffith Property, PAGE 10 of 10
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PLEASANT VALLEY SUBDIVISION ZONE CHANGE

Staff Report to the Georgetown-Scott County Planning Commission

FILE NUMBER:
PROPOSAL:

LOCATION:

APPLICANT:

STATISTICS:

Existing Zone
Proposed Zone
Surrounding Zones
Acreage

Proposed Use:

New street required
Access

Variance Requested

BACKGROUND:

November 9, 2017
ZMA-2017-37
Zone change request for _- —
approximately 16.299 s 5 j
acres from R-1C PUD to R- j i [’ {
2 PUD. / { 3
[ i
The end of Schneider Bivd. 4" *
Parcel: 188-20-065.000 SITE
¥
PV Land, LLC

R-1C PUD (Single Family Residential)

R-2 PUD (Medium Density Residential)

R-1C (Single-Family Residential)

16.299 acres (Proposed ROW: 2.092 Acres (Future ROW: 1.464 acres,
Schneider ROW: 0.628 acres), Proposed Development: 14.207 acres)
Multi-Family Residential {Townhomes/Condominiums}

Yes (Extending Schneider Boulevard)

Schneider Boulevard & potential extension of Lexus Way

None

The subject property is a 16.299-acre tract located at the end of Schneider Boulevard. This property was
rezoned to R-1C PUD with the rest of Pleasant Valley Section Il. The Preliminary Subdivision Piat
approved for this area is for 50 single family lots (PSP-2005-04).

The Applicant is willing to donate right-of-way for a possible extension of Lexus Way. The Applicant is
seeking this rezoning to a higher residential density to offset the proposed 90 feet of right-of-way at the
southernmost part of the Project Site.

The Applicant has reduced the requested zoning district from R-3 PUD to R-2 PUD. The total number of
proposed dwelling units has increased from 160 to 170, because the Applicant has increased the area
proposed to be rezoned from 9.78 acres to 14.207 acres.



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

Section 100.213 Findings necessary for proposed map amendment - Reconsideration.

1. Before any map amendment is granted, the planning commission . ., must find that the map
amendment is in agreement with the adopted comprehensive plan, or, in the absence of such a finding, that
one (1) or more of the following apply and such finding shall be recorded in the minutes and records of the
planning commission or the legisiative body or fiscal court:

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

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

Part 1: The Comprehensive Plan provides guidance for consideration of zone change requests. The
Future Land Use Map for the currently adopted Comprehensive Plan shows this parcel as urban
residential. The text from KRS 100.213 requires, for Part 1, that the Commission must find the map
amendment agrees with the Comprehensive Plan. There is no guidance available in the Comprehensive
Plan regarding the appropriateness or inappropriateness of the requested zone change from one urban
residential district to another.

Therefore, Part 1 does not apply, so we should consider subsection (a).

Subsection a: The current R-1C zoning of the Project Site is appropriate for the nature of the area.
Therefore, Subsection (a) does not apply, so we should consider subsection (b).

Subsection b: There is the potential for an extension of Lexus Way from Cherry Blossom through to Old
Oxford Road, which was not considered with the adopted Comprehensive Plan. An extension of Lexus
Way in the next 2-3 years would substantially alter the character of this area, making it reasonable to
consider a zone change. Since the last Planning Commission meeting, staff has had discussions with the
City of Georgetown regarding a potential extension of Lexus Way. The City has indicated this extension
is a high priority; therefore, staff does not believe this zone change request to be speculative.

The currently proposed R-2 zoning district and townhome development should be less disruptive to the
existing property owners in the area than the previously proposed R-3 zoning district with apartments.

There are several developments in Georgetown where townhomes and single-family homes have been

integrated such as Cherry Blossom, Canewood, and Falls Creek.

Staff does have some reservations about a scenario where the Project Site is built out without an
extension of Lexus Way to handle the traffic. Staff recommends allowing a limited number of units to be
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constructed before the completion of this new road. The Subdivision and Development Regulations
require a second entrance to any multi-family development containing 100 or more dwelling units. Staff
proposes placing a lower limit to this number of units before the extension of Lexus Way is complete.
Staff recommends allowing a maximum of 82 townhome units to be constructed before the connection
to a Lexus Way extension is completed. Looking at Table 1 below, 82 townhome units will have a similar
traffic impact as 50 single family homes. This would ensure the current residents of Pleasant Valley do
not experience an increase in traffic greater than what would have been experienced if the Project Site

was developed with single-family units.

Single Family | Townhome | Townhome | Townhome
(limited) {100 Units) | (build out)

Proposed 50 82 100 170
Dwelling Units
Weekday Trip 478.5 480.5 586 996.2
Ends (50 X 9.57) {50 X 5.86) (100 X5.86) | (170 X 5.86)
AM Peak Hour 38.5 36.08 44 74.8
Trip Ends {50 X 0.77) (50 X 0.44) (100X 0.44) | (170 X 0.44)
PM Peak Hour 51 42.6 52 88.4
Trip Ends (50X 1.02) (50 X 0.52) (100X 0.52) | (170X 0.52)

Table 1 (7" Edition of the ITE Trip Generation Manual)

CONCEPTUAL PLAN REVIEW:

Site Layout:

The concept plan shows a series of townhomes on the Project Site with a variety of dwelling units. Most
buildings are proposed to have 6 units, with the largest and smallest buildings being shown with 2 and
10 units, respectively. There are three entrances to the Project Site proposed on the concept plan;
however, two of these entrances rely upon the extension of Lexus Way. Some of the proposed buildings
on the concept plan will need to be adjusted to meet the setback requirements for the Project Site.
Future Development Plans and Subdivision Plats will be required for development of this site.

Landscaping:

The Landscape Ordinance requires a landscaping buffer to screen multi-family developments from all
single-family zoned property. In addition to these buffers, any future development plan will need to
comply with all screening of vehicular use areas, and interior vehicular use area landscaping.
Development plans will also need to comply with the canopy requirements for multi-family
development.

FINDINGS:

1. The Applicant will need to comply with City of Georgetown Ordinance 2015-014 for the change in
the common scheme of development for Section Il of Pleasant Valley. The Applicant has met the
notification requirement, and is intending to show that market conditions have changed at the
Planning Commission meeting.
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2. The City of Georgetown has indicated the extension of Lexus Way to be a high priority issue,
creating a change in the conditions in this area that was not anticipated at the time the
Comprehensive Plan was adopted.

3. Limiting the number of dwelling units that can be built before an extension of Lexus Way is
completed can reduce the impact on the residents of Pleasant Valley.

RECOMMENDATION:

Based on the findings above, and that the requested zone change does satisfy the requirements of KRS
100.213, staff recommends approval of the zone change request for the Project Site located at the end
of Schneider Boulevard. Staff recommends the following conditions be attached:

1. A maximum of 82 dwelling units shall be allowed until a connection is made to an extension of
Lexus Way.

2. The Applicant shall return to the Planning Commission for Preliminary Development Plan
approval.

3. All applicable requirements of the Zoning Ordinance and Subdivision and Development Regulations.
4. Where possible, development should preserve existing tree lines.

ZMA-2017-37, Pleasant Valley Subdivision, PAGE 4 of 4



£yd-dow=auoz

‘AM 'NMOLIDHOID 'GHVAITINOSG HIAAITANHDS
INVN_ VD

saws - sowos soowns ) T oay[zi-gz-o1 £ LINN ‘Z 3SVHd 'Z NOILO3S
INIH3INIONS M «R up o) o NOISIAIQENS AT TIVA LNVSYI1d

95.1-€88 (Z0S) #ZCOF "AM "NMODL3DYO3D 90Z 3UNS “IS NN 3 OLL

— — _ =
d348HINOHOHL ™~ £1-10-6 [ 001=1 LNIWANTNY dVIN INOZ
/lv
001 =} | IV ~——
 — — | =
00z oo ] oo ~..

=597 | ¥IHY QIS0dO¥d
13JuLS HOLITIOO0 Junind
HO I GIIYINTD 34 DL ¢'H1G .08 ££1 30TT5 0L BYD
TIoR aNd J1-4 JINOT

S1ENTD 0D HOSSO M ANUIND

ZEL 30I7S 08 YD
65204 LZE0
ONd J1°H INOT
SIHIVLr LI
ISNQIOH USI VRT3 Y

/t-
- ~.
- /..
~ -
. "~ 611
“—— .
“—— A
— X
u HL,E590 N
Yavaise 12 300 0 VS
Ond 9t 3N0Z and D1°d INOZ
DV 53N LEV) I1VISI WIN SSYHOINTY HYISI00T4
Pon0LIDR048 50 113
8£E 30118 8 'av0
08F "9d 08 '9'0
aNd -4 INOZ J350d0ud
and J1-8 INOZ DNILSIX3
sselb S3HOV 66291
£ ASVHd ‘A3TIVA LNYSYId .
ITANVIAD A S L meee | R e AT T T
lllllllllllll ANANGYE (N 0oL

0Nd D1-H 3N0Z SHILSIXNG 3
/ e - JNMONVIAd M.

- ANGNJOTIARD JUNLY
e .- ¢ UNN 2 J5VHd 3 NOLLDZS
= = NOISIAIGHNS AITIVA INVEVAId

8EC 4UTIE § "GvD Ivid
& LINN B 35vHd 8 ROLLDEE
NOISIAIENG AITIVA INVEYETd

¥¥2 3ATIE 6 "GYD IVId
1 LINMl 2 36VHd 2 NOLL)EE
NOISIAIQENAE AJITIVA INVEYT1d

dVIN ALINIDIA

3
ZLF
AHDLS OM1
= SANNFIOINOD/S3NOHNMDL Y SIMN
611 ALSNI0 N e -
81 D R 8 11348 ¥ VIIHIYY NOSSNIS | 06
I 811 Td 69C 00 OF vNIWL ¥ INAVIA SYWOILL NOSIGHVD | 18 |
SIYN LOTFI IWIN JIN LE9 Tl "B H O STOVNS IINYHLIE ¥ SUAVHL AT IHYH | 28
SN BZI0 MY MIGBNHIS i Od 750 80 _AYIUI ¥ VEIAVF SVISRd | 18
SREN ror’l WY Fennd 051 °Od IS0 HT YHIBNY1E 3 WIHSOr HITUN friz
08F "D 4L 3T ONVIAd Gz
Ond T-4  3MNOZ 03Z0d0d 0¥ "D 0N I OWYIA f202
Ond J1-§ INOL DHUSDC ORF Dd ONT DT GNVIAd [T
S3U0¥ GEZ'0I - 3IWIuov Wil 0% Od 09T 80 D11 GNVIAL |CIE|
06k Sd 06 BCQ IT1'ONYIAL [802
SRL A —_ 30uN0S 0330 0NV HIHMAD |10
SHIANIOrav TwNOILLIGaY




BARNETT PROPERTY
Staff Report to the Georgetown-Scott County Planning Commission
November 9, 2017

FILE NUMBER: FSP-2017-39

PROPOSAL: Final Subdivision Plat to
create two new tracts of
5.00 acres, with 5.481 acres
remaining in the parent
tract, = a2

LOCATION: 3215 Ironworks Road, north * Site
of Ironworks Road and
South of the Locksley Court s
and Alfred Drive intersection

APPLICANT: Robyn Barnett

SURVEYOR: Joel Day

STATISTICS:

Zone A-1 (Agricultural)

Surrounding Zones A-1 (Agricultural), R-1A (Single Family Residential)
Acreage Tract 1 (new): 5.00 acres

Tract 2 {(new): 5.00 acres
Tract 3 (remainder): 5.481 acres

Proposed Use Agricultural/Residential

Access Via existing entrance on Ironworks and two new entrances proposed on
Locksley Court

Variance Requested None

BACKGROUND:

The subject property contains 15.481 acres, and is located north of Ironworks Road and south of the Locksley
Court and Alfred Drive intersection. The subject property and land surrounding is zoned A-1, Agricultural.
Land to the north of the subject property is also zoned R-1A. The proposed subdivision will create two new
5.00-acre tracts, with proposed access via driveways from Locksley Court. Access from Ironworks Road would
require a permit from KYTC.

This application is considered a major subdivision and required to be reviewed by the Planning Commission
because the property was previously subdivided after 1999. That plat required all further subdivisions to be
approved by the full Planning Commission.

Plat Review:

The proposed subdivision meets all planning requirements at this time. All tracts show the required 50-foot
setbacks on all property lines and have at least 250 feet of width at the building line. The Health Department
will need to conduct a site evaluation for the newly configured tracts to certify that an on-site septic system is
feasible, but have not indicated any anticipated problems.



Access to Lot 1C and Lot 1D is proposed from Locksley Court. A KYTC permit will be required if a new
entrance is built from Ironworks Road. Lot 1E has an existing entrance on Ironworks Road.

RECOMMENDATION:

Approve the Final Subdivision Plat to create two new tracts of 5.00 acres, with the following conditions of
approval:

Conditions of Approval:

1.

o

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

2. All applicable requirements of the Zoning Ordinance.
3.
4. Prior to (as part of) the Final Subdivision Piat approval, the applicant shall provide the Planning

All applicable requirements of the Subdivision & Development Regulations.

Commission staff (GIS division) with a digital copy of the approved subdivision plat.

KYTC permit shall be required if a new entrance onto Ironworks Road is proposed.

Utility companies shall certify the final plat to ensure all necessary utilities and/or utility easements are in
place.
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MRM PRECISION MACHINING, LLC ZONE CHANGE
Staff Report to the Georgetown-Scott County Planning Commission

November 9, 2017

FILE NUMBER: ZMA-2017-40 - rr———
PROPOSAL: Zone change request for g

3.014 acres from |-1 to B-2 5

(Highway Commercial) I HiS
LOCATION: 110 E. Showalter, north of E S Iy

Washington Square - N a,

Shopping Center in g oy

Georgetown

E!j 4 1
APPLICANT: MRM Precision Machining - j
CONTACT/
DESIGNER: Mike Roark
)
STATISTICS:
Existing Zones I-1 {Light Industrial)
Proposed Zones B-2 (Highway Commercial)
Surrounding Zones B-2 (Highway Commercial), B-1 (Neighborhood Commercial} R-2 {Medium-
Density Residential)

Acreage 3.014 acres
Proposed Use Highway Commercial/Retail sales
New street required No
Access Via Showalter Road
BACKGROUND:

The subject property is an industrially zoned property that consists of two lots, one 2.045 acres in size
with a 16,000 square-foot metal building, asphalt parking lot and loading and unloading area and one,
1.00 acres in size, that fronts on Showalter Drive and is currently an undeveloped grassy lot.

The property is within the city limits of Georgetown and is surrounded on most of three sides by
commercially zoned and used property. The lot with the large industrial building has minimal tree
coverage and is accessed by an asphalt driveway from Showalter Drive. It includes a paved parking lot
and loading/unloading area and some gravel storage areas to the rear. It is fenced along the shared
boundary with Walgreens to the west. The southern and eastern property boundaries contain a varying



tree line. The property on the north side of Showalter across from the subject property is currently
single-family residential. There are three homes on the north side of the street facing the subject
property and one house directly to the east on the corner of Showalter and Market Path.

The lots have lengthy frontage along Market Path, a private access to Washington Square Shopping
Center, but it has no access to Market Path.

Proposed Zoning and Land Use:

The applicant is seeking the zone change from the existing |-1 zone to allow for a commercial retail use.
The site is proposed to be rezoned to B-2 (Highway Commercial) to allow for the sale of commercial
trailers and maybe lawn and garden equipment in addition to their current business and light industrial
use of the property.

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

Section 100.213 Findings necessary for proposed map amendment - Reconsideration.

1. Before any map amendment is granted, the planning commission . . . must find that the map
amendment is in agreement with the adopted comprehensive plan, or, in the absence of such a finding, that
one (1) or more of the following apply and such finding shall be recorded in the minutes and records of the
planning commission or the legisiative body or fiscal court:

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

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

Part 1: This zone change proposal is in agreement with the adopted Comprehensive Plan in that the
adopted Comprehensive Plan Future Land Use Map designates the subject property as Commercial.

Opportunities for growth and infill development within the Urban Service Boundary are goals of the
Comprehensive Plan, The proposed commercial development would provide economic opportunities
along a major corridor within the Urban Service Boundary. For these reasons, the proposal is in
compliance with the Comprehensive Plan, Future Land Use Map and Goals and Objectives for this
location. Additionally, the proposed zone change is in compliance with the draft of the 2016
Comprehensive Plan and its proposed Future Land Use Map.

Therefore, Part 1 does apply. Parts A and B need not be considered.

Conceptual Plan Review:
The conceptual plan and zone change request does not show any new improvements to the property.
The applicant is proposing to park trailers and equipment on existing pavement on the two-acre lot and
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move equipment for temporary display during working hours to the grassy area along the Showalter
Road frontage.

Access:
The subject property will be accessed from Showalter Road through an existing asphalt entrance along a
private access easement.

Landscaping:

At the Preliminary Development Plan stage, if the Applicant were to redevelop the site, the applicant
would be required to show the landscaping for vehicular use areas and required perimeter buffers to
meet the requirements of the Landscape and Land Use Buffer Ordinance. Use

RECOMMENDATION:

Based on the findings that the requested zone change does satisfy the requirements of KRS 100.213,
staff recommends approval of the zone change request from A-1 to B-2 for 1.22 acres located at 110
East Showalter Road.

1. The Applicant shall submit a Preliminary Development Plan for approval if any new site work is
proposed.

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

Any outdoor lighting shall be directed away from residential property.

4. Outdoor storage of equipment, not including wheeled vehicles, shall require a conditional use
permit from the Georgetown Board of Adjustment.

s
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TRI-VILLAGE STORAGE

Staff Report to the Georgetown-Scott County Planning Commission

FILE NUMBER:

PROPOSAL:

LOCATION:

Owner:

ENGINEER:

STATISTICS:

Zone

Surrounding Zones
Proposed Use

Site Acreage

Building Area

Max. Building coverage
Building Coverage
Building Height
Parking Required
Parking Provided

New Street Required
Water/Sewer Availability
Access
Variances/Waivers

Preliminary Development
Plan for an 800 square foot
office and 53,241 square
foot self storage facility.

250 Connector Road

Cuiton Properties

Daniel Rehner, L - ft
Thoroughbred Engineering § = =

November 9, 2017

PDP-2017-41

B-2 Highway Commercial

B-2 Highway Commercial, A-1 Agricultural

Self Storage Facility

2.79 acres

54,041 Square Feet (Office: 800 SF, Self Storage: 53,241 SF)

50%

44.5%

9 feet, 4 inches

1 space for every 10 storage units

8 spaces, 7 standard spaces, 1 handicap space

No

Yes/Yes

Access road on the west side of Connector Road

1. Variance to reduce the required parking

2. Variance to increase the maximum width of a street entrance to 316.1
feet

3. Waiver to eliminate the screening from I-75

4. Waiver to eliminate the VUA perimeter screening on the east side of the
subject property.

5. Waiver to reduce the interior VUA landscaping from 2,930 square feet
and 12 trees to 731 square feet with 4 trees.



BACKGROUND:

The subject property is zoned B-2 Highway Commercial, and is located on the west side of Connector
Road. The subject property is bounded on the western side by I-75. The surrounding zoning districts
are B-2 (Highway Commercial) and A-1 (Agricultural).

Preliminary Development Plan Review:

Setbacks and Building Standards:

The B-2 zone district requires the following standard setbacks:
Front: 50 feet
Side: 0 feet
Rear: 50 feet (the subject property has double frontage)

The proposed building locations for the Project Site meet the setback requirements. The Applicant is
proposing 53,241 square feet of development, or 44.5% of the lot area, under the 50% maximum
building ground coverage allowed.

Vehicular Access & Pedestrian Circulation;
Driveways & Access: Access to the Project Site is from an access road on the western side of Connector

Road. From the site plan, the Applicant intends to have open ingress/egress along the front of the
property. Section 1005 (C.2} of the Subdivision & Development Regulations states, “street entrances to
commercial developments shall be no wider than % of the lot width up to a maximum width of 40 feet.”
Subsection C also goes on to require barriers to prevent “random vehicular access.” There needs to be a
more defined entrance and exit for vehicles accessing the Project Site to ensure the safety of drivers and
pedestrians using this access road. Curbing and/or a landscaped area should be included to better
define the access road from the parking area. This particular layout does not screen the vehicular use
area from the right-of-way of either the access road or Connector Road.

Parking Spaces: The parking standard for self storage units in the Subdivision & Development Regulations is
one (1) parking space for every ten (10) storage units. Currently, the Applicant has not provided a total
number of units proposed, but the Applicant has requested a variance to allow a total of 8 parking
spaces to serve the Project Site. The proposed parking should be sufficient to serve the needs of the
facility’s office. The Applicant has also pointed out the proposed buildings be served by 24-foot drive
aisles, which should allow some short-term parking for those accessing storage units.

Sidewalks: Internally, the Applicant is proposing sidewalks to convey individuals from the parking spaces
to the office. Along the Project Site's frontage on Connector Road, the Applicant is not proposing a
sidewalk. There are no sidewalks on either side of Connector Road at this location. Section 1000 (G.1)
requires pedestrian access to parking lots and off-site sidewalks. Since there are no topographical
challenges with the subject property, it would be appropriate for a sidewalk to be constructed along
Connector Road, with neighboring properties constructing sidewalks when those properties develop.

Land Use Buffers and Landscaping: The Landscape Ordinance provides standards for Property Perimeter
Buffers and Vehicle Use Area Landscaping.
Property Perimeter Requirements; Section 6.12; Row 5
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« Double frontage lots must be screened from freeways or arterial roads not providing direct
access to the property. The western property line will need a 10-foot landscaping buffer with 1
tree per 30 feet (or fraction thereof) plus a 6-foot high planting, hedge, wall, fence, or earth
mound.

Vehicle Use Area Perimeter Requirements; Section 6.13: Rows 1 and 2

e VUA perimeter screening is required when facing public and private streets or property in any
zone except industrial or agricultural.

s  When VUA faces a public or private street right-of-way, access road, or service road, trees must
be from Group A, B, or C plus a 3' average height continuous planting, hedge, fence, wall or earth
mound or a 3’ decrease in elevation from the adjoining property to the vehicular use area (Row
2).

Proposed buildings along the northern and southern property boundaries will screen the VUA from the
adjoining properties. The proposed VUA on the eastern side of Building ‘A’ does not meet the
requirement of being screened from public and private streets.

Interior Landscaping for Vehicle Use Areas; Section 6.22:
» Requires interior VUA landscaping for all iots greater than 6,000 SF or used by 20 or more
vehicles. Loading areas and driveways are counted since this is not an industrial site.
e Foreach 100 sq. ft., or fraction thereof, of vehicular use area, ten {10) sq. ft. of landscaped area
shall be provided.
» 1 tree/250 SF of interior VUA area is required.

The Applicant has not satisfied the requirements from Section 6.22 (listed above). There are 29,300
square feet of proposed VUA. The required interior VUA landscaping for this would be 2,930 square feet
of [andscaped area with 12 trees in that landscaped area. The applicant is proposing 731 square feet of
landscaped area with 4 trees.

Section 6.14: Minimum Canopy Requirements

For the 2.79-acre site, a total canopy coverage of 29,250 square feet is required (24% new canopy). A
total of 39 trees are being proposed, which should be sufficient to meet the required canopy coverage
as long as the species proposed on the final plan are similar to those shown on the preliminary
landscape plan. The applicant will be required to show they meet the canopy coverage with a specie-
specific final landscape plan at the time of Final Development Plan.

Stormwater: There is a large detention basin proposed for the Project Site. The plan shows a
stormwater pipe extending under proposed buildings on the Project Site. This pipe will need to be
rerouted, or the buildings will need to be adjusted so the pipe does not run underneath buildings. A
Final Stormwater Management Plan must be submitted and approved by the Planning Commission
Engineer meeting all requirements of the Georgetown Stormwater Manual prior to approval of the Final
Development Plan.

Lighting: The photometric plan will be reviewed as part of the Final Development Plan review. Staff
recommends that all exterior lighting should be designed to minimize off-site impacts.
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Signs: A freestanding sign is proposed between the access road and Connector Road. All signage will
need to comply with the Sign Ordinance.

Findings:
1. The variances being requested with this development plan suggest this development might be
better suited to a larger property.
2. The area devoted to storage buildings does not leave adequate room for defined entrances to
the subject property, screening for the vehicular use area, or appropriate interior landscaping.

RECOMMENDATION:
Based on the findings above, staff recommends denial of the Preliminary Development Plan for a 53,241
SF self-storage facility with an 800 SF office.

Should the Planning Commission approve the application, it will need to consider the variances listed
below. Staff also recommends the following conditions of approval:

Variance:
1. Variance to reduce the required parking
Variance to increase the maximum width of a street entrance to 316.1 feet
Waiver to eliminate the screening from I-75
Waiver to eliminate the VUA perimeter screening on the east side of the subject property
Waiver to reduce the interior VUA landscaping from 2,930 square feet and 12 trees to 731 square
feet with 4 trees

vk WwN

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

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

3. The stormwater pipe shown on the Preliminary Plan will need to be rerouted or the building
layout adjusted to ensure the pipe does not run under any of the proposed buildings.

4. Prior to (as part of) the Final Development Plan approval, the applicant shall provide the
Planning Commission staff (GIS division) with a digital copy of the approved plan.

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. A final specie-specific landscape plan shall be provided along with the Final Development Plan.

7. The landscape plan shall include screening along I-75 that meets the requirements of the
Landscape & Land Use Buffers Ordinance.

8. The landscape plan shall also include a screening buffer between the access road and any
vehicular use area along the eastern side of the property.
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TIME TO SHINE CARWASH

Staff Report to the Georgetown-Scott County Planning Commission

FILE NUMBER: PDP-2017-42

November 9, 2017

PROPOSAL:

Amended Final Development
Plan to remove self-service
bays, enlarge full service by
650 sq. ft., and re-work
vacuum station area at car
wash located on Osborne
Way.

Site
104

LOCATION: 104 Osborne Way, in front .
of Walmart 44

APPLICANT: Mike Roper

106

ENGINEER: Jeremy Duncan,
Thoroughbred Engineering

STATISTICS:

Zone

Surrounding Zones
Proposed Use

Site Acreage

Building Area

Max. Building coverage
Building Coverage
Parking Required
Parking Provided

New Street Required
Water/Sewer Availability
Access
Variances/Waivers

BACKGROUND:

B-5 General Commerical Park

B-5 General Commercial Park, B-2 Highway Commercial
Carwash

0.97 acres

2,968 Square Feet (New Addition: 674 Square Feet)

50%

7.0%

3 Spaces per wash bay

4 spaces; 3 standard spaces, 1 handicap space

No

Yes/Yes

Via a paved 25 foot service drive that connects to Osborne Way
Variance to reduce the eastern front yard setback for the proposed canopy

The subject property is a triangular shaped lot, zoned B-5 General Commercial Park, on the western side of
Cherry Blossom Way and east of Osborne Way. The parcel is adjacent to land zoned B-5 General Commercial
to the west, and bordered by land zoned B-2 Highway Commercial across Cherry Blossom Way. The subject
property is a part of the Cherry Blossom Centre, which features Walmart. The Subject Property, 104 Osborne

Way, is 0.97 acres in size.



Preliminary Development Plan Review:

Setbacks and Building Standards:

The B-5 zone district requires the following standard setbacks:
Front (Osborne Way): 25 feet
Front (Cherry Blossom): SO feet (lot has double frontage, 50 feet because lot is fronting a state route)
Side: 10 feet

The proposed building locations for the Project Site meet the setback requirements. The Applicant is
proposing 2,968 square feet of development. The footprint of the proposed structures will cover 2,968
square feet, or 7.0% of the lot area, under the 50% maximum building ground coverage allowed.

Vehicular Access & Pedestrian Circulation:

Driveways & Access: A new access to the Project Site has been proposed from Osborne Way. The proposed
entrance is approximately 100 feet north of where the existing entrance is. The design of the access to the
Project Site will require people that visit the site without the intention of using the carwash (employees, utility
workers, etc.) to enter through the exit and go against the direction of the arrows.

Parking Spaces: The proposed number of parking spaces meets the Parking requirements.

Sidewalks: The Applicant has proposed to add a new section of sidewalk where the existing entrance is. This
will ensure that the sidewalk extends the entire lot frontage on Osborne Way.

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

Property Perimeter Requirements,; Section 6.12:
* 1 tree per 40 feet of linear boundary plus a continuous 6-foot high planting, hedge, fence, wall, or
earth mound. This meets the requirements of the Landscape and Land Use Buffers Ordinance.

Vehicle Use Area Perimeter Requirements; Section 6.13: Rows 1 and 2
* Requires VUA perimeter screening for areas greater than 1,800 SF or used by 5 or more vehicles.
» Driveways are considered VUA areas.
» VUA perimeter screening is required when facing public and private streets.
» When VUA faces a public or private street right-of-way, access road, or service road, trees must be
from Group A, B, or C plus a 3’ average height continuous planting, hedge, fence, wall or earth mound
or a 3’ decrease in elevation from the adjoining property to the vehicular use area (Row 2).

The preliminary landscaping plan does not show the required trees in conjunction with the continuous hedge.

Interior Landscaping for Vehicle Use Areas; Section 6.22:
= Requires interior VUA landscaping for all lots greater than 6,000 SF or used by 20 or more vehicles.
Loading areas and driveways are counted since this is not an industrial site.
» For each 100 sq. ft., or fraction thereof, of vehicular use area, ten (10) sq. ft. of landscaped area shall
be provided.
» 1 tree shall be required for each 250 SF of required landscape area.

The Applicant has satisfied the requirements from Section 6.22 (listed above). A total of 9 VUA interior trees
are required and provided.

Section 6.14: Minimum Canopy Requirements
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For the 0.97-acre site, a total canopy coverage of 10,141 square feet is required (24% new canopy). A total
of 29 trees are being provided, which should be sufficient to meet the required canopy coverage as long as
the species proposed on the final plan are similar to those shown on the preliminary landscape plan. The
applicant will be required to show they meet the canopy coverage with a specie-specific final landscape plan
at the time of Final Development Plan. No variances to the landscaping are being requested or granted.

Section 6.23: Landscaping for Service Structures
The Applicant will need to comply with the screening requirements for all service structures on site.

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

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

Signs: No additional signage has been proposed at this time. All signage will need to comply with the Sign
Ordinance.

RECOMMENDATION:
Staff recommends approval the Preliminary Development Plan for a 2,968 SF carwash, with the following
conditions of approval:

Variance
1. Reduce the eastern front yard setback from 50 feet to 13 feet for the proposed canopy.

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

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

3. Prior to (as part of) the Final Development Plan approval, the applicant shall provide the Planning
Commission staff {GIS division) with a digital copy of the approved plan.

4. 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. A final specie-specific landscape plan shall be provided along with the Final Development Plan.

PDP-2017-42, Time to Shine Carwash, Page 3 of 3



BeLI-Coa (20) $EEOF ‘AN ‘NMOLIDHOID 602 ALNS 'IS NIYA '3 01T AMONLN3N ‘ALNNOD 11028
SHINNYId = SHIINIONT o SHOATAUNG avoyd INHO0dSO 0L

ONIH33INIONST UWW\M "ONI HSVYM dVD 3NIHS Ol JNIL

NVd 3lIS
J348HIN0HOHL "~ NVd LNJNJOTIAIA AUVNINITINL

1
Time to Shine
Osborme Rood PDP.dwg
f.

SEPTEMBER, 2017

iy \___/
g f
y i wmm;ﬁm =
SR EEE S FEEINEY
o “mmmmmmmmmwmmmm
s qiitihi
171 ]
AN
bl
RN
W..
it
— a1
—l!
m,
......................... —
............... ".w

1% ACCESS EASESEWT

I
i
|
|
i
oe.

B

3 &mwwm

| HEREEY CINTFY THAT THE  DIVELOPMINT FLAW DR SUBCHTSION PLAT SHOWN MORIDN MAS BLEM

VICINITY MAP_

[CroAlitibin, SCOTT JOINT PLAMMING COMMTEION)

FRONT TARD = 23 feet
(CWNIR'S SICHATURE}

G
i i

L1

FRONT YaR0 = 30 et
SI0¢ YARD
RLAR  TARD
ADCLSSOAY STRUCTURE
SEE YARD
RUAR  YARD

BURLDING NS

OWNER:

AV Lursiey
1010 WALKER AT
SEORCETOWN, WY
APPLICANT:

"
1 Inch = 20 fent

GRAPHIC SCALE

PLAN SHOWH WERLCM #AS DIIN ROVEWED AND FOLWO TO COMPLY

m ..
[SIGMATURE AMD TTLL OF NRE DOPT. RCPRCSINTATVEY

MO CRADIG, EXCAvATDGG, STRIPPIG, MLLING Of OTlR DrSTURBAMCE OF T NATURAL CROLMO COVER SHALL

TARE PLACE PRIOR 1O APPROVAL OF AN ERDSOM COWTROL FLAN
WiTH Thi SCOTT COUWTY IR DOPANTMENT RTCIAATIONS, INCLUONG A CONCITIONS OF APPROVAL DN

xciFhowe, wattD wiRtos.




FOX RUN SUBDIVISION
Staff Report to the Georgetown-Scott County Planning Commission
November 9, 2017

FILE NUMBER: PSP-2017-43

PROPOSAL.: Preliminary Subdivision I3
Plat to create 121 single- i .
family residential lots. - -

LOCATION: South of Lemons Mills
Road, between Harmony TR
Ridge and Sutton Place S

Owner: Bill Perkins Family, LLC _. =
209 East Main Street el
Georgetown, KY 40324 '

Consultant: Rory Kahly, EA Partners
3111 Wall Street
Lexington, KY 40513
STATISTICS:

Zone R-1C (PUD}

Surrounding Zones R-2 PUD to the south and east; R-1C PUD to the
south and west; A-1 to the north and east

Acreage 33.44 acres

Acreage of R.O.W, 6.12 acres

# of D.U. proposed 121

Net Density 4.43 dwelling units / acre

Minimum Lot Size: 5,394 square feet

Average Lot Size: 7,029 square feet

New Street Required: Yes

Water/sewer available Yes/Yes

Access Pleasant View Drive & Rose Street

Reduce the minimum lot size

Increase the maximum density by 0.03 dwelling units per acre

Reduce the minimum lot width to 55 feet

Reduce the front and side yard sethacks to 25 and 7.5 feet respectively
Reduce the rear yard setback for lots 56-71 to 5 feet.

Variance Requested

LAl o

BACKGROUND:
The applicant is requesting approval to develop a maximum of 121 single-family lots on 33.44 acres. The
net density of this proposal is 4.43 dwelling units per acre. The previously approved Preliminary



Development Plan for this site (PSP-2008-21) was for 135 single-family lots. This property was zoned R-
1C (PUD) Single Family Residential in 2007.

Circulation:

The Project Site can be accessed by Pleasant View Drive from both Harmony Ridge and Sutton Place. It
can also be accessed via Meadowcrest Drive and Rose Street. The cross section for Meadowcrest does
not match the cross section in Sutton Place. The right of way width is the same, the difference is the
applicant is proposing an additional foot of paved roadway above what has been platted for Sutton
Place. The other three street cross sections match the adjoining properties. All of the proposed streets
are wide enough to allow for parking on one side. On-street parking is typically permitted on the
opposite side of the street from the fire hydrants.

The Applicant is showing a traffic calming feature along the street segment longer than 1,000 feet.
There is an additional traffic calming feature on the proposed eastern intersection of Pleasant View
Drive. These features will improve the vehicular safety in the neighborhood by reducing the speed of
traffic.

The Planning Commission Engineer has noted the typical cul-de-sac detail needs to be altered to show a
55-foot right of way. There is only one cul-de-sac proposed with this subdivision, The result of this
increase will be the building area on the lots surrounding the cul-de-sac will be somewhat reduced. Lots
28-32 will be most impacted by this change. All of these lots, except lot 32 are larger than the minimum
lot size for the zoning district, 7,500 square feet.

Pedestrian traffic will be served by a sidewalk network throughout the proposed development. The
proposed development has a high level of connectivity with many internal and external connections.

Construction access will not be allowed access through Harmony Ridge. This was a condition placed
when the Project Site was rezoned to R-1C PUD.

PUD Analysis:

The list of variances on page 1 are the proposed deviations from the traditional R-1C standards the
Applicant is requesting for this Planned Unit Development. Table 1, below, compares the R-1C
standards, the standards approved for this property in 2008, and the currently proposed project.

R-1C Standards PSP-2008-21 Proposed Project | Variance Requested
Maximum Building Height | Two (2) Stories Two (2) Stories Two (2) Stories None
Minimum Lot Area 7,500 SF 5,388 SF 5,394 SF 2,106 SF
Max Density 4.4 DU/Net Acre | 6.79 DU/Net Acre | 4.43 DU/Net Acre 0.03 DU/Net Acre
Max Building Coverage 40% 40% 40% None
Min Lot Width (Feet) 70 65 55 15
Front Yard Setback (Feet) 30 25 25 5
Side Yard Setback (Feet) 10 7.5 7.5 2.5
Rear Yard Setback (Feet) 25 20 25 None

Table 1 (PUD Analysis)
PSP-2017-43, Fox Run Subdivision, PAGE 2 of 5



Examining the table above, there are no variances requested to the building heights, maximum building
coverage for the lots, and the rear yard setbacks. Itis common for PUD developments to reduce the
minimum lot size, width, and the setbacks in exchange for open space or other amenities, This proposal
includes 5.08 acres (15.2%) of open space, some of which will be used to meet stormwater
requirements.

Lot Size

This application features a variety of lot sizes. The smallest proposed residential lot is 5,394 square feet,
and 71 of the proposed lots are under the 7,500 square feet minimum lot size. The average size of
residential lots in the proposed subdivision is 8,003 square feet. There are 20 lots proposed to be larger
than 10,000 square feet. Calculating only based on building coverage and not setbacks, these lots could
potentially support homes ranging from 2,158 square feet to 5,909 square feet.

Density

The proposed development will have a density of 4.43 dwelling units per net acre. The maximum
density for the R-1C zoning district is 4.4 dwelling units per net acre. Section 2.32-| (B) of the Zoning
Ordinance allows the Planning Commission to approve densities higher than those permitted by the
zoning district for PUDs. Additionally, the proposed development has a substantially reduced density
from the previously approved development, which was roughly 6.8 dwelling units per net acre.

Lot Width

Most of the lots in this application are at least 60 feet wide at the building line. The listed minimum lot
width at the building line is 55 feet. Typically, the lots with the smallest lot width are those located in cul-
de-sacs.

Proposed | Harmony Ridge | Sutton Place | Lake Forest
Width (feet) 60 56 54 65
Depth (feet) 120 120 140 85
Setbacks
Front (feet) 25 25 25 20
Side (feet) S 7.5 7.5 7.5
Rear {feet) 25 25 15 20

Table 2 (Typical Lot Dimensions)

Looking at the data in Table 2, regarding lot widths and setbacks, the residential development proposed
with this application is very similar to that in the neighboring developments.

Setbacks

The setbacks being requested with this development are reasonable, and compare favorably to the
setbacks in the adjoining developments. The Applicant is requesting a reduction in the rear yard setback
from 25 feet to 5 feet for lots 56-71. These lots have a depth of 90 feet, and back up to the 5.08-acre
open space. The open space behind these lots provides a buffer to prevent such a setback reduction
from becoming a nuisance to neighboring residences, but purchasers of these lots would have very
limited backyard space if homes are built to this reduced setback line. If approved, staff would not
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recommend approval of any further variances to the setbacks for lots 56-71. Care will need to be taken
by the HOA to prevent encroachment by the homeowners of lots 56-71 into the open space, as has
happened in other developments.

Open Space
This Preliminary Subdivision Plat shows 5.08 acres of open space/stormwater detention. The public can

access this space from Meadowcrest Drive. Eighteen (18) lots (lots 53 & 55-71) will have direct access to
this open space. This open space would protect an existing spring, as shown on the Preliminary
Subdivision Plat. This 5-acre tract will adjoin an open space/stormwater detention area designated on
the plat for Sutton Place, creating roughly 8.96 acres of combined open space. The open space will also
provide an area for recreation

Stormwater/Water Features:

The Project Site shows a proposed detention/open space area on a 5.08-acre parcel in the northeastern
portion of the Project Site. The Final Development Plan for the Project Site will need to include a Final
Stormwater Management Plan that complies with the Stormwater Manual. There is an existing spring
that has been identified on the Preliminary Subdivision Plat. There is also a possible stream that will
need further study to determine the classification and jurisdiction before any construction can proceed.

Landscaping
The Applicant has indicated the 15% canopy coverage requirements will be met by planting two (2) large
trees per residential lot, and fifty (50) large trees on the HOA/open space lot.

RECOMMENDATION:

Staff recommends Approval of the Preliminary Subdivision Plat for 121 single-family lots. As part of the
planned unit development, staff recommends that the Planning Commission approve the following
variances and attach the following conditions:

Variance:

Reduce the minimum lot size

Increase the maximum density by 0.03 dwelling units per acre

Reduce the minimum lot width to 55 feet

Reduce the front and side yard setbacks to 25 and 7.5 feet respectively
Reduce the rear yard setback for lots 56-71 to 5 feet

L e

Conditions of Approval:
1. Any revisions or amendments to the approved development must be reviewed and approved by
the Planning Commission staff (minor) or by the Planning Commission {major).
2. All applicable requirements of the Subdivision & Development Regulations.
All applicable requirements of the Zoning Ordinance.
4. Prior to (as part of) the Final Development Plan approval, the applicant shall provide the Planning
Commission staff (GIS division) with a digital copy of the approved plan.
PSP-2017-43, Fox Run Subdivision, PAGE 4 of §
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10.

11

13.

The Final Stormwater Management Plan and calculations shall be reviewed and approved by the
Planning Commission Engineer prior to approval of the Final Development Plan.

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

All applicable requirements of the Georgetown Fire Department.

All applicable requirements of Georgetown Municipal Water and Sewer Service.

All traffic calming devices shall be approved by the Georgetown City Engineer and Georgetown
Fire Department.

Provide documentation on whether the noted stream area falls under USACE jurisdiction and if
s, provide necessary permits prior to construction approval.

. Construction access shall not directly or indirectly enter or exit through Harmony Ridge.
12.

Prior to Final Subdivision Plat approval, applicant shall submit road names in accordance with the
Street Name & Numbering Ordinance.,

This preliminary subdivision plat is valid for a period of two years in accordance with Section 306
of the Subdivision and Development Regulations.
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SHOPPES AT CHERRY POINT

Staff Report to the Georgetown-Scott County Planning Commission

November 9, 2017

FILE NUMBER: PDP-2017-44

PROPOSAL: Preliminary Development
Plan for 20,417 SF fithess
center as phase one of a
nine-buitding retail
shopping center on 17.32

acres,
LOCATION: NE corner of Blossom Park
Drive and lkebana Drive
APPLICANT: Georgetown Blossom
Park, LLC
DESIGNER: Mark McCain, RLA
STATISTICS:
Zone B-5 Commercial
Surrounding Zones B-5, R-2, R-1C, A-1
Proposed Use Fitness Center, General Retail
Site Acreage 17.32 acres
Building Area 20,417 SF (phase 1); 92,089 SF total
Max. Building coverage 50%
Building Coverage 12.21%
Building Height 1-2 stories
Parking Required 528 spaces (1 space per 150 and 200 SF of Building Area)
Parking Provided 678 spaces
New Street Required No
Water/Sewer Availability  Yes/Yes
Access Ilkebana and Cherry Blossom Park Drive

Variances/Waivers Variance to driveway offset on Ikebana



BACKGROUND:

The subject property consists of a 17.32-acre tract, zoned B-5, General Commercial Park, northeast of
Cherry Blossom Park and Ikebana Drives. The parcel is bordered on the north and east by the Cherry
Blossom subdivision. Its main access is from Connector Road, a State controlled roadway.

The subject property received zoning approval for a change from A-1 to B-5 Commercial Park in
February, 2000 (ZMA-2000-06) as part of a larger 27-acre rezoning. The site also later received
Preliminary Development Plan approval (PDP-2000-64) for a 236,256 square foot mixed use commercial
development on the 27 acres.

The previously approved PDP was for a larger site area than that currently being considered because it
included the land between Cherry Blossom Park and Oxford Road and the area that contains the empty
Golden Corral restaurant and the adjoining lot south of Ikebana Road.

The adjoining outlots west of Cherry Blossom Park and south of Ikebana Road were developed over
time, leaving a remainder of 17 acres north of lkebana Road and east of Cherry Blossom Park Roads
undeveloped.

In 2006, a portion of the 17 acres received Preliminary Development Plan approval for an outlot with a
restaurant. In 2008, iICON Properties attempted to rezone a large portion of the site R-3 High-Density
Residential for a 248-uit apartment complex. This rezoning was denied and ICON Properties lost the
property to bank foreclosure in 2010. The 17 acres has remained vacant and undeveloped since that
time. Ikebana Drive was extended through the area to connect to the Cherry Blossom Townhome area
and was accepted by the City of Georgetown for public maintenance in 2015 and is now a City street.

Traffic Study

There was a traffic study done for the property in2006 and 2008 and as part of the Northeast
Georgetown Traffic Study. An updated traffic study was provided as part of this proposal. The traffic
study looked at complete build-out of the project site, although the only buiiding currently being
proposed is the 20,417 square-foot Planet Fitness. There are no plans in the short term to develop the
remainder of the property.

The Traffic Study concluded that the existing roadway netwark could sufficiently handle the proposed
development, with the exception of the Cherry Blossom Park and Connector Road intersection. That
intersection would experience serious delays for vehicles exiting onto Connector Road and function at
level of service F.

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

Traffic concerns are a major issue for this development, particularly the intersection of Blossom Park
with Connector Road and the traffic study identifies the impacts and the need for a traffic signal and
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work there. The burden lies with the applicant to show that they can make this project work without
adding additional congestion onto an intersection that is already functioning at an unacceptable level of
service.

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

A concept plan was requested by staff for the entire property in order to ensure the property was being
developed in a coordinated manner and in order to allow for analysis of the overall stormwater design,
building and parking layout, internal traffic circulation, driveway access alignment and overall traffic
impact.

The proposed building locations on the Preliminary Development Plan meet the required setback
requirements. The Applicant is proposing 92,089 square feet of building area in nine buildings.
However, as previously stated, the project will be phased, with the initial phase being a 20,147 square
foot, Planet Fitness building, on the northwest corner of the site. The footprint of the proposed
structures will cover 92,089 square feet, or 12.2% of the lot area, under the 50% maximum building
ground coverage allowed.

Vehicular Access & Pedestrian Circulation:

Driveways & Access: Primary access to the Project Site is from two local roads which intersect with
Connector Road south of the project site. The Applicant has indicated they will follow KYTC procedures if
a new permit is required for improvements to the Connector Road intersection.

The street layout and pedestrian facilities are thoughtfully designed to encourage a safe and well-
connected walkable commercial area that features a main street inspired commercial street and
adjoining outlots on a grid of private streets.

Parking Spaces: The parking requirement is determined by uses proposed in the buildings. The general
retail requirement is 1 space per 150 SF of area. If the commercial area is easily accessible by foot or
other modes of transit, this standard may be reduced. The applicant is proposing more parking than is
required and no variances are required. The proposed parking should be sufficient to serve the needs of
any future use on the property.

Sidewalks: Internally, the Applicant is proposing sidewalks to convey individuals from the parking spaces
to the buildings, and internally along private drives and along the property perimeter street frontage.

Land Use Buffers and Landscaping: The Landscape Ordinance provides standards for Property Perimeter
Buffers and Vehicle Use Area Landscaping.
Property Perimeter Requirements; Section 6.12:
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The Applicant is proposing a 15-foot landscaping buffer between the Project Site and the
adjoining property. This meets the requirements of the Landscape and Land Use Buffers
Ordinance,

Vehicle Use Area Perimeter Requirements, Section 6.13: Rows 1 and 2

Requires VUA perimeter screening for areas greater than 1,800 SF or used by 5 or more vehicles.
Driveways are considered VUA areas.

VUA perimeter screening is required when facing public and private streets.

When VUA faces a public or private street right-of-way, access road, or service road, trees must
be from Group A, B, or C plus a 3' average height continuous planting, hedge, fence, wall or earth
mound or a 3' decrease in elevation from the adjoining property to the vehicular use area (Row
2).

Interior Landscaping for Vehicle Use Areas; Section 6.22:

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

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

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

The Applicant has satisfied the requirements from Section 6.22 (listed above).

Section 6.14: Minimum Canopy Requirements

For the 17.32-acre site, a total canopy coverage of 181,070 square feet is required (24% new canopy). A
total of 137 interior trees and a double row of trees around the north and east perimeter are being
provided, which should be sufficient to meet the required canopy coverage as long as the species
proposed on the final plan are similar to those shown on the preliminary landscape plan. The applicant
will be required to show they meet the canopy coverage with a specie-specific final landscape plan at the
time of Final Development Plan. No variances to the landscaping are being requested or granted.

Stormwater: There is a large detention basin proposed for the Project Site. A Final Stormwater
Management Plan must be submitted and approved by the Planning Commission Engineer meeting all
requirements of the Georgetown Stormwater Manual prior to approval of the Final Development Plan,

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

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

Conclusion:

It is readily apparent that the road infrastructure in the immediate vicinity is not sufficient to handle the
traffic that would be generated by the entire development. Signalization of the Cherry Blossom Park and
Connector Road intersection, along with the conversion of the Oxford Road and Connector Road
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intersection to right-in and right-out only and a new road between Oxford Road and Cherry Blossom
Park are needed at a minimum to support future commercial build out of this area. However, these
improvements are all off-site and will require coordination with the City of Georgetown and Kentucky
Transportation Cabinet.

The Planet Fitness is a use that on its own does not generate an enormous amount of traffic. The traffic
study estimates that it should generate 26 A.M Peak Hour trips (13 in, 13 out) and 85 P.M. Peak Hour
trips (48 in, 37 out). It may benefit the City to allow some development of the property if it would lead to
the construction of needed of road improvements in the area.

The applicant must demonstrate that they can make this project work without adding additional
congestion onto an intersection that is already functioning at an unacceptable level of service (LOS F).

RECOMMENDATION:

If the Planning Commission is satisfied that the applicant has shown that the development is feasible
given the traffic study findings. Staff recommends approval the Preliminary Development Plan for a
nine-building, retail shopping center, with the following conditions of approval:

Variance;
1. Increase the minimum center line offset distance between access points on opposing sides of the

street along lkebana Drive from +/- 5 to +/- 15 for street C, and to decrease the maximum center
line offset distance between access points on opposing sides of the street along lkebana Drive
from +/- 100 to +/- 70 for street D.

Conditjons of Approval:
1. Road improvements required to serve the development shall be determined and bonded prior to

phase one, Final Development Plan approval.

2. Future Development of the project site, beyond phase one, shall not be approved until required
offsite improvements are completed or funded and scheduled for construction.

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

4. Prior to (as part of) the Final Development Plan approval, the applicant shall provide the Planning

Commission staff {GIS division) with a digital copy of the approved plan.

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

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

7. Afinal specie-specific landscape plan shall be provided along with the Final Development Plan.

[5)]
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