ORDINANCE NUMBER < g  -2025
COUNTY OF FRANKLIN, KENTUCKY

AN ORDINANCE AMENDING THE TABLE OF SPECIAL ORDINANCES,
SECTION 1 ZONING MAP CHANGES OF THE FRANKLIN COUNTY CODE OF
ORDINANCES FOR 135-ACRES OF PROPERTIES LOCATED AT 650
EVERGREEN ROAD, FROM RURAL RESIDENTIAL (RR) TO AGRICULTURAL
DISTRICT (AG). THE PROPERTY IS IDENTIFIED AS PVA MAP NUMBERS 025-
00-00-064.00 AND 025-00-00-064.02.

WHEREAS, The Franklin County Fiscal Court, having heretofore enacted an
Ordinance relating to zoning regulations and zoning district maps titled, “The Zoning
Ordinance of Franklin County,” in accordance with a Comprehensive Plan and KRS 100; and

WHEREAS, the aforesaid Ordinance provides for amendments to the zoning
ordinance text and maps and requires the Frankfort/Franklin County Planning Commission to
forward their recommendations for approval or denial of the zone map amendments, along
with their findings of fact, to the Franklin County Fiscal Court for action; and

WHEREAS, The Frankfort/Franklin County Planning Commission held a public
hearing on February 13, 2025, and established findings of fact as required by K.R.S. 100; and

WHEREAS, the Frankfort/Franklin County Planning Commission recommended to
the Franklin County Fiscal Court approval of the Zone Map Amendment; and

NOW, THEREFORE, BE IT ORDAINED BY THE FISCAL COURT OF THE
COUNTY OF FRANKLIN, COMMONWEALTH OF KENTUCKY, THAT:

SECTION I.. The Code of Ordinances, Table of Special Ordinances Section 1 Zoning Map
Changes, is hereby amended to read as follows:

135-acres of properties located at 650 Evergreen Road in Franklin County, Kentucky,
identified as PVA map numbers 025-00-00-064.00 and 025-00-00-064.02 is hereby amended
from Rural Residential District (RR) to Agricultural District (AG), based on the following
findings of fact:
(1) The subject property is classified as Rural Farms and Natural Landscapes in the Future
Land Use map contained within the Comprehensive Plan.
(2) The proposed “AG”- Agricultural Zone is appropriate in the Rural Farms and Natural
Landscape Future Land Use Designation.
(3) The proposed Zone Map Amendment is in agreement with the Comprehensive Plan, as
the proposed zone aligns with the future land use map and several goals and policies
of the plan support the request.

SECTION II. CODIFICATION. The provisions of Section I of this Ordinance shall be
published as appropriate in the Franklin County Code of Ordinances as soon as practicable.
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Chairman Brent Stewart asked the Secretary to call the roll.
Members Present:

Irma Johnson
Timothy Luscher
William May
Reed Mills
Michael Nickles
Darrel Sanderson
Brent Sweger

Charles Stewart, Chairman
®)
Also Present:
Edwin Logan, Planning Commission Attorney
Eric Cockley, Director, City of Frankfort Dept. of Planning and Community Development
Autumn Goderwis, Franklin County Planning Director
Ben Judah, Franklin County Assistant Planning Director
Tina Peck, Franklin County Staff Planner

There being a quorum, the meeting was called to order.

Mr. Sanderson made a motion to approve the minutes of the March 13, 2025 meeting. The
motion was seconded by Mr. Lusher and passed unanimously.

Chairman Stewart asked for a motion to approve the Payment of Bills, as amended. Mr. Luscher
made a motion to approve the following bills:

Ed Logan (Legal Fee, April & May 2025) $3000.00
Logan Burch & Fox (Baldwin - Inv # 114021) $49.50
Logan Burch & Fox (Envision Franfkort — Inv # 114428) $1277.50
Vickie Sewell (PC —3/13/25) $300.00
Dawn McDonald (BZA —3/11/25) $225.00
Frankfort NewsMedia (Legal Ads) $630.00
Frankfort NewsMedia (Legal Ads) $542.38
McBride Dale Clarion (Inv # 4690-8) $1812.50

The motion was seconded by Mr. Sanderson and passed unanimously.

Mr. Sanderson made a motion to suspend the rules to hear more than two public hearings. The
motion was seconded by Mr. Luscher and passed unanimously.

Chairman Steart asked the Secretary to introduce the next item:

PUBLIC HEARING: Shirley A. Smtih is requesting a zone map amendment from Rural
Residential District “RR” to General Commercial District “CG” of 1.75 acres of property at
1120 Duckers Road. The property is identified as a portion of the property described in
Deed book 507 Page 574. The property is more specifically identified at Tract 1 as shown
on Plat Cabinet N Slide 71 in the office of the Franklin County Clerk. (County Item)



The Secretary swore in Ms. Goderwis.

Under questioning by Mr. Logan, Ms. Goderwis stated that her Vita is currently on file and there
has been no update. She stated that she had prepared the staff report for the request. She stated that she
had one change from the staff report regarding the Recommendation. The Recommendation should state:

Based on the findings and analysis within this staff report, staff recommends that the
Frankfort/Franklin County Planning Commission DENY the request and recommend the Franklin County
Fiscal Court to disapprove the zone map amendment based on the facts within this report and based on the
principle finding that the requested zone change does not satisfy the requirements of KR.S. 100.213.

Ms. Goderwis gave a summary of the staff report. She stated that the subject property is located
at the southwest corner of the intersection of Leestown Road and Duckers Road. It has been vacant for a
number of years. Historically, there has been a service station on site but that was removed by 1985
based on historic aerials and no business has operated there since then. Ms. Goderwis stated that the
applicant is proposing the rezone the property to General Commercial and has submitted a concept plan
that depicts a Dollar General store. In August 2022 the property was subdivided off the parent track and
in 2023 the property owner applied for a zone map amendment to Limited Commercial, they are now
asking for General Commercial. That application was recommended for denial by staff because it was
not in agreement with the Comprehensive plan. Additionally, staff determined the lot size was
insufficient for the proposed use once the septic fields and drainage basins were taken into account. She
said that applicant has filed a plat to increase the size of the property from 1.5 acres to 1.75 acres, which
would allow for an adequate septic field and basin to be developed.

Ms. Goderwis said in order to approve a zone map amendment you have to make certain findings
as outlined in K.R.S. 100.213. She said the applicant has submitted findings stating that the existing
zoning of Rural Residential appears to be inconsistent because there are three properties immediately to
the west that are zoned Limited Commercial. They also state that the properties proximity to the highly
visible and trafficked intersection makes it more appropriate for commercial use. However, staff does not
support the argument that the General Commercial zone is more appropriate than Rural Residential.
While the commercial use was there in the past, no business has operated there for many years. The three
nearby lots with CL zoning are either vacant or contain very low impact commercial operations with low
levels of traffic. Those lots are also significantly limited because they are also quite small and do not
have access to public services like sewers which would limit there ability to operate commercial uses.

Ms. Goderwis mentioned that the requested zone General Commercial is more intense than the
neighboring Limited Commercial zone and the majority of the land in the immediate vicinity has
residential zoning and is characterized by detached single-family residential and the existing Rural
Residential zoning is appropriate in staff’s opinion.

Moving on to the Comprehensive Plan, the Future Land Use Map of the 2024 Comprehensive
Plan identified this property as residential neighborhood. The Future Land Use designation of residential
neighborhood is defined by the character standards that neighborhoods are comprised primarily of single-
family residential homes located in neighborhoods or subdivisions supported by civic, education, parks &
recreation uses. Such residential homes may be of a variety of sizes, scales, and price points to satisfy the
needs of the existing and future residents. Residential neighborhoods should include sufficient pedestrian
and multi-model transportation facilities to provide safe and accessible connection to commercial areas
and employment centers. The recommended uses are Detached Housing, Attached Housing, Accessory
Dwelling Units, Community/Civic Facilities Other Uses: Parks & Recreation, and Educational Facilities.
Based on the language in the Comprehensive Plan, staff finds that the Commercial General District is not
appropriate in this location based on that prescribed land use category. The General Commercial District
is intended to permit community oriented commercial development in areas already developed, to provide
concentrations of general commercial activities. Those uses are not compatible with the intended
character and recommended uses for the residential neighborhood category.



Ms. Goderwis mentioned chapter five of Comprehensive Plan which deals with land use and the
goals and objectives associated. Goal 1 is to develop a healthy economy with shared prosperity that
includes sustainable growth, low employment rates, and price economic stability within the community.
Staff finds that objective number two under that goal which is to locate new development where public
facilities and utilities are available or are anticipated in the future. Staff has a positive finding because
road is adequate to serve the use and while public sewer is not available they do have a large enough lot
to provide a septic system. Regarding Goal 2 the request would allow for services to be provided to the
surrounding community. The General Commercial zoning designation does allow for retail, services and
office uses. It appears that no policy is applicable to this request. Goal 3 is to ensure that the
development is constructed in an aesthetically pleasing, sustainable, manner that complements the
surrounding community. There are eight policies and none of those policies apply to this application.

Moving on to the Zoning Regulations Ms. Goderwis mentioned the intent sections listed. She
stated that the Rural Residential zoning district is intended to establish and preserve a quiet single family
home neighborhood, free from other uses expect those which are convenient with the residences of such
neighborhood. This district is intended to be of very low density and will customarily be located in areas
where public sewer facilities are not available or planned. The requested zone has the intent of permitting
community-oriented commercial development predominantly in areas already developed and where a
change in development pattern is in accordance with the Comprehensive Plan. To preserve the carrying
capacity of streets and to ensure adequate parking. To provide concentrations of general commercial
activities. Staff finds that the requested zone of “CG” is inappropriate as the future land use map suggests
the subject property should remain residential. Ms. Goderwis read the findings into the record:

1. The requested rezoning is not in agreement with the 2024 Comprehensive Plan as the subject
property is classified as Residential Neighborhood on the Future Land Use map contained
within the Comprehensive Plan.

2. The proposed “CG” General Commercial Zone is not appropriate in the Residential
Neighborhood Future Land Use Designation, which calls for residential uses along with some
supportive recreational and non-commercial services.

3. The applicant has not provided sufficient evidence as to why the current zoning is
inappropriate and why the proposed zoning is appropriate for this location.

4. There have been no major unanticipated changes of and economic, social, or physical nature
in the area of the subject property since the adoption of the 2024 Frankfort-Franklin County
Comprehensive Plan.

Based on the findings and analysis within this report, staff recommends that the
Frankfort/Franklin County Planning Commission deny the request and recommend that Franklin Count
Fiscal Court to disapprove the zone map amendment based on the facts within this report and based on the
principle finding that the requested zone change does not satisfy the requirements of K.R. S. 100.213.

Mr. Sanderson mentioned that this property is located on the corner of US 421 and Duckers
Station Road and stated that its obviously there is never going to be a house built on that corner lot and
there are two businesses next to it. He asked staff to explain why it would be saved as residential when it
could be a development for that area. Ms. Goderwis replied that the recently adopted Comprehensive
Plan included a land use map with designated future land uses for every property within the county. This
property and the surrounding properties were designated for Residential Neighborhoods. She stated that
there are several reasons you can approve a zone change, typically that it is in agreement with the
comprehensive plan. In lieu of that, you have to find a different finding. So you have to find that the
existing zoning classification is inappropriate and the proposed zoning classification is appropriate. Staff
did not find that the existing zoning classification was inappropriate because there are primarily
residential uses in the area, the lot is of the appropriate size that you could put a dwelling on it, whether
the market viability of that on a corner location, is not something they evaluate in there review. The other
finding that you can make is that there have been major changes of an economic, social or physical nature



in the area that were not anticipated in the adoption of the Comprehensive Plan that have substantially
altered the basic character of the area. Given how recently the Comprehensive Plan was adopted she
thinks that would be a hard case to make.

Mr. Luscher mentioned that the reality is that Comprehensive Plan did not go item for item or lot
by lot for every single plot, this is a small plot and asked if there has been a residential anything on this
lot. Ms. Goderwis replied not to her knowledge. Mr. Luscher said so it has always been commercial with
some business and now vacant, correct. Mr. Luscher asked if there are amenities in this area that is seeing
major growth. Ms. Goderwis replied that near Governor’s Place just down the road there are some
commercial businesses and commercial lots available. Additionally, the existing clubhouse at Ducker’s
Golf Course is going to be changed to a restaurant so that is a neighborhood serving business that is quite
close. Mr. Luscher stated that we can’t go Comp Plan is doesn’t fit, we deny. He thinks the Comp Plan
is a living and breathing document. As much time as they did spend on it, they did not take it under the
microscope and he thinks there are going plots and pieces of land in Franklin County that are going to fall
into this undevelopable category by the current standards because they weren’t looked at historically. Mr.
Luscher asked if she knew when this was changed from commercial to residential. Ms. Goderwis replied
that she didn’t know that it was ever changed from commercial to residential but that it appears that by
1985 the structure from the gas station had been removed. We didn’t have zoning until the 1980’s so it
was likely zoned residential when zoning was introduced.

Ms. Johnson asked if she mentioned that if the lot were larger that would sustain the septic. Ms.
Goderwis replied that they have filed a plat to enlarge the lot of 1.5 to 1.75 acres and the Health
Department has sited that it would be large enough for a septic field and basin. Ms. Johnson asked if that
would change her recommendation, Mr. Goderwis replied that it would not. They had taken that into
consideration during their review.

The applicant Shirley Smith was present and mentioned that this property has frontage on US 421
and she has been working with a real estate agent and Dollar General to construct a Dollar General on this
section of the property. She stated that this portion of the property has never had a house on it and it
always operated as a commercial property when in use. She stated that her father-n-law had the property
rezoned several years ago for a cheaper tax rate. She mentioned that she has previously tried to sell and
rezone the property.

Ms. Johnson asked if this property abuts Ms. Smith’s property and Ms. Smith replied that her
property runs from the fence at the golf course all the way to the road at US 421. Ms. Smith stated that
she will only sell this 1.75 acres of land and there will never be another residence between her and this
development.

Billy Mills was present and mentioned that he had talked with the residents in the area and they
were all supportive stating that it would be more convenient than running all the way to town.

Kathleen Rodgers who lives on Walnut Road in a nearby subdivision said she thinks this will be
horrible for traffic. She also mentioned a recently rezoned property in the Hickman Hill area that has now
become a trailer park. She stated that she thinks it would be dangerous to have a Dollar General in that
area. Additionally, she mentioned that there might be plans in the future to widen US 421 and that would
take away from the property. She was concerned that the addition of the Dollar General would affect the
values of their properties. She wants it to remain a nice rural area.

Jeffrey George was present, he works with RM Development Group and they work with Dollar
General Projects like this across Kentucky and Arkansas. He stated that their proposal is not about
transferring the character of the neighborhood. He stated that it is a carefully considered commercial in-
fill on a lot that is already next to existing commercial property. The property does front directly onto
Highway 421 at the intersection of Duckers Road, which is already functioning as a transitional space
because of the existing commercial and the traffic that is coming into that area. The proposed use is not



an incompatible land use but rather strategically filling a service gap within the area where existing
commercial does exist and the residential growth in that area has created some new demand. This
proposal is about meeting practical needs for people in this part of Franklin and Woodford County.
Dollar General provides everyday essentials and will be convenient for the area as the nearest grocery
store is three and a half miles away. In reality Dollar General is just capturing the people that are already
traversing within that area on their way to and from home. They are looking to serve the residents in that
area. Mr. George stated that the right-of-way of Highway 421 is 120° which is wide enough for a major
highway, so if there is future widening the right-of-way already exists. They believe that this request is
reasonable and they ask that the Commission recommend approval of the request.

Mr. Luscher asked how many people Dollar General employs? Mr. George replied that a
standard Dollar General employs five to ten people total while open there likely will be up to three
employees per day. Mr. Luscher asked how a Dollar General going in today differs from a Dollar
Generals that were built ten to twenty years ago. Mr. George replied that Dollar General has focused
heavily on trying to ensure that their stores have healthier options, more food and not just processed food.
In a number of stores across the country they have increased the number of coolers so they can have more
frozen and cold foods. They also in most locations have a small produce section. His understanding is
that this store will have a small produce section. They have increased the healthiness of the food they
offer because of the pushback they have received in the past.

Mr. Sweger mentioned the gateways into communities, and he was concerned about the aesthetics
and asked if the company would be open to different types of development in terms of aesthetic as far as
improved architecture and materials. Mr. George stated that he thinks that is something they could go
back and propose to them. He stated that they looked heavily at the County’s requirements especially in
terms of buffering and fencing requirements as well as landscape buffering. Mr. Sweger asked if the
company would be open to adding a turn lane as part of this project. Mr. George stated that he didn’t
think it would be feasible. They have talked with KYTC and they indicated that they did not need to do a
traffic study and in his experience with them they aren’t usually open to things unless there is a traffic
study behind it that supports what needs to be done.

Mr. Luscher asked if approved would they be opposed to having the requirement of a
development plan come back to the Commission with a more flushed out visible aesthetic. Mr. George
replied that they would not be opposed to that.

Ms. Smith stated that there was a traffic impact study done in October of 2023, she entered that
into the record.

Ms. Goderwis mentioned that she heard several commissioners mention aesthetic requirements.
She stated that is not something this body has the authority to place on this project. You can have them
come back with a development but the code does not have any design requirements for material or
anything of that sort. Development plans have to be ministerial and based on the zoning regulations and
that would not give the Commission the authority to require a certain material or aesthetic style.

Mr. Luscher made a motion to close the public and a summary be prepared. The motion was
seconded Mr. Sweger and passed unanimously.

Chairman Stewart asked the Secretary to introduce the next item:
PUBLIC HEARING: Chris Vaughn and Tara Watkins are requesting a zone map
amendment from Rural Residential District “RR” to Agricultural District “AG” for a total

of 135-acres of properties located at 650 Evergreen Road, the property is more specifically
identified as PVA map #085-00-00-016.00.

The Secretary swore in Ms. Peck



Under questioning by Mr. Logan, Ms. Peck stated that her Vita is currently on file and there have
been no updates. She stated that she prepared the staff report for the request. She stated that she had no
additions or deletions to the staff report.

Ms. Peck stated that the applicant is requesting a zone change from Rural Residential “RR” to
Agricultural “AG”. The property is classified as a farm by the PVA, it contains 135 acres. The Future
Land Use Map designates the property as rural farms and natural landscapes. The applicant has a
horticultural business, and she wants customers to come to her home to purchase the flowers. The zone
change would allow the applicant to operate this type business, which is not permitted in the current
zoning designation.

M:s. Peck stated that staff recommends approval. Ms. Peck read the findings of fact into the
record:

1. The subject property is classified as Rural Farms and natural landscapes in the Future Land
Use map contained within the Comprehensive Plan.

2. The proposed “AG” Agricultural Zone is appropriate in the Rural Farms and Natural
Landscape Future Land Use Designation.

3. The proposed Zone Map Amendment is in agreement with the Comprehensive Plan, as the
proposed zone aligns with the future land use map and several goals and policies of the plan
support the request.

The Secretary swore in Chris and Tara Vaughn.

The applicants Chris and Tara Vaughn were present and mentioned that they purchased this
property from the previous owner who wanted the property to remain a farm. Ms. Vaughn mentioned that
she runs a horticultural business for flowers and it has really grown over the years. Ms. Vaughn stated
that in 2023 they sold 25,000 stems from the farm to Frankfort and the surrounding counties.

Ms. Vaughn stated that the “RR” does not allow for a sign and with the topography of the land
you can’t see the flowers and property. They plan to have small batch customers for ticketed events. She
explained that they need a sign so that visitors to the farm will be able to find the business. Ms. Vaughn
mentioned that the business has grown enough that they need to hire additional employees, which is not
permitted in the “RR” zone district.

Mr. Sanderson made a motion to close the public hearing. The motion was seconded by Mr.
Luscher and all were in favor.

Mr. Luscher made a motion to adopt the Staff Report as the Summary of the Public Hearing and
to adopt the Findings of Fact contained within the Staff Report and to recommend to the Franklin County
Fiscal Court that the Zone Map Amendment request from Rural Residential to Agricultural for the
property at 650 Evergreen Road be approved. The motion was seconded by Mr. Sanderson and passed
unanimously.

Chairman Stewart asked the Secretary to introduce the next item:

PUBLIC HEARING: Jeffery P. Callan is requesting a zone map amendment from
Agricultural District “AG” to Rural Residential District “RR” for a total of 7.67-acres of
property located at 1373 Peaks Mill Road, the property is more specifically described as
PV A Map #072-00-00-107.09 in Franklin County, Kentucky. (County Item)

The Secretary swore in Mr. Judah.



Under questioning by Mr. Logan, Mr. Judah stated that his Vita has been file and there have been
no updates. He stated that he had prepared the staff report for the request. He stated that he had no
additions or deletions to the staff report.

Mr. Judah mentioned that the request is for property located at 1373 Peaks Mill Road, it is Tract 2
on Plat Cabinet N Slide 323. It has been recently subdivided off a larger farm track that the applicant still
owns. The subject track is 7.67-acres, and it is in a predominately agricultural area except for the
Ridgewood Subdivision to the west which is a mixture of duplexes and single-family homes. The rest of
the surrounding zone is agricultural. The applicant has stated the intent to further subdivide Track 2 into
two additional lots. However under the current zone “AG” the minimum lot size is five acres and can’t be
further subdivided. The applicant is requesting a Rural Residential zone which would then have a 1.5
acre minimum lot size, allowing it to be subdivided into three and change acre size lots. Mr. Judah stated
that staff has positive findings under the Comprehensive Plan Analysis Section Goals 1, 2, and 3. Staff
has a positive recommendation. Mr. Judah read the findings of fact into the record:

1. The subject property is classified at Rural Farms and natural landscapes in the Future Land
Use map contained within the Comprehensive Plan.

2. The proposed “RR”- Rural Residential Zone is appropriate in the Rural Farms an Natural
Landscape Future Land Use Designation.

3. The proposed Zone Map Amendment is in agreement with the Comprehensive Plan.

Mr. Sweger asked if approved, could they further divide the property into smaller lots. Mr. Judah
replied that in theory it could. He explained that the “RR” zone on rural land is intended for low density
large lots. There are other rural zoned districts that allow for smaller lot sizes.

The applicant Jeffery Callan was present and stated that his intent to create two large lots splitting
the property right down the middle with a deed restriction that the lot size not be reduced any further. It is
going to be restricted to 2,000 square feet on site built to be constructed in effort to keep the rural feeling.

Ms. Sanderson made a motion to close the public hearing. The motion was seconded by Mr.
Luscher and all were in favor.

Mr. Luscher made a motion to adopt the Staff Report as the Summary of the Public Hearing and
to adopt the Findings of Fact contained within the Staff Report and to recommend to the Franklin County
Fiscal Court that the Zone Map Amendment request from Agricultural to Rural Residential for the 7.67-
acres located at 1373 Peaks Mill Road. The motion was seconded by Mr. Sanderson and passed with Ms.
Johnson, Mr. Luscher, Mr. May, Mr. Mills, Mr. Nickels, Mr. Sanderson and Mr. Stewart voting in favor.
Mr. Sweger was opposed.

Chairman Stewart asked the Secretary to introduce the next item:

PUBLIC HEARING: Affordable Housing Frankfort is requesting a zone map amendment
from Special Government District “SG” to High Density Multi-family District “RH” for a
total of 6 acres of property located at 250 Meagher Avenue, the property can be more
specifically described as PVA Map &074-21-01-025.00 in Frankfort Kentucky (City Item)

The Secretary swore in Mr. Cockley.

Under questioning by Mr. Logan, Mr. Cockley stated that his Vita has been file and there have
been no updates. He stated that he had prepared the staff report for the request. He stated that he had two
additions to the staff report. The first was a comment from the Planning Commissions Traffic Consultant
on the project that he did not receive in time for the staff report. The comment was that 100 multi-family
housing units would generate approximately 63 AM peak trips and 77 PM peak trips. Based on those



estimates, they didn’t think additional traffic analysis is warranted. The second addition was a set of
comments supplied to him just a few minutes ago.

Mr. Cockley mentioned that the proposed zone change is from “SG” Special Government District
to “RH” High Density Multi-family District. The property was previously owned and used by the
Independent School System. The new owners are planning on applying for income housing tax credits
then trying to do a high quality development for somewhere between 80 and 100 units on the property.
Mr. Cockley said that it mirrors closely the exact small area master plan future land use exercise they did
with the Comprehensive Plan. He stated that they are excited to see the application come in and start
seeing private sector investment in support of what we’d like to see here.

The Secretary swore in Jeff Hancock.

Mr. Hancock stated that he is one of the partners of Affordable Housing LLC. He stated that they
agree with the staff recommendations.

Mr. Luscher asked about the timeline. Mr. Hancock stated that they will submit an application
for federal housing credits in June and they won’t get a response until January. They hope to break
ground next summer and they anticipate completing the project in sixteen months.

Mr. Sweger asked if there would be any amenities as part of this project. Mr. Hancock replied
that it is going to be housing, but there will be a playground and basketball court. He stated that they
haven’t gone through the full list of amenities but in the final plan they are going to try to utilize green
space for walking trails.

Jane Julian asked how many apartment buildings are going to be built and what the configuration
is going to look like. Mr. Hancock replied that they are working on the development plan currently so he
doesn’t know the number of buildings yet. They are going to have 88 to 110 units depending on the
layout and parking.

The Secretary swore in Jane Julian.

Ms. Julian encouraged the developers use native trees and shrubs in the green space areas and not
use invasive plants on the land.

Mr. Sanderson made a motion to close the public hearing. The motion was seconded by Mr.
Luscher and passed unanimously.

Mr. Sweger made a motion to adopt the Staff Report as the Summary of the Public Hearing and
to adopt the Findings of Fact contained within the Staff Report and to recommend to the Board of
Commissioners to approve the zone map amendment from Special Government District “SG” to High
Density Multi-family District “RH” for a total of 6 acres of property located at 250 Meagher Avenue.
The motion was seconded by Mr. Luscher and passed unanimously.

There being no further business, Mr. Sanderson made a motion to adjourn. The motion was
seconded by Mr. Luscher and all were in favor.

, Charles Stewart, Chairman

, Recording Secretary, Dawn McDonald




SUMMARY OF PUBLIC HEARING

Shirley A. Smith
Zone Map Amendment Request

FROM:
Rural Residential District “RR”
TO:
General Commercial District “CG”

Charles Stewart, Chairman Presiding
Planning Commission Members Present:

Irma Johnson
Timothy Luscher
William May
Reed Mills
Michael Nickles
Darrel Sanderson
Brent Sweger
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Also Present:

Edwin Logan, Planning Commission Attorney

Eric Cockley, Director, City of Frankfort Dept. of Planning and Community Development
Autumn Goderwis, Franklin County Planning Director

Ben Judah, Franklin County Assistant Planning Director

Tina Peck, Franklin County Staff Planner

Chairman Stewart asked the Secretary to introduce the next item:

PUBLIC HEARING: Shirley A. Smth is requesting a zone map amendment from Rural
Residential District “RR” to General Commercial District “CG” of 1.75 acres of property at
1120 Duckers Road. The property is identified as a portion of the property described in
Deed book 507 Page 574. The property is more specifically identified at Tract 1 as shown
on Plat Cabinet N Slide 71 in the office of the Franklin County Clerk. (County Item)

The Secretary swore in Ms. Goderwis.

Under questioning by Mr. Logan, Ms. Goderwis stated that her Vita is currently on file and there
has been no update. She stated that she had prepared the staff report for the request. She stated that she
had one change from the staff report regarding the Recommendation. The Recommendation should state:

Based on the findings and analysis within this staff report, staff recommends that the
Frankfort/Franklin County Planning Commission DENY the request and recommend the Franklin County
Fiscal Court to disapprove the zone map amendment based on the facts within this report and based on the
principle finding that the requested zone change does not satisfy the requirements of KR.S. 100.213.

Ms. Goderwis gave a brief summary of the staff report. She stated that the subject property is
located at the southwest corner of the intersection of Leestown Road and Duckers Road. It has been



vacant for a number of years. Historically, there has been a service station on site but that was removed
by 1985 based on historic aerials and no business has operated there since then. Ms. Goderwis stated that
the applicant is proposing the rezone the property to General Commercial and has submitted a concept
plan that depicts a Dollar General store. In August 2022 the property was subdivided off the parent track
and in 2023 the property owner applied for a zone map amendment to Limited Commercial, they are now
asking for General Commercial. That application was recommended for denial by staff because it was
not in agreement with the Comprehensive plan. Additionally, staff determined the lot size was
insufficient for the proposed use once the septic fields and drainage basins were taken into account. She
said that applicant has filed a plat to increase the size of the property from 1.5 acres to 1.75 acres, which
would allow for an adequate septic field and basin to be developed.

Ms. Goderwis said in order to approve a zone map amendment you have to make certain findings
as outlined in K.R.S. 100.213. She said the applicant has submitted findings stating that the existing
zoning of Rural Residential appears to be inconsistent because there are three properties immediately to
the west that are zoned Limited Commercial. They also state that the properties proximity to the highly
visible and trafficked intersection makes it more appropriate for commercial use. However, staff does not
support the argument that the General Commercial zone is more appropriate than Rural Residential.
While the commercial use was there in the past, no business has operated there for many years. The three
nearby lots with CL zoning are either vacant or contain very low impact commercial operations with low
levels of traffic. Those lots are also significantly limited because they are also quite small and do not
have access to public services like sewers which would limit there ability to operate commercial uses.

Ms. Goderwis mentioned that the requested zone General Commercial is more intense than the
neighboring Limited Commercial zone and the majority of the land in the immediate vicinity has
residential zoning and is characterized by detached single-family residential and the existing Rural
Residential zoning is appropriate in staff’s opinion.

Moving on to the Comprehensive Plan, the Future Land Use Map of the 2024 Comprehensive
Plan identified this property as residential neighborhood. The Future Land Use designation of residential
neighborhood is defined by the character standards that neighborhoods are comprised primarily of single-
family residential homes located in neighborhoods or subdivisions supported by civic, education, parks &
recreation uses. Such residential homes may be of a variety of sizes, scales, and price points to satisfy the
needs of the existing and future residents. Residential neighborhoods should include sufficient pedestrian
and multi-model transportation facilities to provide safe and accessible connection to commercial areas
and employment centers. The recommended uses are Detached Housing, Attached Housing, Accessory
Dwelling Units, Community/Civic Facilities Other Uses: Parks & Recreation, and Educational Facilities.
Based on the language in the Comprehensive Plan, staff finds that the Commercial General District is not
appropriate in this location based on that prescribed land use category. The General Commercial District
is intended to permit community oriented commercial development in areas already developed, to provide
concentrations of general commercial activities. Those uses are not compatible with the intended
character and recommended uses for the residential neighborhood category.

Ms. Goderwis mentioned chapter five of Comprehensive Plan which deals with land use and the
goals and objectives associated. Goal 1 is to develop a healthy economy with shared prosperity that
includes sustainable growth, low employment rates, and price economic stability within the community.
Staff finds that objective number two under that goal which is to locate new development where public
facilities and utilities are available or are anticipated in the future. Staff has a positive finding because
road is adequate to serve the use and while public sewer is not available they do have a large enough lot
to provide a septic system. Regarding Goal 2 the request would allow for services to be provided to the
surrounding community. The General Commercial zoning designation does allow for retail, services and
office uses. It appears that no policy is applicable to this request. Goal 3 is to ensure that the
development is constructed in an aesthetically pleasing, sustainable, manner that complements the
surrounding community. There are eight policies and none of those policies apply to this application.



Moving on to the Zoning Regulations Ms. Goderwis mentioned the intent sections listed. She
stated that the Rural Residential zoning district is intended to establish and preserve a quiet single family
home neighborhood, free from other uses expect those which are convenient with the residences of such
neighborhood. This district is intended to be of very low density and will customarily be located in areas
where public sewer facilities are not available or planned. The requested zone has the intent of permitting
community-oriented commercial development predominantly in areas already developed and where a
change in development pattern is in accordance with the Comprehensive Plan. To preserve the carrying
capacity of streets and to ensure adequate parking. To provide concentrations of general commercial
activities. Staff finds that the requested zone of “CG” is inappropriate as the future land use map suggests
the subject property should remain residential. Ms. Goderwis read the findings into the record:

5. The requested rezoning is not in agreement with the 2024 Comprehensive Plan as the subject
property is classified as Residential Neighborhood on the Future Land Use map contained
within the Comprehensive Plan.

6. The proposed “CG” General Commercial Zone is not appropriate in the Residential
Neighborhood Future Land Use Designation, which calls for residential uses along with some
supportive recreational and non-commercial services.

7. The applicant has not provided sufficient evidence as to why the current zoning is
inappropriate and why the proposed zoning is appropriate for this location.

8. There have been no major unanticipated changes of and economic, social, or physical nature
in the area of the subject property since the adoption of the 2024 Frankfort-Franklin County
Comprehensive Plan.

Based on the findings and analysis within this report, staff recommends that the
Frankfort/Franklin County Planning Commission deny the request and recommend that Franklin Count
Fiscal Court to disapprove the zone map amendment based on the facts within this report and based on the
principle finding that the requested zone change does not satisfy the requirements of K.R. S. 100.213.

Mr. Sanderson mentioned that this property is located on the corner of US 421 and Duckers
Station Road and stated that its obviously there is never going to be a house built on that corner lot and
there are two businesses next to it. He asked staff to explain why it would be saved as residential when it
could be a development for that area. Ms. Goderwis replied that the recently adopted Comprehensive
Plan included a land use map with designated future land uses for every property within the county. This
property and the surrounding properties were designated for Residential Neighborhoods. She stated that
there are several reasons you can approve a zone change, typically that it is in agreement with the
comprehensive plan. In lieu of that, you have to find a different finding. So you have to find that the
existing zoning classification is inappropriate and the proposed zoning classification is appropriate. Staff
did not find that the existing zoning classification was inappropriate because there are primarily
residential uses in the area, the lot is of the appropriate size that you could put a dwelling on it, whether
the market viability of that on a corner location, is not something they evaluate in there review. The other
finding that you can make is that there have been major changes of an economic, social or physical nature
in the area that were not anticipated in the adopted in the Comprehensive Plan that have substantially
altered the basic character of the area. Given how recently the Comprehensive Plan was adopted she
thinks that would be a hard case to make.

Mr. Luscher mentioned that the reality is that Comprehensive Plan did not go item for item or lot
by lot for every single plot, this is a small plot and asked if there has been a residential anything on this
lot. Ms. Goderwis replied not to her knowledge. Mr. Luscher said so it has always been commercial with
some business and now vacant, correct. Mr. Luscher asked if there are amenities in this area that is seeing
major growth. Ms. Goderwis replied that near Governor’s Place just down the road there are some
commercial businesses and commercial lots available. Additionally, the existing clubhouse at Ducker’s
Golf Course is going to be changed to a restaurant so that is a neighborhood serving business that is quite
close. Mr. Luscher stated that we can’t go Comp Plan is doesn’t fit, we deny. He thinks the Comp Plan
is a living and breathing document. As much time as they did spend on it, they did not take it under the



microscope and he thinks there are going plots and pieces of land in Franklin County that are going to fall
into this undevelopable category by the current standards because they weren’t looked at historically. Mr.
Luscher asked if she knew when this was changed from commercial to residential. Ms. Goderwis replied
that she didn’t know that it was ever changed from commercial to residential but that it appears that by
1985 the structure from the gas station had been removed. We didn’t have zoning until the 1980’s so it
was likely zoned residential when zoning was introduced.

Ms. Johnson asked if she mentioned that if the lot were larger that would sustain the septic. Ms.
Goderwis replied that they have filed a plat to enlarge the lot of 1.5 to 1.75 acres and the Health
Department has sited that it would be large enough for a septic field and basin. Ms. Johnson asked if that
would change her recommendation, Mr. Goderwis replied that it would not. They had taken that into
consideration during their review.

The applicant Shirley Smith was present and mentioned that this property has frontage on US 421
and she has been working with a real estate agent and Dollar General to construct a Dollar General on this
section of the property. She stated that this portion of the property has never had a house on it and it
always operated as a commercial property when in use. She stated that her father-n-law had the property
rezoned several years ago for a cheaper tax rate. She mentioned that she has previously tried to sell and
rezone the property.

Ms. Johnson asked if this property abuts Ms. Smith’s property and Ms. Smith replied that her
property runs from the fence at the golf course all the way to the road at US 421. Ms. Smith stated that
she will only sell this 1.75 acres of land and there will never be another residence between her and this
development.

Billy Mills was present and mentioned that he had talked with the residents in the area and they
were all supportive stating that it would be more convenient than running all the way to town.

Kathleen Rodgers who lives on Walnut Road in a nearby subdivision said she thinks this will be
horrible for traffic. She also mentioned a recently rezoned property in the Hickman Hill area that has now
become a trailer park. She stated that she thinks it would be dangerous to have a Dollar General in that
area. Additionally, she mentioned that there might be plans in the future to widen US 421 and that would
take away from the property. She was concerned that the addition of the Dollar General would affect the
values of their properties. She wants it to remain a nice rural area.

Jeffrey George was present, he works with RM Development Group and they work with Dollar
General Projects like this across Kentucky and Arkansas. He stated that their proposal is not about
transferring the character of the neighborhood. He stated that it is a carefully considered commercial in-
fill on a lot that is already next to existing commercial property. The property does front directly onto
Highway 421 at the intersection of Duckers Road, which is already functioning as a transitional space
because of the existing commercial and the traffic that is coming into that area. The proposed use is not
an incompatible land use but rather strategically filling a service gap within the area where existing
commercial does exist and the residential growth in that area has created some new demand. This
proposal is about meeting practical needs for people in this part of Franklin and Woodford County.
Dollar General provides everyday essentials and will be convenient for the area as the nearest grocery
store is three and a half miles away. In reality Dollar General is just capturing the people that are already
traversing within that area on their way to and from home. They are looking to serve the residents in that
area. Mr. George stated that the right-of-way of Highway 421 is 120’ which is wide enough for a major
highway, so if there is future widening the right-of-way already exists. They believe that this request is
reasonable and they ask that the Commission recommend approval of the request.

Mr. Luscher asked how many people Dollar General employs? Mr. George replied that a
standard Dollar General employs five to ten people total while open there likely will be up to three
employees per day. Mr. Luscher asked how a Dollar General going in today differs from a Dollar



Generals that were built ten to twenty years ago. Mr. George replied that Dollar General has focused
heavily on trying to ensure that their stores have healthier options, more food and not just processed food.
In a number of stores across the country they have increased the number of coolers so they can have more
frozen and cold foods. They also in most locations have a small produce section. His understanding is
that this store will have a small produce section. They have increased the healthiness of the food they
offer because of the pushback they have received in the past.

Mr. Sweger mentioned the gateways into communities, and he was concerned about the aesthetics
and asked if the company would be open to different types of development in terms of aesthetic as far as
improved architecture and materials. Mr. George stated that he thinks that is something they could go
back and propose to them. He stated that they looked heavily at the County’s requirements especially in
terms of buffering and fencing requirements as well as landscape buffering. Mr. Sweger asked if the
company would be open to adding a turn lane as part of this project. Mr. George stated that he didn’t
think it would be feasible. They have talked with KYTC and they indicated that they did not need to do a
traffic study and in his experience with them they aren’t usually open to things unless there is a traffic
study behind it that supports what needs to be done.

Mr. Luscher asked if approved would they be opposed to having the requirement of a
development plan come back to the Commission with a more flushed out visible aesthetic. Mr. George
replied that they would not be opposed to that.

Ms. Smith stated that there was a traffic impact study done in October of 2023, she entered that
into the record.

Ms. Goderwis mentioned that she heard several commissioners mention aesthetic requirements.
She stated that is not something this body has the authority to place on this project. You can have them
come back with a development but the code does not have any design requirements for material or
anything of that sort. Development plans have to be ministerial and based on the zoning regulations and
that would not give the Commission the authority to require a certain material or aesthetic style.

Mr. Luscher made a motion to close the public and a summary be prepared. The motion was
seconded Mr. Sweger and passed unanimously.
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