
ZONE CHANGE STAFF REPORT 

 

DOCKET/CASE/APPLICATION NUMBER 

 
2018-49-Z-CO 

PROPERTY ADDRESS/LOCATION 

 
1000 North Hewitt Road  

PUBLIC HEARING DATE 

 
October 18, 2018 

PRE-APP DATE 

 
July 13, 2018 

APPLICANTS/PROPERTY OWNERS 

 
Bradley Harper & Lorie (Harper) Smith 

PVA PARCEL NUMBER 

 
075A-10-001 (portion) 

BRIEF SUMMARY OF REQUEST: The applicants are 
proposing to rezone 2.9752 +/- acres located at 1000 
North Hewitt Road from AG (Agriculture) to RR (Rural 
Residential), in order to subdivide the existing 
residence on a smaller lot, with the remaining portion 
to be added to an adjacent agricultural tract. 

 
   MAP SOURCE: http://warrenpc.org/beta/gis/ 

CURRENT ZONING 
 

AG 
 

CURRENT LAND USE 
 

Agriculture 

PROPOSED ZONING 
 

RR 
 

PROPOSED LAND USE 
 

Single Family 
Residential 

FUTURE LAND USE 
 

Agricultural 
 

FLUM AMENDMENT? 
 

☐ Yes        ☒ No 

SIZE OF PROPERTY 
 

2.9752 +/- Acres 
 

PROPOSED DENSITY 
 

0.33 du/ac 

OTHER INFORMATION 
 

☒ Development Plan Conditions 

☒ General Development Plan 

☐ Neighborhood Meeting  

☐ Traffic Impact Study (TIS)  

☐ Environmental Assessment  

☐ Public Comments 
 

 

PROPERTY HISTORY: The property 
has been zoned Agriculture (AG) 
since zoning was established in 
Warren County in 1972. 

COMPATIBILITY with COMPREHENSIVE PLAN: The property is designated 
Agricultural on the FLUM. Because the applicants are proposing to add 
the remainder of their property to an adjoining tract, thus enlarging an 
existing agricultural tract and keeping the number of lots the same, no 
FLUM amendment was required. The proposed RR zone may be 
appropriate if the Planning Commission determines that the proposed 
development is compatible with the area. 

COMPATIBILITY with the SURROUNDING DEVELOPMENT: The property is located in a rural area of Warren County near 
the Barren River. A site characteristics review indicates that there are adequate facilities and infrastructure 
available to support the proposed development, with the exception of adequate water flow. A very small 
portion of a large sinkhole is located on the southeast corner of the portion of the property proposed to be 
rezoned.  

 
POINTS TO CONSIDER:  
 

 The proposal is exempt from FLUM compliance. 
 

 The proposed development complies with a majority of the site characteristics review criteria. 
 

 The proposed General Development Plan complies with a majority of the review criteria for site design 
and compatibility, and meets the minimum requirements in the Zoning Ordinance. 
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Note: Please see attached pre-application information for FLUM category descriptions and other below-
referenced material. 
 

FUTURE LAND USE MAP and CATEGORY REVIEW 
 

FLUM Designation: Agriculture (please see the attached Future Land Use Map) 
 
Applicable Goals, Objectives and/or Actions Items 
 Future Land Use:  LU-1.1.1, LU-1.1.2, LU-1.1.3, LU-1.1.4, LU-2, LU-2.3.1 
 Transportation:  N/A 
 Community Facilities:  CF-2.6, CF-5.3 
 Parks and Recreation:  N/A 
 Natural and Cultural Resources:  NCR-2.4.1 
 Housing and Neighborhoods:  N/A 
 Economic Development:  N/A 
  
The Agricultural land use designation applies to those rural areas relatively remote from the expanding rural-
suburban fringe, where agricultural uses are predominant with small- and large-scale farm operations. This 
classification can also include undeveloped areas used for open space and large tract single family residential 

property. This proposal is exempt from FLUM compliance and complies with LU-1.1.1, LU-1.1.2 and LU-
1.1.4, as the proposal includes maintaining the current residence and increasing the acreage of adjoining 
agricultural land.  The overall character of the area is not proposed to change with this application. The 
Planning Commission should determine if the proposal complies with LU-1.1.3.  
 
This proposal complies with LU-2, as no changes are proposed that will impact the existing character of 
the area.  
 
The proposal complies with LU-2.3.1 because the applicant plans to utilize the existing access point to the 
property. 
 
The proposal complies with CF-2.6, as the property will continue to use the existing on-site septic system. 
The property does not have adequate water to meet the Fire Control Standards of Warren County, but 
complies with CF-5.3 since no additional lots are proposed with this application.  
 
The proposal complies with NCR-2.4.1. The lot configuration is the only thing proposed to change with 
this application. The number of lots will remain the same and will not result in an increased amount of 
development pressure on the countryside. 

 

SITE CHARACTERISTICS REVIEW 
 

Layout, lot sizes and setbacks:  The property is proposed to remain as-is, with the exception of reducing 
the acreage with the existing home from 12.2321 +/- acres to 2.9752 +/- acres and adding the remaining 
portion of the property to an adjacent agricultural tract. 
 
Transportation Infrastructure:  The property has frontage on North Hewitt Road, a County maintained rural 

local roadway with fifty (50) feet of right-of-way and sixteen (16) feet of pavement width. 
 
Fire protection:  This property is served by the Alvaton Volunteer Fire Department. 
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Water adequacy:  This property is served by Warren County Water District (WCWD) and does not have 
adequate water flow to meet the fire protection requirements. 
 

Wastewater adequacy:  This property is served by an on-site septic system. 
 

Natural features:  There is a very small portion of a large sinkhole located on the southeast corner of the 
portion of the property proposed to be rezoned.  
 

Prime farmland:  This property contains a soil type that is classified as farmland of statewide importance. 
 

Soil suitability:  This property contains soil types that are classified as somewhat limited and very limited 
regarding septic tank absorption fields. 
 

Flood plains and wetlands:  There are no known floodplains or wetlands known on this property. 
 

Cultural or historical features:  There are no known cultural or historical features located on the property. 
 

This application generally complies with the majority of the items in the Site Characteristics Review. 

 

SITE DESIGN and COMPATIBILITY REVIEW 
 

Surrounding density:  The surrounding density is mostly agriculture with some low and rural density 
residential lots on Cemetery Road. 
 

Surrounding land uses:  Please see the attached existing land use map. The surrounding area is mainly 
comprised of agricultural and single family residential uses. There are also some vacant tracts in the 
general vicinity. 
 

Surrounding architectural features:  The majority of homes in the area are one and one and a half stories, 
with taller agricultural buildings in the vicinity. The existing home is one and a half stories. 
 

Building materials review:  The homes in the area are a mixture of wood and vinyl siding. Agricultural 
buildings in the area are mostly constructed of metal. The existing home incorporates vinyl siding. 
 

Building orientation:  The applicant is proposing to maintain the existing home in its current form, so the 
residence will continue to be oriented toward North Hewitt Road. 
 

Landscaping and screening:  N/A 
 

Proposed open space:  The RR zoning district has a maximum lot coverage of 30%. At least 70% of the 
property is required to remain open space.  
 

Connectivity:  N/A 
 

Pedestrian, bicycle or transit facilities:  N/A 

 
AREA SPECIFIC POLICY REVIEW 

 

Applicable plan(s):  There are no focal point plans or corridor studies applicable to this property. 
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GENERAL DEVELOPMENT PLAN / DEVELOPMENT PLAN CONDITIONS 
 

The applicant has submitted the following development plan conditions to help address compatibility with 
the surrounding area: 
 

1) In the event the existing residence is ever demolished or moved, any new residence on the property will 
have a minimum of 1,800 square feet of heated living space, exclusive of garages and porches. 

 
2) No mobile or manufactured homes will be permitted on the property.  

 
3) The existing access to the property will be utilized and any future modifications to the access to the 

property will be coordinated with and approved by the Warren County Public Works Department. 
 

4) The existing residence will utilize the existing septic system located on the property. In the event the 
existing residence is ever replaced, the Barren River District Health Department shall inspect the 
current system and/or issue a permit for a new septic system on the property. 

 
The proposed General Development Plan meets a majority of the review criteria for site design and 
compatibility and meets the requirements of the Zoning Ordinance. 

 

STAFF REVIEW SUMMARY 
 

The proposal may be appropriate given the FLUM exemption outlined in LU-1.1.4. The applicants are 
proposing to subdivide the home and 2.9752 +/- from a larger tract and add the remainder to another 
adjacent agricultural tract. The proposal complies with a majority of the review criteria listed in the review 
process. The Planning Commission should determine if the proposal is compatible with the area. 
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SUGGESTED MOTIONS 
 

I make the motion to APPROVE the proposed Zoning Map Amendment, together with and conditioned 
upon the General Development Plan, docket number 2018-49-Z-CO. 
 
Based upon the testimony and documents presented in this public hearing, the proposed Zoning Map 
Amendment is consistent with the adopted FOCUS 2030 Comprehensive Plan as demonstrated by its 
compliance with the following objectives and action items: 

 
Choose all that apply: 

 

☐ LU-1.1.1 ☐ CF-2.6 

☐ LU-1.1.2 ☐ CF-5.3 

☐ LU-1.1.3*  

☐ LU-1.1.4 ☐ NCR-2.4.1 

☐ LU-2  

☐ LU-2.3.1  

 
Therefore, the proposed Zoning Map Amendment is in agreement with the adopted Comprehensive Plan.  
 
Further, I request that this motion include the summary of evidence and testimony presented by the 
witnesses at this public hearing. 
 

 
I make the motion to DENY the proposed Zoning Map Amendment, docket number 2018-49-Z-CO. 
 
Based upon the testimony and documents presented in this public hearing, the proposed Zoning Map 
Amendment is not consistent with the adopted FOCUS 2030 Comprehensive Plan as demonstrated by its 
non-compliance with the following objective and action items: 
 

Choose all that apply: 
 

☐ LU-1.1.3* 

 
Therefore, the proposed Zoning Map Amendment is not in agreement with the adopted Comprehensive 
Plan. Further, I request that this motion include the summary of evidence and testimony presented by the 
witnesses at this public hearing. 
 
*Denotes items in both the APPROVE and DENY motions. 
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Rachel Hurt

From: Rachel Hurt
Sent: Tuesday, October 02, 2018 8:17 AM
To: 'Rodney McGaughey'; 'bharper  'billy
Subject: Staff Comments: Proposed Zone Change - 1000 North Hewitt Road

Good Morning, 
 
In reviewing your application for the proposed rezoning of the property located at 1000 North Hewitt Road, staff has generated 
the following comments for your consideration: 
 

‐ LU‐2.3.1 from the FOCUS 2030 Comprehensive Plan states that standards for access management should be considered 
to enhance safety on roadways in our community. Would you consider including a development plan condition stating 
that the existing access to the property will be utilized and that any future modifications to the access to the property 
would be coordinated with and approved by the Warren County Public Works Department? 
 

‐ CF‐2.6 from the FOCUS 2030 Comprehensive Plan addresses on‐site sewage disposal systems. Would you consider 
including an additional development plan condition stating that the existing home will utilize the existing septic system 
located on the property. Would you also consider stating that if the existing home is ever replaced, the Barren River 
District Health Department shall inspect the current system and/or issue a permit for a new septic system on the 
property? 

 
To ensure timely delivery of meeting materials to our Planning Commissioners, please submit any revisions you may have no 
later than Tuesday, October 9th at 9:00 AM. 
 
Please let me know if you have any questions or concerns regarding the above comments. I am happy to assist however I can! 
 
Sincerely, 
 
Rachel Hurt 
Planner III 
 

 
1141 State Street 
Bowling Green, KY 42101 
270.842.1953 

 




