
FLUM AMENDMENT AND ZONE 
CHANGE STAFF REPORT 

 

DOCKET/CASE/APPLICATION NUMBERS 
 

2019-19-Z-CO 
2019-04-FLUM 
 

PROPERTY ADDRESS/LOCATION 
 

1237 Old Dearing Road 

PUBLIC HEARING DATE 
 

May 16, 2019 

PRE-APP DATE 
 

March 22, 2019 

APPLICANT/PROPERTY OWNER 
 

Earl Cole 

PVA PARCEL NUMBER 
 

056A-40D 

 

BRIEF SUMMARY OF REQUEST: The applicant is 
proposing to amend the FLUM for 5.16 +/- 
acres located at 1237 Old Dearing Road 
from Agriculture to Rural Density Residential. 
If the FLUM amendment is successful, the 
applicant would like to rezone the property 
from AG (Agriculture) to R-E (Residential 
Estate), in order to develop the property with 
a maximum of three (3) single family 
residential lots.  

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

CURRENT ZONING 
 

AG 
 

CURRENT LAND USE 
 

Single Family 
Residential 

PROPOSED ZONING 
 

R-E 
 

PROPOSED LAND USE 
 

Single Family 
Residential 

FUTURE LAND USE 
 

Agriculture 
 

FLUM AMENDMENT 
 

☒ Yes        ☐ No 

SIZE OF PROPERTY 
 

5.16 Acres 
 

PROPOSED DENSITY 
 

0.58 du/ac 

OTHER INFORMATION 
 

☒ Development Plan Conditions 

☒ General Development Plan 

☐ Neighborhood Meeting  

☐ Traffic Impact Study (TIS)  

☐ Environmental Assessment  

☐ Public Comments 

 

PROPERTY HISTORY: AG (Agriculture) is the 
original zoning of the property. 

COMPATIBILITY with COMPREHENSIVE PLAN: The property is 
designated Agriculture on the FLUM. The applicant has 
requested to amend the FLUM to Rural Density Residential. The 
proposed R-E zone is a potentially compatible zoning designation 
in the Rural Density Residential FLUM category and may be 
appropriate if the Planning Commission determines that the 
proposed development is compatible with the surrounding area. 

COMPATIBILITY with the SURROUNDING DEVELOPMENT: The property is located in a rural area of Warren County. A site 
characteristic review notes the narrowness of portions of Old Dearing Road and limitations regarding water 
flow and pressure. The majority of the property is heavily wooded. There is also a large sinkhole located along the 
western portion of 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. If the FLUM amendment is approved, 
the proposed zoning map amendment may be appropriate. The Planning Commission should determine if the 
proposed development is compatible with the surrounding area. 
 

POINTS TO CONSIDER:  
 

 If the FLUM amendment is approved, the proposal would be consistent with the FLUM and Rural Density 
Residential category. 

 

 The proposed development complies with the majority of the site characteristics review criteria, with limitations 
noted regarding road width and fire protection.  

 

 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. 

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 
 

FLUM Designation: Agriculture, with a proposed FLUM amendment to Rural Density Residential (please 
see the attached Future Land Use Map). 
 

The Agriculture land use designation applies to those rural areas relatively remote from the expanding 
rural-suburban fringe, where agriculture 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. 
 

The Rural Density Residential land use designation applies to those rural areas relatively close to the 
suburban fringe. It also applies to areas where property fragmentation as occurred within unincorporated 
areas or near farming activities through provisions for “exception lots” in the AG zoning district or through 
re-zoning and incremental subdivision of land as Residential Estate lots with gross densities ranging from 
zero (0) dwelling units per acre to one (1) dwelling unit per acre. Higher densities may be possible with a 
Conservation style development as permitted by the Zoning Ordinance. 
 

LU-1.1.4 of the Comprehensive Plan outlines procedures for amending the FLUM. The Planning 
Commission’s approval of a FLUM amendment should be based on at least one of the following criteria: 
 

 A demonstrated over-riding public benefit of the proposed development (this may include the provision 
of a majorly public facility or amenity, the provision of a major source of employment or an economic 
development asset that cannot be accommodated in a location consistent with the current FLUM). 

 

 The request is a correction of inconsistences or mapping errors contained within the FLUM. 
 

 The proposed use is clearly compatible with existing surrounding development as demonstrated by the 
applicant. This review should include a compatibly assessment of the proposed use, which includes, 
but is not limited to, location and bulk of building and other structures, building height, building 
materials, intensity of use, density of development, location of parking and signage within the 
surrounding area. In addition, the applicant must prove that the proposed amendment will not result in 
development that exceeds the capacity of existing infrastructure (such as roads, water, sewer and 
stormwater). 

 

The applicant included the following information with their application to address the criteria listed above: 
 

“The proposed amendment of the FLUM map to rural density residential will be compatible with the 
surrounding land uses with several lots already zoned R-E. R-E will be the proposed zoning if this FLUM 
map amendment is approved. This site is mostly wooded and is not prime farmland. Soils are such that 
prior to recording a plat to create the lots, (maximum of three) a site evaluation will be required by the 
Warren County Health Department. There are no historic or cultural features on the site. There are no 
area specific policies in the comprehensive plan for this area. Even though the site does not meet the 
minimum fire control standards for Warren County, with only creating three lots, this site is exempt from 
the requirement. One of the proposed lots already contains an existing residence. The road width does 
meet the minimum width of 18’ with the only exception being directly in front of the existing house. At that 
location, the pavement width is 17.8 feet. With the existing lot size of 5.16 acres and maximum density will 
be 0.58 dwelling units per acre.” 
 

SITE CHARACTERISTICS REVIEW 
 

Layout, lot sizes and setbacks:  The proposed layout is shown on the attached Preliminary Development 
Plan. Setbacks will adhere to the R-E standards set forth in Zoning Ordinance. 
 

Transportation Infrastructure:  The property has frontage on Old Dearing Road, a County maintained rural 
local roadway with fifty (50) feet of right-of-way and pavement width that varies. 
 

Fire protection: This property is served by the Plano Volunteer Fire Department. 
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City-County Planning Commission 

warrenpc.org | (270) 842-1953 
1141 State Street 

Bowling Green, KY 42101 

 

Water adequacy:  This property is served by Warren County Water District (WCWD) and does not have 
adequate water flow to meet the minimum fire protection requirements. However, the proposal is exempt 
from this requirement because less than 5 lots are proposed.  
 

Wastewater adequacy:  The existing residence is served by an on-site septic system. The proposed lots 
will each use an on-site septic system. 
 

Natural features:  The majority of the property is heavily wooded. There is also a large sinkhole located 
along the western portion of the property. The applicant committed to preserving vegetation to the 
greatest extent and that any sinkholes that develop during construction shall be repaired. 
 

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

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

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

Cultural or historical features:  There are no known unique cultural or historical features on the site. 
 

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

SITE DESIGN and COMPATABILITY REVIEW 
 

Surrounding density:  The majority of the area is comprised of large agricultural tracts. There are a 
handful of smaller residential lots also located in the vicinity. 
 

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

Surrounding architectural features:  The majority of the structures in the area are one-story. There are 
also a couple of one and a half and two-story structures located nearby. 
 

Building materials review:  The majority of the residential structures in the area are vinyl. There are also 
several brick structures and a couple of metal agricultural buildings located in the general vicinity. 
 

Building orientation:  The existing residence faces Old Dearing Road. The applicant has committed that all 
new buildings will face the public street. 
 

Landscaping and screening:  N/A 
 

Proposed open space:  The maximum allowable lot coverage in the R-E zone is 30%, meaning 70% of 
the property will remain as 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) Any new lot created shall be a minimum of one acre. 
 

2) The minimum square footage shall be 1,800 for a single-story residence and 1,800 square feet on 
the ground level of a one and one-half or two-story home, exclusive of porches and garages. 
 

3) All homes will have a minimum of a two-car garage with a maximum of three car. 
 

4) Building materials shall be brick, stone, fiber cement board or vinyl. No metal or wood siding will be 
permitted. 
 

5) Each lot will be permitted to have one detached accessory structure with the façade to match the 
primary residence. 
 

6) All utilities shall be underground. 
 

7) Existing vegetation shall be preserved to the greatest extent. 
 

8) Any sinkholes that develop during construction shall be repaired. 
 

9) Each new residence will be limited to a single driveway access point. Driveway placement shall be 
coordinated with the Warren County Public Works Road department prior to construction. 
 

10) Each proposed lot shall have an on-site evaluation for septic tank leach field prior to a plat being 
recorded. 
 

11) All residences shall be constructed to face the public street. 
 

12) The existing mobile home located on the property is to be removed. 
 

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

FOCUS 2030 CATEGORY REVIEW 
 

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-2.1.4, LU-2.3.1 
 Transportation:  N/A 
 Community Facilities:  CF-2.6, CF-5.3 
 Parks and Recreation:  PR-1.7 
 Natural and Cultural Resources:  NCR-1.1, NCR-1.1.6, NCR-1.3, NCR-2.4.1 
 Housing and Neighborhoods:  HN-2.1, HN-4 
 Economic Development:  N/A 
  

This proposal may comply with the FLUM, and with LU-1.1.1 and LU-1.1.2, if deemed compatible with the 
surrounding area, the FLUM amendment to Rural Density Residential is approved, and if the Planning 
Commission determines that the proposal is compatible with the area and complies with LU-1.1.3.  
 

The proposal may comply with LU-2. The Planning Commission should determine if the proposal is a high 
quality development that that will protect the character of the area. 
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The proposal generally complies with LU-2.1.4, PR-1.7 and NCR-1.1.6. The applicant committed in 
development plan condition #7 that existing vegetation shall be preserved to the greatest extent. 
 

The proposal complies with LU-2.3.1, as the applicant committed in development plan condition #9 that 
each new residence will be limited to a single driveway access point, and that driveways placement shall 
be coordinated with the Warren County Public Works Department prior to construction. 
 

The proposal complies with CF-2.6, as the applicant committed in development plan condition #10 that 
each proposed lot shall have an on-site evaluation for septic tank leach field prior to a plat being recorded. 
The proposal complies with CF-5.3. Although the property does not have adequate water to meet the 
minimum Fire Control Standards of Warren County, less than 5 lots are proposed, and are therefore 
exempt from this requirement. 
 

The proposal complies with NCR-1.1 or NCR-1.3. The applicant committed in development plan condition 
#8 that any sinkholes that develop during construction shall be repaired. 
 

The Planning Commission should determine compliance with NCR-2.4.1. The proposal is located on a 
roadway with portions being less than the 18-foot minimum standard for County roads and is served by 
less than 250 gallons per minute of water. The Planning Commission should determine whether or not the 
proposed lots will result in an increased amount of development pressure on the countryside. 
 

The proposal may comply with HN-2.1 and HN-4. The Planning Commission should determine if the 
proposed development is located in a suitable location and if it will enhance the array of housing options 
available in the area. 
 

STAFF REVIEW SUMMARY 
 

The applicant is proposing to develop the property with three (3) single family residential lots. The 
Planning Commission should determine if the proposed FLUM amendment is compatible with the area. If 
the FLUM amendment is approved, the proposed R-E zone may be appropriate given the Rural Density 
Residential FLUM designation and category description. The proposal complies with the majority of the 
criteria assessed in the review process, with limitations noted regarding road width and fire protection. 
The Planning Commission should determine if the proposal is compatible with the area and meets the 
goals and objectives of the Comprehensive Plan.  
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SUGGESTED MOTIONS (FLUM Amendment) 
 
I make the motion to APPROVE the proposed Future Land Use Map Amendment, docket number             
2019-04-FLUM. 
 
Based upon the testimony and documents presented in this public hearing, the proposed FLUM Amendment: 
 

 Has met the directive to amend the FLUM as outlined in LU-1.1.4 in the 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 a motion to DENY the proposed Future Land Use Map Amendment docket number 2019-04-FLUM.   
 
Based upon the testimony and documents presented in this public hearing, the proposed FLUM Amendment: 
 

 Has not met the directive to amend the FLUM as outlined in LU-1.1.4 in the Comprehensive Plan. 
 

Further, I request that this motion include the summary of evidence and testimony presented by the witnesses 
at this public hearing. 
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SUGGESTED MOTIONS (Zone Change) 
 

I make the motion to APPROVE the proposed Zoning Map Amendment, together with and conditioned upon 
the General Development Plan, docket number 2019-19-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 2019-19-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 objective 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 ☐ NCR-1.1  ☐ LU-1.1.3* ☐ HN-2.1* 

☐ LU-1.1.2 ☐ NCR-1.3  ☐ LU-2* ☐ HN-4* 

☐ LU-1.1.3* ☐ NCR-1.1.6    

☐ LU-2* ☐ NCR-2.4.1*  ☐ NCR-2.4.1*  

☐ LU-2.1.4     

☐ LU-2.3.1 ☐ HN-2.1*    

 ☐ HN-4*    

☐ PR-1.7     

     

☐ CF-2.6     

☐ CF-5.3     

 
*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, April 30, 2019 11:51 AM
To: 'Brian Shirley'; 'best
Subject: Staff Comments: Proposed FLUM Amendment and Zone Change - 1237 Old Dearing Road
Attachments: image002.png

Good Morning, 
 
In reviewing the proposed applications for a FLUM amendment and rezoning of the property located at 1237 Old Dearing Road, 
staff has generated the following comments for your consideration: 
 

‐ Proposed development plan condition (DPC) #2 outlines minimum square footage for residences on the property. The 
PVA lists the existing residence at 1,000 square feet, which does not comply with this proposed condition. Will the 
existing home remain? If so, would you consider revising this DPC accordingly? 
 

‐ Proposed DPC #3 outlines a minimum/maximum attached garage requirement. PVA records indicate that the existing 
home has a two‐car detached garage. If the existing home/garage are to remain, would you consider revising this DPC 
accordingly? 
 

‐ Proposed DPC #5 appears to have a typo. “Each lot will may be permitted to have…” Please confirm which is 
correct/revise accordingly. 
 

To ensure timely delivery of meeting materials to our Planning Commissioners, please submit any revisions you may have no 
later than Tuesday, May 7th at 12:00 PM.  
 
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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