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I NTRODUCTION  

Every community is dynamic in nature, whether experiencing a decline in population or 
facing a rapidly expanding residential and business community.  Elizabethtown is no 
different .  There are numerous influences occurring in and around the city that have 
changed the community over the past and will continue to create forces that must be 
addressed.  In order to plan for the future and to address the impacts of growth as they 
occur, the City of Elizabethtown embarked upon a comprehensive planning process in 
2001 to create a new plan with relevant land use, transportation and community facility 
elements.  This plan will be the core for future decisions made by recommending 
boards such as the Planning Commission and the legislative body, the City Council. 
 
Kentucky law, in KRS 100.213, provides that a Comprehensive Plan has an important 
part in the process of evaluating development proposals in a community.  This section 
of law provides that, when reviewing zoning map amendments, or rezoning(s), a 
Planning Commission, and ultimately the legislative body for a jurisdiction, must first 
look to make a finding that the proposal is in compliance with the adopted 
comprehensive plan.  If not in compliance, the Commission is left with the option of 
making other very technical findings as they relate to approval or, alternatively, 
disapproval of the proposal.  Thus, the Comprehensive Plan plays a vital role in 
assessing development in Elizabethtown. 

Public Participation  

A core element of this planning process was the inclusion of the citizens of 
Elizabethtown in the development of this vision of the community.  As part of this 
process, it was critical to involve representatives of the community in all aspects of the 
plan, from the identification of issues to the actual formulation of the plan elements.  
The primary group that provided feedback on the development of the plan was the 
Comprehensive Plan Steering Committee who met on a monthly basis to review and 
comment on information gathered through research and other input forums.  This 
committee consisted of elected and appointed officials, city staff, residents, business 
owners, and other community stakeholders.  The committee was the initial group to 
identify and prioritize major issues in the community that included the following, in 
order of the committeeôs prioritization: 
 

1. Traffic and transportation planning. Enhance what we have and then 
implement the plan.  

2. Improve roadway connections (e.g. Pear Orchard Northwest) and continue 
the extension of Ring Road. 
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3. There is a need for more residential areas, especially for affordable housing.  

4. Encourage high-tech services. 

5. Fix old drainage problems. 

6. Promote youth activities/childrenôs recreation center. 

7. Elizabethtown is a job provider ï preserve and enhance this element of the 
community. 

8. Annexation for new growthé.planned annexation. 

9. Planning for storm water drainage. 

10. Diversified industries, getting away from automotive oriented businesses. 

11. Centralized industrial park to capitalize on existing resources. 

12. Regional planning cooperation. 

13. What can we expect in the future and how can we provide infrastructure in a 
financially smart way? 

14. Capitalize on interstate/parkway access. 

15. Use utilities as a planning tool/strategy.  

16. Maintain a pool of good labor. 

17. Preservation of historic resources. 

18. Maintain and expand recreational facilities. 

19. Trees and beautification efforts.  Need to have a comprehensive program and 
not just minimum zoning requirements.  

20. Plan to accommodate warehousing and distribution businesses (land, 
infrastructure, etc.).  

 
In addition to the Steering Committee, public meetings and a planning char ette were 
held at different times during the process to identify issues and opportunities in various 
sub areas of the city.  Planning Department staff kept the City appraised of these 
events through newspaper notification and cable programs. 
 
The following plan and plan elements highlight the major findings and goals developed 
throughout the process.  
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Planning Foundation 
A key component of any comprehensive planning strategy should be an understanding 
of how the city has grown and developed into the community that it is , and how the 
community wants to grow in the future.  Accomplishing this task meant first evaluating 
how Elizabethtown had grown and an inventory of the existing conditions.  This created 
a foundation for which the City could base decisions on what policies are adequate and 
what policies should be refined or changed. 

Residential Trends  

Hardin County and the city of Elizabethtown have both continued to grow over the last 
40 years with Elizabethtown growing at a slightly faster rate tha n the County. However, 
there are recent indications that there are an increasing number of houses being 
constructed in the unincorporated portion of the 
County, potentially limiting the amount of growth 
in the City.  Additionally, Fort Knox creates a 
somewhat unknown impact on future growth and 
potential growth in that the number of troops 
could increase or decrease significantly in a very 
short time creating a housing surplus or shortage 
at any one point in time.  
 
Table 1 illustrates Census information for the city 
of Elizabethtown and Hardin County over the last 
40 years.  
 

Table 1: Historical Population Growth 1960 -2000  

 
1960  1970  1980  1990  2000  Avg. Annual 

Growth Rate  

Hardin County 
with Fort Knox 

67,789 78,421 88,917 89,240 94,174 0.83% 

Hardin County 
without Fort Knox 

N/A N/A 64,139 73,833 84,880 1.40% 

City of 
Elizabethtown 

9,641 11,748 15,380 18,167 22,542 2.15% 

Source:  U.S. Census and Kentucky Population Research, University of Louisville. 
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The population of Elizabethtown has more than doubled in the last 40 years, with the 
greatest rate of growth occurring in the 1970s when the City gained almost a third of 
the 1970 population.  Growth rates in the City have remained relatively high in 
comparison with Hardin County, with or without the population at Fort Knox  included.  
During the 1980s when the Commonwealth and Hardin County (including Fort Knox) 
experienced very little growth, Elizabethtown and Hardin County (without Fort Knox) 
experienced significant increases in population.  There was minimal growth in the 
overall county population due to a loss of almost 10,000 people in the Fort Knox 
population.  
 
In preparing population projections for the City of Elizabethtown, several factors had to 
be taken into account including historical rates of growth, the current trend in 
development outside of the City, and slowing of building permit activity within the City 
itself. There are essentially two frames of mind with regard  to potential future growth. 
The first is that the City will continue to grow at rates similar to what has occurred in 
the past.  Contrasted by the second belief that  increasing costs of land and 
development is artificially controlli ng the rate of growth and that the overall rate of 
residential growth will stabilize or slow slightly in the future.  With this knowledge, two 
different project ions were formulated for this planning process. The ñlow rateò 
projection assumes that the number of building permits issued each year will stabilize or 
increase only marginally. The ñhigh rateò projection assumes that there will continue to 
be an increase in the number of permits issued each year based on historical rates of 
growth. Table 2 illu strates the two projections in the total number of housing units and 
total number of residents forecasted through the year 2020.  
 

Table 2: Forecasted Housing Unit Growth  

 
2000 

Existing  
2005 

Forecast  
2010 

Forecast  
2015 

Forecast  
2020 

Forecast  

Low Growth 
Rate 

Forecasts  

Housing 
Unit  

10,043 10,884 11,720 12,626 13,437 

Population  22,542 24,638 26,595 28,755 30,780 

High Growth 
Rate 

Forecasts  

Housing 
Unit  

10,043 11,243 12,543 13,943 15,143 

Population  22,542 25,240 28,159 31,302 33,996 

Source: McBride Dale Clarion, U.S. Census. 

 
It should be noted that any policy on growth adopted by Elizabethtown could have a 
strong influence on the possible future population of the City.  Limited land resources 
and potential annexation will also be key in continued future growth.  
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The population projections and housing projections discussed above can be used to 
project the potential amount of residential land that will be required to accommodate  
future population and housing.  This was accomplished using assumptions on the 
average density of single-family and multi -family development.  For the purposes of 
these projections, the average density used in the calculations is based on the average 
density of recent development and not the density that would be permitted by 
residential zoning, as recent developments have been occurring at relatively low 
densities.  Table 3 illustrates the projected land demand, in acres, based on the low and 
high growth rate forecasts and based on assumptions for future development densities. 
 

Table 3: Residential Land Demand, in Acres  

 
2001 -
2005  

2005 -
2010  

2010 -
2015  

2015 -
2020  

Total  

Low Growth 
Rate Forecasts  

Single-
Family 

392 390 423 378 1,583 

Multi-Family 26 25 27 25 103 

Total 418 415 450 403 1,686 

High Growth 
Rate Forecasts  

Single-
Family 

560 607 653 560 2,380 

Multi-Family 36 39 42 36 153 

Total 596 646 695 596 2,533 

Source: McBride Dale Clarion 

 
Over the next 20 years it is projected that Elizabethtown will gain an additional 8,000 to 
11,500 in population depending on the rate of growth.  At a high rate of growth, this 
could mean that Elizabethtown will reach almost 34,000 people within 20 years.  The 
new population will demand approximately 3,400 to 5,100 new housing units which, 
following current trends, could consume up to 2,500 acres in land.  
 
Comparing the impact of development densities on land demand, if single -family homes 
were built at the average permitted single -family density of 4 units per acre, there 
would be a total demand for 696 residential acres under the low growth scenario and 
1,046 acres under the high growth scenario.  This is one half the amount of land 
required for development at current development densities of 1.5 units per acre.  

Non -Residential Trends  

Like population projections, trends in employment and the potential land demand for 
non-residential land can be forecasted based on historical trends and assumptions on 
future growth for businesses in Elizabethtown.  Once again, these assumptions are 



P L A N N I N G  FO U N D A T I O N   

E L I Z A B E T H T O W N  C O M P R E H E N S I V E  P L A N       - i -  

based on trends of what has happened in the past and not reflective of what the 
community desires for its future.  
 
Unlike population projections, information regarding employment forecasts and the 
number of employees in the community is not as readily available as information on the 
general population.  Information regarding future employment growth was garnered 
through forecasts provided by Woods and Poole Economics, who evaluate numerous 
factors to forecast employment growth, by sector, for every county in the  United States. 
Using this information and a general assumption on the percentage of employment 
within each sector that will be located in the City of Elizabethtown, a general land 
demand for non-residential land uses can be developed.  Table 4 illustrates the 
assumption made with regards to the percentage of future county employment that will 
be located within the city of Elizabethtown.  
 

Table 4: Forecasted Percentage of County Employment to Locate in 
Elizabethtown  

Employment Sector  Percentage of 
County 

Employment 
Growth  

Agricultural Services 46% 

Mining 19% 

Construction 16% 

Manufacturing 92% 

Transportation/Communications/Public Utilities 44% 

Wholesale 72% 

Retail 58% 

Financial, Insurance, and Real Estate 60% 

Services 61% 

Public Administration 10% 

Source: McBride Dale Clarion  

 
The percentages illustrated in Table 4 can be applied to the projected number of 
employees, per sector, in Hardin County to estimate the number of new employees in 
the city of Elizabethtown.  The forecasted number of employees can then be used to 
calculate the potential non -residential land demand using additional assumptions on the 
type of land uses required to accommodate future employment (commercial/office, or 
industrial), and the estimated gross floor area of building space for each type of 
employee.  For example, it was assumed that for every retail employee, there would 
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need to be 400 square feet of commercial floor a rea in the City.  This can then be 
translated in to acres of commercial/office or industrial land demand.  A summary of the 
projected new employees, building square footage, and land demand in acres are 
illustrated in Table 5. 
 

Table 5: Non -Residential  Land Demand  

Years  Land Use  New 
Employees  

Building    
Floor Area  

Land 
Demand 
(Acres)  

2000 -2005  
Commercial/Office 1,358 543,000 83 

Industrial  772 540,092 83 

2005 -2010  
Commercial/Office 1,502 600,660 92 

Industrial  731 512,029 78 

2010 -2015  
Commercial/Office 1,670 667,836 102 

Industrial  627 439,201 67 

2015 -2020  
Commercial/Office 1,817 726,612 111 

Industrial  518 362,411 56 

20 -Year Total 
2000 -2020  

Commercial/Office 6,347 2,538,108 388 

Industrial  2,648 1,853,733 284 

Total  8,99 5 4,391,841  672  

Source: McBride Dale Clarion 

Land Capacity  

The Land Capacity Analysis is an estimate of the amount of new growth that can be 
accommodated by all of the agricultural and vacant land within the existing limits of the 
City of Elizabethtown should it be developed according to current zoning.  When 
compared to the land demand numbers discussed in the previous section, it provides an 
understanding of how current zoning and City policy will affect build out of the City and 
allows the City to see how continued growth will impact the land within the City  over 
the next 20 years. 
 
Existing Land Use  

The first step in developing an estimate of development capacity is to establish an 
understanding of existing land uses.  The inventory of existing land uses is important  in 
the identification of areas of the City that have some potential for development in the 
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future.  The City of Elizabethtown Planning Department conducted a detailed land use 
survey in September 2001.  The summary of the existing land use survey is illustrated 
in the Existing Land Use Map and Table 6. 
 

Table 6: Acreage of Land by Existing Land Use  

Land Use Category  Acreage  

Agriculture 2,803 

Single-Family Residential 4,093 

Multi-Family Residential 457 

Mobile Home Park 127 

Mixed Use 41 

Retail, Service, Commercial 1,168 

Office 332 

Industrial  1,490 

Public 2,112 

Educational 265 

Vacant 2,071 

Total  14,959*  

 Source: 2001 Land Use Survey. 
 

* Acreage may not equate total acreage within the City limits due to minor mapping irregularities 
and the exclusion of major roadways in land calculation.   
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Using the information compiled through the existing land use survey, it was determined 
that land designated as vacant or agricultural has potential to accommodate future 
development. Further analysis was done to identify how the vacant and agricultural 
land was zoned, which indicates the type of uses and densities, which could be 
developed in the City. Table 7 illustrates the total acreage of vacant and agricultural 
land by zoning.  
 

Table 7: Vacant and Agricultural Land by Zoning District  

Zone  Total Acres  

R-1 1,065 

R-2 1,723 

R-3 360 

B-1 116 

B-2 461 

O-B 11 

I 995 

WCD-1 2 

WCD-2 29 

Total  4,762  

Source: McBride Dale Clarion. 

 Estimated Residential Capacity  

The residential acreage and densities discussed in previous sections regarding 
residential land demand are units per net acreage, (the total number of housing units 
per the total area of land, less any land necessary for roads, rights-of-way and other 
public dedications).  For the purpose of calculating the capacity of the City to absorb 
new residential populations, the following average densities actually developed in the 
three residential districts have been utilized in this analysis. 
 

Table 8: Residential Densities Used in Land Capacity Calculations  

R-1 Single Family: 4 units per acre 

R-2 Medium Density: 4 units per acre 

R-3 High Density: 10 units per acre 

Source: McBride Dale Clarion. 

 
The residential capacity for the City was calculated by first removing 15% of the 
available acreage to account for roads, rights-of-way, and other public dedications.  The 
remaining land area was multiplied by the assigned densities resulting in a total  number 
of housing units that could be built in the city based on current zoning districts.  The 
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number of housing units can then be multiplied by the 2.245 average persons per 
housing unit as established in the analysis of land demand to estimate the popu lation 
capacity of the available land.  
There are a total of 3,148 acres of vacant or agricultural land currently zoned for 
residential uses within the City of Elizabethtown.  Removing land necessary for roads, 
rights-of-way, and other public dedications would result in a total of 2,676 acres that 
could be developed solely for housing units.  This acreage could result in an estimated 
12,539 new housing units within the current city boundaries.  If built to this capacity 
the City could gain an additional 28,150 people, without any new annexations.  

Estimated Non -Residential Capacity  

The non-residential capacity of the City was calculated by multiplying the total acreage 
of non-residentially zoned land by 43,560 (1 acre) to find the total land area in s quare 
feet.  This number could then be multiplied by the following floor area ratios to obtain 
the potential square footage of building space. These floor area ratios reflect the floor 
area ratios of existing non-residential developments within Elizabethtown.  
 

Table 9: Non -Residential Floor Area Ratios  

O-B Office 0.20 

B-1 and B-2 Commercial 0.15 

I - Industrial  0.15 

Source: McBride Dale Clarion. 

 
There are approximately 588 acres planned for 
commercial and office uses.  This acreage could 
result in 3.86 million square feet of commercial and 
office building space. There are also 995 acres 
designated for industrial uses.  This acreage could 
generate over 6.5 million square feet of industrial 
building space.   

Demand and Capacity Comparison  

With the demand and capacity analyses completed, the next step is to compare the 
findings. Table 10 illustrates the estimated demand and capacity for residential uses. 
Table 11 illustrates the estimated demand and capacity for non-residential uses.  It is 
important to remember that capacity for the City of Elizabethtown was calculated based 
on existing incorporated land.  Actual growth and development will be affected by policy 
choices made by the City including the potential for annexation.  
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Table 10: Residential Demand and Capacity Comparison  

  

Land Demand  
Land Capacity  

Low Growth Rate  High Growth Rate  

Acreage  Units  Acreage  Units  Acreage  Units  

Single Family  1,583 2,376 2,380 3,570 2,789 9,479 

Multi -Family  102 1,018 153 1,530 360 3,060 

TOTAL 1,686  3,394  2,533  5,100  3,149  12,539  

 Source: McBride Dale Clarion 

 
It should be noted that due to the method for calculation of capacity based on existing 
zoning, the acreage allocated to single family residential was the land located only in 
the R-1 district, however, single family units are permitted in the R -2 and R-3 districts 
as well as the multi-family or higher density residential.   
 
Currently there is approximately twice the amount of land available to accommodate 
the entire low growth rate housing demand. If the residential growth rate of 
Elizabethtown increases to the rates experienced in the late 1990ôs, there is very little 
excess land available to accommodate all of the housing demand.  In terms of housing 
unit capacity, due to the fact that the capacity is based on permitted zoning densities 
and the existing residential zones permit densities up to 4 units per acre, there appears 
to be two to three times the available housing capacity.   However, recent developments 
have not come close to developing land to its fullest capacity so land resources will be 
depleted unless additional land is annexed or development occurs at higher densities. 

 
Table 11: Non -Residential Demand and Capacity Comparison  

  
Demand  Capacity  

  
Acres  

Building Sq. 
Ft.  Acres  Building Sq. Ft  

Commercial and Office  388 2,538,108 620 4,143,427 

Industrial  284 1,853,733 995 6,503,421 

TOTAL 672  4,391,841  1,615  10,646,848  

        Source: McBride Dale Clarion. 

 

The City has twice as much land available for commercial and office uses as the 
estimated demand.  There is approximately three times as much industrial land 
currently available when compared to the demand. This analysis does not, however, 
take into account the potential for an economic development project that could have a 
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significant regional impact.  In addition, several industries within Elizabethtown are 
developing at a far lower floor area ratio (0.07) than the assumed floor area in these 
analyses.  Continued low density non-residential development will deplete available land 
much quicker than anticipated. 
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Goals and Objectives 
Elizabethtownôs 20-Year Guiding Principle  

 

Elizabethtown should develop in a manner that 
makes efficient use of resources including land 
and infrastructure while preserving the Cityôs 

unique and attractive character and quality of life.  
 

Elizabethtownôs Goals and Objectives 

 
Goal A :  Elizabethtown as a place to live  ï Elizabethtown should provide 

 for diverse housing.  
 

1. A wide variety of housing opportunities should be provided for all residents 
of the community including affordable housin g for residents of all income 
levels. 

2. Creative design of residential developments should be allowed and 
encouraged. 

3. The revitalization and rehabilitation of existing housing stock should be 
encouraged. 

4. Infill housing compatible with the surrounding neighborhood should be 
encouraged as providing affordable housing alternatives while utilizing 
existing infrastructure more efficiently.  

 
Goal B :  Elizabethtown as a place to work  ï Elizabethtown should 

 continue to serve as a regional workplace.  
 

1. Local industrial development efforts should be continued as they provide job 
opportunities and a balanced local economy. 

2. Existing industry and businesses should be supported as they provide the 
basis for a healthy job economy. 

3. The community should ensure that it has sufficient land available to 
accommodate new industry. 
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4. The reuse of existing, underutilized or vacant industrial properties should be 
encouraged. 

 
Goal C :  Elizabethtown as a place for commerce  ï Elizabethtown should 

 continue to function as a local an d regional center for commerce.  
 

1. The growth and development of small businesses should be encouraged. 

2. Commercial development should be designed and located in a manner to 
reduce adverse traffic impacts while providing for adequate goods and 
services.  

3. The reuse or redevelopment of declining commercial areas should be 
encouraged. 

4. The community should support the continuing viability and success of the 
downtown as a mixed-use area.  

 
Goal D :  Elizabethtown as a place to play  ï Elizabethtown  should continue 

 to provide quality recreational facilities and opportunities for 
 citizens of all ages.  

 

1. The continuing development of active and passive recreational facilities in 
the community is encouraged. 

2. The community should continue to support and  expand recreational 
programs and facilities as necessary.  

 
Goal E :  Elizabethtown and its Community Facilities  ï Elizabethtown 

 should continue to provide high quality, affordable and 
 effective community facilities to its citizens.  

 

1. The community should continue to support the provision of sanitary sewer 
and water infrastructure that meets the needs of existing residents as well 
as anticipated growth.  

2. The community should continue to support the provision of high quality 
police and fire protection services.  

3. The community should continue to support, through appropriate policies 
and financing, the provision of community facilities, such as schools, 
libraries and hospitals.  
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Goal F :  Elizabethtown and its quality of life  ï All aspects of community 

 growth and the provision of services in the community should 
 ensure continued high quality of life.  

 

1. Quality, aesthetically pleasing development should be required in the 
community. 

2. Appropriate landscaping and other site amenities are encouraged for all 
development. 

3. Community Facilities and governmental services are to be located and 
developed in a manner that establishes a high standard for land use 
development practices and building quality and design. 

 

Goal G :  Elizabethtown and its Environment ï Elizabethtown should strive 
 to ensure that all development and other activities in the 
 community are undertaken in a way that mitigates significantly 
 adverse environmental impacts.  

 

1. Development should be discouraged in floodplains and only occur when it 
can be assured that the possibility of property loss, damage or other 
hazards is minimized if not eliminated. 

2. Adequate storm water management and drainage facilities should be 
provided as part of all development or rede velopment. 

3. Development occurring in areas subject to karst or unstable soils, steep 
slopes or other environmentally sensitive areas should be undertaken only 
in a way mindful of and respectful to the conditions encountered.  

4. Noise, light and odor sensitive uses and uses generating such impacts off 
site should be segregated if impacts can not be sufficiently mitigated.  

5. Surface and subsurface water sources should be protected from adverse 
impacts associated with development. 

 
Goal H :  Elizabeth town and its History  ï Elizabethtown should preserve, 

 maintain and enhance its historical resources.  
 

1. Development should only occur if respectful of historic resources that might 
be directly or indirectly impacted.  
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2. Historic resources should be identified and targeted for preservation and 
productive use. 

3. Incentives should be offered for reuse and preservation of historic 
structures. 

 
Goal I :   Elizabethtown and its Transportation Network  ï Elizabethtown 

 should provide for the efficient movement of people and goods 
 throughout the community.  

 

1. All development should occur in a way that provides for the efficient 
movement of traffic.  

2. Developments should be interconnected. 

3. Right-of-Way for new collector and arterial roadways should be identified 
and set aside during the development process. 

4. Development or redevelopment occurring in areas served by inadequate 
roadways should be required to make provisions for upgrading those 
roadways. 

5. New construction or development occurring along arterial roadways should 
incorporate access control measures in order to promote efficient traffic 
movement. 

6. High accident locations and other areas where traffic flow causes safety 
concerns should be improved. 

7. Development should occur only in those areas with adequate transportation 
facilities to serve that use. 

8. The community should provide for a full range of transportation facilities 
that are adequate to serve the needs of residents and businesses. 

9. All development should occur in a way mindful of pedestrians and their 
needs.  Pedestrian access should be provided. 

 
Goal J :   Elizabethtown and its growth  ï Elizabethtown should continue to 

 provide areas logically and practically suited for growth that will 
 enhance the overall quality  of life in the community.  

 

1. Annexation should be pursued on a timetable most advantageous to the 
City into areas vital to the proper growth of the community.  
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2. Annexation should occur only in those areas mindful of the overall utility 
expansion plans and where proper growth patterns will be encouraged.  

3. Development should occur in patterns where compatible/interdependent 
uses are adjacent and where densities are similar yet efficiently distributed 
on a community-wide basis. 

4. Where transition of land use types and intensities occur, appropriate 
screening and buffering should be used. 

5. Opportunities for alternative/nontraditional development patterns should be 
identified and encouraged. 

6. Existing desirable land use patterns should be identified and protected from 
intrusions by incompatible land uses. 
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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 cr iteria and 
guidelines as set out in the land use element then approval is more easily obtained. 
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 
recommended as well as the recommended densities and intensities of those uses. 
Additional guidance is provided in the narrative for each planning sub area which 
provides guidelines for future development within each of the distinct areas of the City.  

Using this Plan  

The process for determining whether a proposal is in compliance with this land use plan 
element involves five steps.  All steps should be followed in order to completely assess 
compliance.  

Step 1: Compliance With the Community Wide Development Policies  

The first step in the evaluation process would be to determine the proposal's 
compliance with the community -wide development policies applicable to all 
development in the community.  These policies are to be used as the initial test or 
threshold in determining whether a property is ready for development.  

Step 2: Relevan t Property Location and Information  

The next step in the evaluation of a proposal is to locate the relevant property  on the 
Recommended Future Land Use Map and the Elizabethtown Planning Sub Area Map. 
Locating the subject property  provides two types information.  First, it will show the 
land use category assigned to the property as a result of the comprehensive planning 
process.  The land use category is important because particular categories are assigned 
a range of permissible land uses and densities/intensities that must be generally 
complied with.  Second, such review will indicate the planning sub area in which the 
parcel is located, providing more specific development and/or performance criteria that 
further refine the more ge neral provisions for each land use category.    
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Step 3: Compliance With the Recommended Future Land Use Plan  

After determining the applicable land use category assigned to the property, this step 
will involve evaluating the proposal for compliance with the recommendations of each 
individual land use category particularly focused on the recommended uses and the 
appropriate densities/intensities.  If the proposal is generally in compliance with the 
future land use plan category, the proposal will then be reviewed under Step 4.  

Step 4: Compliance With the Planning Sub  Area Guidelines  

This step, one of the most detailed in the evaluation process, involves determining the 
proposalôs compliance with the more specific criteria and guidelines as contained in the 
narrative for the relevant planning sub  area in which the property is located.  If a 
proposal is found to be reasonably in compliance with the more specific guidance 
provided by the plan, then the proposal should be evaluated under Step 5. 

     

    Figure 1: Process Flowchart  

Step 5: Compliance With the 
Guidelines for Targeted 
Planning Areas  

The last step involves review of the 
planning sub area maps to 
determine if the area proposed for 
development is located within or 
adjacent to one of the targeted 
planning areas.  If it is not part of or 
associated with a targeted planning 
area, then the analysis is complete 
and if in compliance with the 
requirements found through the 
steps above, it can be found to be in 
compliance with the land use 
element of the comprehensive plan. 
If the subject area is in one of the 
targeted planning areas, the 
guidelines for the targeted area 
must be complied with.  If the 
proposal is in compliance with those 
guidelines, then the proposal can be 
found to be in compliance with the 
land use element of the 
Comprehensive Plan. 

Compliance with the Community -Wide 

Development Policies  
Step 1:  

Locate Property and Identify Relevant 

Information and Guidelines  
Step 2:  

Compliance with the Recommended 

Future Land Use Plan  
Step 3:  

Compliance with the Planning  
Subarea Guidelines  

Step 4:  

Compliance with the Guidelines for Targeted  
Planning Areas (where applicable)  

 

Step 5:  
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Step 1: Compliance With the Community -Wide Development 
Policies  

The following policies are applicable to all development, both new construction and infill 
development/redevelopment, as appropriate.  They are not specific to the type of 
development proposed or the area in which the development or redevelopment is 
occurring. 

Development Policies:  

¶ Emphasis is placed on reuse and redevelopment of existing parcels and 
structures versus development of vacant parcels. 

¶ The size and scale of all development and redevelopment should reflect the 
character and style of surrounding uses in light of the nature and desirability of 
the particular project.  

¶ Developers should incorporate the protection of natural resources, including 
floodplain, into the development to create unique additions to the community 
while protecting the na tural environment.  

¶ Access points to all public roadways should be defined and minimized.  

¶ Developments should be interconnected in order to minimize traffic conflicts and 
to provide alternative access points and routes for traffic flow.  

Utility Policies:  

¶ New development should only occur in areas where water and sewer services are 
available from public agencies and can meet additional demand. 

¶ New development should only occur where there is an adequate water supply 
and pressure for fire protection services. 

¶ Extensions of utility service will be the responsibility of developers with public 
agency participation possible where extensions are desired, so as to serve larger 
areas and allow for appropriate future expansion of the utility.  

Step 2: Relevant Prope rty Location and Information  

As stated earlier, in order to determine compliance with th e Comprehensive Plan, 
properties subject to development proposals should be located on the ñRecommended 
Land Use Mapò.  For each classification given to a particular property there are 
guidelines and criteria for development that are detailed below.  Some properties are 
located in areas on the border of two classifications or ñtransition areasò. Guidelines for 
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determining the appropriate land use in a transitional area are described after the 
Recommended Land Use Map. 

Map 2: Recommended Land Use Map 










































































































































































