
 
 

ZONE CHANGE STAFF REPORT 

 

DOCKET/CASE/APPLICATION NUMBER 
 

2018-53-Z-CO 

PROPERTY ADDRESS/LOCATION 
 

377 McLellan Road 

PUBLIC HEARING DATE 
 
November 1, 2018 

PRE-APP DATE 
 
August 22, 2018 

APPLICANTS/PROPERTY OWNER 
 

Southside Development, LLC c/o Barrett 
Hammer (applicants) & Mary Louise Smith 
Family Limited Partnership No. 1 c/o 
Jeffrey Smith (property owners) 

PVA PARCEL NUMBER 
 

030A-56 (portion) 

BRIEF SUMMARY OF REQUEST: The applicants are proposing 
to rezone 16.5912 +/- acres, located at 377 McLellan 
Road, from AG (Agriculture) to RS-1C (Single Family 
Residential) in order to develop a maximum of forty-
two (42) single family residential lots. 

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

CURRENT ZONING 
 

AG 
 

CURRENT LAND USE 
  

Agriculture 

PROPOSED ZONING 
 

RS-1C 
 

PROPOSED LAND USE 
 

Single Family 
Residential 

FUTURE LAND USE 
 

Moderate Density 
Residential 

 
FLUM AMENDMENT 

 

☐ Yes        ☒ No 

SIZE OF DEVELOPMENT 
 

16.5912 +/- Acres 
 

PROPOSED DENSITY 
 

2.53 du/ac 

OTHER INFORMATION 
 

☒ Development Plan Conditions 
☒ General Development Plan 
☐ Neighborhood Meeting  
☒ Traffic Impact Study (TIS)  
☐ Environmental Assessment  
☐ Public Comments 

 

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

COMPATIBILITY with COMPREHENSIVE PLAN: The development is designated Moderate 
Density Residential on the FLUM. The proposed RS-1C zone is a potentially 
compatible zoning designation in the Moderate Density Residential FLUM 
category. The Planning Commission should determine if the proposal is 
compatible with the surrounding area. 

COMPATIBILITY with the SURROUNDING DEVELOPMENT: The development is located inside the Bowling Green urbanized 
area. A site characteristic review indicates that there are adequate facilities and infrastructure, available to 
support the proposed development. Portions of the property are heavily wooded, with other patches of mature 
vegetation also present on the property. There are also mature tree lines located around portions of the 
perimeter of the property, as well as part of a sinkhole and a wetland located on the property. Site design has 
been addressed in the General Development Plan and Development Plan Conditions, in conjunction with the 
requirements of the Zoning Ordinance. The proposed zoning map amendment may be appropriate if the 
Planning Commission deems the proposed development compatible with the surrounding area. 
 
POINTS TO CONSIDER:  
 

 The proposal is less dense than what is outlined in the Moderate Density Residential FLUM category. The 
Planning Commission should determine if less density is appropriate in this location and compatible with 
the surrounding area. 

 

 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. 

 

 The existing home on the property was constructed in 1929. 

CCPC 
City-County 

Planning Commission 
warrenpc.org | (270) 842-1953 

1141 State Street 
Bowling Green, KY 42101 
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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: Moderate Density Residential (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-2, LU-2.1, LU-2.1.1, LU-2.1.4, LU-2.3.1, LU-2.5.3 
Transportation:  TR-2.1 
Community Facilities:  N/A 
Parks and Recreation:  PR-1.7 
Natural and Cultural Resources:  NCR-1.1, NCR-1.1.6, NCR-1.3, NCR-2.4.1, NCR-2.5, NCR-2.5.3 
Housing and Neighborhoods:  HN-1, HN-1.3, HN-2.1, HN-2.3, HN-4 
Economic Development:  N/A 

  
The Moderate Density Residential land use designation encourages areas developed for higher density 
single family detached and attached (RS-1C & RS-1D), as well as semi-detached multi-family 
development such as duplexes and townhouses, apartment buildings, condominiums and mobile home 
parks. Densities in this land use should range between three and a half (3.5) and thirteen (13) dwelling 
units per acre. This proposal generally complies with LU-1.1.1 and LU-1.1.2. The Planning Commission 
should determine if the proposal is compatible with the area and therefore in compliance with LU-1.1.3.  
 

The Planning Commission should determine if the proposal is a high quality development that includes 
design standards tailored to preserve the character of the area and if it complies with LU-2 and LU-2.1. 
 

The proposal does not comply with LU-2.1.1, which encourages increased open space standards to 
ensure that an adequate amount of such space is usable. The RS-1C zone the applicants are requesting 
requires a minimum of 30% open space. The applicants have not addressed any additional open space 
within the proposed development. 
 

The applicants have committed to preserving to the fullest extent practicable all trees located within eight 
feet of the perimeter property lines of the development with a caliper of 10 inches or greater, but did not 
address the trees located central to the development. The Planning Commission should determine 
compliance with LU-2.1.4, PR-1.7 and NCR-1.1.6. 
 

The proposal complies with LU-2.3.1 and TR-2.1. The applicants have stated in development plan 
condition #5 that the development will provide a stub street connecting to the remaining portion of the 
property that is not included with this rezoning application. The subdivision regulations also require that the 
proposed development connect with the existing stub streets on Cedar Trail Avenue and McIntyre Street, as 
depicted on the general development plan. 
 

The Planning Commission should determine if the proposal is an opportunity for revitalization and 
redevelopment, and therefore in compliance with LU-2.5.3. 
 

The proposal may comply with NCR-1.1 and NCR-1.3. The applicants addressed the existing sinkhole in 
development plan condition #9, but they did not address the wetland located on the property. 
 

The proposal complies with NCR-2.4.1, as the development is proposed in an area where adequate 
infrastructure already exists and would not result in an increased amount of development pressure on the 
countryside. 
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The proposal does not comply with NCR-2.5 and NCR-2.5.3, as the applicants do not plan to incorporate 
the existing historical home located on the property as part of the development. The applicants however, 
have made a commitment in development plan condition #11 that prior to demolition of the existing 
residence on the Property, Habitat for Humanity ReStore and/or other similar non-profit organizations will 
be afforded an opportunity to inspect the residence and remove any items which might be reused.  
 
The proposal may comply with HN-1 and HN-1.3. The Planning Commission should determine if the 
proposed development is a compatible infill project that is preserves or enhances the character of the 
area. 
 
The proposal may comply with HN-2.1 and HN-4. The Planning Commission should determine if the 
location of the planned development is suitable for the proposed housing type, and if the proposed 
residences are believed to enhance the array of housing options available in the area 
 

SITE CHARACTERISTICS REVIEW 
 

Layout, lot sizes and setbacks:  The development will be served by internal travelways and will be 
developed as shown on the attached preliminary development plan. Minimum lot size, lot width and 
setbacks will adhere to the RS-1C standards set forth in Zoning Ordinance. 
 
Transportation Infrastructure:  The proposed development has frontage on McLellan Road, a City maintained 
urban local roadway with fifty (50) feet of right-of-way and twenty-four (24) feet of pavement width. The 
property also has frontage on Cedar Trail Avenue, a City maintained urban local roadway with fifty (50) 
feet of right-of-way and twenty-four (24) feet of pavement width. The property also has frontage on McIntyre 
Street, a County maintained urban local roadway with fifty (50) feet of right-of-way and twenty-four (24) feet of 
pavement width. If approved, the proposed subdivision will provide stub streets into the properties to the 
remaining portion of the property that is not subject to this rezoning application. 
 
Fire protection: This development is served by the Woodburn Fire Department. The applicants have 
agreed to coordinate fire hydrant locations and spacing with the Woodburn Fire Department in 
development plan condition #12. 
 
Water adequacy:  This development is served by Warren County Water District (WCWD) and has 
adequate water flow to meet the fire protection requirements for Warren County. 
 
Wastewater adequacy:  The proposed lot is within 2,000 feet of public sanitary sewer and will be required 
to connect if this application is approved. 
 
Natural features:  Portions of the property are heavily wooded, with other patches of mature vegetation 
also present on the property. There are also mature tree lines located around portions of the perimeter of 
the property. There is also a portion of a sinkhole and a wetland located on the property.  
 
Prime farmland:  The majority of the development contains a soil type that is classified as prime farmland. 
 
Soil suitability:  N/A 
 
Flood plains and wetlands:  There is a wetland located on the property.  
 
Cultural or historical features:  The existing residence was constructed in 1929. 
 
This application complies with the majority of the items in the Site Characteristics Review. 
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SITE DESIGN and COMPATIBILITY REVIEW 
 

Surrounding density:  Subdivisions fronting McLellan Road are low to moderate density. Properties 
fronting Morehead Road are a mixture of large agricultural tracts and rural density residential properties. 
Densities of existing subdivisions in the area range from 0.21 du/ac to 25.82 du/ac (see attached map). 
The density of the proposed development is 2.53 du/ac. 
 

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 is also a public and a commercial use 
located nearby. There are also several vacant tracts in the general vicinity. 
 

Surrounding architectural features:  There is a mixture of one- and two-story homes of varying ages in the 
area. 
 

Building materials review:  The majority of homes in the Greystone subdivision are vinyl. The majority of 
homes in McLellan Farms are brick, stone, cement siding or other modern masonry or construction 
material. 
 

Building orientation:  Homes should face internal streets within the development. 
 

Landscaping and screening:  N/A 
 

Proposed open space:  The maximum allowable lot coverage in the RS-1C zone is 70%, meaning a 
minimum of 30% of the proposed lot will remain as open space. 
 

Connectivity:  The proposed development shall connect to the existing stub streets on Cedar Trail Avenue 
and McIntyre Street, as well as provide a stub street to the remaining portion of the parent tract to the 
west. 
 

Pedestrian, bicycle or transit facilities:  Sidewalks are required within the proposed development. 
 

AREA SPECIFIC POLICY REVIEW 
 

Applicable plan(s):  There are no focal point plans or corridor studies applicable to this development. 
 

TRAFFIC IMPACT STUDY    

Section 3.1.4 of the Zoning Ordinance requires the submission of a Traffic Impact Study (TIS) for any 
development that meets the thresholds identified by the Bowling Green Public Works Department (BGPW), 
Warren County Public Works Department (WCPW) or the Kentucky Transportation Cabinet (KYTC). Such TIS 
shall analyze the effect of the proposed project on the surrounding roadways and intersections. Such effect 
shall be measured against the existing level of service standard and circulation patterns for the roadways 
affected by the proposed development’s impact. 
 

Exceptions to this requirement may be approved after consultation between the applicant and affected 
agencies (BGPW, WCPW and/or KYTC). When a project’s traffic impact can be clearly anticipated without a 
study and all of the parties involved (transportation agency(ies) and applicant) are able to negotiate appropriate 
mitigation, a TIS may not be necessary. The applicant must provide documentation, in writing, from all affected 
agencies, exempting their particular development from the TIS requirement, along with a commitment in the 
form of a development plan condition(s). This documentation must be submitted as a part of an application 
(Zoning Map Amendment, Amendment to Development Plan Conditions, FLUM Amendment), in order for the 
application to be deemed complete.  
 
  

BGPW and WCPW waived a TIS in lieu of improvements. The applicants have committed in development plan 
condition #6 that existing County and City roads shall be improved with additional pavement overlays. 
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GENERAL DEVELOPMENT PLAN / DEVELOPMENT PLAN CONDITIONS 
 
The applicants have submitted the following Development Plan Conditions to help address compatibility 
with the surrounding area: 
 

1) All service utility lines will be located underground. 
 

2) The Property may be developed into a maximum of forty-two (42) single family dwelling units. 
 

3) All exterior facades of principal structures located on the Property will be constructed of at least 
eighty percent (80%) stone, brick, lp smart siding EIFS or other cementitious or modern masonry 
materials. Plain-faced block shall be prohibited. Each residence shall have an attached two-car 
garage and a minimum of one thousand six hundred (1,600) square feet of heated living space 
exclusive of porches and garage. This Development Plan Condition shall remain a Development 
Plan Condition only until recordation of a Subdivision Plat of the Property or recordation of 
Restrictive Covenants applicable to the Property, after which this Development Plan Condition 
shall be included in such Plat and/or Restrictive Covenants and shall no longer be a Development 
Plan Condition. 
 

4) The Property will be developed with uniform street lighting. 
 

5) The Property will be developed with an internal system of streets and with a stub street connection 
to the remainder of the Mary Louise Smith Family Limited Partnership No. 1 property to the west of 
the property. 
 

6) Existing County and City Roads shall be improved with additional pavement overlays as specified 
by the County Road Department and the City of Bowling Green Public Works Department. 
 

7) Vehicular construction traffic to the Property will be restricted to access via Cedar Trail Avenue. 
 

8) The Property will be developed and maintained to preserve to the fullest extent practicable all trees 
with a caliper of at least 10 inches located within eight feet of the perimeter property lines of the 
development. 
 

9) Sinkholes detected on the Property prior to or during construction will be repaired or protected with 
a sinkhole structure using methods approved by the Warren County Department of Public Works 
Stormwater Management, depending upon whether such sinkholes are located in a proposed 
drainage area. 
 

10) The Property will be developed with sidewalks on both sides of all interior streets. 
 

11) Prior to demolition of the existing residence on the Property, Habitat for Humanity ReStore and/or 
other similar non-profit organizations will be afforded an opportunity to inspect the residence and 
remove any items which might be reused. 
 

12) Fire hydrants will be located and spaced in cooperation with the Woodburn Fire Department. 
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13) Prior to or simultaneous with the recordation of a Plat of the Property, a Declaration of Restrictive 
Covenants applicable to the Property will be recorded, which covenants shall provide for 
mandatory membership in a Homeowner’s Association and for ownership of all common areas by 
the Homeowner’s Association. 
 

The proposed General Development Plan meets a majority of the review criteria for site design and 
compatibility. Compatibility of the proposed development should be determined by the Planning 
Commission. The application will be subject to further review for compliance with Zoning Ordinance 
requirements at the building permit portion of the review process, if approved. 
 
STAFF REVIEW SUMMARY 

 

The applicants are proposing to rezone 16.5912 +/- acres in order to construct a maximum of 42 single 
family residential lots. The proposed RS-1C zone may be appropriate given the proposed density of 2.53 
du/ac and the Moderate Density Residential FLUM category. The proposal complies with a majority of the 
criteria assessed in the review process. The Planning Commission should determine if the proposal is 
compatible with the area and if it complies with the goals, objectives and action items outlined in the 
FOCUS 2030 Comprehensive Plan. 
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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 2018-53-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 objectives and action items presented in the staff report. 
 

(Compliance Summary Listed at Bottom of Page - Note Exceptions if Applicable) 
 

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 2018-53-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 objectives and action items presented in the staff report. 
 

(Compliance Summary Listed at Bottom of Page - Note Exceptions if Applicable) 
 
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. 
 

 
 
 
 

COMPLIANCE SUMMARY 
 

Items In Compliance: Items Not In Compliance 

☐ LU-1.1.1* ☐ TR-2.1 ☐ HN-1* ☐ LU-1.1.1* ☐ PR-1.7* ☐ HN-1* 
☐ LU-1.1.2*  ☐ HN-1.3* ☐ LU-1.1.2*  ☐ HN-1.3* 
☐ LU-1.1.3* ☐ PR-1.7* ☐ HN-2.1* ☐ LU-1.1.3* ☐ NCR-1.1* ☐ HN-2.1* 
☐ LU-2*  ☐ HN-4* ☐ LU-2* ☐ NCR-1.3* ☐ HN-4* 
☐ LU-2.1* ☐ NCR-1.1*  ☐ LU-2.1* ☐ NCR-1.1.6*  
☐ LU-2.1.4* ☐ NCR-1.3*  ☐ LU-2.1.1 ☐ NCR-2.5  
☐ LU-2.3.1 ☐ NCR-1.1.6*  ☐ LU-2.1.4* ☐ NCR-2.5.3  
☐ LU-2.5.3* ☐ NCR-2.4.1     

 
*Denotes items in both the compliance and non-compliance columns. Planning Commission to determine 
compliance with these items. 
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1

Rachel Hurt

From: Rachel Hurt
Sent: Tuesday, October 16, 2018 2:44 PM
To: Kevin Brooks
Cc: 'Lucas Slavey'; 'BARRETT  'vall Ben Peterson; 'Tad 

Pardue'
Subject: Staff Comments: Proposed Zone Change - 377 McLellan Road
Attachments: Fire Department Comments.pdf

Good Afternoon, 
 
In reviewing the application for the proposed rezoning a portion of the property located at 377 McLellan Road, staff has 
generated the following comments for your consideration: 
 

‐ Development plan condition #3 outlines permitted building materials for the proposed development. Would you also 
consider prohibiting plain‐faced block as a visible finished material? 
 

‐ Development plan condition #5 makes reference to a thirty‐one acre tract located at White Dogwood Drive, a twenty‐
two acre tract west of the property which adjoins Morehead Road, the property at 1534 Morehead Road and the 
property at 252 Bowie Avenue. The portion of the property subject to the rezoning application does not physically adjoin 
any of these properties/locations. Can you please revise development plan condition #5 accordingly? You may consider 
replacing this portion of the development plan condition with a reference to stub street connections being provided to 
the remaining portion of the parent tract to the west as shown on the preliminary development plan. 
 

‐ Development plan condition #7 references construction traffic and states that it will be restricted to no more than two 
locations. There are only two points of ingress/egress into the development (Cedar Trail Avenue and McIntyre Street). 
Can you please clarify the intent of this development plan condition? 
 

‐ Development plan condition #8 addresses preservation of a portion of the existing vegetation located on the property 
and references mature trees on the perimeter property lines. Would you consider clarifying the terms “mature” and 
“perimeter?” Perhaps defining trees of a certain caliper and also a specific distance/buffer width within the perimeter 
property lines? 
 

‐ Development plan condition #10 states that sidewalks will be developed on all interior streets. Is it the intent of this 
development plan condition that sidewalks will be installed of both sides of all interior streets? Can you please clarify? 
 

‐ LU‐2.1.1 of the FOCUS 2030 Comprehensive Plan encourages increased open space standards, to ensure that an 
adequate amount of such space is usable. The submitted preliminary lot layout does not appear to incorporate any type 
of open space other than a proposed drainage area. Would you consider incorporating additional open space within the 
development? 

 
‐ NCR‐1.1 and NCR‐1.3 from the FOCUS 2030 Comprehensive Plan evaluate physical suitability of a particular development 

with existing natural features and the natural environment. Development plan condition #9 as submitted addresses 
sinkholes on the property. Would you consider an additional development plan condition to address the existing 
wetland that is also present on the site? 

 
‐ According to PVA records, the existing residence located on the property was constructed in 1929. NCR‐2.5 and NCR‐

2.5.3 from the FOCUS 2030 Comprehensive Plan promote the preservation of historic resources and structures and state 
that these items should be considered in development plan review. Staff has noted that the existing residence was not 
addressed in your application or development plan conditions. Would you consider preserving the residence as part of 
the proposed development? Or perhaps consider donating any salvageable materials from the existing home to the 
Habitat for Humanity ReStore or similar organization? 
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‐ The rezoning exhibit and preliminary lot layout have Cedar Trail Avenue labeled as Cedar Trail Drive. Can you please 

revise? 
 

‐ Staff forwarded the preliminary lot layout to the Woodburn Fire Department for their review. I have attached an e‐mail 
from Bob Skipper, Department Chief. Would you consider incorporating their suggestion on hydrant spacing as a part of 
the development plan conditions? 
 

To ensure timely delivery of meeting materials to our Planning Commissioners, please submit any revisions you may have no 
later than Tuesday, October 23rd at 2:00 PM. 
 
Please note that failure to submit revisions prior to this deadline may result in postponement of your application to another 
hearing date and assessment of a $100 re‐advertising fee; OR the staff report will be sent out as‐is and it will be the 
responsibility of the applicant to address deficient items with the Planning Commission during the public hearing.  
 
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 
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Rachel Hurt

From: Skipper, Bob 
Sent: Friday, October 12, 2018 3:36 PM
To: Rachel Hurt
Subject: Re: Upcoming Rezoning Application on McLellan Road

Rachel, 
 
We do not have an issue with the rezoning. However, when the timing is appropriate, we would like to see hydrants at a minimum of 
800 feet apart. Would the line tie into the existing line at the DeCesare property? That would be great since we already have hydrants 
with flows of 1,000 gallons or more, which we would need on houses of that size. Thanks. 
 
Bob 

Bob Skipper 
—Media Relations Director 
WKU Public Affairs 
1906 College Heights Blvd. #11012 
Bowling Green, KY 42101 

 
www.wku.edu 
"No person has the right to rain on your dreams.” Dr. Martin Luther King Jr. 
 

From: Rachel Hurt <Rachel.Hurt@bgky.org> 
Date: Tuesday, October 9, 2018 at 2:44 PM 
To: Bob Skipper <bob.skipper
Subject: Upcoming Rezoning Application on McLellan Road 
 

Chief Skipper, 
  
I have attached a conceptual layout for an upcoming rezoning application scheduled to be considered by the Planning 
Commission on Thursday, November 1st. The property is located at 377 McLellan Road. The applicant is proposing to 
develop a single family residential subdivision containing 40 building lots, with opportunity for additional phases in 
the future (to be rezoned at a later date). If approved, this development will be served by the Woodburn Fire 
Department. Please let me know if you have any comments or requests regarding the proposed development that 
you would like me to forward to the applicant. If you have any questions, please be sure to let me know. 
  
Sincerely,  
  
Rachel Hurt 
Planner III 
  

 
1141 State Street 
Bowling Green, KY 42101 
270.842.1953 
  
  
Rachel Hurt 
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