
 
 

GENERAL DEVELOPMENT PLAN 
AMENDMENT STAFF REPORT 

 

DOCKET/CASE/APPLICATION NUMBER 
 

2018-06-DP 

PROPERTY ADDRESSES/LOCATION 
 

0 Nashville Road 

PUBLIC HEARING DATE 
 

April 19, 2018 

PRE-APP DATE 
 

March 12, 2018 

APPLICANTS/PROPERTY OWNERS 

J.G.L. Properties, LLC  
c/o Grant Lewis, Bishop Land Sales, 
LLC, Sevenplus, LLC, 979, LLC  

PVA PARCEL NUMBERS 

030A-58, 030A-58-007,                        
030A-58-008 & 030A-58-009 

 

BRIEF SUMMARY OF REQUEST: The applicants are proposing 
to amend the general development plan for 33.06 +/- 
acres located at 0 Nashville Road, zoned HB (Highway 
Business), in order to remove the minimum lot size 
requirement, make changes to landscaping and 
greenspace requirements, create a billboard lot and 
create an additional commercial out parcel. 

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

CURRENT ZONING 
 

HB 
 

CURRENT LAND 
USE 

 

Agriculture 
and Vacant 

PROPOSED ZONING 
 

N/A 
 

PROPOSED LAND USE 
 

Commercial 

FUTURE LAND USE 
 

Mixed-Use/ 
Commercial 

 
FLUM AMENDMENT 

 

☐ Yes        ☒ No 

SIZE OF PROPERTY 
 

33.06 +/- Acres 
 

PROPOSED DENSITY 
 

N/A 

OTHER INFORMATION 
 

☒ Binding Elements 

☒ General Development Plan 

☐ Neighborhood Meeting  

☐ Traffic Impact Study (TIS)  

☐ Environmental Assessment  

☐ Public Comments 

 

PROPERTY HISTORY: The properties 
were rezoned from AG 
(Agriculture) to B-4 (Highway 
Business) in 1998, and 
converted to HB (Highway 
Business) in 2001. 

COMPATIBILITY with COMPREHENSIVE PLAN: The properties are designated as 
Mixed-Use/Commercial on the FLUM. The proposed changes to the general 
development plan are consistent with the Mixed-Use/Commercial FLUM 
designation, as the HB zone is listed as a potentially compatible district in 
the Mixed-Use/Commercial FLUM designation. The Planning Commission 
should determine if the proposed changes to the Binding Elements are 
appropriate and if such changes are compatible with the surrounding area. 

COMPATIBILITY with the SURROUNDING DEVELOPMENT: The properties are located in the urbanized area of Bowling 
Green. A site characteristic review indicates that there are generally adequate facilities and infrastructure 
available to support the proposed development. Site design has been addressed for a portion of the property in 
the General Development Plan (preliminary development plan) and Binding Elements, in conjunction with the 
requirements of the Zoning Ordinance. The proposed general development plan amendment may be 
appropriate if the Planning Commission deems the proposal compatible with the surrounding area and finds 
that the proposed amendment remains consistent with the FOCUS 2030 Comprehensive Plan. 
 
POINTS TO CONSIDER:  
 

 The proposed amendment is generally consistent with the FLUM and the Mixed-Use/Commercial 
category. The Planning Commission should determine if the proposed amendments are consistent with 
the Comprehensive Plan and compatible with the surrounding area. 
 

 The proposed amendments include eliminating the minimum lot size requirement in order to create a 
billboard lot and additional commercial out parcel. The closest billboard to the subject property is 
approximately 3/4 of a mile northeast of the property, near the intersection of Nashville Road and Central 
Avenue. The Planning Commission should determine if billboards are appropriate in this particular area, 
given the current character and pattern of development along Nashville Road. 
 

 The proposed amendment generally complies with a majority of the site characteristics review criteria.  
 

 The proposed amendment generally complies with a majority of the review criteria for site design and 
compatibility, and meets the minimum requirements in the Zoning Ordinance.

CCPC 
City-County 

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

1141 State Street 
Bowling Green, KY 42101 
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Note: Please see attached pre-application information for FLUM category descriptions and other below-
referenced material. 
 

FUTURE LAND USE MAP and CATEGORY REVIEW 
 

FLUM Designation: Mixed-Use/Commercial (please see the attached Future Land Use Map). 
 
Applicable Goals, Objectives and/or Actions Items 
  

Future Land Use:  LU-1.1.1, LU-1.1.2, LU-1.1.3, LU-2, LU-2.3.1 
 Transportation:  TR-2.1  
 Community Facilities:  N/A 
 Parks and Recreation:  N/A 
 Natural and Cultural Resources:  NCR-1.3, NCR-2.4.1 
 Housing and Neighborhoods:  N/A 
 Economic Development:  N/A 
  
The Mixed-Use/Commercial land use designation applies to strategic areas, mostly undeveloped today, 
that are located near designated industrial parks and accessible from major transportation corridors. 
These areas are envisioned as predominately large-scale employment and business centers, albeit 
supplemented by compatible light industrial, retail, services, hotels and, where appropriate,  higher density 
residential development (stand-alone or in mixed-use developments). The distribution of land among 
these various activities shall be addressed through specific zoning. However, primary activities in these 
areas may include low- and medium-rise office complexes, as well as environmentally friendly 
manufacturing and business centers. On large tracts, these uses should be encouraged to develop in a 
campus-like setting, with quality architecture and generous, connected open space to maximize value, 
promote visual quality, and encourage pedestrian activity between employment areas and areas of 
supporting uses such as retail, restaurants, and residential. The primary focus of this category is 
commercial mixed uses with complementary residential comprising of up to 50% of the contiguous area. 
 
This proposed amendments to the Binding Elements comply with the FLUM and this category, and with 
LU-1.1.1 and LU-1.1.2. The Planning Commission should determine if the proposal is compatible with the 
area, and therefore in compliance with LU-1.1.3.  
 
This proposal may comply with LU-2. The Planning Commission should determine if the proposed 
amendments will result in high quality development that will protect the character of the area. 
 
The proposal generally complies with LU-2.3.1 and TR-2.1, as the applicants have committed in the 
Binding Elements to no more than two access points onto Nashville Road. 
 
The proposal does not comply with NCR-1.3, The applicants have not committed to preserving the 
existing wetland on the property. 
 
The proposal generally complies with NCR-2.4.1, as the property is located in an area where 
infrastructure already exists and will not result in increased development pressure on the countryside. 
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SITE CHARACTERISTICS REVIEW 
 

Layout, lot sizes and setbacks:  The minimum lot size in the HB zone is 5,000 square feet, with a 
minimum lot width of 50 feet. Setbacks will adhere to the HB standards for commercial development as 
set forth in Zoning Ordinance. The smallest lot proposed is a 5,000 sq.ft. lot for a billboard. 
 

Transportation Infrastructure:  The properties have frontage on Nashville Road (US 31W), a State maintained 

urban minor arterial with right-of-way that varies and seventy-five (75) feet of pavement width. 
 

Fire protection: This properties are served by the Bowling Green Fire Department. 
 

Water adequacy:  These properties are served by Warren County Water District (WCWD) and will be 
served with adequate water flow to meet the fire protection requirements. 
 

Wastewater adequacy:  The properties are located within 2,000 feet of public sewer, and will have to be 
connected to sewer when developed. 
 

Natural features:  One of the properties contains a wetland. The applicants did not address this in their 
application. 
 

Prime farmland:  The properties are designated as prime farmland. 
 

Soil suitability:  N/A 
 

Flood plains and wetlands:  There is a wetland on one of the properties subject to this application. 
 

Cultural or historical features:  N/A 
 

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

 

SITE DESIGN and COMPATABILITY REVIEW 
 

Surrounding density:  There is a mixture of low and moderate density residential uses in the area. 
 

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

Surrounding architectural features:  There is a mixture of residential, commercial and industrial properties 
in the area. The majority of the homes in the area are one and two story structures. There is one story 
commercial and greenhouse across from the development on Nashville Road. Industrial properties 
located closer to the southern intersection of Old Nashville Road Loop No. 2 and Nashville Road contain 
one and two story structures.  The applicants did not address building height or any other architectural 
items in their application.   
 

Building materials review:  The surrounding homes are constructed of a mixture of brick or vinyl. Nearby 
commercial and industrial buildings are constructed metal and masonry materials. The applicants did not 
address building materials as a part of their application.. 
 

Building orientation:  No detail regarding building orientation was supplied with this proposal. Structures 
on lots fronting Nashville Road should face Nashville Road. 
 

Landscaping and screening:  Landscaping and screening will adhere to the requirements of the Zoning 
Ordinance. 
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Proposed open space:  The maximum allowable lot coverage in the HB zone is 90%, meaning 10% of the 
property will remain as open space. 
 

Connectivity:  The applicants have stated in the Binding Elements that the development will be limited to a 
maximum of 2 access points to Nashville Road (US 31W). The location of the 2 access points were 
determined after several meetings with Planning Commission staff and representatives from the Kentucky 
Transportation Cabinet and the City of Bowling Green Public Works Department. As can be seen on the 
attached preliminary development plan, an internal drive to serve multiple properties within the 
development is proposed, to allow interconnectivity between the sites and the permitted points of access 
on Nashville Road. 
 

Pedestrian, bicycle or transit facilities:  N/A 
 

AREA SPECIFIC POLICY REVIEW 
 

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

GENERAL DEVELOPMENT PLAN / BINDING ELEMENTS 
 

The applicants are proposing to amend the Binding Elements recorded in Deed Book 769, Pages 654-657 
as outlined below. The proposed revisions are shown in BOLD font: 
 

1) FIRE CONTROL. Water service to the Property shall meet the existing fire flow requirements of the City of 
Bowling Green, including installation of necessary fire hydrants. 

 

2) SANITARY SEWER STANDARDS. The Property shall comply with the sanitary sewer standards of the 
City of Bowling Green and development shall be connected to the existing public sanitary sewer system. 

 

3) BUFFERING. The Property boundaries fronting U.S. Highway 31-W shall be landscaped with 
shrubs and/or evergreen trees screening for a minimum depth of five (5) feet along U.S. Highway 
31-W across from residential uses. 

 

3) ACCESS TO U.S. HIGHWAY 31-W. The property shall have no more than two (2) access points to U.S. 
Highway 31-W which shall be built to subdivision standards for public roads. 

 

4) LIGHTING. All lighting shall be focused inward and downward into the Property, and away from abutting 
residential uses. 

 

5) LOT SIZE. No lot in the Property shall be smaller than three (3) acres. 
 

6) INTERIOR STREETS. The Property may be served by an interior street system. 
 

7) GREENSPACE. All unimproved areas within the Property, as well as areas not in use for building 
structures, parking, loading or unloading, driveways or access, shall be kept mowed, pastured, 
and/or landscaped adequately and attractively with lawns, trees, shrubs, and other plantings. 

 

8) PROHIBITED USES. No part of the Property shall be used as a stone quarry, air park, pet food 
processing plant, poultry, beef or pork processing plant, fish farm or fish processing plant, explosives or 
acid manufacturing plant, salvage yard, junkyard, rendering plant, boiler works, smelting plant, coke oven, 
recycling facility, dairy facility, paving material manufacturer, concrete mixing plant, slaughterhouse or 
stockyard, forge plant foundry, adult entertainment, tattoo parlor, bingo hall, pawn shop, or any use 
which would emit detrimental or obnoxious smoke, odors, noxious gases, excessive noise or excessive 
vibrations beyond the confines of the Property. 

 

The proposed General Development Plan amendment meets a majority of the review criteria for site 
design. Compatibility of the proposed development should be determined by the Planning Commission. 
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ZONING ORDINANCE REQUIREMENTS 
 
Section 3.11.8 of the Zoning Ordinance states the following: 
 

Amendments to an approved development plan, including any expiration date or binding element of a 
general development plan, shall require the approval of the Planning Commission.  Requests for 
amendment of any such plan shall be submitted to the Planning Commission and shall contain the 
signature of all property owners necessary to convey fee simple title to the land within the tract or 
phase that is subject to the binding elements, and the Commission shall act thereon at the next 
available agenda.  Amendments shall be processed in the same manner as the original development 
plan.  Any such amendment shall be considered no earlier than one year, unless initiated by the 
Planning Commission Staff, after final action of the development plan, except upon appeal or court 
order.  Re-applications initiated by the Planning Commission shall be based on a change of 
circumstance which was not known at the time of the original application.  A public hearing on the 
proposed amendment to the plan shall be held by the Planning Commission in the same manner as 
the original development plan.  An amendment to any binding element for an approved 
development plan shall be approved only if the proposed amendment remains consistent with 
the adopted Comprehensive Plan and upon a finding that: 
 

A. There have been major changes of an economic, physical or social nature within the area of the 
property in question which were not anticipated at the time of the adoption of the development plan 
which is being amended; or, 

 

B. There have developed physical conditions which would not permit development of property in 
question in accordance with the development plan which is being amended. 

 

 

The applicants submitted the following information with their application to address the items above:  
 
 “The property has not developed as anticipated by the existing general development plan. There is no 
longer unity in ownership, as the previous owner has divided and sold parcels. There has not been 
expansion of the nearby industrial park as contemplated by the original general development plan. The 
requested amendment to the general development plan will allow for development consistent with these 
changes.” 

 
STAFF REVIEW SUMMARY 

 

The proposed general development plan amendment may be appropriate, given the Future Land Use 
Map and category. The proposal complies with a majority of the criteria assessed in the review process. 
The Planning Commission should determine if the proposed amendment to remove the minimum lot size 
requirement in order to create a billboard lot and additional out parcel is compatible with the area. The 
Planning Commission should also determine the request is consistent with the FOCUS 2030 
Comprehensive Plan, and whether or not there have been major changes within the area of the property 
which were not anticipated at the time of adoption of the original development plan. 
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SUGGESTED MOTIONS 
 
I make the motion to APPROVE the proposed General Development Plan amendment, docket 
number 2018-06-DP. 
 
Based upon the testimony and documents presented in this public hearing, the proposed General 
Development Plan amendment is consistent with the adopted FOCUS 2030 Comprehensive Plan as 
demonstrated by its compliance with the following objectives and action items: 

 
Choose all that apply: 

 

☐ LU-1.1.1 ☐ TR-2.1 

☐ LU-1.1.2  

☐ LU-1.1.3* ☐ NCR-2.4.1 

☐ LU-2*  

☐ LU-2.3.1  

 
Further, I find that there have been major changes of an economic, physical or social nature within 
the area of the property in question and I request that the findings of fact and recommendation 
include a summary of the evidence and testimony presented by the witnesses at this public hearing. 
 

 
I make the motion to DENY the proposed General Development Plan amendment, docket number            
2018-06-DP. 
 
Based upon the testimony and documents presented in this public hearing, the proposed General 
Development Plan amendment is not consistent with the adopted FOCUS 2030 Comprehensive Plan 
as demonstrated by its non-compliance with the following objective and action items: 
 
Choose all that apply: 
 

☐ LU-1.1.3* ☐ NCR-1.3 

☐ LU-2*  

 
and/or 

 
Further, I find that there have not been major changes of an economic, physical or social nature 
within the area of the property in question and I request that the findings of fact and recommendation 
include a summary of the evidence and testimony presented by the witnesses at this public hearing. 
 
*Denotes items in both the APPROVE and DENY motions. 
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Rachel Hurt

From: Rachel Hurt
Sent: Wednesday, April 04, 2018 9:33 AM
To: 'Chris T. Davenport'; 'Kellie A. Harwood'; 'Grant Lewis'; 'Jim Adams'; 

Cc: Ben Peterson
Subject: Staff Comments: Amend Binding Elements and Zone Change Applications - Nashville 

Road
Attachments: image002.png

Good Morning, 

In reviewing the amendment to the binding elements and rezoning applications for properties located on Nashville 
Road, staff has generated the following comments for your consideration: 

AMEND BINDING ELEMENTS APPLICATION 

‐ On page 2 of the application under “findings required to amend binding elements,” the second box is checked 
stating that, “there have been physical conditions which would not permit development of the property in 
question in accordance with the development plan which is being amended.” Can you please cite specific 
evidence in the box below to address this finding or uncheck this box altogether? 
 

‐ A portion of the narrative in this box also states that the property will be “utilized in a less intense manner.” 
With a proposed application to also rezone a portion of the property for industrial use and a proposal to 
subdivide more lots than would have originally been allowed, staff is unsure if this statement is entirely 
accurate. Can you please clarify this statement and/or supply additional evidence to address the first finding of 
fact listed on page 2 of the application? 
 

‐ In addition to the above‐referenced findings, the Planning Commission also has to find that the proposed 
amendments to the binding elements remain consistent with the adopted comprehensive plan. As you will recall 
from our pre‐application meeting notes, there were several items from the comprehensive plan that were 
checked on page 1. In order to fully address these items, would you consider incorporating additional binding 
elements as a part of your application to address the following? 
 

o Maximum building height 
o Building materials 
o Fencing materials to be utilized for the self‐storage facility 
o Building orientation 
o Lighting 
o Underground utilities 
o Freestanding signage (excluding billboards) 
o The existing wetland on Lot 7 

 
‐ Binding element 3 (access to US 31W) states that the property will have no more than two access points to US 

31W which shall be “built to subdivision standards for public roads.” It is the understanding of staff that these 
will be shared points of ingress/egress as delineated on the current plat, but not necessarily public streets. Can 
you please remove this portion of binding element 3? You might also consider stating that such access points 
will be reviewed and approved by the Kentucky Transportation Cabinet. 
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‐ Binding element 6 addresses prohibited uses for the property, however several of these uses are not permitted 
in the HB (Highway Business) zone and are only permitted in industrial zones. Would you consider only 
prohibiting the uses that are permitted in the HB zone? These would include air park (aviation terminal is the 
modern term referenced in the current zoning ordinance), adult entertainment, tattoo parlor, bingo hall and 
pawn shop. The remaining uses listed in binding element 6 can be omitted. 
 

REZONING APPLICATION 
 

‐ The preliminary development plan (site plan) that was submitted with the application depicts only indoor 
storage. We discussed in the pre‐application meeting that the rezoning to LI was necessary in order to 
accommodate outdoor storage (boats, RVs, trailers, etc.). If the only planned use for the property is indoor 
storage, the LI zone change is not needed. If outdoor storage is still planned for the facility, can you please revise 
the preliminary development plan accordingly? 
 

‐ Similar to the comment above for the application to amend the binding elements, as you will recall from our 
pre‐application meeting notes, there were several items from the comprehensive plan that were checked on 
page 1. In order to fully address these items, would you consider incorporating additional binding elements as a 
part of your application to address the following? 
 

o Maximum building height 
o Building materials 
o Fencing materials to be utilized for the self‐storage facility 
o The existing wetland on Lot 7 

 
‐ Binding Element 2 addresses signage on the property, but staff is unsure if this is applicable since the portion of 

the property proposed to be rezoned to LI is located nearly 500 feet off of Nashville Road. It is likely that any 
type of signage would be constructed closer to Nashville Road and be located on the portion of the property 
zoned HB (Highway Business).  This binding element may be able to be omitted altogether. 
 

‐ Binding Element 4 addresses prohibited uses for the property, but several of these uses are not permitted in the 
LI zone according to the zoning ordinance. Similar to the comment above for the application to amend the 
binding elements, would you consider only prohibiting the uses that are permitted in the LI zone? This would 
include bingo parlor, pawn shop, tattoo parlor, adult entertainment or any sale, rental or display of pornography 
or adult books. The remaining uses listed can be omitted, as they are only permitted in the HI (Heavy Industrial) 
zone. 

 
To ensure timely delivery of meeting materials to our Planning Commissioners, please submit any revisions you may 
have no later than Wednesday, April 11th at 12:00 PM. In the meantime, please let me know if you have any questions 
or concerns regarding the above comments. I am happy to assist however I can! 
 
Sincerely, 
 
Rachel Hurt 
Planner III 
 

 
1141 State Street 
Bowling Green, KY 42101 
270.842.1953 
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