
ON MONDAY, APRIL 3, 2017, THE BOARD OF ADJUSTMENT HELD A MEETING IN THE 2
ND

 FLOOR 

COURTROOM OF THE WOODFORD COUNTY COURTHOUSE AT 6:30 P.M. 

Chairman Turney called the meeting to order. 

Members Present:  David Prewitt, Frank Stark, Al Schooler, Tim Turney, Fred Powers 

Pledge of Allegiance 

Minutes:  February 6, 2017 – A motion was made by Mr. Schooler, as seconded by Mr. Prewitt to 

approve the minutes as submitted.  Motion passed with five (5) aye votes. 

Application #04-04-2017 – Conditional Use Permit – Stephen and Joy Hadden – 214 S. Winter Street – R-

1B District – Article VII, Section 706.4, 705.4(H), 507 and Definition #212 - Owners are seeking a 

Conditional Use Permit in order to operate a 5 bedroom Bed & Breakfast/Inn. 

 

Chairman Turney noted that there was an amendment to the application and the owners are now 

seeking a three bedroom Bed & Breakfast/Inn. 

 

Chairman Turney declared the hearing open and called upon Mr. Isaac Hughes, Building Inspector for 

comments.  

Mr. Hughes noted that Stephen & Joy Hadden (Applicants) are requesting a Conditional Use Permit 

(CUP) to allow the operation of a 3 room Bed & Breakfast/Inn in their home. 

 

The subject structure is the primary residence and is currently zoned Residential R-1B backing up to a 

zoned area of R-1C. In 1978 it was placed on the National Register of Historic Places Inventory. The 

property is located on the eastern side of S. Winter Street, a block from downtown Midway. There are 

no previous Board of Adjustment cases involving this property.  

 

The principal use of the property is the Applicant’s home. The B&B/Inn will be an accessory use and will 

be limited to the existing house providing up to 3 guest rooms (suites).  Therefore a total of 3 guest 

accommodations are being requested with this application. No events will be offered or held in 

conjunction with this CUP request. 

 

The ordinance for a Bed & Breakfast/Inns is allowed in the R-1C zone as a conditional use (Article VII 

Section 706.4 via 705.4 H which refers to Article V, Section 507). 

 

Mr. Hughes noted that the applicant’s property appears to be of sufficient size to accommodate the 

proposed use.  The Site Plan shows that there is adequate space to accommodate required off-street 

parking for 3 rooms. The request for the CUP appears to meet all of the necessary criteria listed above 

and within the associated Ordinances.   Article II #212 Defines a Bed and Breakfast/Inn Establishment as: 

 

An establishment in a dwelling or structure located on land which is occupied and operated by 

the owner, lessee or owner’s agent, that supplies temporary accommodations to overnight 

guests for a fee.  
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The Public notices were mailed to adjacent property owners in accordance with KRS 100.237(6) and a 

Public Notice was published in The Woodford Sun on March 23, 2017.  

 

The applicant’s property appears to be of sufficient size to accommodate the proposed use.  The Site 

Plan shows that there is adequate space to accommodate required off-street parking for 3 rooms. The 

request for the CUP appears to meet all of the necessary criteria listed above and within the associated 

Ordinances.  

 

Mr. Hughes noted the following conditions for the permit if the Board approves the application: 

 

1.  This property is subject to all requirements of the Versailles-Midway-Woodford  

  County Zoning Ordinance. 

 2. The Applicants shall comply with all other federal, state and local regulatory entities  

  and shall provide copies to the Planning Commission office of any and all permits  

  issued on behalf of the Applicant as a result of the approval of the CUP. 

 3. The Applicants shall obtain all necessary permits from the Versailles-Midway-  

  Woodford County Building Inspector and the Woodford County Health Department  

  prior to operation of the B&B/Inn. 

 4. The Conditional Use Permit shall become null and void upon the sale or transfer of  

  the property. 

 5. The Applicants shall return to the Board prior to ANY changes to the approved   

  conditions. 

 6. The Applicants will operate no more than three (3) rooms located within the main  

  house. 

7. B&B/Inn Conditions A-R –Section 507 will all be met and 7a and 7b as described with 

the application. 

 

Mr. Stark suggested adding as condition #8 that no events will be held in conjunction with the 

Conditional Use Permit. 

Steve Hadden was present and noted that he was the owner of 214 S. Winter Street and were 

considering additional income for retirement years.  Mr. Hadden noted that he felt housing was needed 

for festivals and special events around town and noted that a person down the road has an Air B&B and 

in conversation with the Mayor, he indicated that most of his business would come for Keeneland and in 

fact it is for Woodford Reserve.  Mr. Hadden noted that they didn’t want to do anything to be 

detrimental to Midway or to the neighborhood. 

Hank Graddy, Attorney representative for Elizabeth Lehman Feagin distributed some materials(Exhibit 

A).  Mr. Graddy noted that he was in agreement with Mr. Hadden when he said that everyone loves 

Midway.  He was also a Midway resident and lives on Mill Road Place which means that he gets to work 

going down Stephens Street and tries to turn safely onto South Winter Street.  Mr. Graddy noted that 

was one reason that adding more visitors to exit onto South Winter in the stretch between Stephens 

and Higgins is aggravating an existing traffic safety problem.  The Board of Adjustment should consider 
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or approve anything that might relieve an existing well known traffic safety problem.  Mr. Graddy urged 

the Board not to do anything that knowingly brings strangers into Midway to try and navigate in and out 

of the driveway that is the entrance to 214 S. Winter Street.  Mr. Graddy noted that the second 

photograph in the staff report shows two driveways with a narrow strip of grass in between belongs to 

his client.  There is no buffer between their properties.  Ms. Feagin was present and Mr. Graddy noted 

that she would like to ask the Board to oppose the application as submitted by Stephen and Joy Hadden 

for a conditional use permit to authorize the operation of a bed and breakfast at 214 South Winter 

Street.  Mr. Graddy noted that the application was amended today and before today the application was 

for five guests.  Apparently overnight, the Haddens made the decision to reduce that to three.  

Unfortunately, the amendment does not cure the problems with the application to put a commercial 

activity in the middle of an historic Residential portion of Midway.  Reducing it from five to three does 

not cure the traffic safety issue and they believe it does not cure the parking issue or the integrity of the 

residential district issue.  They asked the Board to deny the application based on those three reasons 

and are summarized at the bottom of page one.  1.  It is a proposed commercial intrusion into an 

important and vibrant Residential area.  2. The proposed Bed and Breakfast will add commercial visitors 

who will have to ingress and egress from a narrow driveway onto S. Winter Street in an area that is 

currently experiencing serious traffic and safety problems.  3.  The existing facility lacks adequate 

parking and access and buffering to meet Woodford County Zoning Ordinance and they believe that it 

lacks adequate space/pavement to prevent guests to this facility from trespassing on Ms. Feagin’s 

property.  

Mr. Graddy noted that this portion of Midway, the block bounded by South Winter Street, East Higgins 

Street, South Gratz Street and East Stephens Street is zoned for Residential use and is used for 

Residential use with few exceptions.  It is an area that has maintained its integrity as a Residential area.  

People are investing in it as Residential and they want to keep it as Residential.  This is not a proposal 

that is located on Main Street in Midway nor is it a proposal that is located on the edge of Midway 

across from an open field, next to the Library and pretty close to the Midway Apartments and the 

Midway Bakery.  This is a different part of Midway, this is the heart of Midway’s residential area.  It is an 

area where the people that live there want to maintain the residential character of the area. 

Mr. Graddy noted that if commercial activity is allowed in the residential area, the consequence is that 

one couple makes money but everybody around them loses privacy and security.  Everybody’s whose 

yard that backs up to this property will get drainage from the existing property and if a parking area 

must be expanded to handle three, plus their current vehicles; and they believe that what is there is not 

adequate, then the existing storm water problem can re-aggravate and that is in the future.  The 

problem right now is what happens if strangers are visiting each property that is around the subject 

property.  Right now they know who their neighbor is and that gives privacy and security.  Putting a Bed 

& Breakfast this close to everybody else’s property adds a degree of loss of privacy and security.  This 

application is to operate 365 days a year and the neighbors have no control over.  This is a residential 

block and Mr. Graddy asked the Board to understand that a Conditional Use is to be seen as a use that 

can be allowed and meet a need but will not impair the integrity of the zone where it is supposed to be 

located or the adjoining zones.   Mr. Graddy asked that the Board find that it would impair the integrity 

of this residential, historic, vibrant and stable portion of Midway.   
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Mr. Graddy addressed traffic safety.  Mr. Graddy noted that recently as last November/December there 

was a serious traffic accident in front of the Hadden and Lehman properties.  A car came over the hill to 

fast and rear ended another car that had stopped or slowed.  Mr. Graddy noted that Sharon Turner will 

testify about three wrecks that she is familiar with over the past year that occurred at the intersection of 

Higgins Street and South Winter.  When the Trontz’ owned the property at 230 South Winter, Mr. 

Graddy noted that he and his wife visited them and remembered the horror of trying to back out onto 

South Winter.  That same dangerous traffic is present for 214 and 220 South Winter.  Mr. Graddy noted 

that there may be an addition of traffic lights in the future or the re-routing of US62 so that a reduced 

number of trucks are coming through Midway.  But right now it is an unsolved problem.  The Board of 

Adjustment should not approve any application to add more traffic to this area, in particular where 

those drivers are strangers who are not familiar with this area. 

Mr. Graddy referred to the last photo attached to the staff report and noted that they do not believe 

that it is adequate documentation of off street parking for the Hadden’s three vehicles plus the three 

they are required to have in order to comply with the Zoning Ordinance parking requirements and they 

didn’t see that documentation in the file, only a photograph that does not look like it complies with the 

Ordinance requirements.  Mr. Graddy asked the Board to deny the application or postpone the 

application in order to allow adequate documentation of what is already paved and useable for both off 

street parking and turning around and then using the driveway that can be done safely.  These three 

reasons are why they asked the Board to turn down the application.  Mr. Graddy submitted a letter to 

the Board that sets out the law of Conditional Uses and contains additional concern if the applicant is in 

compliance with the local ordinance.  Mr. Graddy noted the B&B at 424 South Winter and noted that 

the Haddens are on Air BnB promoting their rooms as the “Redbud Inn” and it is available to rent.  This 

raises the question about AirBnB’s and are they adequately regulated in Woodford County by the 

Planning Commission, Board of Adjustment, Fiscal Court and the City Council’s.  They believe that there 

are other BnB’s in Midway that are unpermitted by the Board and Mr. Graddy is concerned that this 

applicant did not wait to get approval by the Board before beginning their business.  Mr. Graddy noted 

that he has nothing against a Bed and Breakfast and he and his family hope to open one up on their 

family farm.  Mr. Graddy spoke of a case in Lexington that he helped with that was denied in an affluent 

area because it was considered an intrusion.  Mr. Graddy distributed findings. 

Mr. Hadden noted that he agreed with the traffic concern but it is largely related to speed.  Mr. Hadden 

explained that due to his computer skills he didn’t know that his rooms would show up so quickly on the 

site.  They did not change from five to three rooms overnight.  They realized they could not 

accommodate five parking spaces and they cut it down to three.  Mr. Hadden noted that Midway 

welcomes strangers because they invite 1500 runners from across the country and people want to come 

to Midway.  They promote the businesses on Midway and would not do something that would hurt the 

neighborhood.  Mrs. Hadden noted that they will not put a sign on the premises and have not taken any 

reservations as of this date.  Mrs. Hadden noted that they know they need a permit first and then will 

comply.  Mrs. Hadden noted that this would be for extra income and would not be 365 days a year; they 

want to do nine months and not every night. 
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Jo Blease of 230 South Winter Street spoke in opposition to the application.  Ms. Blease noted that she is 

opposed to the intrusion of a commercial property into a neighborhood.  Ms. Blease noted that the 

block that she lives on and the one that the Haddens live on have mainly iconic homes on them.  Ms. 

Blease noted that the people that the Haddens are having to their home now are people that they 

know, but once you go up on AirBnB, it’s whoever makes the reservation.  They’re not vetting those 

people for who they are and why they are there.  There are areas of town that are suitable for B&B’s but 

not the heart of Midway.  Ms. Blease asked the Board to deny the request.   

Sharon Turner of 113 East Higgins Street which backs up to the Hadden property and noted that the 

integrity and privacy is a huge concern.  The traffic is a concern and Ms. Turner noted that there had 

been four major incidents in that block.  Ms. Turner distributed photos (Exhibit B) to show some flooding 

and was concerned that if more parking is added then it would cause additional flooding.  She was 

concerned with privacy and being able to enjoy the deck that she put on.  Ms. Turner asked the Board to 

maintain the integrity of the residential as well and once it is opened up the property values will change. 

Mike Hagan of 123 East Higgins Street and which also backs up to the Haddens property, noted that the 

Haddens are great neighbors and this is no reflection on them or the type of people they are.  Mr. Hagan 

distributed photos (Exhibit C) of his backyard looking into the Haddens backyard and is concerned about 

flooding.  Mr. Hagan noted that if they add more surface area then that will change runoff and will 

create more water damage.  Mr. Hagan noted that he was also concerned with the traffic and the speed.  

Mr. Hagan noted that he likes the small motif but doesn’t want to turn into the Cracker Barrel motif.  

Mr. Hagan noted that there is an area downtown that is zoned business/commercial and Leestown Road 

and there are other rooms that are rented out.  Mr. Hagan noted that his major concern is the drainage 

coming onto his property.  Mr. Hagan asked if he would be notified if the Haddens came back and asked 

for five rooms.  Chairman Turney noted that letters would be sent out and another hearing would be 

held. 

Loretta Wethington of 119 East Higgins Street indicated her main concern was the flooding and noted 

that with any significant rain it builds up in her backyard.  Ms. Wethington distributed photos (Exhibit D) 

and noted that she has lived there for 33 years and have had flooding issues for quite some time.  She 

was concerned about safety for her grandchildren with people coming in and out of the neighborhood. 

Mr. Graddy noted that he had no further comment. 

Mr. Hadden noted that they have no intention to change any of the parking. 

Mr. Schooler asked Mr. Hadden if he was still ministering.  Mr. Hadden noted that he was. 

Chairman Turney closed the hearing and called for a motion to approve or deny the CUP. 

Mr. Schooler made a motion, as seconded by Mr. Powers to deny the Application #04-04-2017 – 

Conditional Use Permit – Stephen and Joy Hadden – 214 S. Winter Street – R-1B District – Article VII, 

Section 706.4, 705.4(H), 507 and Definition #212 - Owners are seeking a Conditional Use Permit in 

order to operate a 3 bedroom Bed & Breakfast/Inn, due to operating a business in a residential area 

would intrude upon the integrity of the neighborhood.  Motion carried with four (4) aye votes 

(Schooler, Powers, Prewitt, Turney) and one (1) nay (Stark). 
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Application #04-005-2017 – Dimensional Variance Permit – Anderson Wooldridge, LLC – Wooldridge 

Garden Phase II  – R-4/PUD District – New Urban Code, Chapters IV and V – Owner/Applicant is seeking 

the following variances:  A. 2’ variance in depth of front porch from 8’ to 6’;  B.  Variance to build 

porches that are less than 16’ wide (but never less than 5.5’) on no more than 30% of the homes;  C. 

Variance of 6” from 18” to 12” height above sidewalk elevation;  D. Variance of 3” from 24” to 21” 

windows to be closer to major building corner. 

 

Pattie Wilson, Planning Director noted that the applicants are Anderson Wooldridge LLC and stated that 

they are seeking three variances.  After some research item “B” is no longer requested and they will 

address it.  Mrs. Wilson noted that the property was changed in May 2006 from Agricultural and 

Conservation Zoning to an R-1C/PUD and the important thing to note is that the New Urban Code (NUC) 

which were design standards and building placement standards were tied as a condition to the rezoning 

of the property. The property has developed in three separate phases and the one before the Board 

now is the Anderson Wooldridge section that consists of 80 single family detached residential lots.  The 

Board of Education purchased 61.23 acres out of the middle of this area which changes the character of 

the area.  Mrs. Wilson noted that the bank got the property back and it was sold in 2015.  In 2016, Mr. 

Anderson acquired 5.5 acres contiguous to the 80 lots and in order to accommodate a high density 

residential component to that neighborhood, they rezoned it from R-1C/PUD to R-4/PUD; that was 

recommended by the Planning Commission and approved by the City Council this past winter. 

 

There have been previous reviews have been approved by the Board of Architectural Review with regard 

to architectural interpretations of the NUC in 2008. In 2010 the NUC was amended by the Planning 

Commission and Versailles City Council to address numerous details including the distance of windows 

to corners, etc.  The New Urban Code for Woodford County, City of Versailles and the City of Midway 

was implemented in January 2002 as guidance for future development of the county, its cities and 

communities. 

 

Mrs. Wilson noted that the three variances are dimensional and after speaking with the Commission’s 

legal counsel, Tim Butler, he suggested that this would be the more appropriate way to look at the 

variances because they are not changing the guidelines, they are varying distances or setbacks. 

 

Jon Strom, the attorney for Mr. Anderson, provided extensive responses to the four criteria which were 

attached to the application. 

 

Mrs. Wilson noted that all the public notices were satisfied and it appeared that the variances met the 

four criteria that KRS 100 set forth.  Variances run with the land and Mrs. Wilson noted that the request 

was for only 80 lots in the section currently before the Board and not the other two phases elsewhere.  

Any future structures would comply with the NUC and would be required to get permits on the homes. 

 

Jon Strom, representative for the applicants, Harmony Homes, Anderson Wooldridge, LLC, Anderson 

Wooldridge 2, LLC and JMS Real Estate, LLC.  Mr. Storm recognized the following people in attendance: 
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Dennis Anderson, President of Anderson Communities, who has overseen the development of this 

project and Richard Murphy of Murphy and Clendenen who has advised on the project.  

 

Mr. Strom, using a power point presentation, explained that for nearly a decade, Mr. Anderson and the 

applicants have been involved in the development and creation of Wooldridge Gardens, a unique and 

popular planned community featuring 80 craftsman style homes.  Since they came into the picture in 

2008, the Applicants have worked closely with the Planning staff and the division of building inspection 

to create a community designed to embody the intent of the architectural standards of the New Urban 

Code.  Throughout this process, the Applicants have submitted their building plans to Planning Staff and 

Building Inspection and the plans have been approved with the good faith belief they met all of the 

guidelines.  To date Building Inspection has approved 57 Building Permits and 51 homes have received 

certificates of occupancy.  Meaning over 70% of the homes have already been approved and built or are 

under construction.  This well designed, planned community has attracted and retained many long-term 

residents who have made the neighborhood their home for years on end.  Residents who have invested 

in this neighborhood and deserve to see it completed in a cohesive manner.    It was recently brought to 

their attention that due to a mutual oversight, that certain features and design elements used on 

building plans throughout the neighborhood may not have been in strict compliance with the code.  The 

New Urban Code contains dozens if not hundreds of complex requirements that must be met.  They are 

only seeking small variances from three of those provisions in order to protect and maintain the 

essential character of this well designed and popular neighborhood.   A 2’ variance on the depth of front 

porches; a 6” variance on the height of the front porch in relation to the sidewalk; and a 3” variance 

from the requirement that windows be at least 24” from major building corners.  Mr. Strom noted that 

their initial application requested four variances; however they were able to work with the staff to 

determine that the variance relating to porch width would not be necessary.  As always, they appreciate 

the staff’s hard work and diligence in these matters and look forward to continuing to develop this 

wonderful neighborhood.   

Requiring the Applicants to change the plans used throughout the project mid-stream would noticeably 

change the essential character of the neighborhood.  The applicant has carefully cultivated a craftsman 

style neighborhood that emphasizes architectural features common to small farming communities, as 

the Code intends. While using a only a handful of building plans and elevations, the applicant has been 

able to create a varied street scape with homes that all speak the same architectural language.  Mr. 

Strom noted should the applicant be required to strictly comply with the three sections of the Code at 

issue today, it would result in a dramatic and highly visible disconnect between the homes shown in the 

photos versus the homes constructed after tonight.  This is because the changes discussed tonight 

would have larger ramifications on the building plans.  For Example, if the applicant is required to add 

two feet to the existing porch design, it would change the entire elevation of the home.  As seen on the 

power point presentation , the two feet of depth means that the porch roof would have to extend an 

additional two feet as well. The green line showed where the roof currently joins the house directly 

below the egress windows.  The red lines and shaded area showed that, due to the required 4/12 pitch, 

the new roofline on the 8’ deep porch would extend further up the face of the building and into the 

egress windows on this design.  Adding the additional depth to the porch would require an entire 

redesign of each home, which, depending on the plan, could include a new roof plan, new truss design, a 
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new window plan and/or a new elevation.  These new plans would completely change the streetscape 

and character of the neighborhood by creating a visible difference in the last 23 houses without adding 

any utility or benefit.  The drafters of the code made it clear that they wanted porches that were more 

than “mere decoration” and would actually be useable for the residents.  It was important that residents 

could participate in the life of the street while maintaining “eyes on the neighborhood” for safety.  Both 

of these goals have been met with the existing porch design.  Drive through Wooldridge on a nice 

evening or weekend and you’ll see kids playing outside, neighbors talking from their porches and 

families taking in their neighborhood.  You can see from these photos that nearly every porch has 

furniture on it and other signs of life.  In fact, Mr. Strom noted that the porches are successfully keeping 

“eyes on the street.”  While taking the pictures a couple of weeks ago he was stopped by two different 

residents, who were using their porches and wanted to know who he was and why he was taking 

pictures.  These residents care about their neighborhood and have chosen to live here, in part, for 

features like the existing porches.  Their porches meet the intent of the regulations and adding two feet 

of depth will not make them any more useful.  The same can be said for the other variances we are 

requesting:  Requiring that all homes have a porch height of 18” or more, regardless of the grading or 

layout of the home site could result in a streetscape with a drastically varying roofline as some homes 

could be significantly higher and others significantly lower than their neighbors. 

While it is likely that many of the remaining homes will fit this guideline, it is important to have flexibility 

to deal with difficult home sites or grading.  The window spacing presents a similar issue as a new 

window plan and framing adjustments would be needed to move the windows further from the edges of 

the home.  Once again, moving the location of windows would change the appearance of homes that 

are already approved in the neighborhood in a manner that would likely be readily discernable.  In 

summary, requiring the Applicant to make these changes to its building plans when the neighborhood is 

nearly complete would have a negative impact on the essential character of Wooldridge Gardens and 

impose an unnecessary hardship on the applicant.  The applicants did not intentionally attempt to 

circumvent or violate the regulations.  Instead, they worked very closely with the staff for many years to 

design and build a cohesive, well-designed and popular neighborhood that meets the intent of the New 

Urban Code and has attracted long term residents to Versailles.  The parties made an honest mistake in 

that they inadvertently overlooked three guidelines.  Please remember that these variances would be 

limited to a single distinct neighborhood which is nearly complete, effectively applying to only 23 unbuilt 

homes.  Requiring the applicant to change their designs for the final 23 homes will not add any usability 

or utility to the homes but will distinctly change the streetscape and character of the neighborhood.   

As such, they respectfully requested that the Board of Adjustment approve these three variance 

requests so that they can properly finish developing Wooldridge Gardens in the same style and using the 

same plans that have already been approved for over 70% of the neighborhood.  

With there being no other public comments, Chairman Turney asked if the Board members had any 

questions for the applicant.  Hearing none, Chairman Turney closed the public hearing and asked for a 

motion to approve or deny the request for a dimensional variance. 

Mr. Stark made a motion, as seconded by Mr. Prewitt to approve Application #04-005-2017 – 

Dimensional Variance Permit – Anderson Wooldridge, LLC – Wooldridge Garden Phase II  – R-4/PUD 
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District – New Urban Code, Chapters IV and V – Owner/Applicant is seeking the following variances:  

A. 2’ variance in depth of front porch from 8’ to 6’;  B.  Variance to build porches that are less than 16’ 

wide (but never less than 5.5’) on no more than 30% of the homes;  C. Variance of 6” from 18” to 12” 

height above sidewalk elevation;  D. Variance of 3” from 24” to 21” windows to be closer to major 

building corner; excluding item “B” with criterion provided with the application.  Motion carried with 

five (5) aye votes. 

 

Mr. Stark made a motion, as seconded by Chairman Turney to adjourn at 7:42 p.m.  Motion carried 

with five (5) aye votes. 

 

 

        _______________________________ 

        Chairman Tim Turney 

 

        TT/ko 


