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Hardin County Government Center
2"d Floor Meeting Room




MAP AMENDMENT
Robert Detweiler

6 February 2024

Continued from 2 January 2024

Zone Map Amendment Request:

FROM: R-2 (Rural Residential)
TO: C-2 (General Commercial)

Summary: The applicant is requesting a Zone Change from Rural Residential (R-2) to General Commercial (C-2)
with no project proposed at this time. The property is a 6.657 acre site and a 6.556 acre site known as Lot 2 of
Samuel Subdivision located at 11705 South Dixie Highway in Sonora, KY.




Reasons for Granting a Map Amendment
KRS 100.213

Before any map amendment may be granted, the planning
commission shall consider the evidence and testimony
presented by the proponents and opponents of the
proposed amendment and make findings of facts that one
or more of the following apply:

1. The proposalis in agreement with the language of the Comprehensive Development Guide;

2. There have been major changes of an economic, physical, or social nature in the area involved
that were not anticipated by the Comprehensive Development Guide and that have substantially
altered the basic character of the area; or that,

3. The existing Zone assigned to the property is inappropriate and the proposed amendment is
appropriate.




MAP AMENDMENT SUMMARY REPORT

Meeting Notification

Vicinity Map

Future Land Use Map

Planning Area Maps & Analysis

Zoning Map

Aerial Photos

Record Plat of Samuel Subdivision (1997)

Boundary Survey of the Akers Property (2023)

Proposed Amended Record Plat of Samuel Subdivision, Lot 2 & Record Plat of Samuel Subdivision, Section 2
Character of the Site Analysis

Character of the Area Analysis

Secretary of State City Limit Map (Sonora)

Larue County Zoning Map

Photos of the Site

KYTC Email re: Commercial Entrance Locations

Recommendation of Screening for Future Development

Analysis of Zone Changes from Rural Residential (R-2) to General Commercial (C-2)
Staff Report and COMPREHENSIVE PLAN ANALYSIS

*Comprehensive Development Guide

Hvw@mpEOZIrASTTIOMMOON®R

*Development Guidance System Ordinance
*Not provided in PowerPoint



Public Notification

~ LEGAL

Hardin County

Planning and Development Commission
150 M. Pravident Way, Suite 225
Elizabethiown, KXY 42701

Phone: 270-769-3479  Fax: 270-769-3591

NOTICE OFPUBLIC HEARING
Notice is hereby given that the Hardin County Planning & Devel-
opment Commission will hold a Public Hearing at 5:00 p.m. on December 15,2023
Tuesday January 2, 2024 in the Hardin County Government NOTICE OF PUBLIC HEARING
Building, 150 N. Provident Way, 2nd Floor Meeting Room, Eliza-
bethtown, KY 42701. Consideration will be given on a request to

To Surrounding Property Owmners:

H T'he purpose of this letter is to notify you of the scheduled hearing before the Hardin County Planning and
cha nge the zoni ng map from the R-2 — RURAL RESIDENTIAL Development Commission for the property located at 11705 SOUTH DIXIE HWY, SONORA, KY. The owners,
ZONE to the C-2 — GENERAL COMMERCIAL ZONE for TWO ROBERT DETWEILER -ETAL-, are requesting & Zoning Change for TWQ TRACTS TOTALING +- 13.556
TRACTS TOTALING +/- 13.556 ACRES located at 11705 S ACRES LOCATED ON THE WEST SIDE OF 5 DIXIE HWY. (US 31W) IN SONORA, KY — See Enclosed Map
D IXI EH IGHWAY_ SON 0O RA, KY 42776 The hearing will be held as follows:
DATE: 2 JANUARY 2024

Newspaper Ad on Sat./Sun. December 23/24, 2023 TME 500 PM

) Hardin County Government Building
PLACE: 150 N. Provident Way, 2nd Floor Meeting Room
Elizabethtown, KY 42701

EXISTING ZONE: R-2 - RURAL RESIDENTIAL ZONE
PROPOSED ZONE: C-2 - GENERAL COMMERCIAL ZONE

. . REQUEST:  ZONE CHANGE FROM R-2 TO C-2 WITH NO PROTECT PROPOSED AT THIS
—_— ' T TIME

< ZO N I N G C HA N G E The Public Hearing will be held to decide whether:

1) The proposed project is in agreement with the comprehensive plan,
e i 2) There have been major economie, physical or social changes in the area since the adoption of the

PUBLI_C:HEAR@E R 2 t 0 comprehensive plan and./ or

C 2 | 3) The existing zone is inappropriate.
TIME:; S ~

-

Section 4-2 (B) of the Hardin County Development Guidance System Zoning Ordinance contains information about
the public hearing process, This includes the rules that will be used during the hearing and the action that can be
taken.

Please call the Planning Commission office at 270-769-3479 if you have any questions.

Adam C. King, ATCP :
Director

c: E G THOMPSON, Magjstrate

First class mailings sent to 16 owners that adjoin or
are within 1200’ of road frontage

il ! - g

Two signs posted on site since December 14, 2023 & January 3, 2024
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Hardin County Future Land Use

C. Rural Areas

Glendale) =

LS

Introduction: Rural areas in Hardin County are located at the outer limits of the
County, generally at points farthest away from the County’s centers of development.
Rural areas are marked by low density residential development, agricultural use and
some wellhead protection areas. In general, when compared to other areas of the |
County, rural areas lack the infrastructure to support more intense development.
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Junction

T
=7/
o,

Natural Features: The terrain is rolling in places and flat in others with some natural
limitations to development. The roadway network consists of rural local roads that,
T

-

{
an ,
in some cases, lack sufficient pavement width to support more intense development. / ‘@\ L
Soils are good for agricultural uses generally with some areas of steep slopes and + ,f' ~—] )
wet soils and other limitations. There are also areas affected by flooding (100-year + -~ f..«'
flood plain). LN\ /s
. - . . N " Nolin o
Existing Land Use: The existing land use pattern is marked by low density residential v )z
uses, farming activities and other low intensity uses. There are also sporadic } e /
community facility uses such as churches and schools. @ 65 ‘

) I~ o
Recommended Land Use Pattern and Development Criteria: The following are 7

recommended land use types for rural areas generally. Also provided are general ! 4
guidelines for development in rural areas.

* Residential development should be limited to rural residential and estate LA RU E
type development.

= Commercial and Industrial development within these areas should be

limited to major crossroads that serve the local demand, not regional or
area-wide demand.
= Prior to any development occurring in rural areas the roadway network
serving the particular development should meet minimum roadway
standards as established by local regulation. SONORA
> Community facilities are permissible based on the population and the

capacity of the infrastructure to serve the particular site.
# Agricultural lands should be preserved and agricultural operations
protected and encouraged by the use of various land use techniques
including, but not limited to, residential clustering, conservation
easements and right to farm regulations.
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DA VENE DRT LN

Planning Area Map

22, 50UTH HARDIN AREA

22. South Hardin Area

e Introduction: This large Rural Area Planning Group has a northern boundary of
KY 84 and the Western Kentucky Parkway, except in the vicinity of White Mills
where the northern boundary is south of KY 84 and in the vicinity of Sonora
where the northern boundary extends to Nolin Road and Eagle Mills Road. The
South Hardin area is adjacent to three other counties — Larue, Hart and Grayson
and surrounds the two cities Sonora and Upton. This area includes the rural
communities of Flint Hill and Spurrier.

» Existing Land Use: Land use in this rural planning area is characterized by typical
agricultural activities with an average parcel size of greater than thirty
acres. Only sparse subdivision growth has occurred with the most active
residential development occurring in areas annexed by the City of
Sonora. Nonresidential land uses includes many rural churches, general stores
and small service oriented businesses.
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« Natural Features: In the South Hardin area the general topography is gently
rolling. A large portion of this planning area is marked by an absence of surface
streams in part due to the presence of sinkholes known as karst
topography. Within the planning area, there are flood hazard areas associated \
with the Nolin River, the most significant surface water resource that runs N L
through the County, and Sandy Creek, a unique surface stream that does not
connect with another stream or river. There are also flood hazards associated
with the Cox Run water feature.
e Recommended Land Use and Development Criteria:
- The recommended land use pattern for the South Hardin Area is low density 2 SOUTH HARDIN AREA
rural residential development.
- All development activities should preserve and enhance the existing rural
character of this area.
Any commercial development within the area should be limited to major
crossroads in the area.
Any commercial development in this area should be limited to that serving
local demand, not reaional or area-wide demand
- Topographic and natural features, in particular flood impacted areas, should
be considered during the development review process. Steep slope areas and
other areas with natural limitations should be set aside from development
and preserved.
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84/31W Intersection & Commercial Businesses

A+ Family Health Care & South Dixie Pharmacy
(Larue County) — 2,000 ft away

R i sl
Pilot Truck Stop — adjoins the property

Manufactured Home Storage Lot
but by road 3,815 ft away

(Larue County) — 2,790 ft away

i e d

NSU Corporation (Larue County)
— 3,100 ft away
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Character of the Sites
+ 13.194 acres

f
| | . 1,056 sq. ft. Singlewide (2018) on
i el ] site has been removed
6.657 acres SR 4
f* ——6.566acres




Character of the Area
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Other Commercial sites in the area
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Secretary of State —
City Limits of Sonora
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11705 5 Dixie Hwy, Sonora, Kentucky, 42778
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Looking south towards Sonora

Looking north towards Glendale
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New Photos




C-1 Property to the North
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KYTC Email

Adam,

We went out and looked at these two locations for potential
entrances. We could not get sight distance at the northern one,
where the strip comes out. Therefore, we could only permit an
entrance at the location where the manufactured home

is. Since they are wanting to go commercial, we will want that
entrance centered up between the adjacent entrances on each
side. There is right at 600’ between them so we should be able
to get the 300’ of spacing that we like to have. If you have any
other questions, please let me know.

Thanks,

Chris

Chris //a/f(/ ton, PE.

Permits Section Supervisor
District 4 - Elizabethtown




Two parcels as
they currently
exist

¥

7.475 acres{

Because a
commercial
entrance was
NOT approvable
at the 60’ strip to
the north for the
7.4 acres to the
rear, the 60’ strip
is NOT part of the
Zone Change
request and is

proposed to be
merged to the
adjoining
Fulkerson
property




Proposed 2 Lot Plat

To be combined with Fulkerson
N ﬂ3°-:?22&'.w iz

S8 E 507 '
Parcel "A"- 0818 Acres =~ ———— -

5 035126 W
102.23' ' 5 - |
| ._'

151.37"

13.194 Total Acres

5 03'45'54™




AMENDED RECORD PLAT QF

Samuel Subdvislon, 2ec. 1, Lot 2 AND
RECORD PLAT OF Samuel Subdiviaion, Sec. 2
u-;“lw. EtAl

OWHNER AND DEVELOPERRGDert

G286 Pricavila Rd, Munfordvile, Ky, 4X78)

OWNER AND DEVELOPER Gary and bars Fullkarson
TPt EY = DARRER

S22 NOATH MULEBERRY STREET, ELIEABETHTOWN, KY. 42701

TOTAL&OF LOTE: 2 TOTEL AREA OF LOTS BEING EUBDNMIDED: 23.183 ACRES

= 200, e
S 0T W

S T

5 o7sige




Proposed 2 Lot Plat

(area in white
proposed for C-2 Zone,

area in orange will
remain R-2)

~ NOS414TE 7123

" 200.81

19§37

¥72.?2..75’
N 8547 ‘19" W

\ + 4
N 1041713 B0

13.194 Total Acres

2590.65
5 03'45'54"
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Upon Development Plan proposal,

Zoning Ordinance requires evergreen

trees or privacy fencing adjacent to e
residential adjoining properties
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Zone Changes from Rural Residential (R-2) to General Commercial (C-2)

21 Total: 17 Approved, 2 Withdrawn & 2 Pending

TO ALLOW FOR A ZONE CHANGE FROM R-
210-00-00- MAP R-2 - RURAL C-2 - GENERAL COMMERCIAL
1142172023 031.01 DETWEILER ROBERT -ETAL- AMENDMENT RESIDENTIAL ZONE JONE NO PROJECT DETWEILER ZONE CHANGE i:lz fl‘f';NITH NO PROJECT PROPOSED AT | 11705 S DIXIE HWY, SONORA, KY 13.556 PENDING
AP AMENDMENT FROM THE RURAL
| RESIDENTIAL (R-2) ZONE TO GENERAL
09/08/2023 g"m ROCKY TOP ESTATES, LLC ::Pamu e :él UL onE gozusmm EENMERSLL ::‘:E*mm:' ROCKY TOP ESTATES, LLC RV PARK COMMERCIAL (C-2) ZONE TO ALLOW FOR 6229 5 DIXIE HWY, GLENDALE, KY 42740  5.000 APPROVED
DENTIAL RPRISES (OUTDOOR) APROPOSED RV PARK / RECREATIONAL
ENTERPRISE (OUTDOOR) ON SITE
ZONE CHANGE TO GENERAL COMMERCIAL
1(C-2) TO ALLOW FOR A PROPOSED RV
211-00-00- MaAP R-2 - RURAL (-2 - GENERAL COMMERCIAL |RECREATIOMNAL JORDAN GREENHOUSES RV PARK & SELF | PARK (CAMPGROUND & PROPOSED SELF
Rz o0 OREANDENNIS AMENDMENT | RESIDENTIAL ZONE ZONE ENTERPRISES (OUTDOOR) STORAGE UNITS STROAGE UNITS IN ADDITION TO THE PRE- 13205 5 DOUE HWY, SONDRA KY 427765 | 15,000 PENDING
EXISTING GREENHOUSE OPERATION ON
SITE
208-00-00- TO ALLOW FOR ZONE CHANGE TO
2 C-2 - GENERAL COMMERCIAL
o2 o | ASH ROBERT EDWIN :‘::Nn"mr :;IS‘;‘"_I‘:"M Jone ;OZNEGB' FENNE ASH COMMERCIAL ZONE CHANGE GENERAL COMMERCIAL (C2)WITHNO 911 GILEAD CHURCH RD 4780 | APPROVED
PROJECT PROPOSED AT THIS TIME
ZONE CHANGE TO GENERAL COMMERCIAL
225-00-00- MAP R-2 - RURAL C-2 - GENERAL COMMERCIAL |RECREATIOMAL _(C~2) TO ALLOW FOR A PROPOSED RV
09/01/2022 005 BSTF INVESTMENTS, LLC AMENDMENT RESIDENTIAL ZONE ZONE ENTERPRISES (OUTDOOR) ROYAL OAK RV PARK PARK /CAMPGROUND (RECREATIONAL 6353 S DIXIE HWY, GLENDALE, KY 42740 | 7.778 APPROVED
ENTERPRISE)
ZONE CHANGE TO GENERAL COMMERCIAL
207-00-00- MAP R-2-RURAL C-2- GENERAL COMMERCIAL 801 GLENDALE HODGENVILLE ROAD
07/12/20; KERR STELLA K & RICHARD N KERR ZOMNE CHANGI -2) WITH NO POSED AT 000 ROVE
2 033 AMENDMENT  RESIDENTIALZONE  ZONE 2 ERDE ZDNE £ ﬁf‘;’ma NOPROIECT PROPOSEDAT ot GLENDALE, KY 42740 * AEEHONED
1 TO ALLOW FOR ZOME CHANGE TO
03221202 i: ;‘mm' | DEVORE MITCHELL & TAMMY m:" e ﬁé;;‘;'\ml i ;g&fE”EML COMMERCIAL |1 pROJECT DEVORE ZONE CHANGE - NO PROJECT GENERAL COMMERCIAL (C2)WITHNO | 13039 S DIXIE HWY SONORA, KY 25.963 APPROVED
PROJECT PROPOSED AT THIS TIME
02/14/2022 10314..02 00 GROWN JOHN A & CATHY :MA:NDMM :’:ﬂm SR ;g';EGF‘NH" \LCOMMERCIAL |1y prOJECT BROWN ZONE CHANGE GENERAL COMMERCIAL (C-2) WITH NO E;LE'“D'D FHUREH ROAD, GLENDALERYS [, -y APPROVED
PROJECT PROPOSED AT THIS TIME
BROWN ZONE CHANGE - ACHES & PAINS, TO ALLOW FOR ZONE CHANGE TO
02/14/2022 m:}m BROWN JOHN A & CATHY :q;gNDM ENT 1;25;5;':::1 ZONE ;(-)ZP;EGE NERAL COMMERCIAL NO PROJECT SECTION 2, LOT 2 & BALANCE OF WILLIAM | GENERAL COMMERCIAL (C-2) WITH NO I‘(\""ngl:;m CHURCH ROAD, GLENDALE 87.408 APPROVED
% BROWMN PROPERTY | PROJECT PROPOSED AT THIS TIME
'TO ALLOW FOR ZONE CHANGE TO
1 E R2- i oMM H ROAD,
02092022 1710000 mm@:z;e = ::;mu - R;":‘U i T EQZNEGEW ERCIAL o pROJECT HOWLETT ZONE CHANGE GENERAL COMMERCIAL (C-2) WITH NO 3';:” EHURCHBOAD, (FENDN =R o APPROVED
006.51 ELIZABETH ENTIAL PROJECT PROPOSED AT THIS TIME
GLENVIEW HEIGHTS, LOTS 28-31 AND AN TO ALLOW FOR ZONE CHANGE TO 676 & 708 WEST GLENDALE
11/30/2021 ég:‘omﬁ HAGAN DOUG :;:NDM ENT :é;:;‘::?:[ ZONE ;gh;EGEN ERAL COMMERCIAL NO PROJECT UNNUMBERED LOT TO BECOME KNOWN AS | GENERAL COMMERCIAL (C-2) WITH NO HODGEMVILLE ROAD, GLEMDALE KY 3.786 APPROVED
LOT 31A OF GLENVIEW HEIGHTS PROJECT PROPOSED AT THIS TIME 42740
ZONE CHANGE TO GENERAL COMMERCIAL
19100-00-  HAGAN WARREN DOUGLAS  MAP R-2-RURAL -2 - GENERAL COMMERCIAL
10/ 1 NO . CHILDREN' M| -2) WITH NO P POSED AT 12197 ROVE|
szoz o140 et o N s i e o PROJECT G. CHILDREN'S HOME, SECTION 2, LOT 11 i ZIS}TLME O PROJECT PROPOSED AT GLENDALE, KY 5 APPROVED
207-00-00- MAP R-2 - RURAL C-2 - GENERAL COMMERCIAL TO REZONE RURAL RESIDENTIAL (R-2) TO
05/14/2013 030 LARRY HAGAN AMENDMENT RESIDENTIAL ZONE _ZONE J/ HAGAN FARM SUBDIVISION GENERAL COMMERCIAL (C-2) 1055 GLENDALE HODGENVILLE ROAD 16.725 APPROVED
225.00.00- MAP R-2 - RURAL C.2- GENERAL COMMERCIAL TO REZONE A 11.33 ACRE PORTION OF 20
& TTI Ll N C TJTINGLY s HIGI Y 1
oarzs0n2 22 JOHN &LNDAMATTINGLY  \Lle i ien  RESIDENTIALZONE  ZONE 0 PROJECT .2 / PROPERTY BY MATTINGL s DIOE HIGHWA 330 APPROVED
225.00.00 MAP R-2- RURAL C.2- GENERAL COMMERCIAL | REZONE THE ENTIRE SITE TO THE
01/11/2006 026 MORRIS KAPLIN AMENDMENT | RESIDENTIAL ZONE ZONE MO PROJECT NO PROJECT - GENERAL COMMERCIAL / GENERAL COMMERCIAL DISTRICT (C-2). 0 S0UTH DIXIE AVENUE (US-31W) 7.380 APPROVED
253.00.00- MAP R-2 - RURAL -2 - GENERAL COMMERCIAL R-2:C:2 / ENNIS SUBDIVISION, SECTION 1,
1141 D B
i JOSEPHW & CHERID BEATTY ) \eNDMENT  RESIDENTIALZONE  ZONE LOT 13 AND 14 WIHERANN
217-00-00- MAP R-2 - RURAL C-2 - GENERAL COMMERCIAL
10302001 217 BOBEBY JONES B i [ e [O2 KENNELS COMMERICAL KENNEL / WITHDRAWN
065-00-00- MaP R-2 - RURAL C-2- GENERAL COMMERCIAL  RECREATIONAL VALLEY BLU OUTDOOR SPORTS CLUB, INC -
1/2001 D CAMPGROUNI MEREDITH LANE 57. ROVED
e 009 AN MEREDEH AMENDMENT  RESIDENTIALZONE  ZONE ENTERPRISES (OUTDOOR)  CAMPING / HORSE RIDING AREA / & ) i
207-00-00- MAP R-2 - RURAL C-2 - GENERAL COMMERCIAL v
0723n593 032 KEY AMENDMENT RESIDENTIAL ZONE ZONE Ree2f APEROVED
1760000 WILLIAM AND DAWN Map R-2 - RURAL C-2- GENERAL COMMERCIAL
ovoanggy 1700 et ezt sty SO Lt AUTOMOTIVE REPAIR GENERAL AUTO REPAIR / 3038 UPTON MELROSE RD 4985 APPROVED
229-00-00- MAP R-2 - RURAL C-2 - GENERAL COMMERCIAL
05/14/1996 045.01 COLONELS AMENDMENT | RESIDENTIAL ZONE ZONE 2256 WOOLDRIDGE FERRY RD / 2256 WOOLDRIDGE FERRY ROAD 763 APPROVED

Records 1 to 21 (of 21)




Reasons for Granting a Map Amendment
KRS 100.213

Before any map amendment may be granted, the planning
commission shall consider the evidence and testimony
presented by the proponents and opponents of the
proposed amendment and make findings of facts that one
or more of the following apply:

1. The proposalis in agreement with the language of the Comprehensive Development Guide;

2. There have been major changes of an economic, physical, or social nature in the area involved
that were not anticipated by the Comprehensive Development Guide and that have substantially
altered the basic character of the area; or that,

3. The existing Zone assigned to the property is inappropriate and the proposed amendment is
appropriate.




LAND USE ELEMENT

The portion of the Comprehensive Plan used most often to assess future development is the land use element. If a

proposed land use is in keeping with the criteria and guidelines as set out in the land use element then approval is
more easily obtained.

Figure 1: Process Flowclant
This Plan provides the criteria and guidelines for development in the form of a

recommended land use map and narrative development guidelines.
This plan is a hybrid plan: part map; part guidelines. The Recommended Future
Land Use Map is intended to give general guidance relating to the range of uses

Step L: Compliance with the Compoomuity-
Wide Developiment Policies

recommended, as well as the recommended densities and intensities of those uses. { Step 2: Property Characteristics ]
Additional guidance is provided in the narrative for each planning area which
provides guidelines for future development within each of the distinct areas of the
County.
Step 3: Agreernent with Recornanended
Future Latul Use Plan Groups

Step 4: Compliance with the
Ploanming Axrea Guidelines

Using this Plan

The process for determining whether a proposal is in compliance with the land use plan element involves the four
steps outlined in Figure 1. All steps should be followed in order to completely assess compliance.



ZONE CHANGE STAFF REPORT

Hardin County Plannmg and
Development Commizsion
150 M. Provident Way, Suite 225
Elizabethtown, Kantueky 42701
(270) 769-3475

COMPREHENSIVE PLAN COMPLIANCE

Summary: The owner, Robert Detweiler 15 proposing to rezone +6.657 acre portion of a 7.473 site and a +6.336
acre site known as Lot 2 of Samuel Subdivision, located at 117035 South Dixie Highway in Sonora, KY from Fural
Eesidentizl (R-2) to General Commercial (C-2) with no project proposed at this time to be known as 13.209 acre,

Lot 2A of Samuel Subdivizion.

Pre-application Conference: Movember 21, 2023

Public Hearing Date: JTamary 2, 2024 &

February 6, 2024

Location of Proposed Zone Change:
11705 South Dixie Highway in Sonora, KY

Acreage: +6.657 acre portion of a 7.475 acre site

& +6.336 acre site

PVA Parcel Number:
210-00-00-031.01 & 210-00-00-019

Flood Plain: This subject property is outside of the
floodplain according to FEMA Map 21093C0453D
{dated 16 August 2007).

History of the Property:

The sites were purchazed by Robert Detweiler on April
26,2023 & October 16, 2025, It contains a pre-existing
1,056 sq. fi. singlewide manufactured home from 2018,
The 7.475 acre site had previously been owned by the
Alkers family since 2000. The 6.536 acre site was platted
as Lot 2 of Samuel Subdivision i 1997,

Owners:

Fobert Detweiler

6128 Priceville Road
Munfordville, KY 42785

Comprehensive Plan Policy — STEP 1: Compliance with the Community-Wide Development
Policies (DP 1-14)
DP 1 All development should There i3 a blueline stream on site, any proposed development would

incorporate the protection of natural
resources into the development to

preserve the character of the County
and protect the natoral environment.

protect this environmentally sensitive area.

Zone Map Amendment Request:
FROM: R-2 (Fural Residential)
TO: C-2 (General Commercial)

DP 2 The transportation system
should be supported by minimizing
the impacts of access points to public
roadways and providing connectivity
for all developments.

There i3 one pre-existing driveway access point onto South Dixie
Highvway (US 31W). Per KYTC only one commercial entrance iz
permitted in the center of the lot with the pre-existing driveway to be
removed.

Land Use Group: Fural Area
Planning Area: South Hardin Area #2332
Existing Land Uses: Fesidential / Vacant

Zoning History: R-2 (Rural Residential) was the
original zoning for the Subject Property since July of
1293,

Adjacent Zoning:

North — C-1, Routt (3 acres) & R-2, Patterson (8 & 19
acres), Huffinan (2.8 acres), Back Forty Rentals (7 acres)
South — R-2, Hundley (2.8 acres), Hess (6 acres), Walker
(2.5 acres)

East — Larue County

West — R-2, Isham (73.8 acres) & Sonora City Limits

DP 3 Arterial and collector classified
roadways should be regulated so that
individual lots have limited access
points.

Per KYTC only one commercial entrance is permitted in the center of
the lot with the pre-existing driveway to be removed.

EYTC s most recent traffic counts for 31W in this vicinity are 2,594
ADT (20213

DP 4 New development should be
encouraged in areas where public
water services are available and can
accommodate additional customers.

Public water is available and is provided via Hardin County Water
Dstrict #2 with a 67 line on the west side of South Dixie Highway
(IS 31W).

DP 5 New development should be
encouraged in areas where adequate
fire protection services and fire
hyydrants are available.

The Sonora Volunteer Fire Department 15 approximately 1.5 miles
away. There iz a fire hydrant on South Dixie Highway (US 31707
approximately 1.366° to the south.

DP 6 Expansion of public utilities
should be the responstbility of
developers with public agency
participation where an increased
demand for zervices iz anticipated.

Any proposed development would be responsible to extend utilities
omto the site.

Utility Services:

Electricity 13 provided via Kentoely Utilities (K1),
Public water iz provided via Hardin County Water

District #2 with a 6 line on the west side of South
Dixie Highway (US 31T

Wastewater Treatment:
Sewage disposal is accomplished by an On-Site Septic
System.

Glendale Industrial Mega Site:

In September of 2021 it was announced that Ford Motor
Company and SK On would build a $3.8 billion joint
venture called BlueOval 8K consisting of twin battery
plants at the nearby Glendale Industrial Megz Site.

Transportation Considerations:

South Dixie Highway (U8 317W) iz a State Highway with
a 60° dedicated right-of-way and 247 pavement in this
ared.

The property has approximately 8647 of road frontage
dlong Interstate 3.

DP 7 The zize and zcale of all
development should reflect the
character and style of surrounding
uses.

The adjoining tracts to the north and south are of similar size and
used for residential and agricultural purposes, with some commercial
activity to the north and to the south within the city limits of Soncra
and on the Lame County side of TS 31W.

DP 8 New development should be
allowed cnly where roadways meet
minimum standards.

The property is accessed via South Dixie Highway (US 31W) a state
maintained highway with a 607 right-of-way and 24°of pavement
width.

DP 10 Development shall not be
allowed in areas served by inadequate
roadways (less than 18 feet in width
and less than a 40 foot right-of-way)

South Dixie Highway (US 31W) is a state maintained highway with
60" dedicated right-of-way and 247 pavement width.




Comprehensive Plan Policy —

STEP 2: Property Characteristics (PC 1-110)

PC 1 Access Road Characteristics
including safe accessibility, road
hazards and road capacity and
function.

The property is accessed via South Dixie Highway (US 31W) a state
maintained highway with 2 60" right-of-way and 24°of pavement
width. The road 13 considered a Major Collector by EYTC with an
ADT of 2,394 in 2021,

Comprehensive Plan Policy - STEP 3: Agreement with Recommended Land Use Plan
Rural Area Group (LU 1-6)

PC 2 Fire Dustrict, Hydrant and
Department

The Sonora Voluateer Fire Departrnent 13 approximately 1.5 miles
away. There 1z a fire hydrant on South Dixie Highway (US 3177
approximately 153667 to the south.

PC 3 Public Water

Public water iz available and is provided via Hardin County Water
District #2 with a 67 line on the west side of South Dixie Higloway
(U3 31W).

The Comprehensive Plan states that, “The Fural Areas in Hardin County are located at the outer limits of the
County, generally at points farthest away from the County’s centers of development™. While this is true for
the zite being on the outer limitz of the County at the Lamie County line; it iznores the sites stratemic location
on the edge of Sonora City Limits between South Dixie Highway (US 31W) and Interstate 65, near the K'Y
24 and TS 31W interzection at the Sonora Interstate exit.

The recommended Land Use Pattern and Development Criteria states that “commercial and induostrial
development within these areas should be limited to major crossroads that serve the local demand, not
regional or area-wide demand ™ Thiz site iz approximately 3000° from the major crossroads of US 317 and
KY 84 at the Sonora exit of I-65.

PC 4 Existing land use and densities
in the vicinity

The adjoining tracts are all being used for single family residential
purposes, agricultural or are vacant, but the adjoining tracts to the
north and south are of similar size. With some commercial activity to
the further north and within the city limits of Sonora and on the
Larmue County side of TUS 317W.

PC 5 Proposed Wastewater
Treatment System

Sewage dizposal i3 accomplished by an On-Site Septic System.

PC 6 Proximity and capacity of
zchools

Mo project 15 proposed, however atry commercial activities on site do
not anticipate any impact to the local schools.

Comprehensive Plan Policy — STEP 4: Compliance with the Planning Area Guidelines (FA 1-7)
PA #12 South Hardin Area

The Comprehensive Plan notes that,  The recommended Land Use Pattern and Development Criteria states
this large mral planning area is that “any commercial development within the area should be limited
adjacent to three other coumnties — to major crossroads i the area™ and that, “any commercial

Lame, Hart and Grayson and development in this area should be limited to that serving local
surrounds two cities - Sonora and demand, not regional or area-wide demand ™

Upton.

PC 7 Existing Natural Features

There iz a blueline stream on site, any proposed development would
protect this environmentally sensitive area.

10 Growth Trends

Eecent commercial projects nearby the Sonora exit of 1-63 include
the South Dixie Pharmacy, a new Fatnily Dellar / Dollar Tree store,
HMH South Hardin Family Care Center, Devore Stables and the
Shinin’ B Trailer Sales.

Sinee 2020, we have received 6 Zone Change applications in the
Sonora area for non-residential zones.

The site is within 3.6 miles of the proposed BlueCvalSK Battery
Parke A joint venture between Ford Motor Company and SK On that
will invest approximately $35.8 billion to build twin battery plants that
will employ an estimated 5,000 workers targeted to open in 2025.

STAFF EEVIEW AND RECOMMENDATION
The Staff finds that the proposed zoming i3 in agreement with Steps 1, 2, 3 & 4 of the adopted
Comprehensive Plan plus the following findings:
o The property iz located on a state highway, South Dixie Hishway (US 31W), a major collector; with
adequate water and electricity available at the site.

¢ The property is located in close proximity to the city limits of Sonora and the Sonora exit of Interstate
65 where there has been commercial growth recently,

s The property is near the “major crossroads”™ of KY 84 and US 31W as referenced in the Fural Area and
South Hardin Area

¢ The property iz also adjacent to Interstate 63 which iz a noize generator dizcouraging future residential
development,

s The property is 5.6 miles from the Glendale Industrial Megazite where the BlueOval3K twin battery
plants are being built,

¢ The existing B-2 Zone assigned to the subject property in 1993 may now be inappropriate and the
proposed map amendment to C-2 may be more appropriate.

The Etaff recommmends that the Foning Map Amendment be APPROVED.




WHEREAS

WHEREAS

WHEREAS

WHEREAS

RESOLUTION 2024-001
MAP AMENDMENT
Rural Residential (R-2) to General Commercial (C-2)

the Hardin County Fiscal Court and the Hardin County Planning and Development Commission have
adopted a Comprehensive Plan, Land Use Fegulations, and Subdivision Eegulations;

the above-mentioned regulations are designed to protect the public health, safety and welfare of the
citizens of Hardin County;

the proposed site 1s located in the Bural Area of Hardin County and within the South Hardin Planning
Area (#12);

this proposal 1s 2 request to rezone the 1995 designation of Bural Fesidential Zone (B-2) to a General
Commercial Zone (C-2) with no project proposed at this time.

NOW THEREFORE, BE IT RESOLVED, by the Hardin County Planning and Development Commission that a
request for a Map Amendment for property owned by Eobert Detweiler kmown as PVA #210-00-00-031.01 and
identified as being approximately a +6.6357 acres & +6.336 acres located at 11705 South Dixie Highway (US 31W) in
Sonora, Kentucky be granted a zone change from the existing Fural Eesidential Zone (F-2) to a General Commercial
ZFome (C-2), bazed on the following findings and compliance with the policies and zoals of the Comprehensive Flan:

With the appropriate portions of the Development Guidance System, Foning Ordinance and the Comprehensive
Development Guide, the testimony provided by staff and those in attendance at the public hezring, the Planning
Commission hereby adopts the attached Staff Feport and it is determined that the proposed C-2 Zone 13 in agreement
with the Comprehensive Plan's following Policies, Goals & Objectives:

Goal 5:

Objective:

Goal 6:

Objectives:

Step 1: Development Policies 1-8 & 10;

Step 2 Property Characteristics 1-7 & 10;

Step 3: Land Use Plan Group: Fural Area

Step 4: Planning Area: South Hardm Planning Area (#22)

TO ENCOUEAGE THE LOCATION AND DEVELOPMENT OF DIFFEREENT LAND USES IIN THE
MOST APPROPEIATE MANNEE.

1. Conceive the definitive areas within the county for the highest and best use as residential,
commercial and industrial which will make effective use of existing and proposed services and
facilities.

TO IMPROVE AND PEOMOTE HARDIN COUNTY AS A PLACE FOR COMMERCE AND
INDUSTEY.

1. To provide adequate space for the proper location of commercial and industrial land use.
5. Touse all resources available to attract new commercial, service and industrial development.

ADOPTED THIS SIXTH DAY OF FEBRUARY 2024.

Mark Hinton, Chairman Adam C. King, AICP, Director



MOTIONS

I make a motion to Approve the propozed Zoning Map Amendment bazed upon:
»  the testitmony provided by Staff and thosze in attendance at the Public Hearing
*  Thereby adopt the Staff Eeport and the exhibits entered in as the Record
*  Toadopt Rezolution 2024-001 as presented

The proposed Map Amendment from BE-2 to C-2 1z in Agreement with the 4 Step Process as outlined in the
Comprehensive Plan and the following Geals & Objectives.

Step 1: Development Policies 1-8 & 10;

Step 2: Property Characteristics 1-7 & 10;

Step 3: Land Use Plan Group: Fural Area

Step 4: Planning Area: South Hardin Planning Area (£22)

Gaoal & TO ENCOURAGE THE LOCATION AND DEVELOPMENT OF DIFFEEENT LAND USES IN THE
MOST APPROPRIATE MANNER.

Objective: 7. Conceive the definitive areas within the county for the highest and best use as residential,
commercizl and industrial which will make effective use of existing and proposad services and
facilities.

Goal 6: TO IMPROVE AND PRCMOTE HARDIN COUNTY AS A PLACE FOR COMLDERCE AND
INDUSTEY.

Objectives: 1. To provide adequate space for the proper location of commercial and industrial land use.
3. To use all rezources available to stiract new commercial, zervice and industrial development.

I make a motion to Deny the propozed Zoning Map Amendment based upon:
= the testimony provided by Staff and those in attendance at the Public Hearing

The propozed Map Amendment from B2 to C-2 13 NOT in Agreement with the 4 Step Process as outlined
in the Comprehensive Plan.



MAP AMENDMENT

TL Wise
6 February 2024

Zone Map Amendment Request:

FROM: R-1 (Urban Residential)
TO: C-2 (General Commercial)

Summary: The applicant is requesting a Zone Change from Urban Residential (R-1) to General Commercial (C-2)
with no project proposed at this time. The property is a 14.45 acre site known as Lot 5A of Goose Landing
Estates located on the West side of Ring Road, Elizabethtown, KY (across from 831 Ring Road).




Reasons for Granting a Map Amendment
KRS 100.213

Before any map amendment may be granted, the planning
commission shall consider the evidence and testimony
presented by the proponents and opponents of the
proposed amendment and make findings of facts that one
or more of the following apply:

1. The proposalis in agreement with the language of the Comprehensive Development Guide;

2. There have been major changes of an economic, physical, or social nature in the area involved
that were not anticipated by the Comprehensive Development Guide and that have substantially
altered the basic character of the area; or that,

3. The existing Zone assigned to the property is inappropriate and the proposed amendment is
appropriate.




MAP AMENDMENT SUMMARY REPORT

WIPOPPOZIrA--"IOMMOND® P

Meeting Notification

Vicinity Map

Future Land Use Map

Planning Area Maps & Analysis

Zoning Map

Aerial Photos

Amended Record Plat of Goose Landing Estates, Lot 5 (2013)
Secretary of State City Limit Map

City of Elizabethtown Zoning Map

City of Elizabethtown Comprehensive Plan

Character of the Area Analysis

Photos of the Site

KYTC Email re: Commercial Entrance Locations
Recommendation of Screening for Future Development
Analysis of Zone Changes from Urban Residential (R-1) to General Commercial (C-2)
Staff Report and COMPREHENSIVE PLAN ANALYSIS

*Zone Change Application

*Comprehensive Development Guide

*Development Guidance System Ordinance

*Not provided in PowerPoint



Public Notification

LEG

Notice is hereby given that the Hardin County Planning & Devel-
opment Gomm?;gion will hold a Public Hearing at 5:00 p.m. on
Tuesday February 6, 2024 in the Hardin County Government
Building, 150 N. Provident Way. 2nd Floor M‘ ing Room, Eliza-
bethtown, KY 42701. Consideration will be given on a request to
change the zoning map from the R-1 — URBAN RESIDENTIAL
ZONE TO THE C-2 GENERAL COMMERCIAL ZONE WITH NO
PROJECT PROPOSED AT THIS TIME FOR A +/- 14.45 ACRE
SITE LOCATED ON THE WEST SIDE OF RING ROAD
(ACROSS FROM 831 RING ROAD), ELIZABETHTOWN, KY

42701 KNOWN AS LOT 5A OF GOOSE LANDING ESTATES.

Newspaper Ad on Saturday January 27, 2024

Two signs posted on site since January 22, 2024

Hardin County

Planning and Development Commission
150 N. Provident Way, Suite 225
Elizabethtown, KY 42701

Phone: 270-769-5479 Fax: 270-769-5591

January 19, 2024
NOTICE OF PUBLIC HEARING

To Surrounding Property Owners:

The purpose of this letter is to notify you of the scheduled hearin g before the Hardin County Planning and
Development Commission for the property known as Lot 5Aof Goose Landing Estates. The owner, T L WISE | Bi o
is requesting a Zoning Change for A +/- 14.45 ACRE SITE LOCATED ON THE WEST SIDE OF RING ROAD,
Elizabethtown, KY. (Across from 831 Ring Road) — See Enclosed Map

The hearing will be held as follows:
DATE: FEBRUARY 6, 2024
TIME: 5:00 PM
Hardin County Government Building

150 N. Provident Way, 2nd Floor Meeting Room
Elizabethtown, K'Y 42701

PLACE:

EXISTING ZONE: R-1 - URBAN RESIDENTIAL ZONE
PROPOSED ZONE;: C-2 - GENERAL COMMERCIAL ZONE

REQUEST: MAP AMENDMENT FROM THE URBAN RESIDENTIAL ZONE (R-1) TO THE
GENERAL COMMERCIAL ZONE (C-2) WITH NO PROJECT PROPOSED AT THIS
TIME

The Public Hearing will be held to decide whether:
1) The proposed project is in agreement with the comprehensive plan,

2) There have been major economic, physical or social changes in the area since the adoption of the
comprehensive plan and / or

3) The existing zone is inappropriate.

Section 4-2 (B) of the Hardin County Development Guidance System Zoning Ordinance conains information about
the public hearing process. This includes the rules that will be used during the hearing and the action that can be
taken.

Director

First class mailings sent to 11 owners that adjoin or
are within 1200’ of road frontage



Cecilia




Hardin County Future Land Use

A. Urban Areas

Introduction: Urban areas in Hardin County are those surrounding incorporated
jurisdictions within the County. In particular, urban areas surround Elizabethtown,
Vine Grove and Radcliff. As areas adjacent to established city environments the
urban areas identified by this plan are more intensely developed. These areas are
marked by having the highest levels of infrastructure and utility service.

Natural Features: Generally, the lands within the urban areas identified in this plan
are flat to gently rolling. These areas are relatively unaffected by poor soils and are
not subject to flooding.

Existing Land Use: The land use pattern in urban areas in Hardin County is the most

densely developed in the community. Along the more significant arterial roadways of
the community, there is a mix of commercial and very high-density residential use.
In some instances, there are light industrial uses.

Recommended Land Use Pattern and Development Criteria: The following are
recommended land use types for Urban Areas generally. Also provided are general

guidelines for development in Urban Areas.

>

Along major and minor arterials in the urban areas, convenience and
general commercial uses are appropriate.
Growth for the community should be reoriented into these areas.

Away from major and minor arterials, neighborhood commercial as well as
convenience commercial uses may be appropriate.

Access points to collector and higher classification roadways should be
limited by using common access points, frontage roadways and access
management techniques.

In areas with higher density or opportunities for the provision of
centralized or decentralized sewage disposal systems should be explored
and required where appropriate.

Residential use in this area should be limited to Urban residential only with
other less dense development prohibited.




Planning Area Map

3. WEST UREAMN AREA wmﬁ@ '

L b

-

5. West Urban Area

e Introduction: This planning area, part of the Urban Area Planning Group,
includes a westerly expansion of the Urban Growth Sector of the previous . .
comprehensive plan. It is located generally to the west of the cities of , ,/
Elizabethtown and Vine Grove and extends from the Western Kentucky Parkway ' '
to the south to nearly Meade County to the north. It is adjacent to three road
corridors, Leitchfield Road, St Johns Road and Rineyville Road. The western
boundary of the West Urban area is the Natural Resource Area, one of the
planning groups. This area is also adjacent to Rineyville and Cecilia, two of the S
four Villages. =

« Existing Land Use: The existing land use pattern in this area is predominantly : I'n / -
urban residential. Subdivisions in this area established prior to the establishment T,
of land use controls in the County include Windgate West, Sunny Slopes and
Quail Meadows. The new residential subdivisions, with street construction in this
area, include portions of LaVista (284 lots), Bridlegate (41 lots), Rockwood (58 ,
lots), Bacon Creek Meadows (65 lots), Ranch Hollywood (119 lots), Habersham \;\ '
(58 lots) and Trotters Ridge (102 lots). \

?

+» Recommended Land Use and Development Criteria:
- The recommended land use pattern for the West Urban Area is predominantly

urban residential.

- New development in this area is recommended to employ decentralized N | =
wastewater collection and treatment that would facilitate the eventual | Y -
connection to the regional sewer system in the future. ' L / EI 1Za bethtown

t’/ .

- If an on-site wastewater disposal option is selected then lot sizes must be IR 4 ) o \ \
adeqguate for long term maintenance and repair. P j\:
- Access, to individual residential lots, should be limited on collector and local _ “ wil N
roadways and strictly regulated along arterials in this area in order to
£
- Non-residential development particularly commercial activities are not RS RS AR

encouraged. Such uses are recommended for adjoining corridors and villages
and will serve this area.

- As infrastructure allows, higher density development should be encouraged.

- Development in this area should be logical not “leapfrog” development in

_order to allow for logical infrastructure improvements
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RECORD

LOTS 28 & 54 SHARE A 80" mDE
100" LONG &
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—————— 20" OF & UTL ESWT STRUCTURES DETALL
(NOT TO SCALE)
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UTILITY CERTIFICATION

I, BEWNG A DULY AUTHORIZED AGENT OF THE CITED
UTILITY COMPANY, ACCEFT EASEMENTS SHOWN

WATER COMPANY

TATE REPRESEMTATIVE
Nk
TS coaPaNy

FPLAT LEGEND

O 1/2% X 24" STEEL REBAR SET WITH A YELLOW D'
CAP STAMPED "G.5. TURNER PLS 2153"

& 1/2% REBAR FOUND WITH A YELLOW 1D
CAP STAMPED "G.5. TURNER PLS 2153°

W 1/2" REBAR FOLWD WITH AN ORANGE ID
CAP STAMPED "WITNESS PLS 21537

® /2" STEEL REBAR FOUND WiTH AN ORANGE iD
CAP STAMPED "D, CLEMONS PLS 33837

© 1/2" STEEL REBAR FOUND WITH AN ORANGE 1D
CAP STAMPED F.W. FOWLER PLS 2095~
& UNMARKED MEANDER POINTS
© OAK TREE WITH WITNESS MONUMENTS
—E—C/L OF 30" OVERHEAD ELECTRIC EASEMENT
—S— C/L OF SANITARY SEWER EASEMENT
@ SANITARY SEWER MANHOLES
APPROX C/L OF BLUE LINE STREAM
[EZE) STREAW BUFFER ZONE

AMENDED RECORD FLAT OF:

NICK'S ACRES LOT 2A &
GOOSE LANDING ESTATES
LOT S
RING ROAD, ELIZABETHTOWN, HARDIN CO, KENTUCKY 42701

OWMER:  EEIER IV, INC. {AND) BERNARD & CHRISTINE BEELER
912 RING ROAD 912 RING ROAD
ELIZABETHTONN,

[ SRE [N = 120 FT. | B
B G 14-13 : o
= 73090 SORE g 302, PG 67 & DB 1342, PG 552

TURNER ENGINEERING
A DIVISION OF NEW BANKS INC.
5735 NORTH OIXIE HIGHWAY
ELIZABETHTOWN, KENTUCKY 42701
PH. (270) 737-3232 ~ FAX (270) 769-5497
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O : — = Official Zoning Map
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Official Zoning Map | : b ' 5 v !
Official Zoning Map for City of ! : i e APy A / s PNR:A 1 -
Elizabethtown, Ky. Search by '. P 3 T ; N Car ! : ; G2 .8 --.' ; .
N i E T i - i . & i Mix of Commercial ‘
address or place name. Select a ! , - i & 152 24 “r and Residential
Zoning District for more detail. Pail . NG e R - it > e o (TR
Last modified 1 PM
50 views.
More information Planned

Neighborhood
Residential
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Future Development E*=
Holding - s
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§154.063 C-3 REGIONAL COMMERCIAL.

(A) Generally. This district is composed of areas to be used for businesses which require a high volume of passing vehicular traffic to provide the support necessary for successful operations. These are commonly
retail and other uses which are necessary for the economic viability of the community and the region. Applied to areas with high traffic capacities and high visibility, as well as areas where infrastructure necessary to
support this type and scale of use is in place.
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City of Elizabethtown
Comprehensive Plan

Sub Area 7: Ring Road West

Existing Land Use & Character

This sub area is |angely undeveloped but has significant
patential for future development due to the road network
and infrastructure. Some parcels in this sub area are outside
the current city limits. This area includes pockets of Suburban
Residential that are meostly concentrated towards North Dixie
fverue and the Elizabethtown Bypass (U5 31W Bypass).
Public or institutional uses that are aleng Ring Read include
the Hardin County Gowernment Center, Hardin County EMS
and GC Burkhead Elementary Scheol Addington Field -
Elizabethtown Regional Airport is south of this sub area as
wiedl as the Elizabethtown Sports Park. Scattered commercial
uses are also located along Ring Road with new, largerscale
commercial development mainly occurring closer to US 31W.

Although this location has land uses similar te surrounding
sub areas, this aréa is unigue due to the commercial patential
aleng Ring Road. This road, as an impaortant corrider for traffic
in the community, is one of the most traveled roadways and
links the highrtraffic commercial areas of Elizabethtown to its
industrial areas.

Planning Issues & Opportunities
The community identified the following planning issues and
opportunities for Sub Area T:

= The aesthetics of commercial buildings along the cosidar
should follow quidelines to ensure highsquality development.

= Traffic congestion aleng Ring Road is a concerm,
*  ficcess management could become an issus

- quﬂ-ﬂ?mlt'{ ar mOd@ﬂ“PﬂPnﬂlF mesidentlal dewelopment can
be used as a transition between commercial and low-density
residential.

* QOpen space should be included in new commercial and
residential developments.

* Low-density development along Ring Road should be
discouragad.

Recommended Land Use Patterns

The recommendead land use pattern for this sub area includes a
combination of commercial and residential uses. The northern
portion of this area is primarily targeted for more dense
development of Regional Commercial and Mixed-Use between
Veterans Way and Patriot Parkway with some limited areas of
Neighborhood Commercial. Additienal Regional Commercial
is recommended along the eastern side of Ring Read south
of Patriot Parkway as well as at major intersections. Urban
Residential uses comprise the remaining areas with limited
Suburban Residential.

JITHTIETIOEQ LallC

Road Cenlerling Flaod Zome Do Mixed-Ulse - General Service Cammercial A
Railroad Suburban Residential - Mied-LUse Area - General Industnal
D Sulbs Areas Nesghborhood Commerdal - Regianal Indusirial
- High-Density Rasidential - Regional Commercial - Community Facilivas
A

SECTION 2: Recommended Land Use Plan 11



Targeted Planning Area B: This area includes the properties west of Ring Road between Patriof Parkway

and 5t. John Road. The majority of this area is currently undeveloped with some areas of low-density
residential or agricultural uses. Because this area has direct access to Ring Road, flexibdlity could be needed
far larger developments that incorporate transitions in use and density but low=density development should be

discouraged. Flood=prone areas also exist along Billy Creek that should be considerad.

O Areas of Reglonal Commercial are [dentifled near the intersectlon of Patrlot Parkway and St. John Road.
Commercial could be appropriate along other areas that have frontage along Ring Road. but options for
higher-density residential along Ring Road are maore desirable.

0 The majority of this targeted planning area is identified as Urban Residential to provide needed areas for
residentlal growth that also have road access that can serve anticipated traffic.

[0 Meighberhood Commercial that serves the immediate area, as well as High-Density Residential, could
also be appropriate if transitions are provided

L] Access peints should preferably be located to allow vehicles to use existing signalized intersections, if
possible. If access points are allowed along Ring Road at locations other than signalized intersections.
they should be limited to right=in/right=-owt access,

O vehicular connections should be included to adjacent residential areas.

O Pedestrian connectlons should be considered to adjacent development as well as development located
behind the property.

OO0 Landscaping should provide visual interest and appeal frem Ring Road. Landscaping should have a diversity
of heights. colors, and types of planting material rather than provide a monotonous and repetitive design.
&l landscaping should be designed with long=term maintenance as a priority.

O] & materials should be durable and varied in a thoughtful manner to enhance the aesthetic quality of the
development, but the variation of materials should not detract from the overall design

[ signage showld be limited. minimal in size. and be visually consistent with the building materials used

throughout the development.
O Parking should be encouraged to be located to the rear of buildings or otherwise creatively designed.

O an development should be sensitive to floodplain and should be used for active or passive recreation
andfar drainage retention. Dralnage lszues should alse be conshdered for all develspment.
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North up Ring Road

South down Ring Road




Elizabethtown Animal Hospital
directly across the road




Adjoining Residential Property







Etown Animal
Hospital



















Commercial entrance is
approvable per KYTC

Adam,

Thanks for reaching out. we have no issue with converting this to a commercial entrance. just make sure they
understand that the house/residential lot that ties into it now, will still have to use this entrance even after they change
to commercial. They won't be granted a separate access for the house.

Thanks,

Chris




Upon Development Plan proposal,
Zoning Ordinance requires evergreen
trees or privacy fencing adjacent to

residential adjoining properties




12/28/2023 T L WISE LLC

RAY ADRIAN & RADINE
05/20/2019 TRUST

KRUEGER MICHAEL R &
03/28/2018 MICHELLE & CMK
PROPERTIES LLC

05/30/2017 RAY, ADRIAN & RADINE

05/15/2007 T. L. WISE

07/08/2004 PAUL & DIANE TAYLOR

05/30/2003 MEADE

02/27/2003 ADD-KIN PROPERTIES, LLC

10/30/2002 HORNBACK

07/06/2001 ALVIN AND MARY CLAN

06/05/2000 JEANETTE REFFETT

08/20/1998 HC WATER

VIRGIL L & WILMA
07/02/1998 PEARMAN

03/20/1998 CHARLES LEO ORTHOBER

03/13/1998 MOORE

09/08/1995 CRAIG SMITH

Zone Changes from the R-1 to the C-2 Zone

185-00-00-015.08

183-30-00-038

223-00-05-007

183-30-00-037

185-00-00-011

121-00-00-006.11

MAP
AMENDMENT

MAP
AMENDMENT

MAP
AMENDMENT

MAP
AMENDMENT

MAP
AMENDMENT

MAP
AMENDMENT

183-30-00-054, 183-30-00-
055, 183-30-01-002, 183-30-

01-013

231-40-00-049

183-40-01-036

223-30-00-064

MAP
AMENDMENT

MAP
AMENDMENT

MAP
AMENDMENT

MAP
AMENDMENT

223-00-00-004, 223-00-00- MAP

005, 223-00-00-040.01

231-40-00-030

138-20-01-037

182-40-02-002

231-40-00-068

187-30-00-039.01

AMENDMENT

MAP
AMENDMENT

MAP
AMENDMENT

MAP
AMENDMENT

MAP
AMENDMENT

MAP
AMENDMENT

R-1 - URBAN
RESIDENTIAL ZONE

R-1- URBAN
RESIDENTIAL ZONE

R-1 - URBAN
RESIDENTIAL ZONE

R-1- URBAN
RESIDENTIAL ZONE

R-1 - URBAN
RESIDENTIAL ZONE

R-1- URBAN
RESIDENTIAL ZONE

R-1 - URBAN
RESIDENTIAL ZONE

R-1- URBAN
RESIDENTIAL ZONE

R-1 - URBAN
RESIDENTIAL ZONE

R-1- URBAN
RESIDENTIAL ZONE

R-1 - URBAN
RESIDENTIAL ZONE
R-1- URBAN
RESIDENTIAL ZONE
R-1 - URBAN
RESIDENTIAL ZONE
R-1- URBAN
RESIDENTIAL ZONE
R-1 - URBAN
RESIDENTIAL ZONE

R-1- URBAN
RESIDENTIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE
C-2 - GENERAL
COMMERCIAL ZONE
C-2 - GENERAL
COMMERCIAL ZONE
C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

C-2 - GENERAL
COMMERCIAL ZONE

NO PROJECT

NO PROJECT

NO PROJECT

NO PROJECT

STORAGE

RETAIL SALES OF
MERCHANDISE

MACHINERY SALES &

SERVICE

Records 1 to 16 (of 16)

MAP AM OM THE URBAN
RESIDENTIAL ZONE (R-1) TO THE
GENERAL COMMERCIAL ZONE (C-2)
WITH NO PROJECT PROPOSED AT THIS
TIME

TO ALLOW FOR THE PROPERTY TO BE
DEVELOPED COMMERCIALLY

TO ALLOW FOR THE PROPERTY TO BE
DEVELOPED COMMERCIALLY. NO
PROJECT PROPOSED AT THIS TIME.

TO ALLOW FOR THE 9.249 ACRE LOT
TO BE ZONED GENERAL COMMERCIAL
(€2

R1TOC2

LOTS S AND 13 TO A GENERAL
COMMERCIAL (C-2) DISTRICT FOR THE
DEVELOPMENT COMMERCIAL
SUBDIVISION

LIGHT WAREHOUSING

REZONE A REAR 2.7 AC PORTION OF
THE 3.4AC SITE FOR THE RELOCATION
OF A MACHINERY SALES AND
SERVICES BUSINESS

R1TOC-2

TO CHANGE THE LAND FROM R-1
URBAN GROWTH AREA TO C-2
GENERAL COMMERCIAL DISTRICT

16 Total: 12 Approved, 2 Denied, 1 Withdrawn, 1 Pending

RING RD

5293 NORTH DIXIE

REFFETT LANE

5267 N DIXIE HWY

0 RING ROAD (KY
3005)

RINEYVILLE-BIG
SPRINGS ROAD (KY
220)

SOUTH WILSON
ROAD

BARDSTOWN ROAD
(US 62)

1068 SPORTSMAN
LAKE ROAD

SOUTH DIXIE AVENUE

(US-31W)

107 SAFARI TRAIL

NORTH DIXIE AVENUE

(US-31W)

3116 BARDSTOWN
ROAD (US 62)

157 MILBY LN

PENDING

APPROVED

APPROVED

APPROVED

APPROVED

APPROVED

DENIED

APPROVED

WITHDRAWN

APPROVED

APPROVED

APPROVED

APPROVED

APPROVED

APPROVED

DENIED




Reasons for Granting a Map Amendment
KRS 100.213

Before any map amendment may be granted, the planning
commission shall consider the evidence and testimony
presented by the proponents and opponents of the
proposed amendment and make findings of facts that one
or more of the following apply:

1. The proposalis in agreement with the language of the Comprehensive Development Guide;

2. There have been major changes of an economic, physical, or social nature in the area involved
that were not anticipated by the Comprehensive Development Guide and that have substantially
altered the basic character of the area; or that,

3. The existing Zone assigned to the property is inappropriate and the proposed amendment is
appropriate.




LAND USE ELEMENT

The portion of the Comprehensive Plan used most often to assess future development is the land use element. If a

proposed land use is in keeping with the criteria and guidelines as set out in the land use element then approval is
more easily obtained.

Figure 1: Process Flowclant
This Plan provides the criteria and guidelines for development in the form of a

recommended land use map and narrative development guidelines.
This plan is a hybrid plan: part map; part guidelines. The Recommended Future
Land Use Map is intended to give general guidance relating to the range of uses

Step L: Compliance with the Compoomuity-
Wide Developiment Policies

recommended, as well as the recommended densities and intensities of those uses. { Step 2: Property Characteristics ]
Additional guidance is provided in the narrative for each planning area which
provides guidelines for future development within each of the distinct areas of the
County.
Step 3: Agreernent with Recornanended
Future Latul Use Plan Groups

Step 4: Compliance with the
Ploanming Axrea Guidelines

Using this Plan

The process for determining whether a proposal is in compliance with the land use plan element involves the four
steps outlined in Figure 1. All steps should be followed in order to completely assess compliance.



ZONE CHANGE STAFF REPORT

Hardin County Planning and
Development Commission
150'N. Provident Way, Suite 225
Elizabethtown, Kentucky 42701
(270) 769-5479

COMPREHENSIVE PLAN COMPLIANCE

Comprehensive Plan Policy —

STEP 1: Compliance with the Community-Wide Development
Policies (DP 1-14)

Summary: The owner, T L Wise LLC 1s proposing to rezone a +14.45 acre site known as Lot 5A of Goose Landing
Subdivision, located on the west side of Ring Road (across from 831 Ring Road) in Elizabethtown, KY from Urban
Residential (R-1) to General Commercial (C-2) with no project proposed at this time.

Pre-application Conference: December 12, 2023

Public Hearing Date: February 6, 2024

Location of Proposed Zone Change:
Across from 831 Ring Road, Elizabethtown, KY

Acreage: +14.45 acre site

PVA Parcel Number:
185-00-00-015.08

Flood Plain: This subject property 1s outside of the
floodplain according to FEMA Map 21093C0283D
(dated 16 August 2007).

History of the Property:

The site was purchased by TL Wise LLC in 2015, and
had previously been owned by the Beeler family. The
site is vacant. The site was platted as Lot 5 of Goose
Landing Estates in 2013 and amended as Lot 5A also in
2013,

Owners:

TL Wise LLC

2500 Lenlake Court
Lexington, KY 40513

DP 1 All development should
incorporate the protection of natural
resources into the development to
preserve the character of the County
and protect the natural environment.

There is a blueline stream on site, any proposed development would
protect this environmentally sensitive area with a 25" stream buffer
zone from both sides of the top of the stream bank.

Zone Map Amendment Request:
FROM: R-1 (Urban Residential)
TO: C-2 (General Commercial)

DP 2 The transportation system
should be supported by minimizing
the impacts of access points to public
roadways and providing connectivity
for all developments.

There is one pre-existing driveway access point onto Ring Roead (KY
3005). Per KYTC this entrance 1s eligible to be converted into a
commercial entrance.

Land Use Group: Urban Area
Planning Area: West Urban Area, #5
Existing Land Uses: Vacant

Zoning History: R-1 (Urban Residential) was the
original zoning for the Subject Property since July of
1995,

Adjacent Zoning:

North — R-1, Pence Leasing, LLC (10.94 acres & 10.934
acres)

South — R-1, Jones (35 acres & 25.227 acres)

East — R-1, Beeler (1.691 acres & 4.285 acres)

West — Elizabethtown City Limits

DP 3 Arterial and collector classified
roadways should be regulated so that
individual lots have limited access
points.

There is one pre-existing driveway access point onto Ring Roead (KY
3005). Per KYTC this entrance 1s eligible to be converted into a
commercial entrance. KYTC’s most recent traffic counts for KY
3005 in this vicinity are 17,781 ADT (2021).

DP 4 New development should be
encouraged in areas where public
water services are available and can
accommodate additional customers.

Public water is provided via Hardin County Water District #2 with a
8" line on the west side of Ring Road (KY 3003).

DP 5 New development should be
encouraged in areas where adequate
fire protection services and fire
hydrants are available.

The Central Hardin Fire Department is approximately 4.5 miles away
and the Elizabethtown Fire Department Station #3 is approximately
2.9 miles away. There is a fire hydrant directly across Ring Road
(K'Y 30035) at the Elizabethtown Animal Hospital.

Utility Services:

Electricity is provided via Nolin RECC. Public water is
provided via Hardin County Water District #2 with a 87
line on the west side of Ring Road (KY 3005).

Wastewater Treatment:
Sewage disposal will be accomplished by an On-Site
Septic System.

City of Elizabethtown Comprehensive Plan:

This site is adjacent to the City Limits of Elizabethtown
and is included in their current comprehensive plan in the
Sub Area 7 — Ring Road West. The recommended land
use pattern for this area is a combination of residential
and commercial uses. Targeted Planning Area B states
that most of this area is identified as Urban Residential
with Neighborhood Commercial uses that serve the
immediate area being appropriate if transitions are
provided.

Transportation Considerations:
Ring Road (KY 3005) is a State Highway with a varying
right-of-way and 59 pavement in this area.

DP 6 Expansion of public utilities
should be the responsibility of
developers with public agency
participation where an increased
demand for services is anticipated.

Any proposed development would be responsible to extend utilities
onto the site.

DP 7 The size and scale of all
development should reflect the
character and style of surrounding
uses.

All adjoining tracts are of similar size and used for residential and
agricultural purposes, with the Elizabethtown Animal Hospital
directly across the road and some commercial activity to the north
and to the south within the city limits of Elizabethtown including a
gas station and a dollar general store.

DP 8 New development should be
allowed only where roadways meet
minimum standards.

The property is accessed via Ring Road (KY 3003) a state
maintained highway with a varying right-of-way and 59"of pavement
width.

DP 10 Development shall not be
allowed in areas served by inadequate
roadways (less than 18 feet in width
and less than a 40 foot right-of-way)

The property 1s accessed via Ring Road (KY 3003) a state
maintained highway with a varying right-of-way and 59°of pavement
width, which is adequate for commercial development.




Comprehensive Plan Policy -

STEP 2: Property Characteristics (PC 1-10)

PC 1 Access Road Characteristics
including safe accessibility, road
hazards and road capacity and
function.

The property is accessed via Ring Road (KY 3003). Per KYTC this
entrance is eligible to be converted into a commercial entrance.
KYTC considers Ring Road to be a minor arterial and the most
recent traffic counts for KY 3003 in this vicinity are 17,781 ADT
(2021).

COMPREHENSIVE PLAN COMPLIANCE

Comprehensive Plan Policy —
Urban Area

STEP 3: Agreement with Recommended Land Use Plan
Group (LU 1-6)

PC 2 Fire District, Hydrant and
Department

The Central Hardin Fire Department is approximately 4.5 miles away
and the Elizabethtown Fire Department Station #3 is approximately
2.9 miles away. There is a fire hydrant directly across Ring Road
(KY 3005) at the Elizabethtown Animal Hospital.

PC 3 Public Water

Public water is provided via Hardin County Water District #2 with a
8" line on the west side of Ring Road (KY 3003).

The Comprehensive Plan states that, “The Urban Areas in Hardin County are those surrounding incorporated
jurisdictions within the County. In particular, urban areas surround Elizabethtown, Vine Grove and Radchff.
Along the more significant arterial roadways of the community, there is a mix of commercial and very high-
density residential use.”

The recommended Land Use Pattern and Development Criteria states that “Along major and minor arterials
in the urban areas, convenience and general commercial uses are appropriate™ and that “growth for the
community should be reoriented into these areas.”

PC 4 Existing land use and densities
in the vicinity

All adjoining tracts are of similar size and used for residential and
agricultural purposes, with the Elizabethtown Animal Hospital
directly across the road and some commercial activity to the north
and to the south within the city limits of Elizabethtown including a
gas station and a dollar general store.

Comprehensive Plan Policy —
PA #5 West Urban Area

STEP 4: Compliance with the Planning Area Guidelines (PA 1-7)

PC 5 Proposed Wastewater
Treatment System

Sewage disposal will be accomplished by an On-Site Septic System.

PC 6 Proximity and capacity of
schools

No project is proposed, however any commercial activities on site do
not anticipate any impact to the local schools.

The Comprehensive Plan notes that,
this planning area is adjacent to the
cities of Elizabethtown and Vine
Grove, and that the existing land use

The recommended Land Use Pattern and Development Criteria states
that “non-residential development particularly commercial activities
are not encouraged. Such uses are recommended for adjoining
corridors and villages and will serve this area.”

in this area 1s predominantly

residential.

However, the comprehensive plan fails to outline a corridor for Ring
Road (KY 3005) or elaborate on the very few parcels within the West
Urban Area that are along Ring Road because much of the land that
fronts the road is within the city limits of Elizabethtown.

PC 7 Existing Natural Features

There is a blueline stream on site, any proposed development would
protect this environmentally sensitive area with a 25” stream buffer
zone from both sides of the top of the siream bank.

PC 10 Growth Trends

All recent development in the area is located within Elizabethtown
City Limits. Recent commercial projects nearby include a Five Star
gas station at the intersection of Ring Road (KY 3005) and St John
Road (KY 1361) approximately (.75 miles to the south, and a Dollar
General at the intersection of Ring Road (KY 30035) and Patriot
Parkway (KY 361) approximately 0.58 miles to the north.

STAFF REVIEW AND RECOMMENDATION

The Staff finds that the proposed zoning is in agreement with Steps 1, 2, 3 & 4 of the adopted
Comprehensive Plan plus the following findings:

The property is located on a state highway, Ring Road (KY 3005), a minor arterial with an ADT of
17,781 (2021); & has adequate water and electricity available at the site,

The property is located adjacent to the city limits of Elizabethtown where there has been commercial
erowth recently,

The property is across from the Elizabethtown Animal Hospital and less than a mile from two major
intersections to both the north and the south,

The property is located along a minor arterial as identified by the Urban Future Land Use Group, West
Urban Planning Area and the Elizabethtown City’s comprehensive plan’s Sub Area 7 — Ring Road West
and Targeted Planning Area B,

The existing R-1 Zone assigned to the subject property in 1995 may now be inappropriate and the
proposed map amendment to C-2 may be more appropriate.

The Staff recommends that the Zoming Map Amendment, be APPROVED.




RESOLUTION 2024-004
MAP AMENDMENT
Urban Residential (R-1) to General Commercial (C-2)

WHEREAS  the Hardin County Fiscal Court and the Hardin County Planning and Development Commission have
adopted a Comprehensive Plan, Land Use Regulations. and Subdivision Regulations;

WHEREAS  the above-mentioned regulations are designed to protect the public health, safety and welfare of the
citizens of Hardin County;

WHEREAS  the proposed site 1s located in the Urban Area of Hardin County and within the West Urban Planning
Area (#5);

WHEREAS  this proposal is a request to rezone the 1995 designation of Urban Residential Zone (R-1) to a General
Commercial Zone (C-2) with no project proposed at this time.

NOW THEREFORE, BE IT RESOLVED. by the Hardin County Planning and Development Commission that a
request for a Map Amendment for property owned by TL Wise LLC known as PVA #185-00-00-015.08 and identified
as being approximately a +14.45 acre site located on Ring Road (KY 3005) (across from 831 Ring Road) in
Elizabethtown, Kentucky be granted a zone change from the existing Urban Residential Zone (R-1) to a General
Commercial Zone (C-2), based on the following findings and compliance with the policies and goals of the
Comprehensive Plan:

With the appropnate portions of the Development Guidance System, Zoning Ordinance and the Comprehensive
Development Guide, the testimony provided by staff and those in attendance at the public hearing, the Planning
Commission hereby adopts the attached Staff Report and it is determined that the proposed C-2 Zone is in agreement
with the Comprehensive Plan's following Policies, Goals & Objectives:

Step 1: Development Policies 1-8 & 10;

Step 2: Property Charactenstics 1-7 & 10

Step 3: Land Use Plan Group: Urban Area

Step 4 Planning Area: West Urban Planning Area (#5)

Goal 5: TO ENCOURAGE THE LOCATION AND DEVELOPMENT OF DIFFERENT LAND USES IN THE
MOST APPROPRIATE MANNER.

Objective: 7. Conceive the definitive areas within the county for the highest and best use as residential.
commercial and industrial which will make effective use of existing and proposed services and

facilities.

Goal 6: TO IMPROVE AND PROMOTE HARDIN COUNTY AS A PLACE FOR COMMERCE AND
INDUSTRY.

Objectives: 1. To provide adequate space for the proper location of commercial and industrial land use.

5. To use all resources available to attract new commercial, service and industrial development.

ADOPTED THIS SIXTH DAY OF FEBRUARY 2024.

Mark Hinton, Chairman Adam C. King, AICP, Director



MOTIONS

| make a motion to Approve the proposed Zoning Map Amendment based upon:
+ the testimony provided by Staff and those in attendance at the Public Hearing
* [ hereby adopt the Staff Report and the exhibits entered in as the Record
+  To adopt Resolution 2024-004 as presented

The proposed Map Amendment from R-1 to C-2 is in Agreement with the 4 Step Process as outlined in the
Comprehensive Plan and the following Goals & Objectives.

Step I: Development Policies 1-8 & 10;

Step 2: Property Characteristics 1-7 & 10;

Step 3: Land Use Plan Group: Urban Area

Step 4: Planning Area: West Urban Planning Area (#5)

Goal 5: TO ENCOURAGE THE LOCATION AND DEVELOPMENT OF DIFFERENT LAND USES IN THE
MOST APPROPRIATE MANNER.

Ohbjective: 7. Conceive the definitive areas within the county for the highest and best use as residential,
commercial and industrial which will make effective use of existing and proposed services and
facilities.

Goal 6: TO IMPROVE AND PROMOTE HARDIN COUNTY AS A PLACE FOR COMMERCE AND
INDUSTRY.

Ohbjectives: I. To provide adequate space for the proper location of commercial and industnal land use.
5. To use all resources available to attract new commereial, service and industrial development.

[ make a motion to Deny the proposed Zoning Map Amendment based upon:
* the testiimony provided by Staff and those 1n attendance at the Public Hearing

The proposed Map Amendment from R-1 to C-2 is NOT in Agreement with the 4 Step Process as outlined
in the Comprehensive Plan.
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