
 
 PO Box 596 ⎹  Winchester, KY 40392 

  

 
In re: the Comprehensive Plan Process      January 4th, 2023 

 

 

To the Clark County Fiscal Court & Winchester Board of Commissioners, 

 

I write to you on behalf of Clark Coalition, and as the chairman of the previous Comprehensive Plan 

Advisory Committee (2018), to express our serious concerns with the Comprehensive Plan process that is 

now taking place.  

 

Clark Coalition is a nonprofit, land-use advocacy organization. Our mission is to advance smart growth, 

sustainable economic development and government transparency in Winchester-Clark County. Our vision 

is to build a thriving community rooted in the heart of our iconic and dynamic Bluegrass landscape.  

 

Since our founding in June 2020, Clark Coalition has advocated for policies that preserve and enhance 

Winchester-Clark County’s defining features – our world-class farmland, our historic downtown, our 

strong neighborhoods – and which will result in the creation of excellent jobs, economic development 

opportunities and quality of life amenities for Clark County’s citizens.  

 

Through our research and education initiatives, Clark Coalition has worked to advance civic discussions 

on land-use, foster citizen engagement and inform decision-makers. 

 

In our December 2020 Position Statement, we wrote: 

 

“The Comprehensive Plan process is the appropriate legal forum to consider 

complex changes to our community’s land-use policy, because of its statutory 

standing and intentional due diligence and extensive planning and public input 

processes. 

 

We stand firmly by that statement. However, over the past several weeks the Comprehensive Plan process 

has been conducted in such a way that major changes are being made without review of due diligence, 

without consideration of public input and without the involvement and oversight of the committee tasked 

with guiding the Comprehensive Plan.

 

At the December 12th meeting of the Comprehensive Plan Advisory Committee, consultant Amy 

Williams and Planning Director Robert Jeffries proposed unprecedented changes to our Future Land Use 

Map.  

 

One of their proposals would convert 2,000 acres of agricultural land, along the US-60 corridor to the 

Fayette County line, to Planned Development. This major change has been proposed without examining 

the financial impacts to Clark County taxpayers, the cost of providing services to the area, the cost and 

capacity constraints of sanitary sewer infrastructure, or Clark County’s existing inventory of developable 

land.  



 
 

It is worth noting that Clark County currently has more than 14,000 acres of underutilized and vacant land 

inside our urban planning boundary1 – much of it already designated for Planned Development. 

  

Williams and Jeffries also revealed their intention to allow industrial-scale solar facilities in our 

Agricultural Zone in spite of the overwhelming public opposition to these proposals, and in contravention 

of the Findings of Fact as established by the Winchester-Clark County Planning Commission and as 

unanimously adopted by the Fiscal Court.  

 

Notably, both of these proposals – suburban sprawl and industrial solar – represent significant deviations 

from Winchester-Clark County’s longstanding land-use policy. Their impacts – on our landscape, on our 

tax base, on our ability to provide community services to our citizens, and on our quality of life – would 

be felt for generations. Their costs would be borne by Clark County taxpayers for decades to come.  

 

As such, it is critical that these proposals are examined thoroughly and transparently, with the best 

possible information, and that they are ultimately determined in a manner that reflects the will of Clark 

County’s citizens.  

 

Unfortunately, that is not taking place.  

 

The Comprehensive Plan Advisory Committee – a diverse group of 18 local citizens appointed by the 

Mayor and County Judge Executive to guide the Comprehensive Planning process – has effectively been 

shut out of its oversight role.  

 

Important decisions – including the crafting of an online survey, and the locations and groups selected for 

public input sessions – have been made without the oversight of the Advisory Committee. Instead, these 

decisions were made unilaterally by the Planning Director.   

 

Among the many concerns that have been raised: 

 

- The wording of the survey is vague and confusing. 

For example, a response indicating dissatisfaction with a particular land-use type does not discern 

whether there is too little or too much of that type.  

 

- The survey is not secure. 

It can be taken multiple times, and its format does not ensure that respondents are from 

Winchester-Clark County. 

 

- The survey is biased in favor of industrial solar.  

The single question on solar – “What areas of Clark County are best suited for solar projects?” – 

assumes a pre-determined outcome: that we will have industrial solar in our community.  

 

- The survey has been changed multiple times since its initial release.  

This calls into question the validity of the results. 

 

                                                           
1 Harvey, S. (2022). Winchester-Clark County Growth Study. Lord Aeck Sargent. 

https://drive.google.com/file/d/1vrPr9cWd1tMvZoIiKzX83LqoDAnUPPLJ/view 

https://drive.google.com/file/d/1vrPr9cWd1tMvZoIiKzX83LqoDAnUPPLJ/view


 
 

- The public input sessions were not advertised in advance.  

Rather than an open call to the public, special interest groups were handpicked for input without 

the knowledge of the Advisory Committee.  

 

- The amount of public input received has been very low. 

According to the consultant, only 200 responses have been received. This is less than one-fourth 

of the responses received in the 2018 Comprehensive Plan. As a committee member pointed out, 

200 responses represents one-half of one percent of the local population. 

 

- The content of the public input has not been shared with the Advisory Committee. 

Alarmingly, the Advisory Committee was asked to consider major changes to the Comprehensive 

Plan without being presented any of the results of the public input sessions or survey.  

 

- Two of the three scheduled meetings of the Advisory Committee have already taken place.  

The first meeting was little more than a review of the project outline, and the Goals & Objectives 

from the 2018 Comprehensive Plan– with little substantive discussion of new issues or updated 

conditions having taken place at either meeting.  

 

 

It should be noted that funding for the Comprehensive Plan update was not a constraint in the selection of 

a consultant or the proposed scope of the project. Both the Fiscal Court and City Commission indicated 

their preference for a thorough and transparent update – rather than a limited one. During the Fiscal 

Court’s discussion of funding the 2023 Comprehensive Plan update, one magistrate remarked:  

 

“I’m not worried about the cost. This is an important process. Let’s make sure it’s done 

right.”  

 

Regrettably, this Comprehensive Plan update is not being done right. In both process and substance, the 

Comprehensive Plan update is failing the citizens of our community.  

 

The process – which has failed to consider relevant research or public input, and which has sidestepped 

the Advisory Committee – is fundamentally flawed.   

 

Furthermore, the substance of the proposed changes contradicts our community’s long-standing growth 

plan.  

 

It is critical that this process be taken back from the narrow interests which have, so far, dominated its 

proceedings. Transparency and citizen engagement must be re-established at the core of our community’s 

efforts to update the Comprehensive Plan.  

 

In that spirit, we submit the following comments and recommendations for the consideration of the 

Advisory Committee and the local legislative bodies.  

 

 

 

 

 



 
 

Solar 

In a brief discussion of solar during the December 12th Advisory Committee meeting, the consultant Ms. 

Williams stated: “We need to find a home for everything” and admonished that we can’t be “exclusionary 

in our zoning.” 

 

We object to this statement.    

 

First, her comment incorrectly conflates the term ‘exclusionary zoning’ – which historically refers to the 

exclusion of racial and ethnic minorities from particular neighborhoods – with a much different 

application to zoning and land-use policy.  

 

That she would apply this term to a situation in which a commercial interest from outside of our 

community has sought to change our zoning ordinance over the sustained objections of our citizens is 

inappropriate.  

 

By contrast, the courts have regularly upheld the right of communities to choose land-use policies that 

align with their development goals. This fundamental principle of planning and zoning was established by 

the United States Supreme Court in its landmark decision, Village of Euclid, OH vs. Ambler Realty Co. 

(1926). 

 

Second, Ms. Williams’ comments fail to recognize the extensive public input given on the issue of 

industrial solar by the citizens of Winchester-Clark County over the last two and a half years.   

 

We would draw her attention to the following: 

 

- The May 2021 Public Hearing  

Over 300 people attended what was likely the largest public hearing in our community’s history. 

Over 90% of the local citizens who gave testimony spoke in opposition to the proposed solar 

developments.  

 

- The Findings of Fact and Justifications in Recommendation of Denial of the two solar 

ordinances 

After the public hearing and consideration of the evidence, the Planning Commission produced a 

Findings of Fact which it adopted and then forwarded to the Fiscal Court with its 

recommendation to deny both solar ordinances then under consideration – the first, written by the 

solar developers, and the second, produced by the Planning Commission, based on the KY 

Resources Council’s “Model Solar Zoning Ordinance” 

 

- The Change.org Petition  

The petition calling for no industrial solar in Clark County’s Agricultural Zone has over 3,100 

signatures.  

 

- The Matrix Group Community Survey 

In contrast to the much-criticized online survey, the community has access to a more robust and 

secure evaluation of public sentiment. The Matrix Group survey – which gave every household 

an equal opportunity to participate – has engaged 6 times as many local citizens as the current 

outreach efforts of this Comprehensive Plan update. 



 
 

In the spring of 2021, Clark Coalition commissioned an independent market research firm, The Matrix 

Group, to conduct a community survey to gauge public opinion on various types of solar applications, as 

well as other priorities related to land-use in our community.  

 

The Matrix Group survey was sent to all residential households and PO Box-holders in Winchester-Clark 

County, 15,760 in total, and included security features to ensure the accuracy and validity of the results. 

The results were presented to the Clark County Fiscal Court by the CEO of The Matrix Group, Martha 

deReamer, in June 2021.  

 

The Matrix Group survey reveals that Clark Countians broadly approve of residential and rooftop solar 

arrays. 

 

However, on the central question – Do you favor or oppose allowing industrial-scale solar facilities in 

Clark County’s agricultural zone? – the results are unmistakable.2  

 

Only 25.2% of respondents indicated they favor such solar developments, while more than twice as many 

(61.2%) opposed, and 13.6% responded “Don’t’ Know.” Furthermore, only 7.2% of respondents favor 

locating solar energy systems in agricultural areas with prime soils – as the proposed solar developments 

would do. 

 

This result further validates the May 2021 Public Hearing – in which 94% of local residents who gave 

public testimony stood in opposition to industrial solar in Clark County’s Agricultural Zone.  

 

We assert that it is for the people of Clark County – not Ms. Williams – to answer this fundamental 

question of whether we will allow industrial-scale solar development in our Agricultural Zone.  

 

US-60 Corridor 

The proposal to convert the western-most part of Clark County to Planned Development is a radical 

departure from the community’s long-established growth plan. This warrants a much more extensive 

examination and community discussion than has taken place. 

 

The arguments offered in favor of this proposed change – that US-60 will eventually be widened to four 

lanes and that sanitary sewer is being developed nearby – are not compelling, nor are they sufficient on 

their own to justify this drastic change. 

 

The future widening of US-60 by the KY Transportation Cabinet does not dictate what type of land-uses 

are appropriate for the surrounding areas. For example, both Paris Pike (US-68) and Nicholasville Road 

(US-27) are four-lane highways into Fayette County– yet the land-use patterns that those respective 

communities have chosen are vastly different.   

 

The stated purpose of extending sanitary sewer to western Clark County was to relieve aging sewer 

package plants at Yorktown and Treehaven and to provide (partial) service to a tract that is already 

designated for Planned Development in the current version of the Future Land Use Map.  

                                                           
2 deReamer, M. (2021). Clark County Community Survey. The Matrix Group. 

https://assets.website-

files.com/600f9bfb44a08a3d4fc751cd/60dde9051542661e184ab247_Clark%20Coalition%20Executive%20Summar

y%20Version%205.pdf 

https://assets.website-files.com/600f9bfb44a08a3d4fc751cd/60dde9051542661e184ab247_Clark%20Coalition%20Executive%20Summary%20Version%205.pdf
https://assets.website-files.com/600f9bfb44a08a3d4fc751cd/60dde9051542661e184ab247_Clark%20Coalition%20Executive%20Summary%20Version%205.pdf
https://assets.website-files.com/600f9bfb44a08a3d4fc751cd/60dde9051542661e184ab247_Clark%20Coalition%20Executive%20Summary%20Version%205.pdf


 
 

However, as one member of the Sanitation District has stated “the new sanitary sewer line will not even 

have the capacity to service all of the existing land designated for Planned Development” much less the 

proposed 2,000 acre addition to the Fayette County line that Williams and Jeffries recently unveiled. 

 

One of the more concerning statements made in support of this unchecked residential expansion is that 

“we need more rooftops”.  

 

This statement is based on the false assumption that residential expansion will result in a net-positive 

fiscal impact for Clark County. However, the data shows otherwise: Residential development costs Clark 

County taxpayers significantly more than it generates in tax revenue.  

 

A 2022 Cost of Community Services Study conducted by the University of Kentucky reveals that for 

every $1 in tax revenue generated by residential development, Clark County taxpayers spend $1.28 

providing services.3 

 

While we recognize the need for more housing options in our community, particularly affordable housing, 

there is more than enough land inside our current planning boundary to satisfy this need.  

 

Instead of recklessly consuming more of our world-class farmland with suburban sprawl we should focus 

our land-use policy on creating jobs in Winchester-Clark County. This will result in real progress – 

including payroll tax revenue and economic development – for all of us.  

 

In pursuit of those objectives, we submit the following policy recommendations for the Comprehensive 

Plan:  

 

1.) Promote infill development to revitalize blighted, under-utilized and vacant properties where 

infrastructure already exists. 

 

2.) Prioritize new infrastructure investment along the long-delayed Eastern Bypass to facilitate 

residential, commercial and industrial development.  

 

3.) Commission an economic development study to analyze Winchester-Clark County’s strengths 

and weaknesses in recruiting industrial & commercial prospects. Develop an appropriate strategy 

that defines the types of industries and businesses Winchester-Clark County seeks to attract, and 

secure an inventory of appropriately-zoned land that can be used to recruit such “pillar” 

industries. 

 

4.) Protect Clark County’s world-class farmland and signature agricultural industries by prohibiting 

industrial-scale solar development in the Agricultural Zone. 

 

                                                           
3 Balazs S. & A. Davis (2022). Clark County Cost of Community Services. Community & Economic Development 

Initiative of Kentucky, University of Kentucky College of Agriculture, Food & Environment. 

https://assets.website-

files.com/600f9bfb44a08a3d4fc751cd/633b8bf18193487354260360_Cost%20of%20Community%20Services%20S

tudy.pdf 

https://assets.website-files.com/600f9bfb44a08a3d4fc751cd/633b8bf18193487354260360_Cost%20of%20Community%20Services%20Study.pdf
https://assets.website-files.com/600f9bfb44a08a3d4fc751cd/633b8bf18193487354260360_Cost%20of%20Community%20Services%20Study.pdf
https://assets.website-files.com/600f9bfb44a08a3d4fc751cd/633b8bf18193487354260360_Cost%20of%20Community%20Services%20Study.pdf


 
 

The Comprehensive Plan is an important undertaking that sets stage for the types of economic 

development, job opportunities and quality of life amenities that our community will foster in the decades 

to come.  

 

It must be based on thorough analysis of research and data, and public input – not on the personal 

preferences of a consultant and a single staff member, or a narrow selection of special interests.  

 

We call on the Advisory Committee to assert control of the Comprehensive Plan process, and for the 

legislative bodies – the Clark County Fiscal Court and Winchester Board of Commissioners – to provide 

appropriate oversight. 

 

To that end, we strongly recommend the Advisory Committee establish its own schedule of meetings – 

independent of the consultant’s involvement and previously-planned schedule. 

 

This will allow the Advisory Committee to carry out its role in guiding the Comprehensive Plan update – 

and ensure that sufficient public input is taken, relevant research is considered, and adequate discussion of 

the issues takes place. 

 

Clark Coalition will continue to advocate for an open and transparent Comprehensive Plan update that 

puts Clark County’s citizens at the center of the process.  

 

 

Respectfully submitted, 

 

L. Edwin Gilkison 

Chairman, 

Clark Coalition 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachments:  

Findings of Facts and Justifications in Support of Recommendation of Denial 

Proposed Changes to Future Land Use Map (December 12, 2022)  



 
 

Findings of Facts and Justifications in Support of Recommendation of Denial 

 

This matter having been considered by the Winchester-Clark County Planning Commission regarding a 

proposed text amendment to include a model solar zoning ordinance for Winchester and Clark County 

and after a public hearing and work session the following findings of fact and justifications are adopted: 

 

1. After proper advertising and notice and with legal quorum present, the Winchester-Clark County 

Planning Commission did conduct a public hearing, as required by law, as well a public work 

session to further discuss the issue. 

2. At the public hearing, both the proponents and the opponents were represented by legal counsel 

and presented information and exhibits, all of which were introduced into the official record of 

these proceedings. 

3. At the public hearing, the general public was afforded an opportunity to address the Planning 

Commission, either personally or through legal representatives, either in favor or in opposition to 

the proposed ordinance(s).  

4. The public comments received by the Planning Commission reveal an overwhelming public 

opposition to large-scale, commercial solar facilities within the A-1 Agricultural Zone. 

5. The public comments further demonstrated that there is a substantial agricultural industry within 

Clark County supported in part by the unique soils conditions found here. The location of these 

facilities within the A-1 zone would create a substantial risk of injury to the agricultural 

businesses within Winchester and Clark County.  

6. The location of these facilities within the A-1 zone would also create a substantial risk that they 

would become nuisances for existing and future agricultural uses and could possibly negatively 

affect the public health and safety within our community. 

7. The proof offered [by the applicant(s)] revealed that the best and highest use for the agricultural-

zoned real property located within Clark County is not achieved by allowing large-scale 

commercial solar facilities therein.  

8. May cause decline in property values. 

 

 

In conclusion of law, that these findings of fact and justifications are hereby adopted in their entirety as 

further support of a motion recommending denial of the proposed text amendments as presented to and 

prepared by the Planning Commission.  

 

The decision of the Winchester-Clark County Planning Commission is to recommend that the Winchester 

City Commission and Clark County Fiscal Court deny the proposed text amendments, including the 

model solar zoning ordinance.  

  



 
 

Changes to the Future Land Use Map, as proposed by Williams & Jeffries, Dec. 12, 2022 

 

Existing       Proposed  

 

  


