GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
AGENDA
MAY 12, 2022
6:00 p.m.

COMMISSION BUSINESS

moNop»

Approval of April invoices

Approval of April 14, 2022 minutes
Approval of May 12, 2022 agenda
Items for postponement or withdrawal
Consent Agenda

OLD BUSINESS

PDP-2019-45 Bluegrass Campground - Final Development Plan for 88 RV camping sites located east of
Connector Road.

FSP-2022-17 Courtney Property - Final Subdivision Plat to subdivide a 52.75 acre parent tract into five (5)
parcels located at 2603-2780 Weisenberger Mill Road.

PDP-2022-21 Finley Property - Redwood Apartment Homes - Preliminary Development Plan approval for
a 142-unit apartment home development located at 1202 Old Oxford Road.

NEW BUSINESS

A,

F5P-2022-26 Graves Property - Final Subdivision Plat to subdivide a previously subdivided tract of 94.9
acres into tracts of 27.3 acres, 26.6 acres, leaving a remainder of 41.1 acres located southeast of Graves
Road and East Honaker Road.

FSP-2022-27 Varellas Property #2 - Final Subdivision Plat to subdivide a 69.9-acre tract into six (6) lots
located at 256 Carrick Pike.

PDP-2022-28 Best Pets Animal Clinic - Preliminary Development Plan for a 4,750 SF small animal clinic
for dogs and cats with associated parking located at 2300 Cynthiana Road.

PDP-2022-29 Chick-Fil-A - Amended Freliminary Development Plan for a reconfigured drive-thru with
new canopy at Chick-Fil-A restaurant on 1.3 acres located on Tiger Way, off of Cherry Blossom Way.
FDP-2002-62 Barbara Blvd - Minnifield Townhomes - Amended Final Development Plan to construct
eight {8) townhome units located at 117-123 Barbara Boulevard and 125-131 Barbara Boulevard,

IV. OTHER BUSINESS

A.
B.

RuralfUrban Buffer Discussion
Update of Previously Approved Projects and Agenda Items



GEORGETOWN-SCOTT COUNTY PLANNING COMMISSION
REGULAR MEETING
MINUTES
APRIL 14, 2022

The regular meeting was held in the Scott County Courthouse on April 14, 2022. The meeting
was called to order by Chairman Mark Sulski at 6:00 p.m. Present also were Commissioners
Duwan Garrett, David Vest, Rhett Shirley, Mary Singer, Charlie Mifflin, James Stone, Dann Smith,
Brad Green, Director Joe Kane, Planners Matt Summers and Elise Ketz, Engineer Ben Krebs, and
Attorney Charlie Perkins, No Commissioners were absent.

Chairman Sulski asked for prayers in remembrance of Sam Herrington and announced the time and
place of his visitation. It was also noted by Chairman Sulski that Brad Green was sworn in by Attorney
Perkins prior to the start of the meeting.

Motion by Singer, second by Smith, to approve the March invoices. Motion carried.
Motion by Stone, second by Mifflin, to approve the March 10, 2022 minutes. Motion carried.

Motion by Singer, second by Smith, to approve the April agenda. Motion carried.

Postponements/Withdrawals

Chairman Sulski stated that the applications for Bluegrass Campground (FSP-2019-45), Courtney
Property (FSP 2022-17), Redwood Apartments (PDP 2022-21) and Worldwide Equipment (PDP 2022-23)
are postponed until the next regularly scheduled meeting. Application for Online Transport (PDP 2021-
53) has been withdrawn.

Chairman Sulski announced that two applications the Singer Property and The Barkley Meadows
application would be moved to the end of the agenda due to their being multiple attorneys present to
speak on those agenda items and they could run a long time.

Consent Agenda

A representative of the Beckett Property (FSP-2022-07) agreed with their conditions of approval, and no
comments were made by the Commission or Public. Motion by Mifflin, second by Shirley, to approve the
application. Motion carried.

A representative of the Varellas Property (FSP 2022-18) agreed with their conditions of approval, and no
comments were made by the Commission or Public. Motion by Stone, second by Garrett, to approve the
application. Motion carried.



A representative of the Ott Property (FSP 2022-19) 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
application. Motion carried.

A representative of the Lone Tree Property (PDP 2022-20) agreed with their conditions of approval, and
no comments were made by the Commission or Public. Motion by Garrett, second by Vest, to approve
the application. Motion carried.

FSP 2022-02 Butler Property - Final Subdivision Plat to subdivide one (1) 5.0-acre lot leaving a remainder
of about 78 acres located at 1741 Bond Pike.

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

Mr. Summers introduced the application and went thru the background. He stated the proposed lot
meets all of our zoning requirements for the A-1 District and recommended approval.

Justin Drury, surveyor with Aim3D stated he was available for questions. Mr. Mifflin asked if the KYTC
permit for the new entrance had been granted. Mr. Drury stated it had.

Dale Mulberry, Bond Pike, stated he did not have a problem with the one five acre tract, but he asked
the Commission to consider the condition of the road when contemplating future subdivision approvais
on the road. He showed images of the road and stated it has very dangerous curves and hills and the
road has only been patched. He stated the road is not wide enough or sufficiently built to handle a
subdivision,

Commissioner Mifflin stated there are many roads in the county in a similar state and suggested Mr.
Mulberry should contact his magistrate and speak to them about his concerns to put some pressure on
the state to improve some of the state-maintained rural roads.

After further discussion, Motion by Mifflin, second by Singer to recommend approval of the Final
Subdivision Plat (FSP-2022-02) subject to five (5) conditions of approval. Motion carried
unanimously.

P5P-2022-05 Villages of Lanes Run & Bell Farm - Preliminary Subdivision Plat (Bell Farm) and Amended
Preliminary Subdivision Plat (Villages of Lanes Run, Ph.4) located north of Lanes Run Creek, east of Old
Oxford Road.

Mr. Kane introduced the application and reviewed the background and history. He stated the current
request was to amend the final section of Villages of Lanes Run and to approve a new Preliminary Plat
for a portion of the Bell Farm.

He stated the two sections were shown together and included in the same application because they
share the same developer, and the road network is integrated between the two areas. He stated that
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staff did meet with the applicant multiple time to try to improve the street layout and improve
connectivity to adjoining parcels. There are three variances requested in the Bell Farm portion. A
variance to increase the maximum length for a cul-de-sac street from 600’ to 800", a decrease in the
ROW for the main collector street from 60 to 54’ and a reduction in the front setback from 30 to 20.

Mr. Kane stated staff supports these variance requests. Mr. Kane stated Villages of Lanes Run Ph. 4
Amended Preliminary Subdivision Plat was approved as a Planned Unit Development (PUD) which allows
for flexibility in lot width and sizes if the resulting subdivision provides other public benefits in the form
of usable open space or increased landscaping or other amenities or improvements.

Mr. Kane stated that the applicant was seeking to increase the density in the Villages of Lanes Run by 54
dwelling units, but was providing increased buffers and 2+ acres of usable open space. The original
Villages of Lanes Run subdivision was approved at 3.5 dwelling units per acre, but its R-1C zoning does
allow for densities of up to 4.4 dwelling units per net acre.

Mr. Kane went through the review comments from the staff report including stormwater, landscape
buffers and open space. Mr. Kane mentioned the private buffer agreement with the Bell Farm and the
recommendation that the lot widths be maintained at 100’ width along Oxford Manor subdivision and
the Urban Service Boundary.

Mr. Kane stated staff is recommending approval of the Amended Preliminary Subdivision Plat for
Villages of Lanes Run, Ph. 4 and the Preliminary Subdivision Plat for the Bell Farm, with the conditions of
approval in the staff report.

Chairman Sulski asked about a lot that is shown in an area identified as wetlands and whether that was
a buildable lot. Mr. Kane replied that the applicant would need to obtain the required state and federal
permits to develop the wetland area.

Doug Charles, applicant and developer, stated that this has been a seven-month process and they have
worked collaboratively with the staff. The lot width and average lot sizes are well over the minimum
allowed. Mr. Charles stated they have spent over $200,000 widening Old Oxford Road and there will be
additional improvements still to come in the form of turn lanes. A traffic study was submitted to staff
and that has driven a lot of the decisions on the layout.

Doug Charles stated that they have engaged a wetlands study and if the area mentioned cannot be
mitigated it will be avoided. Mr. Charles stated a project of this size will be likely 4-5 year build-out at
minimurm.

Fred Clemons, 766 Old Oxford Road, stated he was glad to hear about the 100’ lot widths at the
boundary with Oxford Manor subdivision, but questioned what the buffer would look like? He stated
concerns with the number of additional cars that would be on Old Oxford Road from this development.



Debra Lunsford, 114 Abbey Road, stated she had been a resident since 1997 and stated her and her
husband have both been hit on Old Oxford. Is concerned about traffic and condition of Old Xford and is
not happy with additional traffic. Ms. Lunsford asked for confirmation that traffic would not come thru
her subdivision. Staff confirmed it would not.

After no further discussion, Motion by Garrett, second by Singer to recommend approval of the
Preliminary Subdivision Plat (PSP 2022-05) subject to sixteen (16) staff conditions of approval,
including the stated variances. Motion carried 7-2, with Vest and Green opposed.

FSP 2022-16 Kelly Property - Final Subdivision Plat to subdivide a 49.16-acre parent tract into five (5)
parcels located at 175-249 Barkley Road.

Ms. Ketz introduced the application and went thru the background. She stated the property is zoned A-1
and the applicant is proposing two new entrances. Ms. Ketz discussed the existing and proposed
entrance locations. Ms. Ketz stated the County Fire Department did recommend a new hydrant be
installed on Barkley Road. Ms. Ketz stated that staff was recommending approval with the six conditions
in the staff report.

Harold Simms, Attorney for the applicant, stated that the tracts were being created to convey four tracts
to the owners four children. He stated that the consolidation mark on the plat was an error and that will
be removed. Mr. Simms stated they are working with the Fire Department to provide a hydrant and a
wider pull off area next to the hydrant.

Mr. Simms stated the only disagreement with staff is with the sight distance on parcel 5. He stated that
removing vegetation along the road and lowering an existing berm he believes they will have plenty of
sight distance at the proposed driveway. Mr. Simms stated after discussion with the County Road
Supervisor and Planning Commission Engineer he thought there was consensus that the most important
thing was sight distance and not the minimum 250’ driveway separation between driveways.

Mr. Simms distributed photos of the proposed driveway location on parcel 5 and explained proposal to
increase sight distance. Mr. Simms stated the existing conditions of approval will accommodate their
proposal to make the proposed driveway location usable. Mr. Simms stated that the applicant is willing
to accept the conditions of approval as proposed.

Frank Byrd, 205 Hinton Cemetery Road, stated he backs up to the proposed subdivision and he has a
pond back there and is worried about future subdivision of the property creating mare lots and with
water run-off silting his pond.

Bill Karne, 145 Hinton Cemetery Road, stated he was not opposed to the development. He stated Mr.
Byrd's concerns were not unfounded, but they can be addressed daily during construction. He stated he
believed Mr. Kelly meets all the requirements.



David Meadows, Barkley Road Stated if the concern is what will happen in the future. Stated nobody
knows what will happen in the future and what we need to look at is what is right now and based on
what is before the board right now, it should be approved.

Harold Simms responded to Mr. Byrd’s concern about re-subdivision of Tract 5. He stated if that were
considered it would have to come back to the board as any re-subdivision of any parcel would. As far as
silting, the building inspection department has rules that address that. He stated the applicant has put
together the best application possible and should be approved.

Commissioner Mifflin asked staff for the record, how the lots lay?

Ben Krebs, Planning Commission Engineer, stated the lots were typical of the northern part of the
county and very hilly and do drain away from Barkley Road which is on a ridge. Mr. Byrd acknowledged
that he was the low point. Mr. Krebs stated that this is out in the county and large tracts, so silt fencing
would likely not be required. He stated anyone could plow up their fields and plant crops and nobody is
putting in siit fence.

Commissioner Shirley discussed the lack of frontage on tract 5 and likely only one entrance would fit, so
if it were to be subdivided the entrance would need to be shared, so he stated that would be unlikely to
happen. Mr. Byrd responded that somebody could sell them another easement for access.

After further discussion, Motion by Shirley, second by Smith to recommend approval of the Final
Subdivision Plat (FSP-2022-16) subject to six (6) conditions of approval. Motion carried
unanimously.

P5P-2022-14, PDP 2022-15 & PDP 2022-24 Singer Property - Preliminary Subdivision Plat for 74 single-
family lots and 151 townhome lots and Preliminary Development Plan for 151 townhome units and a 90-
unit senior living building, clubhouse, pool and dog park.

Commissioner Singer recused herself from the hearing and left the room.

Mr. Summers introduced the applications and stated he will cover the Preliminary Subdivision Plat first
and then the Preliminary Development Plan. He stated the rezoning and annexation was approved late
in 2021.

Mr. Summers stated this project was rezoned R-2 (PUD) Planned Unit Development and received a
number of waivers or variances at the rezoning stage. He stated PUD's are allowed flexibility in lot sizes
and widths in exchange for greater amounts of open space or other amenities. He stated the waivers
are listed on page 2 of the staff report.

Mr. Summers reviewed proposed layout of the proposal. The rear access single-family lots at the front of
the subdivision will face the main boulevard and the Brown property to the north. He stated that these
are smaliler lots and staff will not support future variances on these lots due to their size. The additional
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waivers requested for the rear access lots were discussed. Mr. Summers stated that a buffer is required
along the northern boundary with the Brown property in order to protect the privacy of the neighboring
property.

Mr. Summers reviewed the suburban front access lots which are proposed on public streets. He stated
there is a stub road to the Brown property in the area of these lots.

Mr. Summers reviewed the townhome Preliminary Subdivision Plat lots, which will all be rear access
from private driveways.

Mr. Summers stated the main road that stubs to the property to the south should be a continuous road
for its entire length. He stated that originally, this stub road to the south was in a location that made it
unfeasible due to the steep slopes. He stated the applicant has revised the proposed location of this
road and the revised location is more favorable to staff.

Mr. Summers reviewed the traffic lane improvements proposed at the entrance. He stated that a
sidewalk along US 25 at the entrance is also required.

Mr. Summers reviewed the Preliminary Development Plan for the townhome area. He stated that the
applicant is not proposing development in any of the sinkhole or karst areas north of the townhome
buildings. He stated an 8-foot path is shown around the sinkhole areas that will tie into the street
sidewalks.

Mr. Summers reviewed the park areas, walking path extension and senior living facility. He stated the
applicant received a waiver for the 90-unit building and a reduction in required parking for the senior
living building. He stated that a landscaping buffer will be required along the southern boundary of the
senior living facility.

Mr. Summers reviewed the staff recommendation with waivers and conditions of approval.

Commissioner Mifflin asked about the location of the original stub road to the south and where it was
relocated on the plan. Mr. Summers clarified it on the plans.

Commissioner Green asked for clarification from Mr. Summers about the width of the continuous road.

Richard Murphy, Attorney for Anderson Communities, introduced himself and the members of the
Anderson Communities team present. He stated that the zone change has been heard and approved.
He stated this is the next step in the process to get approval of the Preliminary Development Plan’s and
Preliminary Plat’s,

Mr. Murphy stated he wanted to show the Commission examples of the building types proposed. He
showed examples of rear entrance homes and townhomes from similar Anderson Communities as
those proposed.



Mr. Murphy stated that the benefit of PUD's are the increased open space and amenities. He described
the amenities proposed at the Singer property.

Mr. Murphy stated they have worked diligently to solve all the issues raised by staff and have worked
thru the majority of the issues.

Mr. Murphy showed the access road to the Bevins property to the south. He stated they have added 465
SF of road length that Mr. Anderson will construct at his expense to provide access to the Bevins
property.

Mr. Murphy stated that there is an issue with an old easement thru the Singer property to the Bevins
property that is subject to litigation between the two families now. There is a question as to whether it
exists or does not exist or was abandoned. He stated that Anderson Communities is not involved in that
lawsuit. He stated that the location of that is on the east side of the property. They have not shown any
buildings and have kept that area open. He stated if the court finds that it does exist they will show it,
but have not at this time, since it is part of a lawsuit yet to be decided.

He stated that staff has asked to show all existing or proposed easements. He stated they will show it on
future drawings, but with a note that states it is a matter of civil litigation in Scott Circuit Court. He stated
once the Court makes their ruling Anderson Communities will comply with that ruling,

Mr. Murphy stated he wanted to talk about one other item and that was the clause in the Subdivision
Regulations that says when the development goes above 200 single-family homes or 100 multi-family
units the development will have a second entrance to a public street.

Mr. Murphy stated that there are two reasons for a requirement like that. The first is emergency access
and the second is general traffic flow. Mr. Murphy stated that they have discussed the proposal for a
gated second entrance with the Georgetown Fire Department and he provided an email response from
Tim Thompson, Georgetown Fire Marshall that stated that Georgetown Fire would be satisfied at this
time with a second gated emergency entrance until such time as a permanent entrance was available.
As long as the gated entrance would accommodate their trucks.

Mr. Murphy stated that the applicant would like the Planning Commission to use actual trip generation
numbers to trigger a second entrance requirement. Mr. Murphy provided the trip generation numbers
for their proposed phase 1. He stated based on Institute of Transportation Engineers {ITE) Trip
Generation Manual studies their trip generation is equivalent to 200 single-family homes. Mr. Murphy
asked for approval to build all of what they are proposing in phase 1 and not be limited to 150 dwelling
units as is proposed in the staff report.

Commissioner Sulski opened up the hearing for public comments.



Nathan Billings, Attorney for Mr. Bevins, discussed the proposal for a second gated entrance and stated
that the applicant should be held to the requirement that they provide a second entrance to a public
street prior to developing more than 150 units as was agreed to at the zone change stage.

Mr. Billings discussed concerns with access and asked for the Planning Commission to postpone the
project so details can be worked out.

Mr. Billings stated their requests are for postponement so that, one, the passway easement can be
added to the Preliminary Plat, two, the details of the stub road access to the Bevins property can be
reviewed by Mr. Bevins and Mr. Billings stated that the 150 maximum dwelling units should be kept as a
condition,

Mr. Billings discussed Mr. Bevins current access restrictions to his property. Mr. Billings went through
the history of the pass-way easement for the Bevins property thru the Singer property. Mr. Billings then
reviewed the issues with the stub road to Bevins property. He stated the road stub to the Bevins
property needs to be evaluated in more detail to make sure the new location is feasible.

Mr. Billings restated his concerns with not holding the applicant to the maximum 150 dwelling units
without a second entrance. Mr. Billings stated his belief that this project is incomplete based on all the
planning staff concerns noted in the staff report.

Mr. Billings stated he is asking for postponement, but if the Planning Commission does approve, he asks
they don't grant any variances to the recommended conditions of approval.

Commissioner Mifflin asked about the location of the proposed temporary gated entrance that was
discussed earlier.

Dennis Anderson, applicant, stated there are multiple options and he will talk to the Catholic Church
about a connection through Cardome,

Commissioner Mifflin asked where the second gated entrance if installed, where would it go to?
Mr. Anderson stated he is asking for the units shown before a second entrance.

Mr. Murphy stated the emergency connection would come through the Singer home driveway and tie
into the main Boulevard and provide a second emergency entrance from day one.

Bill Nelson, 104 Stapleton Way, Executive Director Cardome Renaissance Center, stated they have a
school up and operating on the Cardome property. He stated he has heard from there is a high-pressure
gas line along the boundary with the Singer property and he is concerned with grading around it. He
stated he has not had a formal request from anyone to do anything with their entrance. He stated they
are open to discussion. He asked how far the main entrance to the subdivision from the Cardome school
northern entrance.



Planning staff responded with the distance.

Stuart Thayer, 133 Keelridge Drive, Georgetown, stated he is concerned with a sinkhole on the Singer
property that exists that is not documented or shown on any of the plans. He stated in times of heavy
rain the sinkhole discharges water. He stated he recently spoke to an expert on radon. He specifically
talked about this sinkhole with the expert. He discussed radon and his concern that changes to the karst
could affect the radon readings in nearby houses. He stated he was also concerned about flooding due
to changes to the karst system.

Yvonne Thayer, 133 Keelridge Drive, stated she wants the 150-dwelling unit limit maintained. She
discussed the traffic problems in the area. She stated in her opinion a second gated emergency entrance
is not adequate.

She stated she has been opposed to the development from the beginning because the late Mr. Singer
told them when they first moved in that the property would never be developed. She asked that the
project be denied or postponed.

Robert Smith, 129 Keelridge Drive, stated he has multiple concerns, He stated traffic on US 25 is a major
concern. He stated he doesn’t want promises he wants plans. He stated he has significant concerns with
the number of homes proposed. He stated in his opinion this is a poor plan and should have fewer
homes. He stated his concern that the traffic study does not take into account other existing
developments that have been approved in the area.

He stated that a plan is needed for a second entrance. He also stated a second lane added to the Colony
entrance by the city is just talk at this time. He stated approving this plan without improving the existing
traffic problems would be a dereliction of duty.

Clint Bevins, 804 Cincinnati Road, stated there are three gates to the Singer property at the northern
entrance to Cardome. He discussed the access limitations to his property and the reasons access from
the Singer property is so important. He stated his property is landlocked. He stated he needs time to
review the proposed new road connection to his property. He asked the Commission to postpone until
something is concrete and contractual on the road access.

Jon Woodall, Attorney for John and Mary Singer, stated the develop has pledged to provide a road access
to the Bevins property. The exact location will be worked out. He reviewed the title history on the
passway easement.

Mr. Murphy, Attarney for Anderson, stated that the zone change was approved by the Planning
Commission and the City Council and this is another step in the process. This approval does not allow
the start of construction. Many of the issues brought up will be addressed by a detailed set of
constructions plans. He stated they are opposed to the postponement, because many of the issues will



not be answered until construction documents are prepared. The Commission should rely on staff to
fulfil the duties.

Mr. Murphy stated the traffic study was reviewed at the zone change. He stated the fire gate was
reviewed by the Georgetown Fire Department and they said yes that will work. He stated the road
connection to the Bevins property was designed by Mike Craft, Anderson Communities engineer to meet
all the requirements of Scott County.

Mr. Murphy stated that this property has had a detailed environmental study and the sink hole brought
up previously was not identified as a sink hole. He stated the pass-way easement in dispute will be
settled by Scott County Circuit Court. He stated, they will abide by whatever the decision of the court is.

Mr. Murphy stated they have complied with every request of staff. The only remaining issue they are not
in agreement with is the limitation of 150 dwelling units. He has already provided the justification for
allowing the number of units shown on the plan based on actual traffic generation anticipated from the
units shown. He stated he is requesting approval of the Commission so they can proceed forward.

Commissioner Garrett, commented on the early statement of plan versus action. He stated that it was
brought up that Cardome has not been spoken to yet. He also asked what how the radon will be
addressed.

Dennis Anderson, stated they mitigate radon on homes during construction. He stated they will not
build on a sinkhole. He stated they have sounded the whole property and core drilled the site twice, He
stated they are confident of their findings. He stated they have spoken with Cardome four or five times.
He has spoken with different members of the board then the gentleman who spoke earlier. He stated
they will have the second entrance before they proceed to phase 2.

Commissioner Green, stated he has questions about the sinkhole

John Singer, property owner, discussed the sinkholes on the property and stated the area that was
called a sinkhole earlier is actually a wet weather spring. He stated it is not a sinkhole.

Mike Craft, Anderson Communities, stated that no work in a sinkhole is allowed by Scott County
Ordinance. He stated as they prepare construction plans these issues will be addressed.

Mr. Billings, stated what we are talking about is levels of trust. He stated Mr. Bevins wants to make sure
he is considered and included in the plans that directly affect his access and future use of his property.
He stated he is not requesting denial. He is asking for postponement to allow for time to work on some
of the issues that are still not resolved.

He stated that the Planning Commission has still not heard a legal justification as to why the Planning
Commission should vary from its ruling in the zone change hearing or vary from staff's recommendation



that 150 units is all that should be done on this property until a second entrance is provided to a public
right-of-way.

Mr. Smith, stated that there were multiple postponements on this project at the zone change stage.
Because of this he stated he was not able to comment on the traffic earlier. He stated he is concerned
with the lack of transparency if this is approved and things are later worked out without public
awareness,

Mr. Thayer requested any members who wanted to do a site visit are welcome to his property.
Commissioner Shirley stated that this is called a Preliminary request for a reason.

Commissioner Mifflin asked Ben Krebs, Planning Commission engineer, if the processes were in place to
address the concerns raised.

Mr. Krebs, stated that the Subdivision and Development Regulations address sinkholes. He stated that it
appears the area is a wet weather spring which is common in construction. They will have to address
that as a spring outflow and will have to be addressed when they are designing the road.

Mr. Smith stated that the previous postponements were because things were brought up that they
needed to address and this increased trust from him that they addressed concerns.

Commissioner Mifflin discussed traffic generation numbers. He stated he had a couple of concerns
when the discussions started about the access and second entrance. He asked staff when the second
entrance is required to be shown?

Charlie Perkins, Planning Commission Attorney, stated that there are processes and rules that make
sure things are done according to adopted regulations, He stated that all the issues raised will be
addressed during the construction plan review and other staff work.

Chairman Sulski, stated that he believed that the applicant has been working to address all the staff
concerns, He stated that it is important to protect due process.

Commissioner Mifflin, stated that Mr. Anderson has changed plans before, but not without first getting
those changes approved by the Planning Commission.

Commissioner Shirley, stated that the easement issue is for the courts to determine. If the court decides
its required and they don't put it in they don't get a neighborhood.

Commissioner Green, stated that in his mind he sees a product that appears unfinished and once its
approved the Planning Commission will not see it again. He stated he would like to see all the issues are
addressed before it is voted on.



Mr. Perkins stated that some aspects of the development like the easement are not in the Planning
Commission authority to approve.

After further discussion, Motion by Smith, second by Mifflin to approve the Preliminary Subdivision
Plat (FSP-2022-14), and Preliminary Development Plans (PDP 2022-15) and (PDP 2022-24) subject to
all staff conditions of approval. Motion carried 5-3 with Garrett, Vest and Green opposed. Mary
Singer recused herself,

A-2022-25 Barkley Meadows, Phase 2 - Request to amend Common Scheme of Development for Barkley
Meadows, Phase 2, located on the north side of Cynthiana Road.

Mr. Kane reviewed the timeline of the subdivision and the requirements of the Common Scheme of
Development Ordinance. Mr. Kane reviewed the steps that the Planning Commission needed to take to
comply with the Common Scheme Ordinance. He stated first the Planning Commission needs to decide
if the applicant has standing to make the request for approval of changes to the common scheme. He
stated, if the Planning Commission determines the applicant has standing, then the applicant can take
the second step and make a presentation on changes in market conditions that are necessitating a
change in the common scheme and the Planning Commission can vote to approve or deny.

Mr. Kane handed the discussion to Mr, Perkins, Planning Commission Attorney, to guide the Planning
Commission thru any legal issues.

Mr. Perkins reviewed the issue of standing and stated he had discussed the order of presentation with
the applicant and the opposing attorney for the original HOA board, Mr. Henry Smith and they have
agreed that Mr. Smith will be allowed to speak first.

Commissioner Mifflin asked for clarification on the date the original HOA was incorporated. Mr. Mifflin
stated he wanted to establish that the original HOA was formed in 2016 after the Common Scheme
Ordinance was adopted in 2015 and that the developer of phases 2 and 3 was aware or should have
been aware of the Ordinance.

Commissioner Mifflin asked for a definition of Common Scheme of Development.
Mr. Perkins read the definition from the Ordinance.

Henry Smith, Attorney for the Barkley Meadows Homeowners Association Inc., asked for a show of
hands from existing board members and subdivision members. Mr. Smith stated his contention is that
the Planning Commission should not hear what a court must decide. He stated he handed out a letter to
Planning Commission members that summarized his position.

Mr. Smith stated that litigation ties up the very issue the Planning Commission is trying to decide. He
stated they have filed a lawsuit over the HOA governance and asked that this matter be postponed until
the lawsuit is resolved.



Mr. Smith reviewed their position on standing. He stated James Monroe called a special meeting on April
6" to hold new Board elections and ratify his proposed changes to the subdivision covenants and
restrictions. He stated the change in the HOA board was not legitimate because it was not called per
HOA bylaws.

He stated it is his position that the Planning Commission does not have authority over HOA governance.
He stated the Planning Commission should defer to Scott County Circuit Court. He asked that the
Planning Commission not make a determination that the courts may overturn.

Commissioner Mifflin asked if Mr. Monroe held previous discussions with the HOA? Mr. Smith stated
that there has been extensive communications between the HOA board and Mr. Monroe.

Steve Vicroy, Attorney for Via Vitae Development, LLC, Mr. Monroe's company. Mr. Vicroy stated he is
asking for the same result as Mr. Smith in that he believes the Planning Commission does not need to
hear this issue. He stated that in deference to Joes earlier comment, the Ordinance does not stay in
place until the last home is built.

He stated he believes the Planning Commission has already approved this subdivision when they
approved the Final Plat. He stated these new amendments are changes being done thru the HOA Board
process and he stated there is nothing for the Planning Commission to approve. HOA governance is not
something that was intended by this Ordinance. He stated his position is that the authority over the
common scheme of development ceases when there is no further action required by the Planning
Commission. He stated his position is that this is an HOA issue and does not need Planning Commission
approval.

Mr. Vicroy stated standing is merely a legal term that states the party must have a recognized interest in
the subject matter. He stated Via Vitae is the largest lot owner in the subdivision. He stated james
Monroe was recently elected president of the HOA. Mr. Vicroy handed out to the Planning Commission
members documents, for the record, that he will be discussing.

Mr. Vicroy summarized his points and that his believe is that Mr. Monroe does have standing.

Chairman Sulski asked how many homes are constructed in the subdivision? Mr. Vicroy stated 19 homes
are constructed in phase 1. Chairman Sulski asked how many votes does Mr. Monroe have? Mr. Vicroy
stated he has 127 votes based on him purchasing all the lots in phase 2 & 3.

Chairman Sulski asked for a 15 minute adjournment.

Mr. Smith stated that the special HOA meeting called by Mr. Monroe was not done according to bylaws
so was invalid.



Mr. Vicroy stated that the special HOA called meeting was done pursuant to statute. He stated if the
bylaws do not address a way for general membership to call a special meeting, it is addressed by
statute. Therefore, we believe the special called meeting was legal. Per KRS 273.190,

This is the issue being addressed in the lawsuit before Scott County Circuit Court.

Mr. Billings, Attorney for Titan Holdings, second developer in chain of title, who sold the lots to James
Monroe homes and who still owns two HOA lots. He read the statue and stated that the issue of the
legality of the meeting is a red herring. It is for the courts to determine. The question the Planning
Commission board should focus on is the standing question.

Commissioner Singer raised the question that inaction by the Planning Commission may result in many
homes being constructed making any future decisions by the Planning Commission mute because the
homes will have been built.

Mr. Perkins discussed the specific wording of the Ordinance. He recommended that the Commission
hear and decide on the market change requirement as it is the only item the Ordinance specifically asks

the Planning Commission to consider. He suggested remaining issues can be decided by the court.

The second option recommended by Mr. Perkins would be to not take action or here presentations, but
leave it all to the courts.

Commissioner Mifflin stated that the Mr. Monroe should have gone to the HOA first, Commissioner Vest
agreed. Commissioner Mifflin stated, which he did and didn't like the answer so he took over the HOA.
Mr. Perkins stated that the suit was filed before the special HOA meeting was called on April 6.

Discussion continued among the board about what constitutes the scheme of development and
enforcement.

Chairman Sulski stated that he didn't believe the Planning Commission should be involved in HOA
governance.

Chairman Mifflin asked what will Mr. Monroe do when it is in the courts.

Chairman Vest stated he should build the homes the way he was supposed to.

Discussion continued on whether the applicant should be heard.

Commissioner Singer asked that we heard Mr. Monroes opinion.

Mr. Monroe stated when he purchased the lots he saw the deed restrictions, but the restrictions also

said that the developer shall have sole discretion to approve home plans. The deed restrictions also said
they could be amended with a 2/3rds vote of the members. He stated that since he knew he would own
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126 lots, or more than 2/3" of the lots, he felt by following proper procedures, within the HOA bylaws,
he would legally be able to build the home models he intended.

He stated he respectfully believes the jurisdiction of the Planning Commission ended with the approval
of the Final Plat. It is now an HOA issue. He stated he has tried to work with the HOA, but in the end it
has been a business decision. He stated he has the votes and they are not happy with him using his
votes to make the changes he is requesting.

Patricia Mitchell, Barkley Meadows resident, stated the board met with Mr. Monroe and allowed him to
bring in natural gas and after that nothing we did was good enough. Commissioner Mifflin asked if they
had been an HOA Board since 20167

Commissioner Shirley stated he wanted to hear from the property owners.

Mr. Perkins stated that if the Planning Commission does not have jurisdiction it does them no good.
After further discussion, the conclusion was that this request involves legal issues that are beyond the
authority of the Planning Commission Board to decide and as such, Metion by Vest, second by Stone
to decline to hear the request and to allow the courts to make their determination. Vote passed
7-2 with Mifflin and Shirley opposed.

Rural/Urban Buffer discussion

Due to length of the current meeting, this agenda item was deferred until the May meeting

Chairman Sulski adjourned the meeting.

Attest: Mark Sulski, Chairman

Charlie Perkins, Secretary



BLUEGRASS CAMPGROUND PHASE 1
FINAL DEVELOPMENT PLAN

Staff Report to the Georgetown-Scott County Planning Commission

MAY 12, 2022
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FILE NUMBER: FDP-2019-45 I L '
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PROPOSAL: Finat Development Plan for 15 5
88 RV camping sites. \-
LOCATION: East of Connector Road K
e Si
OWNER: 3034 Paris Pike, LLC %
?} WL
CONSULTANT: Brad Boaz 2 ok %
CMW ' 2 2
Zone B-2 (Highway Commercial)
Surrounding Zone(s) B-4, B-2, & R-2
Site Acreage 21.89 acres (Phase 1: 15.05 acres)
Building Area 3,256 square feet (Bath/Laundry Buildings: 3,116 SF; Guard Booths:
140 SF)
Max. Building coverage 50%
Building Coverage 0.3%
Vehicular Use Area 251,694 SF
Phase 2 Parking Provided 117 spaces (8 handicap accessible)
Access Main access from Paris Pike (US 460)
BACKGROUND:

This application received preliminary approval from the Planning Commission in February 2020. The
Georgetown Board of Adjustment granted approval of the use of the site for “an RV and trailer
campground that would include cabins, recreation courts and a water park” at the October 2019
meeting.

Typically, Final Development Plans do not return to the Planning Commission for approval. In this case,
substantial changes were proposed to the development plan that necessitate Planning Commission
review.



Plan Review:

Site Layout:

The development plan meets the setback, building height, and building coverage requirements of the
Zoning Ordinance. The primary entrance to the site is proposed from Paris Pike (US 460), and the
primary exit from the site is proposed from Connector Road (KY 2906). Staff will discuss the Traffic
Impact Study in greater detail later in this report.

The adjustment to the main entrance and exit for the proposed development is the most substantive
change. Previously, the development proposed guests would enter from and exit onto Connector Road
(KY 2906) with a secondary exit onto Paris Pike (US 460). The Final Development Plan before the
Planning Commission proposes to have vehicles enter the site from Paris Pike and exit onto Connector
Road. Since this would impact the traffic flow in this area and increase the impacts on the adjoining
residential development, staff has brought the application back to the Planning Commission for review.

Vehicle Access & Pedestrian Circulation:

The Traffic Impact Study (TIS) performed by Paimer Engineering {(dated February 2022) looked at the
traffic generated by the site and how it would impact the surrounding transportation network. The
study found the site would generate 22 AM peak hour trips and 36 PM peak hour trips. It is important
to note how the trips generated by a site are counted. Vehicles arriving at the site and leaving the site
are counted separately, so of the 36 PM peak hour trips this site will generate, some will be vehicles
arriving and some will be vehicles leaving. As you can see, the volume of traffic being generated by the
proposed development is not an amount that would overburden the surrounding transportation
network. In fact, this is a very low number of trips generated compared to other commercially zoned
property of a comparable size.

The Planning Commission’s concerns with the traffic generated by this site largely surround the types of
vehicles that would most frequently visit the site, and how they can safely get into and out of the
development. These larger, less agile vehicles typically need larger gaps in traffic to make turns, and
thus have the potential to create delays in traffic if adequate turn lanes are not created to assist them in
their turning movements. KYTC, in an email dated 4-1-2022, expressed some concern about the left turn
lane length on US 460 for vehicles entering the development.

The study discusses on pages 13 and 14 that increased queue lengths are expected in both no-build and
buitd scenarios in the future due mostly to community growth. The TIS is able to demonstrate minimal
impacts on the transportation network, partly due to adjustments in signal timing that are not discussed
in the methodology or analysis.

The Applicant has also submitted a supplemental memo comparing the safety of left turns from
eastbound US 460 at both the RV dealership entrance and the intersection at Connector Road. The
memo explains that modeling the two options indicates that additional turning traffic at the signalized
intersection results in a greater increase in traffic collisions than additional turning traffic at an
unsignalized intersection. This does seem to defy common sense and suggest that it is safer to make a
left turn across two lanes of traffic without a signal-protected left turn.
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Ultimately, KYTC expressed in an email dated 4-14-2022 they are agreeable to using the existing
entrance on US 460 (Paris Pike) as an entrance to the proposed development and using the existing
access on Connector Road as an exit for the development.

The development plan shows an adequate amount of parking to serve the shown RV spaces.

Land Use Buffers and Landscaping:
Section 6.12: Property Perimeter Requirements

As a commercially zoned property adjoining residentially zoned property, there are perimeter
landscaping and buffering requirements per row 2 of the table found in Section 6.12 of the Landscape
and Land Use Buffers Ordinance.

The eastern boundary, which adjoins the Rocky Creek neighborhood, will need a buffer area 15 feet wide
populated with trees and other items as described in the ordinance. At the preliminary development
plan approval in 2020, the Planning Commission granted a waiver to allow this buffer to be moved to the
west side of the access drive. This was based upon the primary ingress and egress for the site being on
Connector Road. Staff no longer supports this waiver because the primary entrance for the site will now
be from US 460. There are established residential properties to the east of the Project Site that must be
buffered from the commercial traffic generated by this development. The previously granted waiver to
move the landscaping buffer should be rescinded due to the change in the traffic patterns for the
development and to protect the public health, safety, and welfare. This will likely require the existing
drive along the eastern property line to be moved further west away from the residentiat properties.

The northern boundary, which partially adjoins property recently rezoned to R-2, will need a buffer area
15 feet wide populated with trees and other items as described in the ordinance. This would be
between the Project Site and any residentially zoned property. The Applicant may propose to use the
existing tree line as part of the required buffer in this area if it can be demonstrated the trees are on the
Applicant’s property.

Section 6.13: Vehicular Use Area Perimeter Requirements
Vehicular Use Areas (VUAs) must be screened from any adjoining property in any zone other than
industrial or agricultural by:
¢ Abuffer at least 5 feet wide
* That buffer shall contain 1 tree per 40 feet of boundary of the VUA. These trees can be small,
medium, or large species. The buffer must also have a 3-foot average height continuous planting,
hedge, fence, wall, or earth mound.
VUAs must be screened from adjoining rights-of-way by:
¢ A buffer at least 5 feet wide
« That buffer shall contain 1 tree per 40 feet of boundary of the VUA. These trees can be medium
or large species. The buffer must also have a 3-foot average height continuous planting, hedge,
fence, wall, or earth mound.

Section 6.22: Interior Landscaping for Vehicular Use Areas

The Landscape and Land Use Buffers Ordinance requires an interior landscaped area 10% the size of the
VUA and for those areas to be populated with 1 tree per 250 square feet of interior landscaped area.
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Section 6.2215: Minimum Canopy Requirements

The Applicant is not proposing to preserve any existing trees on the site, so 24% canopy coverage will be
required.

Additional Items:

When the Bluegrass RV Dealership was proposed for development, it was approved by the Planning
Commission for the first phase to be allowed to not meet the canopy requirements. The agreement was
that when the area proposed for the second phase was developed, it would provide the remaining
canopy coverage to bring the dealership into compliance. This is indicated by condition #6 of the
conditions of approval from FDP-2017-05 which state, “Future development of the remainder of the
Project Site shall bring the total canopy coverage of the Project Site up to 20%.” This was a condition
that was discussed when the Final Development Plan went before the Planning Commission and was
signed off on by the Applicant at that meeting. Staff mentions this as a reminder to the Applicant that
this will need to be considered when planning the second phase of this development.

If the Planning Commission grants approval of this Final Development Plan, the approval shall also
constitute an extension of the Preliminary Development Plan approval for one (1) year as it relates to
Section 406 of the Subdivision and Development Regulations.

There are separate state requirements for the approval of a recreational vehicle community. The

Applicant will need to comply with all state requirements and submit plans to the local health
department for review,

RECOMMENDATION:

Staff recommends approval of the Development Plan amendments with the revised traffic patterns and
the following waivers and conditions of approval:

Waiver:

1. Rescind the previously granted waiver to relocate the landscaping buffer required along
the eastern boundary with the residential development.

Conditions of Approval:

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

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

3. Prior to 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.

4. The Final Development Plan will need to comply with all stormwater management requirements.

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

6. All requirements of the Georgetown Fire Department.
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7. The Applicant shall provide the additional tree canopy either on the Phase 2 site or the RV
dealership site to bring the dealership’s tree canopy coverage to 20% in accordance with the
Conditions of Approval for FDP-2017-05.

8. The Final Development Plans for each phase will need to independently comply with all
requirements of the Zoning Ordinance and Subdivision and Development Regulations including the
Landscape and Land Use Buffers Ordinance.

9. The required landscaping buffers along the residentially zoned properties shall be installed with
the first phase of development.

10. The Applicant shall comply with all requirements of the Kentucky Cabinet for Health and Family
Services regarding the approval and operation of a recreational vehicle community.
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Bluegrass RV Campground Georgetown, KY

INTRODUCTION

A traffic impact study is being performed for a proposed development in Scott County.
Kentucky, in the City of Georgetown. The development will be located along the east
side of Connector Road near both Georgetown interchanges with 1-75. The vicinity map
(Map 1) displays the location of the proposed development and study area. The site is
currently zoned as B-2 (Highway Commercial). The surrounding area around the site
includes multi-family residences, retail, gas station, restaurants, and single family
residences.

The proposed development is a campground for recreational vehicles. The traffic impact
study includes four intersections in the vicinity of the project. The intersections are as
follows:

e US 460 at Connector Rd' 1-75 NB Off ¢  Connector Road at the Proposed Exit of
Ramp the development
e US 460 at the Entrance to Bluegrass e Connector Road at Old Oxford Road

RV/  Proposed entrance of the
Development
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Bluegrass RV Campground Georgetown, KY

Intersection of US 460 and Connector Road
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Bluegrass RV Campground Georgetown, KY

EXISTING CONDITIONS
Regional and Local Access

US 460 will provide local and regional access to the site via the existing entrance to
Bluegrass RV. Connector Road and 1-75 will provide regional access to the site. A brief
description of the surrounding roadways follows:

US 460 (Paris Pike) — US 460 is a minor arterial that provides local and regional access
to the project site and generally runs in an east-west direction in the study area. Lane
widths measure approximately 11 feet with 11 foot paved shoulders. In the vicinity of the
project site, this road consists of two thru lanes in each direction. The roadway's posted
speed limit is 45 mph.

Connector Road — Connector Road is a major collector that provides regional access to
the proposed development and generally runs in a north-south direction. Lane widths
measure approximately 12 feet and provides one through lane in each direction. The
posted speed limit along Connector Road is 45 mph. The access point along Connector
Road will be an exit only from the site; therefore, vehicles traveling south along
Connector Road wishing to enter the site will be required to turn left onto US 460 and
then left again at the Bluegrass RV entrance in order to enter the development.

Interstate 75 — I-75 provides regional access to the proposed development with exits to
both US 460, south of the proposed development. and US 62. north of the proposed
development. Vehicles travelling from the north along 1-75 will get off at US 62 and
either travel along US 62 to US 460 and then approach from the west to the site or they
will get off at the US 62 interchange, travel to Connector Road, and then turn onto US
460 from Connector Road to access the proposed development. Interstate 75 is a 6 lane
road with three |2 foot wide through lanes in cither direction with a 14 foot inside
shoulder separated by a concrete barrier. Outside shoulders measure 12 feet with
intermittent guardrail. The current speed limit along this roadway is 70 mph.

LEVEL OF SERVICE AND DELAY

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

Table | — Unsignalized Intersections
Level of Service Delay (Seconds per Vehicle)
<=10
>10 and <=15
>15 and <=25
>25 and <=35
>35 and <=50
>50

mTmgoowe

Table 2 — Signalized Intersections
Level of Service Delay (Seconds per Vehicle)
<=10
>10 and <=20
>20 and <=35
>35 and <=55
>55 and <=80
>80

MmO m®w >

Base Traffic Volumes (existing condition)

Traffic counts from 2018 were provided by a previous traffic impact study completed for
the development. After determining the historic growth rates discussed in the
“Background Traffic Volumes™ section of this report, those growth rates were used to
determine the traffic that currently exists on the roadways today. The intersections
counted include the signalized intersection of US 460 at Collector Road, the two-way
stop controlied intersection of US 460 at the entrance to Bluegrass RV. the two-way stop
controlled intersection of Collector Road and the exit to the proposed development, and
the two-way stop controlled intersection of Collector Road at Old Oxford Road. The
traffic count data can be found in the Appendix of this report.

Background Traffic Volumes

The estimated completion date for the proposed development is by the end of 2022.
Based on KYTC Count Stations 105A82 and 105A90 for US 460 and Connector Road
respectively the annual growth rates of both roadways were calculated. The count stations
revealed that between the years of 2009 and 2018 (most recent year counted) the annual
growth rate was approximately 2.00% and 0.30% for US 460 and Connector Road
respectively. Based on this information a 2.00% growth was applied to vehicles exiting
the interstate and vehicles traveling along US 460. A growth rate of 0.50% was used for
vehicles along Connector Road. The count station data for KYTC count station 105A82
and station 105A90 can be found in the Appendix.

Page | 5

FaPalmer )



Bluegrass RV Campground Georgetown, KY

METHODOLOGY

Level of Service, delay, and queue length were measures of effectiveness analyzed using
the highway capacity softwarc (HCS7).

Trips were generated for the proposed development and then distributed to the roadway
system based on the existing traffic patterns and engineering judgment. For the analysis,
the study uses traffic volumes from the current year and the build out year in which the
traffic volumes were grown at a rate determined by historic traffic counts in the arca. The
assigned volumes from the proposed development and the background traffic volumes
combined to produce the total proposed traffic volumes for build out conditions. HCS7
was used to analyze the roadway network for cxisting and proposed conditions in the
current year {(2022) and the full build out year (2032). The 2018 background (Figure 1),
2022 background (Figure 1A) 2022 build (Figure 6), 2032 No Build (Figurc 7), and 2032
Build (Figure 8) traffic volumes can be found in the Appendix along with 2022 and 2032
level of service, delay and queues from the HCS analysis.

TRIP GENERATION AND PROJECTED TRAFFIC VOLUMES

Trip cstimates for the proposed development are based upon information in the Trip
Generation, 11" Edition, a nationally recognized resource of trip generation rates
published by the Institute of Transportation Engincers.

SITE TRIP GENERATION

The proposed sitc will consist of a recreational vehicle (RV) campground (Code 416)
with no plans for primitive or tent camping. The ITE rates generate 22 (AM Peak) and 36
vehicles (PM Pcak) for the proposed development.

[

Proposed Development Trip Gt;neration Tables

_
ITE Average :I

Code Land Use Stalls Rate AM Peak In % _Out %]

Campground/ Recreational

416 Vehicle Park 88 0.25 22 8 36 14 64
- _ A

ITE Average

Code Land Use Sq. Ft./Units Rate PM Peak In % Out %

a1 Cemparound/ Recreational 88 0.41 36 22 62 14 38
L _ _ _ "

Table 3 — Trip Generation Table
Lareas BN SES o5 |
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Bluegrass RV Campground Georgetown, KY

TRIP DISTRIBUTION
Distribution

From the North via Collector Rd (20%) AM. (20%) PM.
From the West via LIS 460 (40%) AM. (40%a) PM.
From the South via I-75 (40%) AM. {40%) PM.

LEVEL OF SERVICE AND DELAY ANALYSIS

All intersection traffic volumes, vehicle delay, and level of service information can be
found in the Appendix. The 2032 traffic volume information will be the focus upon
comparisons between the no build volumes and the full build out volumes. The No-Build
volumes would exist on the roadway system in the absence of the proposed development
and the Build Volumes are the volumes with the proposed development included.

The No-Build Scenario analysis assumes that no proposed improvements to the roadway
system have been implemented. This would be the case assuming the proposed
development was not built. All HCS analyses are included in the Appendix of this report.

INTERSECTION ANALYSIS

2022 No Build Analysis
The HCS analysis reveals that the signalized intersection operates as a LOS “C” during
the AM peak and LOS D" during the PM peak. When analyzing the individual turning
movements there are multiple LOS “E™ and “F"* on minor approaches to the intersections.
Below is a list of movements with a LOS “E" or “F” and their respective delays.
¢ US 460 at Connector Rd: Northbound LT (AM and PM peak)
US 460 at Connector Rd: Northbound TH (PM peak)
US 460 at Connector Rd: Southbound RT (AM and PM peak)
US 460 at Bluegrass RV Entrance: Northbound (PM peak)
Connector Road at Old Oxford Rd: Westbound (PM peak)
Connector Road at Proposed Exit: Eastbound (PM peak)

The queue analysis shows that all of the major queueing occurs at the signalized
intersection of US 460 at Connector Road. The queues along US 460 reach as much as 2
vehicles in the through movement but there is more queueing occurring on the minor
roads (1-75 off ramp and Connector Road). The minor roads seeing as much as 22
vehicles queued along the [-75 off ramp and 12 vehicles along Connector Road wishing
to turn onto US 460. All minor approaches at the non-signalized intersections maintain
less than a 3 vehicle queue during both peak hours.

2022 Build Analysis

The HCS analysis reveals that although the delays increased due to the increase in
volumes caused by the proposed development none of the existing movements degraded.
The added turning movement exiting the proposed development along Connector Road
operates as a LOS "C" during the AM peak and a LOS “E" during the PM peak hour.

The queue analysis shows that all queue lengths remain similar to the no build conditions.
There are some increases due to the increased volume, but all queues are within a few
vehicles of the no build conditions.
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2032 No Build Analysis
The HCS analysis reveals that the signalized intersection operates as a LOS “C" during
the AM peak and LOS “E" during the PM peak. When analyzing the individual turning
movements it was revealed that most of the movements operated similar to the 2022 no
build conditions but with increased delay caused by the background traffic growth. The
eastbound left turn lane at the intersection of US 460 and Connector Road degrades to a
LOS “F” during the PM peak hour. Besides this movement there are no additional
movements that degraded to a LOS “E” or “F" that were not already a LOS “E” or “F"
there are several movements that were LOS “E” but operate as a LOS “F" under the
future no build conditions. The following movements degrade from a LOS “E” to a LOS
“F under future build conditions.

e US 460 at Connector Rd: Northbound LT (PM peak)

¢ US 460 at Bluegrass RV Entrance: Northbound (PM peak)

The queue analysis shows that all of the major queueing continues to occur at the
signalized intersection of US 460 at Connector Road. Some queue lengths at this
intersection increase by more than ten vehicles due to the background traffic growth. The
queues along US 460 reach as much as 14 vehicles in the through movement and 23
vehicles in the eastbound left turn movement. These movements are increased from 12
vehicles and 12 vehicles respectively. There is more significant queueing that occurs on
the minor roads (I-75 off ramp and Connector Road). The minor roads see as much as 37
vehicies queued along the 1-75 off ramp and 13 vehicles along Connector Road wishing
to turn onto US 460. All minor approaches at the non-signalized intersections maintain 6
vehicles or less during both peak hours and saw increases of less than 3 vehicles when
comparing with the 2022 no build conditions.

2032 Build Analysis

The HCS analysis reveals that although the delays increased due to the increase in
volumes caused by the proposed development none of the existing movements degraded
when comparing the 2032 no build to the 2032 build conditions. The added turning
movement exiting the proposed development along Connector Road operates as a LOS
“C” during the AM peak and a LOS “E” during the PM peak hour.

The queue analysis shows that all queue lengths remain similar to the no build conditions.
There are some increases due to the increased volume, but all queues are within a few
vehicles of the no build conditions.
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Georgetown, KY

2022 NO BUILD (Delay in Sec/LQS}

AM PEAK EASTBOUND WESTBOUND NORTHBOUND SQUTHBOUND Total
INTERSECTION LT TH /T LT TH RT LT TH RT LT TH RT |Intersection
US 460 at Cennector Rd 14/8 | 10/B 20/C | o/a 61/E | 52/D 453/D &0/E 25/C
U5460 at RV Entrance 10/8 B/A 17/C 12/8
Connector Rd at Old Oxford Rd 15/C 8/A
Connector Rd at RV Exit 18/C B/A
2022 NO BUILD{Delay in Sec/LOS)
PM PEAK EASTBOUND WESTBOUND NORTHBOUND SQUTHBOUND Total
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT |intersection
US 460 at Connector Rd 31/C | 19/8 38/D | OfA S9/E | 101/F 53/D &1/E 43/0
U5 460 at RV Entrance /A 11/8 36/E 11/B
Connector Rd at Old Oxford Rd 39/€ 10/6
Connector Rd at RV Exit A1/ 9A
2022 BUILD {Del ay in Sec/LOS)
AM PEAK EASTEQUND WESTBOUND NORTHBOUND SOUTHBOUND Total
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT |Intersection
U5460 at Connector Rd 14/8 | 10/8 20/C | O/A 61/€ | 52/ 49/0 3 25/C
U5460 at RV Entrance 10/B 8fA 17/C 11/8
Connector Rd at Old Oxford Rd 19/C BfA
Cennector Rd at RV Exit 19/C 18/C B/A
2022 BUILD {Delay in Se¢/LOS)
PM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND Total
{NTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT |intersection
US 460 at Connector Rd 32/c | 13/8 39/0 | O/A | 59/€ | 114/F 54/0 GEJE 46/0
US 460 at RV Entrance 9/A 11/6 41/ 11/6
Connector Rd at Qld Oxford Rd 40/€ 10/8
Connectos Rd at RV Exit 42/t 39/E 9/A
Table 4. 2022 Level of Service and Delay Summary
=—- =
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Georgetown, KY

2032 NO BUILD [Delay in Sec/LOS)

AM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND Total
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT Jintersection
U5 460 at Connector Rd 19/8 | 12/8 26/C | 0/A | 62/E | 50/D 48/0 60/E 28/C
US 460 at RV Entrance 10/B 9/A 22/C 12/8
Connector Rd at Qld Oxford Rd 23/C B/A
Cannector Rd at RY Exit 19/C 8/A
2032 NO BUILD{Delay in Sec/LOS)
PM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND Total
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT [Intersection
US 460 at Connector Rd 98/F | 22/C a3/0 | of/a | 92/F § 193/F 51/D 70/ 69/E
U5 460 at RV Entrance 10/8 12/8 90/F 11/8
Connector Rd at Old Oxford Rd 47/ 10/8
Connector Rd at RV Exit 46/E 9/a
2032 BUILD {Delay in Sec/LOS)
AM PEAK EASTBOUND WESTBOUND NORTHBOQUND SOUTHBOUND Total
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT Jintersection
US 460 at Connector Rd 20/B | 12/8 27/C | ofa 62/E | 51/D 47/D 59/E 28/C
US 460 at RV Entrance 11/8 77 23/ 12/8
Connector Rd at Old Oxford Rd 23/C 8/A
Connector Rd at RV Exit 20/C 19/C 8/A
2032 BUILD (Delay in Sec/LOS)}
PM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND Total
{NTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT |Intersection
U5 460 at Connector Rd 64/E | 20/C 43/0 | o/a 92/F | 192/F S8/E 65/E 64/E
US 460 at RV Entrance 10/8 12/8 111/F 11/8
Connector Rd at Old Oxford Rd 47 /€ 10/8
Connector Rd at RV Exit 47/E 44/€ S/a
Table 5. 2032 Level of Service and Delay Summary
= = i
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Bluegrass RV Campground

Georgetown, KY

2022 NO BUILD {95th Percentile Queue in Vehicles per Lane)
AM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT
U5 460 at Connector Rd 4 3 11 9 5 4 9
US 460 at RV Entrance 0 0 1 0
Connector Rd at Old Oxford Rd 1 0
Connector Rd at RV Exit 0 0
2022 NO BUILD {95th Percentile Queue in Vehicles per Lane)
PM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT
U5 460 at Connector Rd 12 9 12 14 22 10 12
US 460 at RV Entrance 0 0 3 0
Connector Rd at Old Oxford Rd 2 0
Connector Rd at RV Exit 0 0
2022 BUILD (95th Percentile Queue in Vehicles per Lane)
AM PEAK EASTBOUND WESTBOUND NORTHBOUND SQUTHBOUND
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT
U5460 at Cannector Rd 4 3 11 9 E 4 g
LS 460 at RV Entrance 0 0 1 0
Connector Rd at Old Oxford Rd 1 0
Connectar Rd at RV Exit 0 0 0
2022 BUILD {95th Percentile Queue in Vehicles per Lane}
PM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT
U5 460 at Connector Rd 12 9 12 14 24 10 12
S 460 at RV Entrance 0 0 3 0
Connector Rd at Old Oxford Rd 2 0
Connector Rd at RV Exit 1] 0 0
Table 6. 2022 Queue Summary
== ST T I L i =
FdPalmer Page | 12



Bluegrass RV Campground Georgetown, KY

2032 NO BUILD (95th Percentile Queue in Vehicles per Lane)

AM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT
US 460 at Cannector Rd 5 5 15 11 6 4 9
US 460 at RV Entrance 0 0 2 0
Connector Rd at Old Oxford Rd 2 0
Connector Rd at RV Exit 0 0

2032 NO BUILD (95th Percentile Queue in Vehicles per Lane)

PM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT
U5 460 at Connector Rd 23 12 14 21 37 10 13
US460 at RV Entrance Y 1] 6 0
Connector Rd at Old Oxford Rd 2 0
Connector Ad at RV Exit 4] 1]

2032 BUILD {95th Percentile Queue in Vehicles per Lane)

AM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT
U5 460 at Connector Rd 5 5 15 11 6 4 10
U5460 at RV Entrance 0 0 2 4
Connector Rd at Otd Oxford Rd 2 1]
Connector Rd at RV Exit 0 0 0

2032 BUILD {95th Percentile Queue in Vehicles per Lane)

PM PEAK EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND
INTERSECTION LT TH RT LT TH RT LT TH RT LT TH RT
U5 460 at Connector Rd 19 11 14 21 37 11 11
US 460 at RV Entrance 0 Q 7 0
Connector Rd at Old Oxford Rd 2 o
Connector Rd at RV Exit "] 1 0

Table 7. 2032 Queue Summary

ADDITIONAL STUDY ITEMS

Turn Lane Analysis
The intersection of US 460 at the Bluegrass RV entrance currently provides a left turn

lane into the site. A right turn lane at this intersection is not expected to be required
because trips were not expected to be generated from the east along US 460. The access
point to the site along Collector Road will be an exit only and therefore will not require
turn lanes since traffic will be restricted from entering.

The HCS analysis determined that the westbound left turn lane at US 460 and Collector
Road did not provide sufficient storage space under the 2032 no build conditions.
Additionally, the HCS analysis revealed that the northbound left turn lane at the
intersection of US 460 and Collector Road (the I-75 northbound off ramp) and the

PaPalmer " Page| 13



Bluegrass RV Campground Georgetown, KY

southbound right turn lane from Collector Road are not provided adequate storage space
in the existing turn lanes under the 2022 and 2032 no build or build conditions.

Sight Distance Analysis

All approaches provide for adequatc sight distance that cxceeds the required
AASHTO/KYTC standards for the sight distance along the analyzed routes at their
cxisting design speeds. Vehicles entering the roadway can sce adequate distance to enter
the roadway safely, provided they are given appropriate gap spacing.

CONCLUSIONS AND RECOMMENDATIONS

Bascd on the HCS analysis performed the roadways continue to perform at similar Levels
of Service (LOS) and delay when comparing the no build conditions with the build
conditions. The proposcd development is not a high trip generating land use and
thercfore, has little impact to the roadway network. The queue analysis reveals that under
build and no build conditions for both 2022 and 2032 there will be some queuing on the
Northbound Interstatc 75 Ramp and Connector Rd. As background traffic incrcases
signal timing should be adjusted to reduce the delays and qucuing along the US 460
approaches.

It is recommended that since the roadway network functions similarly between no build
and build conditions no improvements to the roadway network should be required to
construct the proposed development.

ﬂPal mer Page T4

rrrrr



Pd Palmer

ENGINEERING

Introduction

At the request of the Georgetown Planning Commission, Palmer Engineering performed a safety analysis
of Bluegrass RV access request for the campground. The applicant request that entering access be
granted from US 62 and the exiting traffic use Connector Road. This will reduce the impact on the signal
while still providing a safe entrance for entering vehicles. To determine the difference in safety for the
Connector Road Intersection and the existing Bluegrass RV entrance the SPICE (Safety Performance for
Intersection Control Evaluation) software was used. The Connector Rd intersection used signal control
and the existing entrance analyzed stop control. The results are attached to this memo.

Connector Road/US 62

The Connector Rd intersection currently is predicting 2.9 crashes per year and .95 fatal/injury crashes
with the existing traffic. The addition of the RV traffic entering and exiting the facility is expected to
increase that to 3 crashes per year and .99 fatal/injury crashes. Over a 20 year span this intersection is
anticipated to have 2.4 additional crashes and .8 additional fatal/injury crashes.

RV Entrance/US 62

The RV Entrance intersection currently is predicting .46 crashes per year and .20 fatal/injury crashes
with the existing traffic. The addition of the RV traffic entering the facility is expected to increase that to
.54 crashes per year and .22 fatal/injury crashes. Over a 20 year span this intersection is anticipated to
have 1.6 additional crashes and .4 additional fatal/injury crashes.

Conclusion

Based on this analysis both intersections will have an increase in crashes due to the volumes increasing
but less crashes are expected to occur at the RV Entrance than adding additional vehicles to the signaled
intersection. The volumes entering and exiting the facility are low and would not warrant a signal and
are likely not to occur during peak periods.

400 Shoppers Drive P.O Box 747 Winchester, KY 40392-0747
Phone (859) 744-1218 Fax. (859)744-1266  Email' palmer@palmernet.com Web Site. www palmernet com
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COURTNEY PROPERTY
FINAL SUBDIVISION PLAT

Staff Report to the Georgetown-Scott County Planning Commission

May 12, 2022
FILE NUMBER: FSP-2022-17 F
PROPOSAL: Final Subdivision
Plat to subdivide "'
a 52.75 acre
parent tract into @
five (5) parcels { it e >
LOCATION: 2603-2780 X 68
Weisenberger | ' &
Mill Road 3 g =
L~ SITE )
OWNER: Wilma Courtney r * /
\ P/
CONSULTANT:  Pat Darnell, PLS m’a"%i \ B
Darnell y ; ' 1& o
Engineering .
STATISTICS:
Zone A-1 (Agricultural)
Surrounding Zone(s) A-1
Site Acreage 52.75 Acres (Total)
Parcel 1: 11.00 Ac, Parcel 2: 11.00 Ac, Parcel 3: 5.19 Ac,
Parcel 4: 5.35 Ac, & Parcel 5 (Remainder): 20.69 Ac
Access Weisenberger Mill Road
Variances/Waivers None
BACKGROUND:

The application before the Planning Commission is a Final Subdivision Plat to subdivide a 52.75 acre
parent tract into five (5) parcels. The Project Site was previously subdivided in 2007 in which a 5.00 acre
tract was subdivided from the parent tract. Any future subdivisions are required to receive approval
from the Planning Commission.

Plat Review:

The proposed plat shows the appropriate the setbacks, and the proposed lot meets the lot size and
width requirements. Certifications for Private Sewer and Utility Services availability must be updated to
include the correct property owner name. All existing structures and driveways must be shown on the



plat. A note must be included that states that entrances are subject to Scott County Roads Department
review and approval before filing of the final plat.

Access:

The Applicant proposes two new entrances and one existing entrance to serve the subdivision. Parcel 1
and 2 will used a shared proposed entrance off of Weisenberger Mill Road. There is a 40-foot wide
access and utility easement through Parcel 2 to Parcel 1. Parcels 3 and 4 will use a shared proposed
entrance which bisects the shared property line. Parcel 5/Remainder will use the existing entrance. All
entrances off of Barkley Road require Scott County Roads Department approval. The entrance must be
recorded prior to Final Plat approval.

RECOMMENDATION:

Staff recommends Approval of the Final Subdivision Plat. Should the Planning Commission approve the
application, Staff recommends including the following conditions of approval:

Conditions of Approval:
1. Project Site is subject to all applicable requirements of the Zoning Ordinance and Subdivision &

Development Regulations.

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

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

4. This Preliminary Subdivision Plat approval is valid for two years, subject to the requirements of
Article 306 section A of the Subdivision and Development Regulations.

5. The Final Plat shall satisfy the requirements of the Scott County Fire Department prior to Final
Plat approval.

6. All entrances will need approval from the Scott County Roads Superintendent and submitted to
the Pianning Commission staff prior to Final Plat approval.

F5P-2022-17, Courtney Property - Weisenberger Mill Road, Page 2 of 2
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FINLEY PROPERTY
REDWOOD APARTMENT HOMES
PRELIMINARY DEVELOPMENT PLAN

Staff Report to the Georgetown-Scott County Planning Commission
May 12, 2022

FILE NUMBER: PDP-2022-21

PROPOSAL: Preliminary Development
Plan approval for a 142-
unit apartment home
development.

LOCATION: 1202 Old Oxford Road
APPLICANT: Henry Finley Jr.
CONSULTANT: Fred Eastridge
Thoroughbred
STATISTICS:
Current Zone B-4 (Community Commercial) & R-2 {Medium Density Residential)
Surrounding Zone(s) A-1,R-2, & B-2
Site Acreage Total: 28.7 acres (Proposed R-2: 18.76 acres; Proposed B-4: 9.94 acres)
Concept Residential 142 Residential Units {3 Bedroom Units: 32; 2 Bedroom Units: 110)
Net Density 7.57 units/net acre
Access Old Oxford Road
BACKGROUND:

The Project Site is a 28.7-acre tract on the east side of Old Oxford Road. The Project Site is north of the
Bluegrass RV Storage site and west of the Rocky Creek neighborhood. The Project Site was recently
rezoned and annexed into the City of Georgetown.

Preliminary Development Plan Review:

The Development Plan is for the residential portion of a split zoning site. The commercially zoned
portion is shown as two lots. Additional Development Plan approval will be required for the commercial
lots shown prior to development of the commercial area. Staff previously noted that any future
Development Plans for the Commercial area of the site will need to consider the maximum setback the
B-4 district requires for buildings fronting on a public road. This maximum building setback is part of
the design of this district to allow it to be more walkable and have vibrant character.

——

R R IR — -




The submitted Development Plan shows proposed improvements along Old Oxford Road to account for
turning lanes to allow traffic to safely enter the development. The improvements to Old Oxford should
bring the roadway in the area of the development up to an urban standard consistent with the proposed
uses. With those roadway improvements, the typical section for Old Oxford Road should be 12 feet wide
lanes to match urban standards with curb, gutter, and sidewalk.

The Preliminary Development Plan includes a note that the timing of improvements will be determined
by the build out the Villages of Lanes Run and this development. That should be amended to say all road
improvements to Old Oxford Road associated with this development including widening along the
frontage and turn lanes at the entrance shall be completed with the first phase of this development.

The main ingress/egress road thru the commercially zoned section of this development is proposed to
be a dedicated public street which will split and be extended to the north to align with a future Magnolia
Drive extension thru the Charles Finley property if and when that property develops. The proposed
public roadway will have two entrance intersections to the residential section. No parking will be allowed
on the public street commercial section. Sidewalks on both side of the street are required. Sidewalks
along the Old Oxford Road frontage are also required.

State Transportation (KYTC) has the widening and improvement of Connector Road, a state-maintained
roadway, in the five-year State Transportation Plan and the roadway redesign portion of the project is
funded and currently underway. The applicant should coordinate its required improvements with the
planned state Connector Road project.

As previously stated, the Planning Commission is reviewing only the residential portion of the
Development at this time.

The Preliminary Development Plan shows an apartment home or townhouse development arranged
along a grid pattern of private streets. Section 1000 (P)(7) of the Subdivision & Development Regulations
requires multi-family developments to provide an additional entrance intersection for more than 100
units and single-famity developments of greater than 200 units. This is considered a multi-family
product, so the Development Plan does not meet this requirement and a variance will be required.

The Development Plan also does not meet Subdivision & Development requirements for pedestrian
access. The proposed plan shows sidewalks on only one side of the street not both sides of all private
and public streets in accordance with Section 1000 (G). A variance will be required for sidewalks on one
side of the private streets.

Staff does not support a variance to the one entrance for reasons of safety and emergency access. Staff
is more inclined to support the sidewalk variance if adequate pedestrian access is provided to all areas,
including overflow parking areas. However, staff does have concerns with the sidewalks crossing
through and over multiple driveways at the curb line. It may be difficult to maintain the proper slopes
for ADA compliance. Sidewalks crossing over multiple driveways at the curb line where box gutters are
used creates essentially a rolling sidewalk as it traverses the dips of the driveway aprons, good for
skateboarders but not walkers. The sidewalk layout may need further design consideration.

PDP-2022-21, Finley Property, Page 2 of 5



The proposed Preliminary Development Plan shows 19 buildings which consist of attached single-story
apartment homes of 6-8 units each. Each unit is proposed to have a two-car garage with a
driveway/parking pad that will accommodate two-cars. The minimum depth shown for the parking pads
are 23' from the edge of garage to edge of sidewalk. As previously noted, the sidewalks are shown on
only one side of the street and the sidewalks pass over multiple driveways at the curb-line, which is not
ideal and does not seem feasible for ADA compliance.

The proposed internal streets will be private, within access easements. Thirty-six (36) overflow parking
spaces are shown spread throughout the site for guest or overflow parking. Dumpster pads are spread
around the site for trash service. Since this is designed as an apartment home development, with
garages and driveways on all the units, staff would prefer to see individual trash curbside pickup in this
situation. If not, the dumpster locations need to be re-evaluated and no dumpsters should be placed
adjacent to the neighboring Rocky Creek subdivision or in the required landscape buffer area.

It was noted at the concept plan stage that some consideration should be given at the development plan
stage of any residential development for the aesthetics of the sides and rears of the units that face
streets. Staff would be interested in seeing building elevation drawings and floorplans. There are some
bump outs shown on some of the buildings and it is hard to determine if they are utility room add-ons
to the buildings or what they are. There is a minimum building separation for multi-family buildings of
25-feet. A couple of buildings will need to be shifted to meet the minimum separation requirement.

Finally, this development is densely packed and would benefit from some centrally located open space
or some accessible and usable open space. These are proposed as rental units with the development
owner maintaining the grounds, so none of the renters will have any outside private space, besides what
appears to be a small rear patio. It is not good practice to have no outdoor areas design for shared use.

Landscaping and buffers
The applicant has shown a landscape buffer along the adjoining Finley property and the Rocky Creek

subdivision. The Preliminary Development Plan includes a landscaping note that states perimeter
landscaping is required along R-2 zoning. Trees provided by existing; Add 6" high hedge, fence or wall as
needed. Where the existing treeline is proposed along Rocky Creek subdivision, the trees shall be
protected during development and no grading shall occur within the 15’ landscape buffer. In addition, it
is recommended that a 6-foot privacy fence be required to screen and reduce noise and debris
migrating on to the Rocky Creek and adjoining Finley properties.

Additional landscaping in the form of new tree planting is proposed to supplement the perimeter tree
protection to meet the canopy requirements of the landscape ordinance. A specie-specific landscape
plan shall be submitted at the time of Final Development Plan submittal, Existing mature trees and
treelines shall be protected where practical.

Stormwater

The Preliminary Development Plan notes that the stormwater plan is to have inlets in the curb gutter
line. The flow will then go to underground chambers placed under the street right-of-way, with the flow
restricted such that the outflow at the discharge locations is less than the pre-development flows.

This is not your normal stormwater design and will need to be reviewed by the Planning Commission
Engineer at the Final Development stage to verify it is feasible.

PDP-2022-21, Finley Property, Page 3 of 5



In summary, staff is concerned that this project needs additional design changes to reflect the

comments in the staff report and is not in a place that staff would recommend for approval without
additional information. The original applicant for this project Redwood Homes, who has a track record of
projects of this type has withdrawn for the project and a new builder is proposed. Some changes were
made after TRC and after the original builder withdrew from the project. Some of the changes on the
resubmitted set of corrected plans are stili questionable. Staff would recommend postponement for a
month for the applicant to address staff questions and comments.

RECOMMENDATION:

Based on the findings above, staff recommends Postponement. If the Planning Commission is prepared
to hear the current plan, staff would recommend Approval of the application, with the following waiver
and conditions of approval.

Waiver/variance:
1. Approvai of the waiver to sidewalks on both sides of private street subject to staff review and
approval of the master sidewalk plan at the time of Final Development Plan approval.

Conditions of Approval:

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

2. The residential development shall be limited to 100 dwelling units until a second entrance is
provided in accordance with the Subdivision & Development Regulations.

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

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

7. The Final Development Plan shall meet all requirements of the Georgetown Fire Department
regarding hydrants and fire suppression.

8. The Final Development Plan shall meet all requirements of GMWSS regarding the provision of
sanitary sewer to the Project Site.

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

10. The Applicant shall construct turn lanes on Old Oxford Road to serve the development. Old
Oxford Road should also be widened along the frontage. Road improvements to Old Oxford
Road should be to an urban standard including 12 ft. lanes, sidewalk, curb, and gutter.

11. No dumpsters shall be placed along or within 250" of the Rocky Creek subdivision boundary.

12. Existing perimeter treelines shall be protected during development.

13. No grading shall occur in the 15’ landscape buffer along the Rocky Creek subdivision.
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14. A six-foot privacy fence shall be installed along the boundary with Rocky Creek subdivision and
the Charles Finley property.

15. An amended sidewalk plan shall be submitted along with the Final Development Plan. Sidewalks
shall provide safe pedestrian circulation to all the units and off-site parking areas, shared
facilities and public streets.

18. Applicant shall provide some shared usable open space area or areas within the development.
This open space area shall be identified on the Final Development Plan.

17. The Final Development Plan shall have a specie specific Landscaping Plan in compliance with the

Landscaping & Land Use Buffers Ordinance, excepting any waivers/variances granted by the
Planning Commission.
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GRAVES PROPERTY
FINAL SUBDIVISION PLAT

Staff Report to the Georgetown-Scott County Planning Commission

MAY 12, 2022
FILE NUMBER: FSP-2022-26
o R
PROPOSAL: Final Subdivision Plat to subdivide a 8 B
previously subdivided tract of 94.9 f %7 R &
acres into tracts of 27.3 acres, 7 T | :
26.5 acres, leaving a remainder of " ) %, 5
41.1 acres. o by l.’s“'a
)
LOCATION: Southeast of Graves Road ¢ ‘
and East Honaker Road
074 t?,
OWNER: Merla Graves X fs S5
# R Peobiey
DL ; N
CONSULTANT:  Joel Day, PLS W O J
STATISTICS:
Zone A-1 (Agricultural)
Surrounding Zone(s) A-1
Site Acreage 94.9 acres (Parcel #5: 27.3 acres; Parcel #6 26.5 acres;
Remainder: 41.1 acres)
Access Graves Road (KY 1222)
Variances/Waivers None
BACKGROUND:

The application before the Planning Commission is a Final Subdivision Plat to subdivide two (2) 20+-acre
tracts from a farm that was previously subdivided, leaving a one remainder tract of approximately
41.119 acres. The Project Site was subdivided earlier this year, requiring any future subdivisions to
receive approval from the Planning Commission.

Plat Review:

The proposed plat shows the appropriate the setbacks and the proposed lots meet the lot size
requirement. The plat shows all appropriate certifications from utility providers. The lot widths meet
the 250 ft. width requirement. A new entrance is proposed for Tract #5 on Graves Road (KY 122) a state-
maintained roadway. This entrance will require an encroachment permit from the state transportation
office.



Access/Utilities:

The proposed tract #5 will need the entrance location to be approved by KYTC prior to the plat being
recorded. The Final Plat will require all utility sign-offs prior to recording.

RECOMMENDATION:

Staff recommends approval of the Final Subdivision Plat. If the Planning Commission approves the
application, staff recommends including the following conditions of approval:

Conditions of Approval:

1.
2.

All applicable requirements of the Zoning Ordinance and Subdivision & Development Regulations.
Any revisions or amendments to the approved Preliminary Subdivision Plat shall be reviewed
and approved by the Planning Commission staff (minor) or by the Planning Commission (major).
Prior to (as part of) the Final Subdivision Plat approval, the applicant shal! provide the Planning
Commission staff (GIS division) with a digital copy of the approved plat.

This Preliminary Subdivision Plat approval is valid for two years, subject to the requirements of
Article 306 section A of the Subdivision and Development Regulations.

Any new entrances from KY 1222 (Graves Road) must be approved by KYTC prior to the plat
being recorded.
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VARELLAS PROPERTY #2
FINAL SUBDIVISION PLAT

Staff Report to the Georgetown-Scott County Planning Commission

May 12, 2022
—‘%ﬁ"n
FILE NUMBER: FSP-2022-27
>

PROPOSAL: Final Subdivision Plat to g

subdivide a 69.9-acre :*'

tract into six (6) lots. S

&
LOCATION: 256 Carrick Pike o
OWNER: Jim & Sandra Varellas * |
Capp: SITE g
CONSULTANT:  Allen Darnell Tick p;
) . waas the
Darnell Engineering, Inc
\%ﬁhr
STATISTICS:
Zone A-1 (Agricultural)
Surrounding Zone(s) A-1
Site Acreage 69.9 acres (Tract 1: 13.9 acres; Tract 2: 5.1 acres; Tract 3: 5.0 acres; Tract 4:
5.0 acres; Tract 5: 19.4 acres; Tract 6: 21.5 acres)

Access Carrick Pike
Variances/Waivers None
BACKGROUND:

The application before the Planning Commission is a Final Subdivision Plat to subdivide a 69.9-acre farm
into six lots. The Project Site was previously subdivided in 2012 and 2020.

Plat Review:

The proposed plat shows the appropriate the setbacks and the proposed lot meets the lot size and
width requirements. The plat shows all appropriate certifications from utility providers. The plat shows
several karst areas based on Kentucky Geological Survey maps. Karst areas identified on the plat would
need to be avoided for residential construction unless studied by a qualified professional and deemed
safe.

Access:

The plat shows Tracts 1 using the existing entrance for the house at 256 Carrick Pike. A new access
easement will be created on an adjoining property owned by the Applicant for access to Tracts 2 & 3.
Tracts 4, 5, & 6 will share an access easement off of Carrick Pike. All new entrance locations require



approval from the County Road Supervisor and may require the entrances to be constructed prior to the
plat being recorded.

RECOMMENDATION:

Staff recommends approval of the Final Subdivision Plat. If the Planning Commission approves the
application, staff recommends including the following conditions of approval:

Conditions of Approval:

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

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

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

4. This Preliminary Subdivision Plat approval is valid for two years, subject to the requirements of
Article 306 section A of the Subdivision and Development Regulations.

5. New entrances must be approved by the County Road Supervisor prior to the plat being
recorded.

6. The Planning Commission Engineer or County Road Supervisor may require entrances to be
constructed prior to the plat being recorded.
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BEST PETS ANIMAL CLINIC
PRELIMINARY DEVELOPMENT PLAN

Staff Report to the Georgetown-Scott County Planning Commission
May 12, 2022

FILE NUMBER: PDP-2022-28

PROPOSAL: Preliminary
Development Plan for
a 4,750 SF small
animal clinic for dogs
and cats with
associated parking K

.
v et el

LOCATION: 2300 Cynthiana Road

APPLICANT: Amberlee Cobler,
DV

CONSULTANT: Vaughn Williams, PE
Kenvirons PLC

STATISTICS:

Zone A-1 (Agricultural)

Surrounding Zone(s) A-1, R-1C, BP-1, I-1*

Proposed Use Animal Clinic (A-1 Conditional Use Permit)
Site Acreage (Net) 4.68 Acres

Building Height 1 Story (+/- 18 feet)

Prop'd Building Size 4,750 Square Feet

Max Building Coverage 20%
Prop'd Building Coverage 2.33%

Req'd Parking 15 total spaces (1 per employee plus 2 per exam room or equivalent)
Prop'd Parking 13 total spaces (2 ADA Accessible)

VUA 18,762 Square Feet

Access Cynthiana Road

Variances/Waivers None



BACKGROUND:

Amberlee Cobler ("Applicant”) is seeking approval of a preliminary development plan to construct a
4,750 SF building to serve as animal clinic at the property addressed 2300 Cynthiana Road (“Project
Site”}). The proposed use is permitted in the A-1 zoning district with a Conditional Use Permit (ref. case S-
2020-17).

The Project Site is not located inside city limits of the City of Georgetown. Because it adjoins city limits
on two sides and requires public services, Staff recommends annexation if the Preliminary Development
Plan is approved.

PLAN REVIEW:

The Project Site is off of Cynthiana Road. The Development Plan shows a proposed clinic building located
near the front of the lot with a driveway coming off a proposed road connection to Cynthiana Road. The
proposed building meets the setback & building height requirements in the Zoning Ordinance.

The adjoining property to the rear of the Project Site is an operational farm and residence. Access to the
rear property is through a 20-foot-wide access easement through the Project Site, with an existing
entrance approximately 100 feet south of the proposed entrance.

Access:
Vehicular access to the site is proposed from Cynthiana Road. No improvements to Cynthiana Road are
proposed in the development plan. Ali proposed entrances require KYTC District 7 approval.

The Development Plan shows a 75 ft. wide apron/stub coming from Cynthiana Road and a 24 ft. wide
private driveway would allow for vehicular to the proposed development. There is 150 feet {a rough
calculation) of vehicle stacking space. Staff recommends considering a widening of the apron to allow for
both left and right turning movements onto Cynthiana Road from the Project Site as it is likely most of
the vehicles leaving the development will turn right to travel towards Georgetown and the I-75 exit. This
Application was not required to perform a traffic impact study because it does not meet the threshold of
generating 100 or more peak hour trips.

Parking

The Subdivision & Development Regulations and Zoning Ordinance establish parking minimums for
development in Georgetown and Scott County. There is no existing regulation for animal clinics
specifically, however past precedent cases have used the “medical or dental offices” values when
calculating the requirements. For these operations, they call for one parking space for every employee
and two for every exam room or equivalent. Per the Applicant, there are 7 expected staff and 4 exam
rooms, resuiting in 15 total parking spaces are required for the site. The Applicant proposes 13 total
parking spaces, two of which are ADA accessible spaces. The Final Development Plan will need to show
the two (2) additional parking spaces required.

Stormwater Management:

Stormwater detention and groundwater recharge areas are proposed in the central/rear of the property.
The Project Site is located in the Lanes Run Watershed. In addition to complying with all stormwater
management requirements, the Applicant will need to update the Lanes Run Watershed Model.
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Utilities:

The Preliminary Development Plan proposes tying in to the existing sanitary sewer line that serves the
Barkley Meadows subdivision. The plan proposes that an extension from the existing line be established
and has proposed a sanitary easement to the site along the southern property line to the building. The
Applicant will need to arrange capacity with GMWSS. In addition, the plan proposes a 6-inch wide

waterline to be extended off of the existing waterline that runs along the southern side of Cynthiana
Road.

Landscaping:

Section 6.12: Property Perimeter Requirements

Currently there is no property perimeter buffer proposed. Staff recommends that a Landscape Buffer
between the Project Site and the residential community to the south (Barkley Meadows) be required as
the use on the site is commercial in nature and that the proposed site operations would exceed what is
expected for the A-1 zoning district. The installation would benefit the area as it would reduce the noise
and light pollution related to business operations. Plantings would also allow for a transition between a
variety of uses and densities and improve the appearance and character of the area.

Row 2 of the table is the most appropriate as it requires a landscaping buffer between commercial
property and any residentially zoned property or property with established residential uses. The buffer
can be reduced to 5 feet of width when used in conjunction of a 6 ft. high opaque wall or fence. This
buffer area is required to have 1 tree per 40 feet of linear boundary. The property perimeter buffer
would not be required along the western/rear portion of the property as the existing tree canopy will be
maintained and business operations would be on the eastern/front portion

Section 6.13: Vehicular Use Area Perimeter (VUA) Requirements

The ordinance requires one (1) large or medium tree spaced every 40 feet and a continuous 3-foot-wide
shrub along the entirety the boundary of the VUA that faces adjacent properties. The proposed
development does meet the requirements for VUA perimeter landscaping.

Section 6.22: Interior Landscaping (ILA) for Vehicular Use Areas

The Preliminary Development Plan shows 18,762 SF of vehicular use area (VUA). The Project Site is
required to provide at least 1,876 SF of interior landscaped area populated by 13 trees. The Preliminary
Development Plan currently shows 3,366 SF of LA with 13 trees distributed at three peninsular areas.
The plan does meet the requirements of this section.

Section 6.2215: Minimum Canopy Requirements

The Preliminary Development Plan needs to show a minimum tree canopy of 13% of the total lot area.
For the Project Site, this requires 26,521 SF. The development is proposing the planting of 21 medium
trees and 13 small trees for a total of 9,700 SF of canopy coverage. In addition, the development is
proposing the preservation of 9,500 SF of existing trees, located in the rear of the property. The Final
Development Plan will need to include 7,800 SF of additional tree canopy as the current plan does not
meet the requirements of this section.
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The Applicant proposes the plantings of 24 large trees on the Project Site to satisfy the tree canopy
requirements. The tree plantings would be in observance of Landscape and Land Use Buffers Section 6.12
(2), but request that the 15-foot minimum buffer area adjacent to all common boundaries requirement
be waived as to not interfere with the existing overhead power line and the access easement to the rear
property. They propose to have the plantings every 30 feet apart in an 8-foot buffer along the 50-foot
side yard setback line. Staff believes this request for alternative placement is appropriate as the purpose
of the buffer would still be satisfied.

Staff recommends that all other requirements in Section 6.12 (2) be satisfied, specifically that the buffer
is at minimum 15 feet wide and that there be the 6-foot-tall double row hedge, fence, wall, or earth
mound. Staff would also be supportive of the alternative, wherein instead of the tree and
hedge/fence/wall/earth mound requirement, a continuous planting of evergreen trees every 15 feet
(Section 6.12 note 4).

RECOMMENDATION:

Staff recommends approval of the Preliminary Development Plan. Staff recommends approval of the
following Conditions of Approval.

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

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

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

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

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

7. The Applicant is responsible for updating the Lanes Run Watershed Model to check for
downstream impacts.

8. The Applicant shall annex into the City of Georgetown.

9. The Final Development Plan shall have a specie specific Landscaping Plan in compliance with the
Landscaping & Land Use Buffers Ordinance.

10. The Applicant shall install a property perimeter landscape along the shared boundary with the
Barkley Meadows subdivision, specifically adhering to the Landscaping and Land Use Buffers
Ordinance Section 6.12 (2).

11. The Final Development Plan shail meet all requirements of the Georgetown Fire Department
regarding hydrants and fire suppression.

12. The Final Development Plan shall meet all requirements of GMWSS regarding the provision of
sanitary sewer to the Project Site.
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13. The Final Development Plan shall have a photometric plan submitted.
14. The Applicant shall obtain approval from KYTC for the new entrance.
15. The Applicant shall increase parking to 15 total parking spaces.
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CHICK-FIL-A
Amended Development Plan

Staff Report to the Georgetown-Scott County Planning Commission
May 12, 2022

FILE NUMBER: PDP-2022-29

PROPOSAL: Amended Preliminary
Development Plan for a
reconfigured drive-thru
with new canopy at
Chick-fil-A restaurant on
1.3 acres

LOCATION: On Tiger Way, off of
Cherry Blossom Way

APPLICANTS: Chick-fil-A, Inc.

ENGINEER: Interplan, LLC
STATISTICS:

Zone B-2
Surrounding Zones B-2
Acreage 1.3 Acres
Number of Units Proposed N/A

5q. Ft. of Buildings 4,569
Building Ground Coverage 8%

New street required No
Water/sewer available Yes/Yes
Access Via Tiger Way
Variances N/A

KEY ISSUES/COMMENTS:

The subject property is a Chick-fil-A fast food restaurant with drive-thru on Tiger Way. The
subject property is zoned B-2, Highway Commercial, as are all of the surrounding adjoining
properties. The site is accessed via Tiger Way from Cherry Blossom Drive. Surrounding land
uses include two hotels, the vacant Nolan Ford site, and a Ruby Tuesday restaurant




The proposed request is to remove the parking adjacent to the building; to increase the drive-
thru from one lane to two lanes and to add a canopy over the drive-thru lanes. The purpose of
the new drive-thru configuration is to increase the efficiency of the drive-thru based on current
drive-thru model being implemented nationally.

The restaurant footprint will not change. Based on the building square footage and the
minimum parking requirement of one space per 150 square feet, the site will still maintain
adequate parking per our standards. Building square footage 4,531 square feet. Required
Parking 1 space per 150 SF. 31 spaces required/37 spaces provided.

Two (2) handicap spaces are shown on the south side of the parking lot. The site plan and the
landscape plan show the handicap spots in different locations. Either location shown would be
acceptable, although the location that allows for the most drive-thru stacking would be
preferable.

The site is unusual in that it is triple frontage, with a tight interna! circulation pattern. As it
currently functions, the parking spaces along the building, especially on the east side cannot
really be used due to the heavy use of the drive-thru during peak hours, which blocks the
spaces. While the reduction in parking is not ideal, due to the limitations of the site, adding
addition stacking for the drive-thru, should help traffic flow and free up drive-aisles.

The applicant is also proposing to remove impervious pavers in the parking lot and add
underground detention. The drive thru reconfiguration will also involve moving the drive-thru
menu boards and relocating the interstate advertising sign a few feet to allow for new curbing
and widening of the by-pass lane.

Landscaping
Some landscaping is being removed with redesign and expansion of the drive-thru. However,

the applicant has shown that they will meet the requirements of the landscape ordinance with
internal and perimeter VUA landscaping. No variances are requested.

RECOMMENDATION:

Staff recommends APPROVAL of Amended Preliminary Development Plan for a Chick-fil-A
restaurant with upgraded drive-thru on 1.3 acres, subject to:

1. 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.



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

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

4. Provide Planning Commission staff (GIS division) with a digital copy of the approved Final
Development Plan.
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BARBARA BLVD — MINNIFIELD TOWNHOMES
FINAL DEVELOPMENT PLAN

Staff Report to the Georgetown-Scott County Planning Commission
May 12, 2022

FILE NUMBER:

PROPOSAL:

LOCATION:

APPLICANT:

CONSULTANT:

STATISTICS:

Zone

Surrounding Zone(s)
Site Acreage
Building Height

Proposed Building Size

Parking Required
Parking Proposed

Access
Variances/Waivers

FDP-2002-62

Amended Final
Development
Plan to construct
eight (8)
townhome units

117-123 Barbara
Blvd
125-131 Barbara
Blvd

Minnifield
Enterprize

Mary Domigan
Geisler Domigan Engineers

R-3 (High Density Residential)

R-3

0.54 Ac Total (117-123 Barbara Blvd: 0.27 Ac, 125-131 Barbara Blvd: 0.27 Ac)
3-Story (38 feet) - Front (Facing Barbara Blvd)

2-Story (28 feet) - Rear

4,634 Square Feet Total (2,317 Square Feet per lot)

19 off-street spaces (per 2002 Preliminary Development Plan)

22 off-street spaces (8 one car garages,12 private driveway spots, 2 private
apron spots)

Barbara Blvd

1. Variance to the number of driveways accessing a duplex or fourplex lot
from two (2) to four (4)

2. Variance to the building height from 2-stories and 30 feet to 3-stories and
38 feet




BACKGROUND:

The lots addressed 117-123 Barbara Blvd and 125-131 Barbara Blvd ("Project Site”) were platted as part
of Elkhorn Meadows Phase 3 in 1997. In 2002, Minnifield Enterprizes ("Applicant”) received Preliminary
Development Plan approval to develop the Project Site as eight (8) townhome units, or four {(4) units on
each lot. The development submitted in 2022 does not reflect the initially submitted plan, requiring
reconsideration from the Planning Commission.

PLAN REVIEW:
The Final Development Plan shows an eight (8) unit townhome development with private one car
garages and driveways for each unit. The development proposes a lot density of 4 dwelling units per
0.27 acres, which is beneath the maximum density for the R-3 district. The development is within the
setback requirements for the R-3 zoning district, which are as follows:

30-foot front yard setback

7.5-foot side yard setback (between similar density units),

- 25-foot side yard setback (between multi-family and duplex/single-family),

- 25-foot rear yard setback

The R-3 zoning district has a maximum height of two (2) stories (or 30 feet total) measured from the
front build line. The Applicant has requested a variance to the height requirement. The proposed units
would be three (3) stories (or 38 feet total) measured at the front of the units and two stories (or 28 feet
total} measured at the rear of the units. Staff supports approval of the variance as the height would be
similar to the height of the Pine Tree Apartments north of the Project Site, as units are three stories tall
with first story carports.

If the Applicant intends to sell the units individually in the future, Staff recommends the units be
constructed to the applicable fire code and unit separation standards. A plat would be required to
subdivide the units for individual sale, and the plat would require certification that the units were
constructed to the applicable codes necessary for individual sale.

Access:

Each proposed townhome unit has a private one car garage and 10-foot wide driveway off of Barbara
Blvd. The private driveways have varying lengths due to building offsets. The Applicant must construct a
concrete entrance apron in the Barbara Blvd ROW to each unit.

Per the Subdivision and Development Regulations Article X Section 1000 (Q)(1)a)ii), no greater than two (2)
driveways may access one duplex or fourplex lot. The Applicant has requested a variance to construct
the four driveways as proposed. Staff recommends approval of the variance. Past precedent cases have
had multi-unit buildings and each unit has had its own driveway.

An 8-unit townhome development would generate approximately 2.6 peak hour trips, and a total of
about 41 trips per weekday." For reference, a ‘trip' is counted both for a vehicle leaving and arriving, so a
person going to work in the morning and arriving home in the evening would count as two trips. The
Applicant was not required to submit a traffic study for the development as it does not exceed the 100
peak hour trips metric.

" ITE Trip Generation Manual (7 Edition)
FDP-2002-44, Barbara Blvd - Minnifield Townhomes, Page 2 of 4



No ADA handicap spaces are required for the development as the townhomes are accessed from private
driveways. Given the number of bedrooms, 2.5 parking spaces are required per unit; or 20 total off-
street parking spaces in total. The Applicant proposes 22 total parking spaces on the Project Site, eight
(8) parking spaces are proposed as private garages and twelve (12) are on private driveways. There are
two additional paved parking areas adjoining the western- and eastern-most driveways, measuring 9
feet by 18 feet. Staff recommends some type of differentiation to denote that the apron parking spaces
are not exclusive to the aforementioned units but are designated for townhome tenant use only, such as
curb, painting, or signage.

The development plan shows a sidewalk on the south side of the proposed private driveways. The
Applicant must pave the through sidewalks and connect them to the existing sidewalks along Barbara
Blvd.

Landscaping:

Section 6.12: Property Perimeter Requirements

As the property does not border non-residentially zoned properties, no property perimeter landscape
buffer is required.

Section 6.13: Vehicular Use Area (VUA) Perimeter Requirements
The Final Development Plan does not require VUA landscaping as the VUAs are private driveways.

Section 6.22: Interior Landscaping (ILA) for Vehicular Use Areas
The Final Development Plan does not require for Interior Landscaping for VUAs.

Section 6.2215: Minimum Canopy Requirements

The Final Development Plan needs to show a minimum tree canopy of 20% of the total ot area. For the
Project Site, this requires 4,705 SF. The development plan is proposing the planting of 12 trees with a
total tree canopy of 5,600 SF. The plantings are proposed to be along the property perimeters. Staff
notes that only Group A, B, and C tree/plant types are able to be included in the tree canopy calculation,
and that the value and species must be shown on the Final Construction documents.

RECOMMENDATION:

Staff recommends approval of the Final Development Plan. Should the Planning Commission approve
the application, staff recommends including the following variances and conditions of approval:

Variance:
1. Variance to the number of driveways accessing a duplex or fourplex lot from two (2) to four (4)
2. Variance to the building height from 2-stories (30 feet max) to 3-stories (38 feet max)

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

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

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

FDP-2002-44, Barbara Blvd - Minnifield Townhomes, Page 3 of 4



v

2

10.

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

The Final Development Plan shall comply with all stormwater management requirements.

The Final Development Plan shall have a specie specific Landscaping Plan in compliance with the
Landscaping & Land Use Buffers Ordinance.

The Final Development Plan shall have a photometric plan submitted.

The Applicant shall comply with all requirements of GMWSS,

At such time as these units are to be sold individually, a subdivision plat will be required. A note
shall also be placed on the final subdivision plat that the shared/common wall separating each
unit meets the fire rating and construction standards contained within the CABO.

The Applicant shall construct a concrete entrance apron in the Barbara Blvd ROW. The Applicant
shall also construct and maintain a concrete sidewalk through the sidewalks and across the
driveways.
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Scott County Conservation District
(aka Rural Land Management Board)
List of concerns and recommendations

1. Creative housing options such as condos, high rises should be encouraged
since they will actually decrease the need for outward expansion.

2. Increase lot size from 5 acres to be compatible with Fayette and Woodford
counties. Farming requires viable acreage size tracts, we recommend 40 acres.

3. Boundary buffer of 50’ should be applied to all buildings on urban lots
adjoining A-1 parcels, regardiess of being adjacent to urban service boundary.

4. Boundary fencing should be required where the urban service boundary
abuts A-1 zoned land. Effective fencing will be non-climbing, diamond woven or
chain. We recommend a six-foot height fence. No variances should be allowed
for not constructing this fence.

5. Secondary fencing should be required 50’ inside the boundary fence. The
fence should be nothing less than woven wire or what the landowner wants
their fence to be. When the adjacent farmland is developed the secondary
fence can be removed and the easement area reverting to the appropriate
homeowner.

6. Boundary plantings are to be non-toxic to livestock and we recommend all
native species plantings when possible.

7. Scott County is one of the few counties to have a PDR program in Kentucky.
PDR is currently our only program in place to protect farmland. At this time the
Fiscal Court is the only local funding source. We need to lock at other income
sources for PDR and other ways to promote the protection of farmland. One way
is to enact and enforce an impact fee. The impact fee could be derived from any
high impact development (residential, commercial and industrial). Those fees
could be placed into a designated fund. The fund could be used as low interest
loans for farm land purchase and to support a mentoring program for beginner
farmers, and any other farm related protection program.



8. Develop a farmland bank to allow young farmers to have land access due to
exorbitant land purchase costs. Help to boost young farmers in the county by
increasing available base acres. Land would be deposited into the bank by willing
owners who can’t or don’t farm the land, but remain devoted to long term use of
the land for farming. Incentivization would be through the forgiveness of
property taxes.

9. Hire an outside firm to evaluate other farmland protection programs in the
United States that could be applicable to Scott County’s needs.



