
TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

 
A G E N D A  

 
Thursday, May 05, 2022 

7:00 PM 
 

 
CALL TO ORDER AND QUORUM ESTABLISHED: 

PUBLIC HEARINGS: 

1. Rezoning - #RZS-2021-025 - Northview 

2. Rezoning - #RZS-2021-020 - Fairmont 

3. Rezoning – #RZS-2022-008 – JPM Investments, East Broaddus Ave 

DELEGATIONS: 

PUBLIC COMMENTS: 

MEMBER COMMENTS: 

STAFF REPORTS & PRESENTATIONS: 

4. Public Works/Utilities Monthly Report for April 2022 

5. Police Departments Monthly Report April 2022 

6. Town Clerk/Treasurer Council Monthly Report  

April 2022 

7. Town Manager Monthly Report for April 2022 

CONSENT AGENDA: 

8. Bills – April 2022  

9. Minutes – December 02, 2021, January 06, 2022, February 03, 2022 and April 07, 2022 Town 
Council Work Sessions 

10. Minutes – December 02, 2021, February 03, 2022 and April 07, 2022 Town Council Meetings   

UNFINISHED BUSINESS: 

NEW BUSINESS: 

11. Tinsel Town 2022 

INFORMATIONAL ITEMS: 

COMMITTEE REPORTS: 
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CLOSED SESSION: 

RECONVENE IN OPEN SESSION 

ADJOURNMENT 
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TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

AGENDA ITEM REPORT 

 
AGENDA ITEM: Rezoning – #RZS-2021-025 - Northview 

ITEM TYPE: Public Hearing - Duly Advertised 

PURPOSE OF ITEM: Decision - By Motion 

PRESENTER: Allyson Finchum, Town Manager 

PHONE: (804) 633-6212 

 
BACKGROUND / SUMMARY: 
The Planning Commission held a public hearing on December 20th, 2021, continued to January 31, 
2022 and provided no recommendation.  The Town Council held a public hearing on March 3, 2022, 
continued to April 7, 2022.  Proffers are amended and a new public hearing must be conducted. 
 
 
ATTACHMENTS: 
Staff Report 
Application 
Applicant’s Narrative 
Maps 
Ordinances 
 
 
REQUESTED ACTION: 
Hold public hearing; review project; motion to approve/deny or defer.  The decision to approve/deny 
must be made within one year.  
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STAFF REPORT 

REZONING #RZS-2021-025 

 

 

Request: Rezoning  

(B-1 Business to R-3 Residential)  

Location:  AP Hill Boulevard 

Tax Map: #43-A-42C; 43-22-1, 2, & 3 

Owner:  Northview Properties, LLC 

Applicant: Northview LLC 

Proposed Density: 3.1 du/ac 

Site Size:  42.18 Total; 34.54 acres +/- 

(combined for R-3), 6.15 acres (B-2) 

Existing Land Use:  Vacant 

Existing Zoning:  B-1, Business 

Proposed Use: Residential & Business 

Surrounding Land Uses and Zoning: 

Northeast: County Boundary and Fort AP Hill; Southeast: Bowling Green Motel, Relax Inn, 

Village Self-Storage, zoned B-2; Southwest: vacant land & dwellings zoned A-1; Northwest: 

vacant wooded land and cemetery 

The 2021 Comprehensive Plan: Mixed Use (R1, R2, R3, B1, B2, & PUD) 

Staff: Allyson Finchum, Town Manager/Zoning Administrator  
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Background & Summary of Proposal 

 

The applicant is requesting to rezone four parcels totaling 34.54 acres from B-1, Business to R-3, 

Residential to develop a residential subdivision with 72 single-family houses and 35 townhouse 

dwellings with a resulting density of 3.1 units per acre.  The application for rezoning was 

submitted for review on November 4, 2021.  

 

 The 42.18-acre site is located at the intersection of Route 301 (AP Hill Boulevard) to the 

west and Lakewood Road to the north.  It is currently undeveloped land. 

 The general development plan depicts common area on the perimeter of the 

development.  The total acreage of common area for the residential is 27.7%. 

 No recreational features are shown. 

 Area for stormwater features is on the southeastern corner of the development 

adjacent to AP Hill Boulevard. 

 Building elevations are not provided. 

 The applicant has submitted a narrative which is included in the packet.  

 

 

Proffers 

 

Proffers have been submitted by the applicant as part of the rezoning application.  An applicant 

may voluntarily submit proffers in an effort to address issues or concerns identified by the 

Town, to help make the proposed application consistent with the Comprehensive Plan or 

address other identified development issues.  Should this application be approved and proffers 

accepted, the proffer statement will be recorded at the Circuit Court and govern the use and 

development of the property. 

 

 

Comprehensive Plan Recommendations 
 
The Comprehensive Plan Map shows the future land use for this area as Mixed Use (R1, R2, R3, 

B1, B2, & PUD). This designation includes a variety of densities, as well as various types of 

residential and business uses along the corridor.   

 

The Comprehensive Plan identifies the Route 301 North Corridor Area on the northeast side of 

Bowling Green as one of “three commercial areas within the town boundary which will benefit 

greatly with detailed planning to ensure proper development, redevelopment, growth, and 

viability.”   

 

Excerpts from the Comprehensive Plan are included in the packet. 

5



 

 

Natural and Cultural Resources Impacts 

 

The site is located in the Maracossic Creek (Mattaponi) watershed.   

 

The Chesapeake Bay and storm water regulations provide the framework to protect 

environmentally sensitive water features. 

 

 

Traffic Impacts 

 

AP Hill Boulevard is a four-lane divided Principal Arterial Highway.  The applicant has provided a 

general traffic impact statement.  The proposed zoning creates an estimated 629 vehicle trips 

per day (vpd).   

 

 

Public Utility Impacts 

 

Water 

 

Water lines must be extended throughout this subdivision with an individual tap to each parcel.  

There is an existing Town water main along AP Hill Boulevard to serve the proposed 

development. 

 

The Town’s current groundwater withdrawal permit allows for 69,520,000 gallons per year 

which is 190,465 gallons per day (gpd) on average. The current average daily production is 

153,000 gpd.  This total includes unaccounted for water usage from water leaks, flushing of 

hydrants, use from Caroline County Fire and Rescue (training, filling trucks, etc.).  Current daily 

reserve is 37,465 which allows for an additional 124 connections at 300 gpd.  Approval of any 

development that exceeds 190,465 gpd is contingent upon the Virginia Department of 

Environmental Quality’s (VDEQ) approval of a modified withdrawal permit.  

 

If this is the only subdivision approved, it would use approximately 97% of the remaining 

capacity at total build out.  This does not consider development of any undeveloped or 

underdeveloped land within the Town limits. 

 

The 124-unit capacity figure must take into consideration existing platted vacant lots in town. It 

may be appropriate for the applicant to consider providing a well site or other assistance 

towards a future well when required. 
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Sewer 

 

The Town’s current sewer capacity permitted is 250,000 (gallons per day), with 98,000 gpd 

(39.2%) currently used.  There is an existing Town sanitary sewer gravity main along AP Hill 

Boulevard. Sanitary sewer mains must be extended throughout the subdivision, with an 

individual lateral to each parcel.  

  

There is ample sewer supply available with less than 40% of the capacity utilized. 

 

Storm water Impacts 

 

The development of 107 residential lots and the corresponding streets/parking areas, with 

increase in impervious cover and require storm water facilities. The GDP identifies the general 

location of the proposed stormwater facilities. The storm water requirements may affect the 

final lot layout/ project design.  

 

 

School Impacts: 

 

School impacts are not included in the application.   

 

The school system is funded through the Caroline County Board of Supervisors. Taxpayers 

(Town and County) provide financial resources for the school system, through real estate and 

other taxes, together with available state and federal funding.  Information is included in the 

Comprehensive Plan about the schools.  

 

 

Tax Revenue  

 

Included in the narrative is the applicant’s fiscal impact statement of the project. The applicant 

stated R-3 residential development will generate a total annual real estate tax of $47,840.00 of 

revenue. 

 

 

Zoning and Subdivision Ordinance Considerations 

 

R-3 Residential 

 

Townhouses and apartment buildings minimum lot requirement of 10,000 square feet shall be 

waived for the individual lots occupied by each Townhouse dwelling unit. However, in 

consonance with the concept of open area planning, the total lot area and usable open space 
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per dwelling unit, townhouse or apartment shall be not less than 6,000 square feet. Such usable 

open space shall be exclusive of areas devoted to streets, alleys and parking area and shall be 

adequately landscaped with shade trees and grass to provide a park, playground area or 

swimming pool for the development.  The minimum lot size for single-family detached 

dwellings is 10,000 sf.  Over sixty percent of the lots do not meet the minimum lot size 

requirements.  

 

Subdivision 

 

The development must meet subdivision/zoning ordinance requirements at the time of site 

plan/subdivision submission.  The GDP provided may conflict with one or more of the 

regulations identified above.   

 

 

Evaluation and Staff Comments 

 

The following comments are provided by staff for consideration:  

 

 This development is one of two currently proposed residential rezonings in the annexed 

area (Fairmont) along Route 301 north.  Land use in the area is predominantly vacant or 

commercial.  There is likely to be a transition to residential development along the 

corridor with approval of this project.   

 

 The future land use map identifies this area as Mixed-Use.  The applicant has provided 

both a mixture of residential uses (single-family and multi-family) and a mixture of 

various use districts - Residential(R) and Business(B) retained along the corridor on 

separate parcels already zoned for commercial use. 

 

 The application is for rezoning to R-3 Residential which allows a multi-family use at the 

highest density provided in the Town of Bowling Green zoning ordinance.  The Town 

Council must decide whether low, medium, or high density and single-family and/or 

multi-family development meet the intent of the Comprehensive Plan for this parcel. 

 

 Townhouse developments must contain 6,000 square feet of lot area and usable open 

space per unit.  Usable open space is landscaped areas that provide a park, playground 

or swimming pool.   

 

 The original General Development Plan does not appear to meet minimum lot size 

requirements per Town ordinance.  Staff requests amending the GDP to show general 

consistency with Town ordinances.            
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 The Town's appearance and design are noted in the Comprehensive Plan as an 

important quality of life issue for its residents and as an economic development tool.  

Details such as exterior elevations of housing and community amenities are not 

included. Therefore the developer or builder who ultimately builds the project, will 

decide the layout, aesthetics and amenities, if any.  The Planning Commission and Town 

Council must decide whether the application adequately addresses the Comprehensive 

Plan.       

 

 Entrance corridors, including Route 301 north, are identified in the Comprehensive Plan 

as important for historical, aesthetic, and practical reasons, which serve to visually 

identify the Town boundary, establish the first impression of the Town for visitors, and 

is indicative of the Town’s commitment to its appearance and attractiveness.  To meet 

this intent, development of structures, signs, landscaping, etc. should be the highest 

quality on an entrance corridor.  The proffers for this development do not guarantee 

this occurring.     

The proposed Northview GDP shows a mixture of housing with mostly townhouses as 

the type most apparent form the road until the commercially zoned parcel between the 

dwellings and Route 301 is developed.  The Comprehensive Plan identifies berms as a 

possible solution in providing a visual buffer, though no visual buffers have been 

proffered.  

Alternatively, the GDP could be redesigned to address these issues identified in the 

Comprehensive Plan. 

 

 The Comprehensive Plan recommends to “minimize the impact of development on 

major roads by limiting access points and providing side street access and common 

entrances.” It also suggests to “prohibit individual single family and duplex units within a 

development from having direct access to arterial and collector roads wherever 

possible, and locate residential development along internal roads within the 

development to improve traffic flow and enhance safety.”  

  

The GDP identifies three access points; two along Lakewood Road, a secondary road, 

and one to Route 301, a principal arterial highway.  The Route 301 access point is 

aligned with the cross-over for both northbound and southbound access.  A Traffic 

Impact Analysis has not been submitted to determine impacts to Lakewood Road. 

 

 The Town currently has water and sewer availability to support this project.  About 97% 

of the currently permitted withdrawal will be utilized at full build out of this project 

without consideration of other development proposals, existing vacant and 

underdeveloped parcels within Town limits as well as those parcels outside the Town 
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approved to be served by the Town water system.  The Town may need to consider 

beginning the process of identifying additional water supply sources (wells) and permits 

in the near future.  

 

 The 124 unit capacity figure should take into consideration for existing platted vacant 

lots in town. It may be appropriate for the applicant to consider providing a well site or 

other assistance towards a future well when required. 

 

 The Comprehensive Plan recommends to “protect environmentally sensitive areas such 

as steep slopes, historic and archaeological resources, wetlands, water supply, wildlife 

habitats, and other sensitive areas by locating conflicting land uses away from such 

areas. 

 

The site is relatively flat and appears to be approximately 1000’ from a water feature.   

 

 

Update 

 

The Planning Commission held a public hearing on December 20, 2021 which was continued to 

January 31, 2022.   

 

The Commission granted the applicant’s request to move the application to the Town Council.  

By vote of 4-1, no recommendation was submitted. 

 

The Town Council held a public hearing on March 3, 2022 which was continued to April 7, 2022. 

 

The Planning Commission and Town Council minutes on the subject prepared to date are 

attached. 

 

Due to changes in proffers, the proposal was re-advertised and a new public hearing is being 

held. 

 

 

Public Outreach Information: 

 

As required by State Code, this item was advertised in the Free-Lance Star on April 14, 2022 and 

April 21, 2022.  

 

The Staff report, as well as all reports for this Town Council meeting, were posted on the Town 

website www.townofbowlinggreen.com on May 3, 2022. 
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Adjacent notices were mailed first class.  

 

 

Next Steps: 

 

The Town Council will hold a public hearing for this application on May 5, 2022. Following the 

public hearing, the Town Council may defer action to consider the application for up to one 

year; request more information from the applicant; request a worksession with the applicant; 

or decide approval/denial on this matter.   
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117 Butler Street, Bowling Green, VA 22427 

 

 

 

 

 

TOWN OF BOWLING GREEN  

TOWN COUNCIL MEETING 

EXCERPT OF MINUTES 

Thursday, April 7, 2022 

7:00 p.m. 

Town Hall 

 

PUBLIC HEARING: 

 

Rezoning - #RZS-2021-02 – Northview 

 

Mayor Gaines noted the public hearing is a continuation from the March 3, 2022, meeting. 

 

Mayor Gaines opened the public comment period. With no one wishing to speak, Mayor Gaines 

closed the public comment period. 

 

Council stated that the applicant submitted amended proffers. Council requested additional time 

to discuss and allow the applicant time to address any concerns. 

 

Council requested more time prior to the closing of a public hearing to allow for an applicant’s 

rebuttal. 

 

Council requested the contact information of the Applicant’s Representative should additional 

questions arise. 

 

 

Council asked for a status update regarding information requested from the Department of 

Environmental Quality (DEQ) and noted a response has not yet been received. 

 

On the motion of Mr. Voit, seconded by Mr. Wholey, which carried a vote of 8-0, the Town Council 

voted to defer action to the next meeting. 
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Map printed from Caroline
https://parcelviewer.geodecisions.com/Caroline/

Title: Northview  43-A-42C(portion), 43-22-1,2,&3 Date: 12/9/2021  
DISCLAIMER:This drawing is neither a legally recorded map nor a survey and is not intended to be used as such.  The
information displayed is a compilation of records,information, and data obtained from various sources, and Caroline
County is not responsible for its accuracy or how current it may be. 34
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Division 7 Residential District R-3 

 

Section 3-123. Intent. 

The R-3 District is composed of certain moderate to medium concentrations of residential uses plus 

certain open areas where similar development appears likely to occur. The standards for this district 

are designed to stabilize and protect the essential character of the area so designed and to promote 

and encourage, insofar as is compatible with the intensity of land use, a suitable environment for 

family life. Development is, therefore, limited to single and multifamily dwellings for both permanent 

and transient occupancy plus selected additional uses, such as schools, parks, churches and certain 

public facilities that serve the residents of the district. In the development and designation of a primarily 

multifamily district, it is intended that such be accomplished in consonance with the principles of open 

area planning, as specified hereinafter. Home occupations, as defined, are permitted. Manufactured 

homes as residences are prohibited. 

 

Section 3-124. Permitted uses. 

(a) In Residential District R-3, any building to be erected or land to be used shall be for one or more 

of the following uses: 

(1) Single-family dwellings. 

(2) Two-family dwellings (duplexes). 

(3) Townhouses or Townhouse complexes. 

(4) Apartment buildings or apartment complexes. 

(5) Public and semipublic uses such as schools, churches, playgrounds, parks or hospitals. 

(6) Public utilities: poles, lines, distribution transformers, pipes, meters and other facilities 

necessary for the provision and maintenance of public utilities, including water and sewage 

facilities. 

(7) Off-street parking as required by Section 3-180 of this article. 

(8) Guest rooms. 

(9) Accessory buildings, as defined; however, garages or other accessory buildings, such as 

carports, porches and stoops attached to the main building shall be considered part of the main 

building. No portion of any accessory building, including roof, may be closer than three feet to 

any side or rear property line except that no portion of any swimming pool other than the apron 

shall be located closer than 10 feet to any side or rear property line. No accessory building shall 

be located in a front yard. 

(10) Parking of one commercial vehicle per dwelling unit subject to the following limitations: 

[a] No garbage, truck, tractor and/or trailer of a tractor-trailer truck, dump truck with a 

gross weight of 12,000 pounds or more, cement-mixer truck, wrecker with a net weight 

of 12,000 pounds or more or similar such vehicles or equipment shall be parked on any 

public street in any residential district. 

[b] Any commercial vehicle parked in any residential district shall be owned and/or 

operated only by the occupant of the dwelling unit at which it is parked. 

 

Section 3-125. Permitted accessory uses. 

(a) Uses which are customarily accessory and clearly incidental and subordinate to permitted 

principal uses, including: 

40



(1) Home occupations. 

 

Section 3-126. Special uses. 

(a) The following uses are permitted when authorized by the Town Council of Bowling Green after 

a recommendation from the Planning Commission:  

(1) Swimming pools, private club, corporate or public. 

(2) Family care homes, foster homes or group homes. 

(3) Day-care center. 

(4) Bed and Breakfast Establishment. 

 

Section 3-127. Specifications and Requirements. 

(a) Area. 

(1) For residential lots containing or intended to contain only a single-family dwelling served by 

public water and sewage disposal, the minimum lot area shall be 12,000 square feet. 

(2) For residential lots containing or intended to contain only a single-family dwelling served by 

public water systems but having individual sewage disposal systems, the minimum lot area shall 

be 15,000 square feet. The administrator may require a greater area if considered necessary by 

the Health Officer. 

(3) For residential lots containing or intended to contain only a single-family dwelling served by 

public sewage disposal systems but having individual water systems, the minimum lot area shall 

be 15,000 square feet. The Administrator may require a greater area if considered necessary by 

the Health Officer. 

(4) For residential lots containing or intended to contain a single-family dwelling served by 

individual water and sewage systems, the minimum lot area shall be 19,000 square feet or more 

if considered necessary by the Health Officer. 

(5) For residential lots containing or intended to contain a two-family dwelling served by public 

water and sewage disposal systems, the minimum lot area shall be 18,000 square feet. 

(6) For residential lots containing or intended to contain a two-family dwelling served by public 

water systems but having individual sewage disposal systems, the minimum lot area shall be 

22,000 square feet. 

(7) For residential lots containing or intended to contain a two-family dwelling served by public 

sewage disposal systems but having individual water systems, the minimum lot area shall be 

22,000 square feet. 

(8) For residential lots containing or intended to contain a two-family dwelling served by 

individual water and sewage disposal systems, the minimum lot area shall be 26,000 square 

feet. 

(9) For permitted uses utilizing individual sewage disposal systems, the required area for any 

such use shall be approved by the Health Officer. The Administrator shall require a greater area 

if considered necessary by the Health Officer. 

 

(b) Setback. 

(1) Buildings shall be located 30 feet or more from any street right-of-way which is 50 feet or 

greater in width or 55 feet or more from the center line of any street right-of-way less than 50 

feet in width. This shall be known as the "setback line." 
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(2) Permitted exceptions to Front Yard Requirements. When a residential structure is 

nonconforming due to encroachment into the required Front Yard Setback, such structure may 

be expanded or extended on either side or both sides provided that the following conditions are 

met: 

[a] Such addition or extension shall not come any closer to the front property line or 

further encroach into the front yard to any greater extent than the front corner of the 

existing structure on the side proposed for the addition or extension; and 

[b] All other requirements of the Zoning Ordinance for the zoning designation of the 

property, including the side and rear yard setback requirements shall be met. 

(c) Frontage. 

(1) For single-family dwellings, the minimum lot width at the setback line shall be 70 feet or 

more. 

(2) For two-family dwellings, the minimum lot width at the setback line shall be 80 feet or more.  

 

(d) Yards. 

(1) Side. The minimum side yard shall be 10 feet or more, and the total width of the two 

required side yards shall be 20 feet or more. 

(2) Rear. Each main building shall have a rear yard of 25 feet or more. 

 

(e) Height. Buildings may be erected up to 35 feet in height except that: 

(1) The height limit for dwellings may be increased up to 45 feet and up to three stories, 

provided that there are two side yards, each of which is 10 feet or more, plus one foot or more 

of side yard for each additional foot of building height over 35 feet. 

(2) A public or semipublic building, such as a school, church, library or general hospital, may be 

erected to a height of 60 feet from grade, provided that required front, side and rear yards shall 

be increased one foot for each foot in height over 35 feet. 

(3) Church spires, belfries, cupolas, monuments, water towers, chimneys, flues, flagpoles, 

television antennas and radio aerials are exempt. Parapet walls may be up to four feet above 

the height of the building on which walls rest. 

(4) No accessory building which is within 10 feet of any part lot line shall be more than one story 

in height. All accessory buildings shall be less than the main building in height. 

(f) Corner lots. 

(1) Of the two sides of a corner lot, the front shall be deemed to be the shorter of the two sides 

fronting on streets. 

(2) The side yard on the side facing the side street shall be 20 feet or more for both the main 

and accessory building. 

(3) For subdivisions platted after the enactment of this article, each corner lot shall have a 

minimum width at the setback line of 100 feet or more. 

(4) To reduce traffic hazards, landscaping of corner lots shall be limited to planting, fences or 

other landscaping features of no more than three feet in height within the space between the 

setback line and the property line on the street corner side of the lot. 

(g) Townhouses and apartment buildings. 

(1) The minimum lot requirement of 10,000 square feet shall be waived for the individual lots 

occupied by each Townhouse dwelling unit. However, in consonance with the concept of open 
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area planning, the total lot area and usable open space per dwelling unit, Townhouse or 

apartment shall be not less than 6,000 square feet. Such usable open space shall be exclusive of 

areas devoted to streets, alleys and parking area and shall be adequately landscaped with shade 

trees and grass to provide a park, playground area or swimming pool for the development. 

(2) Any freestanding, continuously walled or continuously roofed structure shall contain not 

more than six Townhouses or six apartments. 

(3) Freestanding structures shall not be closer than 30 feet to each other or 15 feet to any 

property line. 

(4) Front and rear yard requirements shall conform to those of the R-3 District. 

(5) The developer shall provide fencing and landscaping of a permanent nature which will 

adequately screen any Townhouse or apartment development from abutting R-1 and R-2 

District properties. The Town Planning Commission shall ensure that this provision is effectively 

met before the Zoning Administrator shall issue a certificate of zoning compliance. 

(6) Off-street parking shall be provided by the developer in the amount of two parking spaces 

per dwelling unit. 

(7) Townhouse and apartment developments shall be served by public water and sewage 

disposal systems. 
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Excerpts from the 2021 Bowling Green Comprehensive Plan 
(Various sections of the Comprehensive Plan are attached to assist review of residential development in the 

area.  The Comprehensive Plan, in its entirety, should be used to evaluate the project.) 

 

CHAPTER 1  
The comprehensive plan shall be made with the purpose of guiding and accomplishing a 

coordinated, adjusted and harmonious development of the territory which will, in accordance with 

present and probable future needs and resources, best promote the health, safety, morals, order, 

convenience, prosperity and general welfare of the inhabitants, including the elderly and persons 

with disabilities. 

Benefits of the Comprehensive Plan 
The Comprehensive Plan is the Town's most important document to consult when making land use 

decisions. It is also used in the development of future resources for the Town. 

 

The Comprehensive Plan is used to guide the Town staff, the Planning Commission, and the Town 

Council in the review of land use applications. The plan provides the Town with the most 

defensible basis for its decisions. By consistently following the recommendations of the 

Comprehensive Plan, the Town can assure that its land use decisions are consistent and not 

arbitrary. 

 

A Vision for the Town of Bowling Green 

The Vision: 
Sustainable and Proper Growth. 

a. The right growth, in the right amount, at the right time. 

b. Address needs before they become requirements. 

c. Be proactive, not reactive. 

d. Keep the correct mix of development. 

e. Sensitivity to our Military Partners and Neighbors. 

f. Environmentally responsible. 

g. Sustainable growth rate. 

h. Continually adjust the plan to remain proactive. 

i. Synchronized with Caroline County. 

 

CHAPTER 3 - ENVIRONMENT 
One purpose of the inventory is to identify physical conditions that limit or prevent development. 

These physical constraints include flood-prone areas, steep slopes, poor soils, wetlands, and other 

environmentally sensitive features. The existence of these features shall be considered in the 

determination of site suitability or unsuitability for development. The location of development shall 

occur only on sites that are suitable for development. 

 

Stream Bank Erosion 
There are three areas of the Town of Bowling Green that have been identified as areas of potential 

stream bank erosion (See Map Annex, Topography). They are, generally, an area to the North of 

West Broaddus Avenue behind the Town’s Sewage Treatment Plant which acts as the receiving 

stream for effluent from the plant and is an unnamed tributary of the Mattaponi River, an area on 

44



2  

both sides of Lakewood Road extending from Lakewood Road to Route 301which is associated 

with the Maracossic Creek system, and an area near the Southeast corner of Bowling Green on the 

Bowling Green Farm property. 
 

Future Water Demand 
The population of the Town of Bowling Green has been projected to increase by just over three 

hundred (300) people in the next twenty-five years. This would bring the Town’s population to 

1315 by the year 2030. Estimated total current water usage is approximately 150,000 gallons per 

day. This figure includes areas both inside the Town boundary and areas in adjacent Caroline 

County. Based on the output of the Town’s newest well, the capacity of the system is estimated to 

be at 216,800 gallons per day. Although this output is felt to be an adequate capacity to meet the 

anticipated demand, the Town is currently in discussions with a developer concerning the 

development of another well that will be added to the Town’s water system. 

 

Chesapeake Bay Preservation Area Designation 
The following section includes the designation of Chesapeake Bay Preservation Areas for 

Comprehensive Plan and Ordinance implementation and Chesapeake Bay Preservation Act 

enforcement purposes. Portions of the environmentally sensitive areas described above qualify for 

designation as a Chesapeake Bay Preservation Area. There are two levels of CBPAs: Resource 

Protection Areas (RPA) and Resource Management Areas (RMA). Resource  Protection Areas are 

prevented from being developed except for water dependent uses, with some exceptions, as 

outlined in the Bowling Green Chesapeake Bay Preservation Ordinance. Resource Management 

Areas include land types that if not properly used or developed, have a potential to cause significant 

water quality degradation or diminish the functional value of the Resource Protection Areas. 

 
In order to help protect the water quality of the Chesapeake Bay's tributaries, higher performance 

standards for land use in the Town's Chesapeake Bay Preservation Areas should be met. The 

performance standards include the implementation of erosion and sediment control, storm water 

management, minimizing impervious surfaces, preserving natural vegetation, periodic septic tank 

pump out, and other standards that are outlined in the Chesapeake Bay Preservation Ordinance of 

the Town. 

 

Resource Protection Areas 
RPAs include a 100-foot vegetated buffer area located adjacent to and landward along both sides of 

a perennial stream. These areas have intrinsic water quality value due to the ecological and 

biological processes they perform and are sensitive to impacts which may result in significant 

degradation of the water quality of State waters. In their natural condition, these lands provide for 

the removal, reduction, or assimilation of sediments, nutrients, and potentially harmful or toxic 

substances in runoff. Land development, except for water-dependent uses, redevelopment, public 

roads, utilities, and uses for which rights have been grandfathered, is prohibited in RPAs. In the 

case of water-dependent facilities, all non-water-dependent components of the project must be 

located in the RMA. 

 

Suitability for Development 
Wetlands, flood-prone areas, steep slopes, and poor soils are land characteristics that determine 

whether land is suitable or unsuitable for development. The wetland areas have been identified in 

the Town and are discussed above. The wetlands have been included in the CBPAs of the Town. 
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There are numerous legal constraints to development of wetlands. Pertinent laws are taken into 

consideration when developing an area with wetlands.  

 

 

Very localized areas of steep slopes do exist within the Town. Most of the slopes of 15% or greater 

are designated as CBPAs. Steep slopes outside of the CBPAs have also been mapped. Slopes of 15 

to 25 percent, while developable, should only be done so with proper erosion and sediment controls 

because of the rapid to very rapid runoff associated with these slopes. Slopes of 25% or greater 

should be kept under permanent vegetative cover. Those steep slopes associated with waterways 

have been included in the CBPAs of the Town. 

 
Certain soil characteristics affect the suitability of land for septic drain field use. These include 

slope, susceptibility to severe wetness, flooding potential, permeability, percolation, and filtering 

characteristics. Sewage may not be sufficiently treated if these characteristics are present on the site 

which can result in degradation of water quality. Areas of the Town which are unsuitable for septic 

systems should be designated as unsuitable for development until public sewer lines are installed. 

 

Chesapeake Bay Preservation Areas and Areas Unsuitable for Development 
The following discussion provides information about current and future land use and physical 

characteristics in areas of Town that contain sensitive natural features. There are several areas 

which deserve consideration for protection under the Chesapeake Bay Preservation Act with a 

designation of Chesapeake Bay Preservation Area (CBPA) (See Map Annex, Chesapeake Bay 

Preservation Areas). 

1. An area is located in the northern corner of Town between Routes 2 and 301. It is 

characterized by hardwood forest and rolling topography with flat ridges and steep slopes. The 

bottoms display non-tidal wetland areas possibly fed by groundwater and intermittent streams. 

However, neither intermittent streams nor wetlands appear in this area on the most recent 

U.S.G.S., 7.5' Topographic Map or the National Wetlands Inventory Maps. In an open area on 

Route 2 near the intersection of Routes 2 and 301, there is a private community recreation 

facility with a community building, swimming pool and tennis courts. This entire area is 

vegetated. Current zoning in the area is residential, with a small amount of commercial. As 

identified in the Comprehensive Plan, future land use for this area is designated as conservation 

areas, low density residential, and a small amount of commercial. This area is not considered to 

require designation as a Chesapeake Bay Preservation Area. 

 

2. An area further out from the intersection of Routes 2 and 301 within the same section of 

Town, sensitive environmental areas have been identified and characterized by a pond, wetlands 

and a creek. These areas are associated with Maracossic Creek. Broaddus Pond extends from the 

Town boundary to Lakewood Road. Maracossic Creek and wetlands extend from the east side of 

Lakewood Road to the Town boundary on the southeast side of Route 301. This aquatic system 

drains to the Mattaponi, a tributary of the York River. The waters described above with an 

adjacent 100 foot buffer measured from mean high water are designated as RPA or a Resource 

Protection Area of the Chesapeake Bay. The 

 
Resource Management Area (RMA) includes a buffer adjacent to the RPA of 100 feet. Land use 

designations include conservation areas and residential uses along Lakewood Road. Business 

development exists along the Route 301 corridor. Business and residential land uses are 

consistent with future land use plans for the area. The RPA cannot be developed because of 
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creeks, ponds, wetlands and steep slopes in some areas. Any development planned for the RMA 

must abide by the Town's Chesapeake Bay Preservation Ordinance. 

 
 

Long-Range Planning for Environmental Protection 
Land use planning in Bowling Green will help protect its water quality and natural features and 

provide for appropriate land use in the Town. In considering future development, the Town must 

consider protecting vital resources such as a clean water supply for the Town's current and future 

residents. Land use planning must consider the Town's connection to other areas through its 

waterways and the importance of those waterways to residents, wildlife, and vegetation in other 

localities. 

 
Establishing Chesapeake Bay Preservation Areas (CBPAs) in the Town is important to protect the 

Chesapeake Bay system for the Commonwealth of Virginia and the transient wildlife that depend 

on those waters. The Town is located in the Chesapeake Bay Drainage Area and its streams and 

water system drain into the Mattaponi River which flows into the York River, a major tributary of 

the Chesapeake Bay. The Town's Chesapeake Bay Preservation Ordinance includes Town-wide 

measures to ensure water quality protection. 

 
This chapter contains valuable information about the current condition of the Town's natural 

environment. It also outlined factors that may have a negative impact on the environment. The 

Town has a number of resources available to address environmental concerns. The Town's 

Comprehensive Plan and the Zoning and Subdivision Ordinances provide the Town staff with 

powerful tools to manage the way developments are proposed and constructed. Chapter 9 of the 

Comprehensive Plan which deals with land use should be used in conjunction with this chapter on 

the environment when planning for and reviewing development proposals. The land use chapter 

contains a map which outlines where certain types of development should be placed, along with 

Development Standards and Design Features that outline how developments should be built into the 

landscape. 
 
 

CHAPTER 8 - HISTORIC RESOURCES, TOURISM, AND 

ECONOMIC DEVELOPMENT 
Economic Development 

A. Preserve the charm and rural character of Bowling Green by encouraging responsible 

residential development through wise land use, appropriate scale and density, and 

sensitivity to the environment, topography, and wetlands making the Town attractive to 

the type of business compatible with a small town. 

 

CHAPTER 9 - LAND USE 

Introduction 
Land use is one of the most complex issues in planning. All sections of the Comprehensive Plan 

must be considered together as they work together to provide the complete vision. A good future land 

use plan is critical to the economic vitality and quality of life of the community. This chapter will 

examine the existing land use and the Town's goals for future land use along with outlining 

Development Standards and Design Features that shall be used by the community and developers when  

proposing new land uses and development. 
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Table 9-1: Land Use – Existing and Future  

Existing Land Use Households Percent Acres Percent Future Land Use Acres Percent 

Residential (R1) 343 80.1% 200.3 19.7% Low Density Residential 523.4 51.5% 

Residential (R2 & R3) 78 18.2% 13.3 1.3% Moderate Density Residential 13.3 1.3% 

Planned Unit Development 0 0% 0.0 0.0% High Density/Mixed Use 0.0 0.0% 

Commercial (B1 & B2) 2 .5% 60.4 5.7% Commercial 165.3 16.1% 

Industrial (M1) 0  0.0 0.0% Limited (Light) Industry 6.6 0.6% 

Agricultural (A1) 4 1.0% 190.9 18.8% Agricultural 0.0 0.0% 

Conservation/Historic (A-1) 1 .2% 126.8 12.5% Conservation/Historic (A-1) 126.8 12.5% 

Right of Way   155.7 15.4% Right-of-Way 155.7 15.4% 

Institutional/Public Lands   26.2 2.6% Institutional/Public Lands 26.2 2.6% 

Encroachment Potential Areas   0.0 0.0% Encroachment Potential Areas 0.0 0.0% 

Vacant/Undeveloped   243.7 24.0% Not Applicable - - 

Total 428 100.0% 1017.3 100.0% Total 1017.3 100.0% 

 

Future Vision 
 
Growth will come to Bowling Green and it is important that the Future Land Use Plan provide the 

right balance of residential, commercial and industrial land use to meet the demands for growth 

without sacrificing Bowling Green's small town charm and quality of life. The Future Land Use 

map indicates what types of development are appropriate for a particular area. It should be noted 

that the Comprehensive Plan is not an ordinance. It is a plan to help guide Town officials in making 

land use decisions. Table 9-1 shows the amount and percentage of land which is proposed for 

various types of land use. 

 

Area Plan 
There are three commercial areas within the town boundary which will benefit greatly with detailed 

planning to ensure proper development, redevelopment, growth, and viability. These areas are the 

Broaddus Avenue commercial corridor, the Downtown Commercial District, and the Route 301 North 

Corridor Area on the Northeast side of Bowling Green. Residential areas are located on the North and 

South   ends   of   Main   Street,   including   side   streets,   Bowling   Green Meadows and Caroline 

Manor Apartments.   Detailed plans should be established and reviewed on a regular basis to ensure 

that all activity is supportive of the established goals and objectives for each area. Although 

individual area plans are relevant for establishing goals and tracking progress toward those goals to 

achieve a desired result, the size of Bowling Green in both population and land area dictates the need 

for an overarching plan to unify the town across all development areas. This plan requires the input 

from   residents, business owners,   land owners, developers, builders, VDOT, Fort A.P Hill, and 

Caroline County in concert with the Planning Commission and Town Council to document a unified 

position on land use and development. 

 

Future Land Use Descriptions: 
These descriptions are to be used in conjunction with the Future Land Use Map of the Comprehensive 

Plan when evaluating development proposals. The Future Land Use Map and Comprehensive Plan are 

intended to be used as guidelines for development over the next five to ten years. 
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Low Density Residential 
Low   Density    Residential    areas    are    residential    developments    or    land    suitable    for such 

development with overall densities of no more than 3 to 4 dwelling units per acre dependent upon the 

character of the surrounding area, physical   attributes   of   the   property, and consistency with the 

Comprehensive Plan. Low Density Residential areas are located where natural characteristics such 

as terrain and soils are suitable for residential development and where public services and utilities 

exist or are planned for the near future. This land use   is consistent with the Town Code 

requirements for Zoning Designation R-1. 

 

Moderate Density Residential 
Moderate Density Residential areas are residential developments   or   land   suitable   for such 

developments with an overall density of no more than 4 to 8 dwelling units per acre, depending on the 

character and density of surrounding development, physical attributes of the property, and consistency 

with the Comprehensive Plan. Moderate   Density   Residential areas are   located where   natural   

characteristics   such   as   terrain   and    soils    are    suitable for higher density residential 

development and where public services and utilities exist or are planned for the near future. This 

land use is consistent with the Town Code requirements for 

Zoning Designations R-2. 

 

High Density Residential 
High Density Residential areas are residential developments or land suitable for such developments with an 

overall density of no more than 5 to 10 dwelling units per acre, depending on the character and density of 

surrounding development, physical attributes of the property, and consistency with the Comprehensive Plan. 

High Density Residential areas are located where natural characteristics such as terrain and soils are suitable 

for higher density residential development and where public services and utilities exist or are planned for the 

near future. This land use is consistent with the Town Code requirements for Zoning Designations R-3 and 

PUD. 
 

Commercial 
General business activities having a moderate impact on nearby developments are designated Commercial. 

Location criteria for commercial uses require access to arterial roads, preferably at intersections with collector 

and arterial roads; moderate to large sized sites; public water and sewer; suitable environmental features such as 

soils and topography; and adequate buffering by physical features or adjacent uses to protect nearby residential 

development. This land use is consistent with the Town Code requirements for Zoning Designation B-1 and B-

2. 
 

Agricultural/Conservation/Historic Areas 
Agricultural, Conservation, and Historic Areas are lands that are intended to be preserved. 

Wetlands, steep slopes, wildlife habitats, and streams banks are types of areas that meet the criteria 

under the Chesapeake Bay Protection Act as environmentally sensitive and require conservation. 

Historically significant sites and properties are important and should be preserved. Examples of 

preferred land use in these three areas include agriculture, horticulture, parks, wildlife habitats, 

open space, historic preservation, renovation back to original use, adaptive reuse, or any use that 

maintains the integrity of the site or property. Agricultural land use is consistent with the Town 

Code requirements for Zoning Designation A-1. 
 

Development Standards: 
Development standards are intended to provide a guide for accommodating land uses in a manner 
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harmonious with the environment. If any standard listed in the Comprehensive Plan conflicts with 

existing ordinances, the Town Code is the final authority. 

 

General Land Use Standards 

Permit new development where the impact of such development can be adequately addressed. Particular 

attention shall be given to impacts such as density, intensity, building height and scale, land uses, smoke, noise, 

dust, odor, vibration, light, traffic, and encroachment. 
 
Permit new development or redevelopment only when required public services, utilities, and 

facilities or upgraded public services, utilities, and facilities can be provided. 

 

Preserve the natural and wooded character of the Town. Particular attention shall be given to 

locating structures and uses outside of sensitive areas; maintaining existing topography, vegetation 

and trees to the maximum extent possible, especially along roads and between uses; encouraging 

enhanced landscaping of the developments located in open fields; locate new roads and minimize 

access points, such as driveways, in accordance with VDOT requirements; and utilize lighting 

where necessary to enhance safety. 

 
Protect land designated as conservation areas by encouraging conservation easements. 

 
Protect environmentally sensitive areas such as steep slopes, historic and archaeological resources, 

wetlands, water supply, wildlife habitats, and other sensitive areas by locating conflicting land uses 

away from such areas. 

 
Minimize the impact of development on major roads by limiting access points and providing side 

street access and common entrances. 

 
Encourage a transition to underground utilities for existing above ground utilities when major 

improvements are planned or when major work on collocated utilities supports the transition from 

above ground to underground. 

 

Residential Land Use Standards 
Ensure that overall housing densities are compatible with the capacity of public services, facilities, 

and utilities available or planned; and character of development in the surrounding area. Ensure 

that residential developments provide usable open space and protect the Town's natural wooded 

character. 

 
Preserve sensitive areas as open space, retain trees and vegetation, and design residential 

developments to preserve the character of the Town's natural setting in support of a pleasant living 

environment. 

 
Design with the best and most beneficial use of topography and other physical features in mind. 

 
Encourage builders and developers to design diversity and character into their development to 

avoid excessive repetitiveness in larger developments. 

 
Prohibit individual single family and duplex units within a development from having direct access 
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to arterial and collector roads wherever possible. Locate residential development along internal 

roads within the development improve traffic flow and enhance safety. 

 

Aesthetics and Design: 
The Town's appearance and design are important as a quality of life issue for its residents and as an 

economic development tool. The following are design features and resources that should be used to 

propose and develop land uses. 

 

Aesthetics: 
Entrance Corridors 
These corridors are important for historical, aesthetic, and practical reasons. Entrance corridors 

serve to visually mark the boundary of the municipality, establish the first impression of the Town 

for visitors, and generally, show the Town’s commitment to its appearance and attractiveness. 

There are five major entrance corridors in the Town: Route 301 at Fort A.P. Hill, Route 2 starting at 

Paige Road, Route 207 adjacent to the Bowling Green Shopping Center, Route 301/Route 

207/Route 2 at the outer bypass interchange, and Route 301 bypass at the eastern entrance to the 

Town. Design features such as signs, appropriate placement of parking areas near the corridors, 

and landscaping should be encouraged. 

 

External Factors Affecting Development: 

 

Encroachment on Military Installations 
Bowling Green must be constantly aware of its proximity to Fort A.P. Hill especially in its North 

Route 301 area where future development is highly possible. Encroachment can be prevented by 

working closely with Department of Defense officials at Fort A. P. Hill. 

 

Chapter 10 – Goals and Implementation Plans 

The goals below are organized into general areas of consideration. The category is followed by a primary 

goal, supported by multiple implementation directives with explanation. 

 

Environment: 
Goal 
Achieve a pattern of land use that balances water quality and environmental protection with social and 

economic needs. 

 

Implementation 

Focus growth in areas most suitable for development to protect environmentally sensitive 

areas: 

1. Determine soil suitability by referencing County information before development plan 

reviews. Do not allow development where soil conditions do not support the 

proposed plans. 

2. Limit development in areas of the Chesapeake Bay Preservation Act with slopes of 

15% or greater. 

 
Conserve the Town's natural and fiscal resources by supporting infill and concentrated 

development and redevelopment in existing and defined growth areas. 

1. Adhere to the Comprehensive Plan when reviewing potential development plans, 
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recommending projects that follow those guidelines as a rule. 

2. Encourage infill growth in the downtown area and commercial district to     reduce the 

need of expansion into undeveloped areas. 

3. Prioritize shared access, parking, and pedestrian walkway improvements to achieve a well-

designed and concentrated commercial downtown area. Continue this method as growth 

occurs in the secondary commercial areas. 

4. Review Subdivision and Zoning Ordinances every two years, as a minimum, to ensure 

alignment between environmental and development goals. This may involve updates to 

those ordinances, to the Comprehensive Plan, or both as needs change. 

 

Protect the groundwater and surface water resources from an increase in pollution while 

managing the potable water supply 

1. Support and maintain communication with the Public Works Director. Encourage 

consistent reporting to be made aware of issues as early as possible to address them. 

2. Ensure that the job description of the Public Works Director is updated according to 

the needs of the town. 

3. Prevent increases in storm water runoff by maintaining Best Management Practices 

(BMP) at runoff sites, including vegetative buffers and the maintenance thereof. 

 

Enlist County, Regional or State Assistance where needed to ensure water quality protection. 

1. Maintain a cooperative partnership with Caroline County for the enforcement of the Town's 

Chesapeake Bay Preservation Act Program and to address any erosion problems. 

2. Encourage the use of shared or regional retention basins for existing and future 

development. 

3. Enlist State and County assistance as needed in order to identify possible sources of point 

and non-point pollution in the town such as illegal landfills, underground storage tanks, 

abandoned wells, failing septic systems, inadequate treatment of organic effluent, and 

industrial discharges 

4. Educate the Town citizenry on ways to conserve water and to minimize impacts on water 

quality. 

 

Protect the natural wooded character of the town. 

1. When reviewing site plans, ensure that trees are retained to the highest extent possible. 

2. will attempt to provide funding for trees to be planted on Town properties and in selected 

areas throughout Town. 
 

Housing 
Goal 

Encourage adequate housing in a variety of attractive styles and costs to meet the needs of present 

and future Town residents. 

 

Implementation 

Assure a scale and density of residential development compatible with adjacent and  surrounding 

land uses, environmental conditions, and supporting infrastructure. 

1. Review the Zoning and Subdivision Ordinances to ensure they allow residential 

development in areas with surrounding compatible land uses and adequate provision 

for public utilities. 

2. Review the Zoning and Subdivision Ordinances and Comprehensive Plan to ensure they 

allow densities that maximize the use of land for new housing while protecting the 

environment and surrounding character. 
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3. Encourage the rehabilitation of existing substandard housing. Coordinate with Caroline 

County to ensure the Building Code allows for rehabilitation at a reasonable cost. 

4. Review the Zoning and Subdivision Ordinances to ensure they require adequate 

buffers between residential, commercial and industrial uses to protect 

development from encroachment. 

 

Transportation 
Goal 

Provide for the safe, efficient and economical movement of people and goods. 
 

Implementation 

1. Plan and coordinate land use development and transportation improvements in such a 

manner as to establish and maintain a viable Town roadway system. 

2. Prioritize road transportation improvement projects and pursue funding through 

multiple avenues 

3. Private land developers will be required to provide adequate transportation 

improvements necessary to serve their developments. They must minimize the impact 

of development on the roadway network by limiting access points, providing joint 

entrances, and interconnecting adjoining developments. 

4. Ensure regional and local transportation networks complement each other by cooperating 

collaborating with the County and VDOT on applicable projects. 
 

1. Ensure that the transportation network is designed to be compatible with the 

environment. 

2. Review the environmental impact of all proposed road projects to ensure that they     meet 

the goals of the Comprehensive Plan. 

3. Improve the environmental setting of the road network by providing for roadway 

beautification projects, Adopt-a-Highway programs, and corporate sponsored projects. 

4. Promote the use and development of sidewalks throughout Town. 

5. Review the Town's sidewalk system annually and make recommendations for 

improvement of the system. 

6. Provide funding for new sidewalks if possible using Town funds or request funds from 

Caroline County and VDOT for new sidewalks. In addition the Town Manager will search 

for grant opportunities. 
 

5. Community Facilities and Services 
Goal 

Provide a variety of community facilities and services to meet the needs of the citizens of Bowling 

Green. 

 

Implementation 

1. Develop a Master Community Facilities and Services Plan to assess the Town's 

current and future public service needs. 

2. Ensure that resources are available to meet the needs of the community. 

3. Develop a plan that reviews Town, County, and State facilities and services so that the 

town does not duplicate items that are already being provided. 

4. Review existing facilities regularly to assess their conditions and need of upkeep or 

renovation to extend their life. 

5. Pursue grant funding for public facilities and services when available to ease the economic 

burden of the Town. 
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Land Use 
Goal 

Provide a balanced pattern of land use that promotes harmony among existing development, future 

development, and the natural environment while meeting the Town's future growth needs. 
 

Implementation 

1. Ensure that land exists for the controlled growth of residential, commercial, industrial, and 

institutional uses. Review land use annually and recommend updates  if land for a particular use 

becomes limited. 

2. Ensure that land uses are compatible with their surroundings. 

3. Encourage the compatibility of land uses between the Town's Comprehensive Plan and 

Caroline County's Comprehensive Plan. When reviewing the Town's Plan seek ways to 

consolidate resources and support the needs of both jurisdictions. 

4. Review all land use applications and the associated impacts to ensure that they are 

compatible with the Town's environmental protection goals. 

5. Promote infilling of downtown commercial district whenever possible.  Limit intensive 

commercial development of vacant land outside of the 301 Growth District. 

6. Require development proposals to include analysis assessments regarding traffic impact, 

environmental impact, and other considerations such as noise, odor, smoke, light, 

building height and scale. Private developers will be required to provide funds to address 

impact in and adjacent to development. 

7. Maintain the character of the town by easing land use transition. Adequate buffers will be 

required for new development adjacent to existing residential areas when such new 

development represents a change in land use. These buffers will differ based on the 

intensity of the change. 

8. Review the Zoning and Subdivision Ordinances to ensure adequate  setbacks, 

buffers, and restrictions exist between development areas in the Residential Character 

Preservation Plan in the Comprehensive Plan. 

9. Ensure that vices to promote those land uses are consistent with the Town's ability to 

provide. 

10. Conduct an annual review of the [CIP] to ensure funds are provided to support the future 

land use plans and infrastructure needs of new developments. 

11. Review all development proposals so that the Town's ability to provide public services is 

not jeopardized or exceeds mandated limits. 

12. Define and implement a process to seek private investment and/or State or Federal grants 

that will provide funds to support facilities and future land uses. 

 

Utility Resource Management Plan 

Goal - 

To responsibly and efficiently provide a means to oversee incoming growth of the Town of Bowling  Green. To  

establish a method of control over the Town's resource usage and establish a method of phasing in scaled 

development to address potential resource capacity concerns. 

 

Implementation: 

Staff maintains an accurate and accessible current projection of public utility capacity           and usage. A 

corresponding engineering study to verify capacity should also be enacted. 

This report will establish a baseline usage of current public utility from which to generate the following 

Plans. The report should also include an estimated impact of expected by-right usage awaiting connection 

but not yet online. 
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The Planning Commission shall give a recommendation and Council approve an appropriate threshold 

limiting large development upon reaching a defined percentage of utility capacity. This is beyond the scope of 

the existing DEQ limit and is intended as a hard stop against large scale projects that would over-encumber 

the Town's ability to provide service to its existing residents. 

The Planning Commission shall give a recommendation and Council approve a defined projection of land 

use to direct growth while approaching this limit. This should establish a policy of prioritizing specific land 

uses incrementally so that uses grow together rather than a single large development absorbing all 

remaining supply. These brackets may be tiered and tied to related overall caps to serve as a multi-phased 

growth plan as the Town looks to expand its resource capacities. 

Benchmarks and ratios will be assigned to land use types based off of remaining utility access. If the Town 

chooses to establish multiple growth tiers then large developments will be on hold until the corresponding 

benchmarks of those tiers are met. 

These metrics are to be reassessed annually at a minimum. 

The Town will establish and continue on an overall utility conservation, maintenance, and expansion plan 

that will serve future growth without causing undue economic or environmental harm to the community. 

The Town will reach out and work with both inside and outside agencies to complete these goals. The Town 

will be transparent with the public. Efforts will be made to search for grant opportunities and other 

potential ways to improve utility performance, access, and growth. 

This Plan will be adopted into the Bowling Green Comprehensive Plan as a defined policy in dealing 

with all site plan and development projects. 

Sewer 
Totals do not include County reserve and usage 

Current Usage  Amount 
(gallons per day) 

% of 

capacit

y used 

Actions 

Triggered 

Max Capacity Permitted  250,000   

None Total Average Usage by Town  98,000 39.2 % 
 Residential  51,156 20.4 % 
 Commercial  29,890 12.0 % 

 Inflow and Infiltration  16,954 6.8 % 
Caroline County Reserve  45,000 18.0% 
Unused Capacity  107,000 42.8 % 

Tier 1 Growth Cap New 

Growth 

GPD 

Total GPD Capacit

y used 

 

Total Max Usage 25,000 123,000 60.0 %  Engineering Study

 Project Approval

 Financing Secured
 Residential 9,944 61,100 29.8 % 
 Commercial 4,760 34,650 16.9 % 

 Inflow and Infiltration 46 17,000 8.3 % 
 Reserve 10,250 10,250 5.0 % 

Unused Capacity  82,000 40.0% 

Tier 2 Growth Cap New 

Growth 

GPD 

Total GPD Capacit

y used 

 

Total Max Usage 20,500 143,500 70.0 %  Break Ground on 

Project

 Secure Amended 
Permit

 Residential 9,225 70,325 34.3 % 
 Commercial 6,150 40,800 19.9 % 

 Inflow and Infiltration 0 17,000 8.3 % 
 Reserve 5,125 15,375 7.5 % 

Unused Capacity  

 
61,500 30.0% 
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TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

AGENDA ITEM REPORT 

 
AGENDA ITEM: Rezoning – #RZS-2021-020 - Fairmont 

ITEM TYPE: Action Item 

PURPOSE OF ITEM: Decision - By Motion 

PRESENTER: Allyson Finchum, Town Manager 

PHONE: (804) 633-6212 

 
BACKGROUND / SUMMARY: 
The Planning Commission held a public hearing on October 18, 2021, continued to November 15, 

2021 and recommended denial.  The Town Council held a public hearing on January 6, 2022, 

continued to February 3, 2022.  Proffers are amended and a new public hearing must be conducted. 

 
 
 
ATTACHMENTS: 
Staff Report 
Application 
Applicant’s Narrative 
Maps 
Ordinances 
 
 
 
REQUESTED ACTION: 
Hold public hearing; review project; motion to approve/deny or defer.  The decision to approve/deny 
must be made within one year. 
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STAFF REPORT 

REZONING #RZS-2021-020 

 

 

Request: Rezoning  

(Business to R-3 Residential)  

Location:  AP Hill Boulevard 

Tax Map: #43-A-34; 43E-1-4R, 5, 6, 7, & 8 

Owner/Applicant: Fairmont Land LLC 

Proposed Density: 4.52 du/ac 

Site Size: 19.47 acres +/- (combined)   

Existing Land Use:  Vacant 

Existing Zoning:  B-1, Business 

Proposed Use: Residential   

Surrounding Land Uses and Zoning: 

South: Maracossic Creek zoned A-1 West: Pond in Caroline County zoned Rural Preservation 

North: Vacant wooded area with Pond zoned A-1 

The 2021 Comprehensive Plan: Mixed Use (R1, R2, R3, B1, B2, & PUD) 

Staff: Allyson Finchum, Town Manager/Zoning Administrator  
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Background & Summary of Proposal 

 

The applicant is requesting to rezone six parcels totaling 19.47 acres from B-1, Business to R-3, 

Residential to develop (no more than per proffer) a 78-parcel residential subdivision with 

townhouses and single-family houses with a resulting density of 4.53 units per acre.  The 

application for rezoning was filed on July 12, 2021. An amendment to the application in the 

form of a draft proffer statement proffering the General Development Plan (GDP), was filed on 

September 7, 2021 and amended on January 12, 2022 thereby providing for consideration and 

review of the GDP submitted with the application (upon signature). 

 

 The 19.47 acre site is located on the west side of Route 301 (AP Hill Boulevard) 

approximately 500 feet north of Broaddus Avenue.  It is currently undeveloped land. 

 One point of ingress/egress (right in/right out) is identified for the subdivision.  This 

access point is off of AP Hill Boulevard and the only public access to the property.   

 A ten-foot wide multi-use path is shown on VDOT right-of-way, which if constructed will 

provide pedestrian connection to Broaddus Avenue from the development.   

 The general development plan depicts common area on the perimeter of the 

development.  The total acreage is not identified. 

 No recreational features are shown. 

 Area for stormwater features is not shown. 

 Building elevations are not provided. 

 The applicant has submitted a narrative which is included in the packet.  

 

 

Proffers 

 

Proffers have been submitted by the applicant as part of the rezoning application.  An applicant 

may voluntarily submit proffers in an effort to address issues or concerns identified by the 

Town, to help make the proposed application consistent with the Comprehensive Plan or 

address other identified development issues.  Should this application be approved and proffers 

accepted, the proffer statement will be recorded at the Circuit Court and govern the use and 

development of the property. 

 
Prior to approval the Town Attorney will review the Proffers to determine if they are legally 
sufficient and of acceptable legal form. 
 
 
Comprehensive Plan 
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The Comprehensive Plan Map shows the future land use for this area as Mixed Use (R1, R2, R3, 

B1, B2, & PUD). This designation includes a variety of densities, as well as various types of 

residential and business uses along the corridor.   

 

The Comprehensive Plan identifies the Route 301 North Corridor Area on the northeast side of 

Bowling Green as one of “three commercial areas within the town boundary which will benefit 

greatly with detailed planning to ensure proper development, redevelopment, growth, and 

viability.”   

 

Excerpts from the Comprehensive Plan are included in the packet. 

 

 

Natural and Cultural Resources Impacts 

 

The site is located in the Maracossic Creek (Mattaponi) watershed.  The property borders the 

Maracossic Creek, ponds, and wetlands.  The 100’ Resource Protection Area (RPA) is found 

along the entire western edge of the site.   

 

The Chesapeake Bay and storm water regulations provide the framework to protect 

environmentally sensitive water features. 

 

 

Traffic Impacts 

 

AP Hill Boulevard is a four-lane divided Principal Arterial Highway.  The applicant has provided a 

general traffic impact statement.  The proposed zoning creates and estimated 610.7 vehicle 

trips per day (vpd).  The statement indicates a substantial decrease from 5,709.8 vpd estimate if 

the site is developed with the currently allowable business uses.        

 

 

Public Utility Impacts 

 

Water 

 

Water lines must be extended throughout this subdivision with an individual tap to each parcel.  

There is an existing Town water main along AP Hill Boulevard to serve the proposed 

development. 

 

The Town’s current groundwater withdrawal permit allows for 69,520,000 gallons per year 

which is 190,465 gallons per day (gpd) on average. The current average daily production is 

153,000 gpd.  This total includes unaccounted for water usage from water leaks, flushing of 
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hydrants, use from Caroline County Fire and Rescue (training, filling trucks, etc.).  Current daily 

reserve is 37,465 which allows for an additional 124 connections at 300 gpd.  Approval of any 

development that exceeds 190,465 gpd is contingent upon the Virginia Department of 

Environmental Quality’s (VDEQ) approval of a modified withdrawal permit. 

 

The 124 unit capacity figure should take into consideration existing platted vacant lots in town. 

It may be appropriate for the applicant to consider providing a well site or other assistance 

towards a future well when required. 

 

Sewer 

 

The Town’s current sewer capacity permitted is 250,000 (gallons per day), with 98,000 gpd 

(39.2%) currently used.  There is an existing Town sanitary sewer gravity main along AP Hill 

Boulevard. Sanitary sewer mains must be extended throughout the subdivision, with an 

individual lateral to each parcel.  

  

There is ample sewer supply available with less than 40% of the capacity utilized. 

 

Storm water Impacts 

 

The development of 78 residential lots and the corresponding streets/parking areas, with 

increase in impervious cover and require storm water facilities. The GDP does not show the 

general location of any potential facilities. Thus, the storm water requirements may affect the 

final lot layout/ project design.  

 

 

School Impacts: 

 

School impacts are included in the application on page 3 of the narrative. 

Student Generation  

Elementary - 25.4 additional students 

Middle – 11.4 additional students 

High – 14 additional students 

Total—50.8 students 

 

The school system is funded through the Caroline County Board of Supervisors. Taxpayers 

(Town and County) provide financial resources for the school system, through real estate and 

other taxes, together with available state and federal funding.  Information is included in the 

Comprehensive Plan about the schools. The estimated student generation figures provided in 

the application are small, compared to overall number of residentially zoned lots throughout 

the County. 
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Tax Revenue  

 

Included in the packet is the applicant’s economic analysis of the project. The applicant stated, 

B-2 development (i.e. gas station, fast food, retail) will generate $7,930.00 of tax revenue as 

opposed to R-3 residential development which will generate $32,890.00 of revenue. 

 

 

Zoning and Subdivision Ordinance Considerations 

 

R-3 Residential 

 

Townhouses and apartment buildings minimum lot requirement of 10,000 square feet shall be 

waived for the individual lots occupied by each Townhouse dwelling unit. However, in 

consonance with the concept of open area planning, the total lot area and usable open space 

per dwelling unit, Townhouse or apartment shall be not less than 6,000 square feet. Such 

usable open space shall be exclusive of areas devoted to streets, alleys and parking area and 

shall be adequately landscaped with shade trees and grass to provide a park, playground area 

or swimming pool for the development. 

 

Subdivision 

 

3-221(c) Each lot shall abut on a street dedicated by the subdivision plat or on an existing 

publicly dedicated street. 

 

(2) Streets. [a] All streets shall be constructed in compliance with the state Subdivision Street 

Design Guide (24 VAC 30-91-160) requirements of the Virginia Department of Highways and 

Transportation and the Town of Bowling Green, Virginia. 

 

Section 3-205. Definitions and word usage. 

“Street” means the publicly owned, principal means of access to any lot in a subdivision. The 

term "street" shall include road, lane, drive, place, avenue, highway, boulevard or any other 

thoroughfare used for a similar purpose. 

 

Ultimately, the development must meet subdivision/zoning ordinance requirements at the time 

of site plan/subdivision submission.  The GDP provided may conflict with one or more of the 

regulations identified above.   

 

 

Evaluation and Staff Comments 
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The following comments are provided by staff for consideration:  

 

 This development is one of two currently proposed residential rezonings in the annexed 

area (Fairmont) along Route 301 north.  Land use in the area is predominantly vacant or 

commercial.  There is likely to be a transition to residential development along the 

corridor with approval of this project.   

 

 The future land use map identifies this area as Mixed-Use.  While the term is not clearly 

defined in the Comprehensive Plan the typical use of the term is a mixture of various 

use districts - Residential(R), Business (B), Planned Unit Development (PUD)).  The Town 

Council must decide whether a residential development is appropriate for the parcel 

and a comprehensive plan amendment should be approved.  

 

 The application is for R-3 Residential which allows multi-family use at the highest 

density provided in the Town of Bowling Green zoning ordinance.  If a residential 

development is preferred, the Town Council must decide whether low, medium, or high 

density and single-family and/or multi-family development is preferred on the parcel. 

 

 The Town's appearance and design are noted in the Comprehensive Plan as an 

important quality of life issue for its residents and as an economic development tool. 

Details such as exterior elevations of housing and community amenities are not 

included. Therefore the developer or builder who ultimately builds the project, will 

decide the layout, aesthetics and amenities, if any.  The Town Council must decide 

whether the application and proffers adequately address the Comprehensive Plan.       

 

 Entrance corridors, including Route 301 north, are identified in the Comprehensive Plan 

as important for historical, aesthetic, and practical reasons, which serve to visually 

identify the Town boundary, establish the first impression of the Town for visitors, and 

to generally show the Town’s commitment to its appearance and attractiveness.  To 

meet this intent, development of structures, signs, landscaping, etc. should be the 

highest quality on an entrance corridor.  The proposed Fairmont GDP does not contain 

proffers to guarantee this occurring.   

As well, the GDP shows the rear of the townhouses facing to within 100’ of AP Hill 

Boulevard.  The Comprehensive Plan identifies berms as a possible solution in providing 

a visual buffer, though no visual buffers have been proffered.  

Alternatively, the GDP could be redesigned to address these issues identified in the 

Comprehensive Plan. 
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 The Comprehensive Plan recommends to “minimize the impact of development on 

major roads by limiting access points and providing side street access and common 

entrances.” It also suggests to “prohibit individual single family and duplex units within a 

development from having direct access to arterial and collector roads wherever 

possible, and locate residential development along internal roads within the 

development to improve traffic flow and enhance safety.”  

  

The GDP indicates a single access to Route 301, limited to right in/right out entrance. 

The subject property does not have frontage on any other public road, to which access 

can be relocated.  

 

 The Town currently has water and sewer availability to support this project.  About 

94.2% of the currently permitted withdrawal will be utilized at full build out of this 

project without consideration of other development proposals, existing vacant and 

underdeveloped parcels within Town limits as well as those parcels outside the Town 

approved to be served by the Town water system.  The Town may need to consider 

beginning the process of identifying additional water supply sources (wells) and permits 

in the near future.  

 

 The Comprehensive Plan recommends to “protect environmentally sensitive areas such 

as steep slopes, historic and archaeological resources, wetlands, water supply, wildlife 

habitats, and other sensitive areas by locating conflicting land uses away from such 

areas. 

 

The property abuts various water features, including ponds, streams, and wetlands.  The 

Chesapeake Bay Resource Protection Area is identified on the GDP. The Chesapeake Bay 

Preservation Regulations addresses protection of those areas.  

 

 Townhouse developments must contain 6,000 square feet of lot area and usable open 

space per unit.  Usable open space is landscaped areas that provide a park, playground 

or swimming pool.  The open space layout on the GDP includes most of the designated 

RPA, which may not allow the above referenced uses. A pedestrian path connecting the 

townhouses with the RPA and features has been designed to assist in meeting the R3 

usable open space requirements.  The BMP area should be excluded from the 

calculations.  A more detailed site plan containing calculations will need to be provided 

to determine the exact amount of usable open space. 

 

 Staff requests amending the GDP to show general consistency with Town ordinances.      
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Update: 

The Planning Commission held a public hearing on October 18, 2021, continued to November 
15, 2021.    
 

The Planning Commission recommended denial. 
 
The Town Council held a public hearing on January 6, 2022, continued to February 3, 2022. 

 

The Planning Commission and Town Council minutes on the subject prepared to date are 

attached. 

 

Due to changes in proffers, the proposal was re-advertised and a new public hearing is being 

held. 

 

 
Public Outreach Information: 

 

As required by State Code, this item was advertised in the Free-Lance Star on April 14, 2022 and 

April 21, 2022.  

 

The Staff report, as well as all reports for this Town Council meeting, were posted on the Town 

website www.townofbowlinggreen.com on May 3, 2022. 

 

Adjacent notices were mailed first class.  

 

 

Next Steps: 

 

The Town Council will hold a public hearing for this application on May 5, 2022. Following the 

public hearing, the Town Council may defer action to consider the application for up to one 

year; request more information from the applicant; request a worksession with the applicant; 

or decide approval/denial on this matter.   
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TOWN OF BOWLING GREEN 
PLANNING COMMISSION MEETING 

EXCERPT OF MINUTES 
 

Monday, October 18, 2021 
7:00 PM 

 
 
 
PUBLIC HEARING: 
 
ZP-2021-020:  Hansen, Daniel, Owner / Fairmont Land LLC, Applicant:  Request a Rezoning from B2, 
Business (no specified density) to R-3, Residential (with a gross density of no more than 7.26 dwelling 
units per acre)  
 
The Town Manager presented the staff report. 
 
Daniel Webb, the applicant, presented information on the project.   
 
The Planning Commission questioned the traffic pattern due to the location of the entrance to the 
development not aligned with a cross-over to northbound Route 301; accuracy of the number of vehicle 
trips per day; number of school-aged children generated from development; request for HOA 
documents; private versus public road serving townhouses; number of requested houses and 
appropriate density of development; adequate water for growth; usable open space and amenities; 
comparing revenue and costs generated by residential versus commercial development.  
 
Barbara Byrd, 17262 Lakewood Road, commented on the following: 
Asked if AP Hill has been notified and provided comments.  Questioned the water source and well, the 
buffer, effect on owners of ponds, environmental impacts, price of homes, effect on property values, 
whether the owner was an LLC,  whether stormwater pond will be built and the liability. 
 
Tommy Wright, 17339 Harding Drive, commented: 
Two existing nearby ponds have quality waterflow and shouldn’t be interrupted. Type of vegetative 
buffer, concerned about swamp land, environmentally sensitive land and Chesapeake Bay Act. 
 
Rob Henderson, 17584 Jackson Drive, commented: 
Not in support of gas stations.  In support of places to eat. Wants developer to finish their current 
project (Maury Heights) before starting another development. 
 
Mike Manns, 17350 Lakewood Road, commented: 
Concern about proximity of houses to his adjacent property.  Concern about the protection of children 
from natural hazards who may cross onto his property.  The property was annexed to help financially 
support the Town.  Requested the Town to carefully consider and be tough on all applications because 
the Town only gets to do this one time. 
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Planning Commission Meeting October 18, 2021 Minutes 
Page 2 of 2 

 
 
Bonnie Cannon, 123 South Main Street, commented: 
Route 301 corridor is horrible for traffic, prefer commercial.  Concerned with impacts to Sheriff, Fire and 
Rescue, Schools, Water and Sewer.  Concern with increase in property assessment and paying 
additional taxes. In support of grocery store, restaurants. 
 
Commissioner’s comments: 
Issues raised included: wanting food establishments and uses that are good for the Town into the 
future, mixed use projects with commercial along Route 301 corridor and residential behind, concerned 
with high number of vehicle trips per day, traffic, safety on Route 301.  
 
Tina Gambill motioned to continue public hearing to November 15, 2021 to perform due diligence and 
review the information submitted by the applicant at the meeting.  
Sandra Pelter seconded the motion.   
Discussion followed: Scott Seigmund stated there is one opportunity to develop this area correctly and 
wants additional information and input from the community.  Valarie Coyle expressed the same and the 
need to review the new information.  The Planning Commission requested information on the finished 
floor elevation and if the dwellings will have basements, and information on the stormwater ponds. 
 
Voting Aye: Lisa Gattie, Valarie Coyle, Tina Gambill, Sandra Pelter, Charles Scott Seigmund.  
Opposed: None. Absent: None. Motion passed unanimously. 
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TOWN OF BOWLING GREEN 

TOWN COUNCIL MEETING 

MINUTES 

 

February 3, 2022 

7:00 p.m. 

Town Hall 

117 Butler Street, Bowling Green, VA 22427 

 

 

 

PUBLIC HEARINGS: 

 

Rezoning - #RZS-2021-020 – Fairmont: 

 

Mayor Gaines noted the public hearing is a continuation from the January 6, 2022 meeting. 

 

Mayor Gaines opened the public comment period. 

 

Mr. Jason Satterwhite, Former Mayor, 145 S. Main Street, addressed the members to present a brief 

history of the 301 Corridor plans and visions of the town. Discussed annex of the area in the 1990’s; 

County promised to develop the area but land remained dormant; Water and Sewer plans implemented; 

Special Tax District added; and property owners pay additional tax. Mr. Satterwhite noted concern that 

a developer finally approached the Town in interest and now there raised concerns of water and other 

issues. Mr. Satterwhite noted full support of this development and the Northview development; and 

requested the members consider approval. 

 

Mr. David Stork, 115 Maury Avenue, addressed the members in favor of the Fairmont development and 

echoed that of Mr. Satterwhite’s statements. Mr. Stork explained the need for more rooftops to get more 

wanted amenities. Mr. Stork stated the infrastructure is in place and is in support of any development of 

the 301 Corridor. Mr. Stork urged the members to consider approval. 

 

Mr. Dan Hansen, resident of Bowling Green, addressed the members in favor of the development. Mr. 

Hansen stated full disclosure of association with the application. Mr. Hansen requested the members 

consider approval for the Fairmont and Northview developments. Mr. Hansen discussed the many 

attempts made by the Town to develop the property for twenty-four years. 
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Ms. Whitney Watts, 165 S. Main Street, addressed the members in support of the project.   

 

Mr. Mike Bugat, 18080 A.P. Hill Boulevard, addressed the members in favor of the development. Mr. 

Bugat noted concerns regarding the Special District Tax and sufficient water resources. 

 

Ms. Sandra Pelter, Planning Commissioner, 328 N. Main Street, addressed the members in favor of the 

development but would like things critiqued. Ms. Pelter discussed insufficient time for the Planning 

Commission to review the application; and noted the many concerns the Planning Commission had with 

the proposed development. 

 

Mr. Tommy Wright, 17339 Arden Drive, addressed the members not in favor or opposition of the 

development. Mr. Wright noted concern regarding environmental and pond safety issues. 

 

Mayor Gaines requested the assistance and discussion from Council to determine further action to close 

the public hearing. Council discussed proper procedure with Ms. Andrea Erard , Town Attorney.   

 

Mayor Gaines closed the public comment period. 

 

Mayor Gaines requested a discussion session and asked if there was anyone that had any additional 

questions or comments. 

 

Mr. Dan Webb, applicant, noted there was no additional information to report and offered to answer 

questions; 

 Council asked if the water issue was solved; Mr. Webb noted sufficient water capacity and 

availability of funds for improvements. 

 Council requested overview of new layout submission; Mr. Webb reviewed the changes, additions, 

and eliminations made to the layout; and change of proffer language. 

 Council inquired about the guarantees to follow proposed proffers. 

 Council read the list of concerns provided by the Planning Commission; 

o Site plan lacks specifics;  

o No accommodation for commercial component; 

o No implementation of development into existing communities; 

o Noise pollution of Fort AP Hill; 

o Water concerns; 

o Environmental and safety issues; 

o Substantial traffic increase; 

o Real estate taxes; 

o Lack of buffers 

o Lack of open space and greenway areas; 

o Impact on community services; 

o Unwanted cookie cutter developments; 

o Desire to have connectivity; 

o Requested proactive steps be taken; and 

o Concern of change in the vision of the town. 

 Council noted representation of the Town and in favor of growth on Route 301; Echoed concerns 

regarding water and need for commercial. 
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 Council requested information from the traffic study; Mr. Webb reviewed the anticipated traffic 

impact. 

 Council asked if discussion had taken place regarding the connection of Fairmont and Northview 

 Council stated the Home Owner Association information would address safety concerns;    

 Council discussed water concerns and the following information:  

o Department of Environmental Quality’s (DEQ) requirements;  

o Water and sewer not an issue;  

o Growth requires improvements; 

o Traffic volume on Route 301 already exists;  

o Clarified the Special District Tax fees include both residential and commercial 

properties; and 

o Comprehensive Plan designated the area for mixed use. 

 Council presented research collected regarding impacts to Route 301 and water concerns; 

 Council stated traffic concern is greater Broaddus Avenue instead of Route 301; mixed use plan 

and decisions need to be made; requested information for the remaining cost owed on Special 

District Tax; water is there and permits to withdrawal approved; well shutdown and replacement 

concern; and 

 Council requested current water usage percentage; Ms. Finchum, Town Manager, noted the total 

was approximately 94% and expressed the need for additional water supply. 

 

Mr. Webb addressed the concerns made by Council and discussed the following: 

 Importance of connectivity within the town; 

 Proposed trail to provide pedestrian and multi-mobile connection;  

 Large open space located along the property perimeter; 

 Large common area located at the center of the development; 

 Location of homes moved away from 301; 

 Understand water concerns and funds are proffered; 

 Modifications have been made in response to concerns raised; 

 Possibilities of connection to other developments;  

 Elevation information provided; 

 Trail safety discussed; 

 Water improves to be at the discretion of the town; and 

 Reviewed location of wetlands boundaries and safety. 

 

On the motion of Mr. Voit, seconded by Ms. Howard, which carried a vote of 7-0, the Town Council 

voted to defer action to the March 3, 2022 meeting. 
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FAIRMONT 
REZONING NARRATIVE 

 
Applicant/Owner: Fairmont Land, LLC (“Applicant”) 
 11903 Bowman Drive, Suite 106, Fredericksburg, VA 22408 
 
Engineer:  Daniel Webb, P.E., W W Webb & Associates, PLLC 

11903 Bowman Dr., Suite 106, Fredericksburg, Va. 22408  
   Office: (540)371-1209, Fax: (540)371-4650 

email: dan.webb@webbassociates.net  
 
Project Name:  Fairmont 
 
Property: Town of Bowling Green Tax Parcels 43-A-34; 43E-1-4R, 5 6, 7, 8 

consisting of 19.4727 located on the south bound lane of Route #301, A.P. 
Hill Boulevard (the “Property”).   

 
Date:   July 1, 2021 
   Rev. January 12, 2022 
 
GDP: Generalized Development Plan, entitled “Fairmont”, prepared by W W 

Webb & Associates, PLLC, dated July 1, 2021, attached hereto as Exhibit 
A (the “GDP”) 1 

 
Rezoning Request: From B-2 to R-3 
 
Rezoning #:  RZS-2021-020 
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I. Project Overview 
 
 The Applicant proposes rezoning of properties listed as Tax Maps 43-A-34; 43E-1-4R, 5 
6, 7, 8 from B-2 to R-3.  The total project acreage is 19.4727 acres.  Currently, the subject 
parcels front on Route #301 (A.P. Hill Blvd), a four lane divided highway.  To the south is a 
wide waterbody called Maracossic Creek and zoned A-1.  To the west is a pond located in 
Caroline County and zoned RP.  To the North is an undeveloped wooded area bound by another 
Pond zoned A1.  
 
This project proposes residential subdivision to accommodate single family dwellings and 
townhouses  

 
 

II. Comprehensive Plan  
 

Future Land Use Map 
 

The subject Property lies within the Town’s “Mixed Use” land use designation area.  The 
“Mixed Use” land use designation area allow for multiple residential and business uses. 
 
Fiscal Impacts  
 
For decades the subject property has been zoned business B-2 but has not developed due to lack 
of demand for business on the 301 corridor.  There is currently a market for residential in 
Bowling Green and this location is perfect for this moderate/high density development.   This 
development will generate additional real estate, personal, Route 301 tax district, and vehicle 
license tax.  In addition to those taxes, the additional rooftops will provide patrons that will 
continue to fuel the revitalization of our Main Street business district. 
 
Real Estate Tax Income:  

 Town of Bowling Green Real Estate Tax Rate:  $0.13/$100 
 Current Real Estate Assessment: $325,300 
 Current Real Estate Tax generated by the site : ($325,300/100)*$0.13 = $422.89 
 Proposed Single Family Home Price:  $350,000 
 Proposed Single Family Tax generated: ($350,000/100)*$0.13*32 Houses = $14,560 
 Proposed Townhouse Price: $250,000 
 Proposed Townhouse Tax generated:  ($250,000/100)*$0.13*46 Townhouses = $14,950 

Existing Real Estate Tax:  $422.89 
Proposed Real Estate Tax: $14,560+$14,950 = $29,510 
 
Real Estate Tax Increase of $29,087.11/Year 
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III. Land Use 
 
 As noted above, the Applicant proposes rezoning the Property from B-2 to R-3. The 
proposed Residential R-3 zoning uses will be less impactful to all adjacent properties than the 
possible Business B-2 zoning uses as currently zoned.  The adjacent properties located in the 
town are all designated as “Mixed Use” in the future land use map. This property is unique in the 
fact this it is bound on all sides by bodies of water with the exception of its 986’ of frontage 
along A.P. Hill Boulevard.   There will be a buffer maintained along the frontage on A.P. Hill 
Boulevard to maintain scenic beauty of the Town. 
 
IV. Cultural Resources 
 

Based on review of the Comp Plan and information from the Virginia Department of 
Historic Resources and the United States Department of the Interior, the Property does not have 
any cultural resources.  
 
V. Fire, Rescue, Police 
 

We believe the proposal will have minimal impacts on the County’s fire and rescue 
facilities. The Property is served by the Bowling Green Volunteer Fire Department, which is 
located approximately 1 mile southwest of this site and the Bowling Green Volunteer Rescue 
Squad, which is located approximately 1 mile southwest of this site.   

The proposal will have minimal impact on the Bowling Green’s Police Department and 
the Caroline County Sheriff’s Office.  The Property is served by the Bowling Green Police 
Department and the Caroline County Sherriff’s office. Both are approximately 1 mile southwest 
of this site. 
 
VI. Schools 

Student Generation Factors 
    Elementary Middle   High  
Unit Type    School  School  School  Total 
Single Family Dwelling (SFD) 0.2577  0.1307  0.1832  0.5716 
Townhouse(TH)   0.3072  0.1286  0.1453  0.5811 

*Source: Spotsylvania County Planning Department 
School Type Units Unit Type Generation Factor Total Students 
Elementary 32 SFD  0.2577   8.2 
Middle  32 SFD  0.1307   4.2 
High  32 SFD  0.1832   5.9 
Total Single Family Dwelling    18.3 
 
School Type Units Unit Type Generation Factor Total Students 
Elementary 46 TH  0.3072   14.1 
Middle  46 TH  0.1286   5.9 
High  46 TH  0.1453   6.7 
Total Townhouse      26.7 
Total Projected Students     45.0 
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VII. Solid Waste 
 
 The property will be serviced by the Town’s trash collection service. 
 
VIII. Water and Sewer 
 
 The property will be serviced by the Town’s public existing water and sewer system. 
Both public water and sewer run along the frontage of the property.  The public sewer line is a 
force main line and will require the construction of a public pump station in order to tie into the 
system.  All water and sewer lines will be constructed to meet the Town of Bowling Green’s 
standards and will be maintained by the Town of Bowling Green.  Below is a summary of water 
and sewer fees generated by the site: 
 

 Water Availability Fee: $6,000/Lot 
 Sewer Availability Fee: $6,000/Lot 
 Water Connection Fee: $750/Lot 
 Sewer Connection Fee: $750/Lot 
 Total # of Lots: 78 

 
Total Water and Sewer Fees:  $13,500/Lot = $1,053,000 
 

 Minimum By-Monthly Water Usage Fee: $40.12/Lot 
 Minimum By-Monthly Sewer Usage Fee: $86.53/Lot 
 Total # of Lots: 78 

 
Total Minimum Annual Water and Sewer Usage Fee =  $59,272.20   

 
IX. Environment 
 

The project’s design will minimize the impact to the natural topography and vegetation 
located on the Property, and Applicant’s design will be in compliance with County and State 
requirements for stormwater management for the development of the site.  There are wetlands on 
the site and disturbance of them will be kept to a minimum. 
 
X. Transportation 
 

The Property abuts A.P. Hill Drive (Route #301), which is a four (4) lane public road 
classified as a principal arterial road.  Access to the Property will be provided on Fairmont Drive 
by a right in-right out on A.P. Hill Boulevard. 

If the property were developed as business it could generate 5,710 VPD of overall trips 
on a daily basis, including 432 VPD during A.M. peak hours and 520 VPD during P.M. peak 
hours. (Land Use – 815, 820, 853, 934) 

This project will generate 552 VPD of overall trips on a daily basis, including 39 VPD 
during A.M. peak hours and 51 VPD during P.M. peak hours. (Land Use – 210 & 221) 

 
See attached Traffic Generation Impact Analysis Exhibit B. 

84



 

 5

EXHIBIT A 
 

Generalized Development Plan 
 
 

See attached “General Development Plan, Fairmont – Tax Maps 43-A-34; 43E-1-4R, 5 6, 7, 8” 
dated July 1, 2021 and last revised on January 12, 2022 prepared by W.W. Webb & Associates, 

PLLC. 
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EXHIBIT B 
 

Traffic Generation Impact Analysis 
 
 

See attached “Traffic Generation Impact Analysis, Fairmont – dated July 1, 2021 and last revised 
on January 12, 2022  prepared by W.W. Webb & Associates, PLLC. 
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information displayed is a compilation of records,information, and data obtained from various sources, and Caroline
County is not responsible for its accuracy or how current it may be. 87



ENGINEERING - SURVEYING - LAND PLANNING
W W WEBB  AND  ASSOCIATES

GENERALIZED DEVELOPMENT PLAN
TM 43-A-34; 43E-1-4R, 5, 6, 7, 8  

FAIRMONT
TOWN OF BOWLING GREEN, VIRGINIA 1/

12
/2

2

88



1/
12

/2
2

89



1/
12

/2
2

90



1/
12

/2
2

91



1/
12

/2
2

92



 

1 
 

 
VOLUNTARY PROFFER STATEMENT 

 
 
Applicant/Owner: Fairmont Land, LLC (“Applicant”) 
 11903 Bowman Drive, Suite 106, Fredericksburg, VA 22408 
 
Project Name:  “Fairmont” 
 
Property: Town of Bowling Green Tax Parcels 43-A-34; 43E-1-4R, 5 6, 7, 8 

consisting of 19.4727 located on the south bound lane of Route #301, A.P. 
Hill Boulevard (the “Property”).   

 
Date:   September 7, 2021 
   Rev. January 12, 2022 
 
GDP: Generalized Development Plan, entitled “Fairmont”, prepared by W W 

Webb & Associates, PLLC, dated July 1, 2021, attached hereto as Exhibit 
A (the “GDP”) 1 

 
Rezoning Request: From B-2 to R-3 
 
Rezoning #:  RZS-2021-020 
 
 
1. General Requirements.  
 

(a) The following proffers are being made pursuant to Sections 15.2-2298 and 15.2-
2303, and 15.2-2303.4, et al. of the Code of Virginia (1950), as amended, and Section 3-175, et al. 
of the Zoning Ordinance of the Town of Bowling Green (2010, as amended). The proffers provided 
herein are the only proffered conditions offered in this rezoning application and being provided in 
accordance with Section 15.2-2303.4, et al., of the Code of Virginia 1950, as amended (the 
“Proffers”). If the Proffers are approved, any prior proffers in which the Property (as generally 
defined above and shown on the GDP) may be subject to or previously offered with this application 
or otherwise previously proffered are hereby superseded by these proffers, and said prior proffers 
will be of no further legal force and effect (collectively “Prior Proffers”). In addition and 
notwithstanding the foregoing, the Proffers are conditioned upon and become effective only in the 
event the Applicant’s rezoning #RZS-2021-020 is approved (including through applicable appeal 
periods) by the Town of Bowling Green’s Town Council (the “Town”).  

 
(b) Except as otherwise provided herein, the Property will be developed in accordance 

with that certain generalized development plan entitled “Fairmont”, dated July 1, 2021 and last 
revised on January 12, 2022, prepared by W W Webb and Associates, attached hereto and marked 
as Exhibit A (the “GDP”) and will include no more than 78 single family or townhouse residential 
units.  
                                                 
 

93



 

2 
 

 
(c) For purposes of the final site plan, proposed parcel lines, parcel sizes, building 

envelopes and footprints, access points, building sizes, building locations, public road locations, 
dumpster locations and waste facilities, parking areas, recreational areas, private driveways, road 
and travel way locations, interparcel connectors, RPAs and wetland areas, utility locations, storm 
water management facilities, and dimensions of undeveloped areas generally shown on the GDP 
may be relocated and/or amended from time-to-time by the Applicant to address final 
development, engineering, and design requirements and/or compliance with federal or state agency 
regulations including, but not limited to, VDOT, DEQ, Army Corps of Engineers, etc., and 
compliance with the requirements of the Town’s development regulations.  
 
2.   Transportation   
 

The Applicant agrees to provide a 200 foot right turn lane and a 200 foot right turn lane 
taper from A.P. Hill Boulevard, as generally shown on Sheet 5 of the GDP. 

 
3.   Cash Proffer 
 

The Applicant agrees to pay the total sum of $50,000.00 for water system improvements 
within the immediate area of the Property as determined by the Town.  This amount will be paid 
in lump sum payment prior to the issuance of the 20th certificate of occupancy. 

 
 

4.   Amenities  
 
The Applicant will construct a multi-use trail, a nature trail, a children’s playground, and a 

pavilion as generally shown on the GDP.  These items may be relocated and/or amended by the 
Applicant.  
 
 
 

 
[AUTHORIZED SIGNATURES TO FOLLOW] 
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The Applicant/Owner makes these Proffers voluntarily, in support of their rezoning application 
and by our signatures deem them reasonable and appropriate as set out in Virginia Code Section 
15.2-2303.4 A.D.1.   
 
 

WITNESS the following signatures:  
 
 

OWNER: 
 

Fairmont Land, LLC 
 

 
By: ___________________________________ 

   Daniel C. Webb, Managing Member 
 
      Date: 1/12/22 
 
 
 
COMMONWEALTH OF VIRGINIA 
COUNTY OF SPOTSYLVANIA 
 

The foregoing was subscribed, sworn to and acknowledged before me this 12TH day of 
January 12, 2022, by Daniel C. Webb. 
         
       ______________________________ 
       Notary Public 
Print Name: Linda Saunders Ehardt 
My Commission Expires: January 31, 2022 
Registration No. 125325 
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EXHIBIT A 
 
 

Generalized Development Plan 
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Real Estate Tax

 Real Estate 

Assesment 

 Real Estate 

Tax Rate (Per 

$100)   Real Estate Tax 

Current Undeveloped 325,300.00$           0.13$               422.89$             

Developed B‐2

Gas Station Site 1,500,000.00$      

Fast Food Site 1,100,000.00$      

Retail Site 1,000,000.00$      

40,000 SF Shopping Center 2,500,000.00$      

Total =  6,100,000.00$       0.13$               7,930.00$         

Developed R‐3

Single Family Home (32*$350000) 11,200,000.00$    

Townhouse (46*$250,000) 11,500,000.00$    

22,700,000.00$     0.13$               29,510.00$       

Utilities

 Water & Sewer 

Availablity and 

Connection Fees 

 Number of 

Connections   Total 

Current Undeveloped ‐$                         ‐                ‐$                   

Developed B‐2

Gas Station Site (1" Meter) 14,500.00$             1                   14,500.00$       

Fast Food Site (1" Meter) 14,500.00$             1                   14,500.00$       

Retail Site (1" Meter) 14,500.00$             1                   14,500.00$       

40,000 SF Shopping Center (1" Meter) 14,500.00$             4                   58,000.00$       

101,500.00$     

Developed R‐3

Single Family Home (5/8" Meter) 13,500.00$             32                    432,000.00$     

Townhouse (5/8" Meter) 13,500.00$             46                    621,000.00$     

1,053,000.00$ 

 Water & Sewer Bi‐

Monthly Usage 

Fees 

 Number of 

Connections 

 Total Annual  

Fee 

Current Undeveloped ‐$                         ‐                ‐$                   

Developed B‐2

Gas Station Site (1" Meter) 133.60$                  1                   801.60$             

Fast Food Site (1" Meter) 133.60$                  1                   801.60$             

Retail Site (1" Meter) 133.60$                  1                   801.60$             

40,000 SF Shopping Center (1" Meter) 133.60$                  4                   3,206.40$          

5,611.20$         

Developed R‐3

Single Family Home (5/8" Meter) 126.65$                  32                    24,316.80$       

Townhouse (5/8" Meter) 126.65$                  46                    34,955.40$       

59,272.20$       
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Division 7 Residential District R-3 

 

Section 3-123. Intent. 

The R-3 District is composed of certain moderate to medium concentrations of residential uses plus 

certain open areas where similar development appears likely to occur. The standards for this district 

are designed to stabilize and protect the essential character of the area so designed and to promote 

and encourage, insofar as is compatible with the intensity of land use, a suitable environment for 

family life. Development is, therefore, limited to single and multifamily dwellings for both permanent 

and transient occupancy plus selected additional uses, such as schools, parks, churches and certain 

public facilities that serve the residents of the district. In the development and designation of a primarily 

multifamily district, it is intended that such be accomplished in consonance with the principles of open 

area planning, as specified hereinafter. Home occupations, as defined, are permitted. Manufactured 

homes as residences are prohibited. 

 

Section 3-124. Permitted uses. 

(a) In Residential District R-3, any building to be erected or land to be used shall be for one or more 

of the following uses: 

(1) Single-family dwellings. 

(2) Two-family dwellings (duplexes). 

(3) Townhouses or Townhouse complexes. 

(4) Apartment buildings or apartment complexes. 

(5) Public and semipublic uses such as schools, churches, playgrounds, parks or hospitals. 

(6) Public utilities: poles, lines, distribution transformers, pipes, meters and other facilities 

necessary for the provision and maintenance of public utilities, including water and sewage 

facilities. 

(7) Off-street parking as required by Section 3-180 of this article. 

(8) Guest rooms. 

(9) Accessory buildings, as defined; however, garages or other accessory buildings, such as 

carports, porches and stoops attached to the main building shall be considered part of the main 

building. No portion of any accessory building, including roof, may be closer than three feet to 

any side or rear property line except that no portion of any swimming pool other than the apron 

shall be located closer than 10 feet to any side or rear property line. No accessory building shall 

be located in a front yard. 

(10) Parking of one commercial vehicle per dwelling unit subject to the following limitations: 

[a] No garbage, truck, tractor and/or trailer of a tractor-trailer truck, dump truck with a 

gross weight of 12,000 pounds or more, cement-mixer truck, wrecker with a net weight 

of 12,000 pounds or more or similar such vehicles or equipment shall be parked on any 

public street in any residential district. 

[b] Any commercial vehicle parked in any residential district shall be owned and/or 

operated only by the occupant of the dwelling unit at which it is parked. 

 

Section 3-125. Permitted accessory uses. 

(a) Uses which are customarily accessory and clearly incidental and subordinate to permitted 

principal uses, including: 
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(1) Home occupations. 

 

Section 3-126. Special uses. 

(a) The following uses are permitted when authorized by the Town Council of Bowling Green after 

a recommendation from the Planning Commission:  

(1) Swimming pools, private club, corporate or public. 

(2) Family care homes, foster homes or group homes. 

(3) Day-care center. 

(4) Bed and Breakfast Establishment. 

 

Section 3-127. Specifications and Requirements. 

(a) Area. 

(1) For residential lots containing or intended to contain only a single-family dwelling served by 

public water and sewage disposal, the minimum lot area shall be 12,000 square feet. 

(2) For residential lots containing or intended to contain only a single-family dwelling served by 

public water systems but having individual sewage disposal systems, the minimum lot area shall 

be 15,000 square feet. The administrator may require a greater area if considered necessary by 

the Health Officer. 

(3) For residential lots containing or intended to contain only a single-family dwelling served by 

public sewage disposal systems but having individual water systems, the minimum lot area shall 

be 15,000 square feet. The Administrator may require a greater area if considered necessary by 

the Health Officer. 

(4) For residential lots containing or intended to contain a single-family dwelling served by 

individual water and sewage systems, the minimum lot area shall be 19,000 square feet or more 

if considered necessary by the Health Officer. 

(5) For residential lots containing or intended to contain a two-family dwelling served by public 

water and sewage disposal systems, the minimum lot area shall be 18,000 square feet. 

(6) For residential lots containing or intended to contain a two-family dwelling served by public 

water systems but having individual sewage disposal systems, the minimum lot area shall be 

22,000 square feet. 

(7) For residential lots containing or intended to contain a two-family dwelling served by public 

sewage disposal systems but having individual water systems, the minimum lot area shall be 

22,000 square feet. 

(8) For residential lots containing or intended to contain a two-family dwelling served by 

individual water and sewage disposal systems, the minimum lot area shall be 26,000 square 

feet. 

(9) For permitted uses utilizing individual sewage disposal systems, the required area for any 

such use shall be approved by the Health Officer. The Administrator shall require a greater area 

if considered necessary by the Health Officer. 

 

(b) Setback. 

(1) Buildings shall be located 30 feet or more from any street right-of-way which is 50 feet or 

greater in width or 55 feet or more from the center line of any street right-of-way less than 50 

feet in width. This shall be known as the "setback line." 
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(2) Permitted exceptions to Front Yard Requirements. When a residential structure is 

nonconforming due to encroachment into the required Front Yard Setback, such structure may 

be expanded or extended on either side or both sides provided that the following conditions are 

met: 

[a] Such addition or extension shall not come any closer to the front property line or 

further encroach into the front yard to any greater extent than the front corner of the 

existing structure on the side proposed for the addition or extension; and 

[b] All other requirements of the Zoning Ordinance for the zoning designation of the 

property, including the side and rear yard setback requirements shall be met. 

(c) Frontage. 

(1) For single-family dwellings, the minimum lot width at the setback line shall be 70 feet or 

more. 

(2) For two-family dwellings, the minimum lot width at the setback line shall be 80 feet or more.  

 

(d) Yards. 

(1) Side. The minimum side yard shall be 10 feet or more, and the total width of the two 

required side yards shall be 20 feet or more. 

(2) Rear. Each main building shall have a rear yard of 25 feet or more. 

 

(e) Height. Buildings may be erected up to 35 feet in height except that: 

(1) The height limit for dwellings may be increased up to 45 feet and up to three stories, 

provided that there are two side yards, each of which is 10 feet or more, plus one foot or more 

of side yard for each additional foot of building height over 35 feet. 

(2) A public or semipublic building, such as a school, church, library or general hospital, may be 

erected to a height of 60 feet from grade, provided that required front, side and rear yards shall 

be increased one foot for each foot in height over 35 feet. 

(3) Church spires, belfries, cupolas, monuments, water towers, chimneys, flues, flagpoles, 

television antennas and radio aerials are exempt. Parapet walls may be up to four feet above 

the height of the building on which walls rest. 

(4) No accessory building which is within 10 feet of any part lot line shall be more than one story 

in height. All accessory buildings shall be less than the main building in height. 

(f) Corner lots. 

(1) Of the two sides of a corner lot, the front shall be deemed to be the shorter of the two sides 

fronting on streets. 

(2) The side yard on the side facing the side street shall be 20 feet or more for both the main 

and accessory building. 

(3) For subdivisions platted after the enactment of this article, each corner lot shall have a 

minimum width at the setback line of 100 feet or more. 

(4) To reduce traffic hazards, landscaping of corner lots shall be limited to planting, fences or 

other landscaping features of no more than three feet in height within the space between the 

setback line and the property line on the street corner side of the lot. 

(g) Townhouses and apartment buildings. 

(1) The minimum lot requirement of 10,000 square feet shall be waived for the individual lots 

occupied by each Townhouse dwelling unit. However, in consonance with the concept of open 
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area planning, the total lot area and usable open space per dwelling unit, Townhouse or 

apartment shall be not less than 6,000 square feet. Such usable open space shall be exclusive of 

areas devoted to streets, alleys and parking area and shall be adequately landscaped with shade 

trees and grass to provide a park, playground area or swimming pool for the development. 

(2) Any freestanding, continuously walled or continuously roofed structure shall contain not 

more than six Townhouses or six apartments. 

(3) Freestanding structures shall not be closer than 30 feet to each other or 15 feet to any 

property line. 

(4) Front and rear yard requirements shall conform to those of the R-3 District. 

(5) The developer shall provide fencing and landscaping of a permanent nature which will 

adequately screen any Townhouse or apartment development from abutting R-1 and R-2 

District properties. The Town Planning Commission shall ensure that this provision is effectively 

met before the Zoning Administrator shall issue a certificate of zoning compliance. 

(6) Off-street parking shall be provided by the developer in the amount of two parking spaces 

per dwelling unit. 

(7) Townhouse and apartment developments shall be served by public water and sewage 

disposal systems. 
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Excerpts from the 2021 Bowling Green Comprehensive Plan 
(Various sections of the Comprehensive Plan are attached to assist review of residential development in the 

area.  The Comprehensive Plan, in its entirety, should be used to evaluate the project.) 

 

CHAPTER 1  
The comprehensive plan shall be made with the purpose of guiding and accomplishing a 

coordinated, adjusted and harmonious development of the territory which will, in accordance with 

present and probable future needs and resources, best promote the health, safety, morals, order, 

convenience, prosperity and general welfare of the inhabitants, including the elderly and persons 

with disabilities. 

Benefits of the Comprehensive Plan 
The Comprehensive Plan is the Town's most important document to consult when making land use 

decisions. It is also used in the development of future resources for the Town. 

 

The Comprehensive Plan is used to guide the Town staff, the Planning Commission, and the Town 

Council in the review of land use applications. The plan provides the Town with the most 

defensible basis for its decisions. By consistently following the recommendations of the 

Comprehensive Plan, the Town can assure that its land use decisions are consistent and not 

arbitrary. 

 

A Vision for the Town of Bowling Green 

The Vision: 
Sustainable and Proper Growth. 

a. The right growth, in the right amount, at the right time. 

b. Address needs before they become requirements. 

c. Be proactive, not reactive. 

d. Keep the correct mix of development. 

e. Sensitivity to our Military Partners and Neighbors. 

f. Environmentally responsible. 

g. Sustainable growth rate. 

h. Continually adjust the plan to remain proactive. 

i. Synchronized with Caroline County. 

 

CHAPTER 3 - ENVIRONMENT 
One purpose of the inventory is to identify physical conditions that limit or prevent development. 

These physical constraints include flood-prone areas, steep slopes, poor soils, wetlands, and other 

environmentally sensitive features. The existence of these features shall be considered in the 

determination of site suitability or unsuitability for development. The location of development shall 

occur only on sites that are suitable for development. 

 

Stream Bank Erosion 
There are three areas of the Town of Bowling Green that have been identified as areas of potential 

stream bank erosion (See Map Annex, Topography). They are, generally, an area to the North of 

West Broaddus Avenue behind the Town’s Sewage Treatment Plant which acts as the receiving 

stream for effluent from the plant and is an unnamed tributary of the Mattaponi River, an area on 
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both sides of Lakewood Road extending from Lakewood Road to Route 301which is associated 

with the Maracossic Creek system, and an area near the Southeast corner of Bowling Green on the 

Bowling Green Farm property. 
 

Future Water Demand 
The population of the Town of Bowling Green has been projected to increase by just over three 

hundred (300) people in the next twenty-five years. This would bring the Town’s population to 

1315 by the year 2030. Estimated total current water usage is approximately 150,000 gallons per 

day. This figure includes areas both inside the Town boundary and areas in adjacent Caroline 

County. Based on the output of the Town’s newest well, the capacity of the system is estimated to 

be at 216,800 gallons per day. Although this output is felt to be an adequate capacity to meet the 

anticipated demand, the Town is currently in discussions with a developer concerning the 

development of another well that will be added to the Town’s water system. 

 

Chesapeake Bay Preservation Area Designation 
The following section includes the designation of Chesapeake Bay Preservation Areas for 

Comprehensive Plan and Ordinance implementation and Chesapeake Bay Preservation Act 

enforcement purposes. Portions of the environmentally sensitive areas described above qualify for 

designation as a Chesapeake Bay Preservation Area. There are two levels of CBPAs: Resource 

Protection Areas (RPA) and Resource Management Areas (RMA). Resource  Protection Areas are 

prevented from being developed except for water dependent uses, with some exceptions, as 

outlined in the Bowling Green Chesapeake Bay Preservation Ordinance. Resource Management 

Areas include land types that if not properly used or developed, have a potential to cause significant 

water quality degradation or diminish the functional value of the Resource Protection Areas. 

 
In order to help protect the water quality of the Chesapeake Bay's tributaries, higher performance 

standards for land use in the Town's Chesapeake Bay Preservation Areas should be met. The 

performance standards include the implementation of erosion and sediment control, storm water 

management, minimizing impervious surfaces, preserving natural vegetation, periodic septic tank 

pump out, and other standards that are outlined in the Chesapeake Bay Preservation Ordinance of 

the Town. 

 

Resource Protection Areas 
RPAs include a 100-foot vegetated buffer area located adjacent to and landward along both sides of 

a perennial stream. These areas have intrinsic water quality value due to the ecological and 

biological processes they perform and are sensitive to impacts which may result in significant 

degradation of the water quality of State waters. In their natural condition, these lands provide for 

the removal, reduction, or assimilation of sediments, nutrients, and potentially harmful or toxic 

substances in runoff. Land development, except for water-dependent uses, redevelopment, public 

roads, utilities, and uses for which rights have been grandfathered, is prohibited in RPAs. In the 

case of water-dependent facilities, all non-water-dependent components of the project must be 

located in the RMA. 

 

Suitability for Development 
Wetlands, flood-prone areas, steep slopes, and poor soils are land characteristics that determine 

whether land is suitable or unsuitable for development. The wetland areas have been identified in 

the Town and are discussed above. The wetlands have been included in the CBPAs of the Town. 
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There are numerous legal constraints to development of wetlands. Pertinent laws are taken into 

consideration when developing an area with wetlands.  

 

 

Very localized areas of steep slopes do exist within the Town. Most of the slopes of 15% or greater 

are designated as CBPAs. Steep slopes outside of the CBPAs have also been mapped. Slopes of 15 

to 25 percent, while developable, should only be done so with proper erosion and sediment controls 

because of the rapid to very rapid runoff associated with these slopes. Slopes of 25% or greater 

should be kept under permanent vegetative cover. Those steep slopes associated with waterways 

have been included in the CBPAs of the Town. 

 
Certain soil characteristics affect the suitability of land for septic drain field use. These include 

slope, susceptibility to severe wetness, flooding potential, permeability, percolation, and filtering 

characteristics. Sewage may not be sufficiently treated if these characteristics are present on the site 

which can result in degradation of water quality. Areas of the Town which are unsuitable for septic 

systems should be designated as unsuitable for development until public sewer lines are installed. 

 

Chesapeake Bay Preservation Areas and Areas Unsuitable for Development 
The following discussion provides information about current and future land use and physical 

characteristics in areas of Town that contain sensitive natural features. There are several areas 

which deserve consideration for protection under the Chesapeake Bay Preservation Act with a 

designation of Chesapeake Bay Preservation Area (CBPA) (See Map Annex, Chesapeake Bay 

Preservation Areas). 

1. An area is located in the northern corner of Town between Routes 2 and 301. It is 

characterized by hardwood forest and rolling topography with flat ridges and steep slopes. The 

bottoms display non-tidal wetland areas possibly fed by groundwater and intermittent streams. 

However, neither intermittent streams nor wetlands appear in this area on the most recent 

U.S.G.S., 7.5' Topographic Map or the National Wetlands Inventory Maps. In an open area on 

Route 2 near the intersection of Routes 2 and 301, there is a private community recreation 

facility with a community building, swimming pool and tennis courts. This entire area is 

vegetated. Current zoning in the area is residential, with a small amount of commercial. As 

identified in the Comprehensive Plan, future land use for this area is designated as conservation 

areas, low density residential, and a small amount of commercial. This area is not considered to 

require designation as a Chesapeake Bay Preservation Area. 

 

2. An area further out from the intersection of Routes 2 and 301 within the same section of 

Town, sensitive environmental areas have been identified and characterized by a pond, wetlands 

and a creek. These areas are associated with Maracossic Creek. Broaddus Pond extends from the 

Town boundary to Lakewood Road. Maracossic Creek and wetlands extend from the east side of 

Lakewood Road to the Town boundary on the southeast side of Route 301. This aquatic system 

drains to the Mattaponi, a tributary of the York River. The waters described above with an 

adjacent 100 foot buffer measured from mean high water are designated as RPA or a Resource 

Protection Area of the Chesapeake Bay. The 

 
Resource Management Area (RMA) includes a buffer adjacent to the RPA of 100 feet. Land use 

designations include conservation areas and residential uses along Lakewood Road. Business 

development exists along the Route 301 corridor. Business and residential land uses are 

consistent with future land use plans for the area. The RPA cannot be developed because of 
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creeks, ponds, wetlands and steep slopes in some areas. Any development planned for the RMA 

must abide by the Town's Chesapeake Bay Preservation Ordinance. 

 
 

Long-Range Planning for Environmental Protection 
Land use planning in Bowling Green will help protect its water quality and natural features and 

provide for appropriate land use in the Town. In considering future development, the Town must 

consider protecting vital resources such as a clean water supply for the Town's current and future 

residents. Land use planning must consider the Town's connection to other areas through its 

waterways and the importance of those waterways to residents, wildlife, and vegetation in other 

localities. 

 
Establishing Chesapeake Bay Preservation Areas (CBPAs) in the Town is important to protect the 

Chesapeake Bay system for the Commonwealth of Virginia and the transient wildlife that depend 

on those waters. The Town is located in the Chesapeake Bay Drainage Area and its streams and 

water system drain into the Mattaponi River which flows into the York River, a major tributary of 

the Chesapeake Bay. The Town's Chesapeake Bay Preservation Ordinance includes Town-wide 

measures to ensure water quality protection. 

 
This chapter contains valuable information about the current condition of the Town's natural 

environment. It also outlined factors that may have a negative impact on the environment. The 

Town has a number of resources available to address environmental concerns. The Town's 

Comprehensive Plan and the Zoning and Subdivision Ordinances provide the Town staff with 

powerful tools to manage the way developments are proposed and constructed. Chapter 9 of the 

Comprehensive Plan which deals with land use should be used in conjunction with this chapter on 

the environment when planning for and reviewing development proposals. The land use chapter 

contains a map which outlines where certain types of development should be placed, along with 

Development Standards and Design Features that outline how developments should be built into the 

landscape. 
 
 

CHAPTER 8 - HISTORIC RESOURCES, TOURISM, AND 

ECONOMIC DEVELOPMENT 
Economic Development 

A. Preserve the charm and rural character of Bowling Green by encouraging responsible 

residential development through wise land use, appropriate scale and density, and 

sensitivity to the environment, topography, and wetlands making the Town attractive to 

the type of business compatible with a small town. 

 

CHAPTER 9 - LAND USE 

Introduction 
Land use is one of the most complex issues in planning. All sections of the Comprehensive Plan 

must be considered together as they work together to provide the complete vision. A good future land 

use plan is critical to the economic vitality and quality of life of the community. This chapter will 

examine the existing land use and the Town's goals for future land use along with outlining 

Development Standards and Design Features that shall be used by the community and developers when  

proposing new land uses and development. 
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Table 9-1: Land Use – Existing and Future  

Existing Land Use Households Percent Acres Percent Future Land Use Acres Percent 

Residential (R1) 343 80.1% 200.3 19.7% Low Density Residential 523.4 51.5% 

Residential (R2 & R3) 78 18.2% 13.3 1.3% Moderate Density Residential 13.3 1.3% 

Planned Unit Development 0 0% 0.0 0.0% High Density/Mixed Use 0.0 0.0% 

Commercial (B1 & B2) 2 .5% 60.4 5.7% Commercial 165.3 16.1% 

Industrial (M1) 0  0.0 0.0% Limited (Light) Industry 6.6 0.6% 

Agricultural (A1) 4 1.0% 190.9 18.8% Agricultural 0.0 0.0% 

Conservation/Historic (A-1) 1 .2% 126.8 12.5% Conservation/Historic (A-1) 126.8 12.5% 

Right of Way   155.7 15.4% Right-of-Way 155.7 15.4% 

Institutional/Public Lands   26.2 2.6% Institutional/Public Lands 26.2 2.6% 

Encroachment Potential Areas   0.0 0.0% Encroachment Potential Areas 0.0 0.0% 

Vacant/Undeveloped   243.7 24.0% Not Applicable - - 

Total 428 100.0% 1017.3 100.0% Total 1017.3 100.0% 

 

Future Vision 
 
Growth will come to Bowling Green and it is important that the Future Land Use Plan provide the 

right balance of residential, commercial and industrial land use to meet the demands for growth 

without sacrificing Bowling Green's small town charm and quality of life. The Future Land Use 

map indicates what types of development are appropriate for a particular area. It should be noted 

that the Comprehensive Plan is not an ordinance. It is a plan to help guide Town officials in making 

land use decisions. Table 9-1 shows the amount and percentage of land which is proposed for 

various types of land use. 

 

Area Plan 
There are three commercial areas within the town boundary which will benefit greatly with detailed 

planning to ensure proper development, redevelopment, growth, and viability. These areas are the 

Broaddus Avenue commercial corridor, the Downtown Commercial District, and the Route 301 North 

Corridor Area on the Northeast side of Bowling Green. Residential areas are located on the North and 

South   ends   of   Main   Street,   including   side   streets,   Bowling   Green Meadows and Caroline 

Manor Apartments.   Detailed plans should be established and reviewed on a regular basis to ensure 

that all activity is supportive of the established goals and objectives for each area. Although 

individual area plans are relevant for establishing goals and tracking progress toward those goals to 

achieve a desired result, the size of Bowling Green in both population and land area dictates the need 

for an overarching plan to unify the town across all development areas. This plan requires the input 

from   residents, business owners,   land owners, developers, builders, VDOT, Fort A.P Hill, and 

Caroline County in concert with the Planning Commission and Town Council to document a unified 

position on land use and development. 

 

Future Land Use Descriptions: 
These descriptions are to be used in conjunction with the Future Land Use Map of the Comprehensive 

Plan when evaluating development proposals. The Future Land Use Map and Comprehensive Plan are 

intended to be used as guidelines for development over the next five to ten years. 
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Low Density Residential 
Low   Density    Residential    areas    are    residential    developments    or    land    suitable    for such 

development with overall densities of no more than 3 to 4 dwelling units per acre dependent upon the 

character of the surrounding area, physical   attributes   of   the   property, and consistency with the 

Comprehensive Plan. Low Density Residential areas are located where natural characteristics such 

as terrain and soils are suitable for residential development and where public services and utilities 

exist or are planned for the near future. This land use   is consistent with the Town Code 

requirements for Zoning Designation R-1. 

 

Moderate Density Residential 
Moderate Density Residential areas are residential developments   or   land   suitable   for such 

developments with an overall density of no more than 4 to 8 dwelling units per acre, depending on the 

character and density of surrounding development, physical attributes of the property, and consistency 

with the Comprehensive Plan. Moderate   Density   Residential areas are   located where   natural   

characteristics   such   as   terrain   and    soils    are    suitable for higher density residential 

development and where public services and utilities exist or are planned for the near future. This 

land use is consistent with the Town Code requirements for 

Zoning Designations R-2. 

 

High Density Residential 
High Density Residential areas are residential developments or land suitable for such developments with an 

overall density of no more than 5 to 10 dwelling units per acre, depending on the character and density of 

surrounding development, physical attributes of the property, and consistency with the Comprehensive Plan. 

High Density Residential areas are located where natural characteristics such as terrain and soils are suitable 

for higher density residential development and where public services and utilities exist or are planned for the 

near future. This land use is consistent with the Town Code requirements for Zoning Designations R-3 and 

PUD. 
 

Commercial 
General business activities having a moderate impact on nearby developments are designated Commercial. 

Location criteria for commercial uses require access to arterial roads, preferably at intersections with collector 

and arterial roads; moderate to large sized sites; public water and sewer; suitable environmental features such as 

soils and topography; and adequate buffering by physical features or adjacent uses to protect nearby residential 

development. This land use is consistent with the Town Code requirements for Zoning Designation B-1 and B-

2. 
 

Agricultural/Conservation/Historic Areas 
Agricultural, Conservation, and Historic Areas are lands that are intended to be preserved. 

Wetlands, steep slopes, wildlife habitats, and streams banks are types of areas that meet the criteria 

under the Chesapeake Bay Protection Act as environmentally sensitive and require conservation. 

Historically significant sites and properties are important and should be preserved. Examples of 

preferred land use in these three areas include agriculture, horticulture, parks, wildlife habitats, 

open space, historic preservation, renovation back to original use, adaptive reuse, or any use that 

maintains the integrity of the site or property. Agricultural land use is consistent with the Town 

Code requirements for Zoning Designation A-1. 
 

Development Standards: 
Development standards are intended to provide a guide for accommodating land uses in a manner 
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harmonious with the environment. If any standard listed in the Comprehensive Plan conflicts with 

existing ordinances, the Town Code is the final authority. 

 

General Land Use Standards 

Permit new development where the impact of such development can be adequately addressed. Particular 

attention shall be given to impacts such as density, intensity, building height and scale, land uses, smoke, noise, 

dust, odor, vibration, light, traffic, and encroachment. 
 
Permit new development or redevelopment only when required public services, utilities, and 

facilities or upgraded public services, utilities, and facilities can be provided. 

 

Preserve the natural and wooded character of the Town. Particular attention shall be given to 

locating structures and uses outside of sensitive areas; maintaining existing topography, vegetation 

and trees to the maximum extent possible, especially along roads and between uses; encouraging 

enhanced landscaping of the developments located in open fields; locate new roads and minimize 

access points, such as driveways, in accordance with VDOT requirements; and utilize lighting 

where necessary to enhance safety. 

 
Protect land designated as conservation areas by encouraging conservation easements. 

 
Protect environmentally sensitive areas such as steep slopes, historic and archaeological resources, 

wetlands, water supply, wildlife habitats, and other sensitive areas by locating conflicting land uses 

away from such areas. 

 
Minimize the impact of development on major roads by limiting access points and providing side 

street access and common entrances. 

 
Encourage a transition to underground utilities for existing above ground utilities when major 

improvements are planned or when major work on collocated utilities supports the transition from 

above ground to underground. 

 

Residential Land Use Standards 
Ensure that overall housing densities are compatible with the capacity of public services, facilities, 

and utilities available or planned; and character of development in the surrounding area. Ensure 

that residential developments provide usable open space and protect the Town's natural wooded 

character. 

 
Preserve sensitive areas as open space, retain trees and vegetation, and design residential 

developments to preserve the character of the Town's natural setting in support of a pleasant living 

environment. 

 
Design with the best and most beneficial use of topography and other physical features in mind. 

 
Encourage builders and developers to design diversity and character into their development to 

avoid excessive repetitiveness in larger developments. 

 
Prohibit individual single family and duplex units within a development from having direct access 
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to arterial and collector roads wherever possible. Locate residential development along internal 

roads within the development improve traffic flow and enhance safety. 

 

Aesthetics and Design: 
The Town's appearance and design are important as a quality of life issue for its residents and as an 

economic development tool. The following are design features and resources that should be used to 

propose and develop land uses. 

 

Aesthetics: 
Entrance Corridors 
These corridors are important for historical, aesthetic, and practical reasons. Entrance corridors 

serve to visually mark the boundary of the municipality, establish the first impression of the Town 

for visitors, and generally, show the Town’s commitment to its appearance and attractiveness. 

There are five major entrance corridors in the Town: Route 301 at Fort A.P. Hill, Route 2 starting at 

Paige Road, Route 207 adjacent to the Bowling Green Shopping Center, Route 301/Route 

207/Route 2 at the outer bypass interchange, and Route 301 bypass at the eastern entrance to the 

Town. Design features such as signs, appropriate placement of parking areas near the corridors, 

and landscaping should be encouraged. 

 

External Factors Affecting Development: 

 

Encroachment on Military Installations 
Bowling Green must be constantly aware of its proximity to Fort A.P. Hill especially in its North 

Route 301 area where future development is highly possible. Encroachment can be prevented by 

working closely with Department of Defense officials at Fort A. P. Hill. 

 

Chapter 10 – Goals and Implementation Plans 

The goals below are organized into general areas of consideration. The category is followed by a primary 

goal, supported by multiple implementation directives with explanation. 

 

Environment: 
Goal 
Achieve a pattern of land use that balances water quality and environmental protection with social and 

economic needs. 

 

Implementation 

Focus growth in areas most suitable for development to protect environmentally sensitive 

areas: 

1. Determine soil suitability by referencing County information before development plan 

reviews. Do not allow development where soil conditions do not support the 

proposed plans. 

2. Limit development in areas of the Chesapeake Bay Preservation Act with slopes of 

15% or greater. 

 
Conserve the Town's natural and fiscal resources by supporting infill and concentrated 

development and redevelopment in existing and defined growth areas. 

1. Adhere to the Comprehensive Plan when reviewing potential development plans, 
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recommending projects that follow those guidelines as a rule. 

2. Encourage infill growth in the downtown area and commercial district to     reduce the 

need of expansion into undeveloped areas. 

3. Prioritize shared access, parking, and pedestrian walkway improvements to achieve a well-

designed and concentrated commercial downtown area. Continue this method as growth 

occurs in the secondary commercial areas. 

4. Review Subdivision and Zoning Ordinances every two years, as a minimum, to ensure 

alignment between environmental and development goals. This may involve updates to 

those ordinances, to the Comprehensive Plan, or both as needs change. 

 

Protect the groundwater and surface water resources from an increase in pollution while 

managing the potable water supply 

1. Support and maintain communication with the Public Works Director. Encourage 

consistent reporting to be made aware of issues as early as possible to address them. 

2. Ensure that the job description of the Public Works Director is updated according to 

the needs of the town. 

3. Prevent increases in storm water runoff by maintaining Best Management Practices 

(BMP) at runoff sites, including vegetative buffers and the maintenance thereof. 

 

Enlist County, Regional or State Assistance where needed to ensure water quality protection. 

1. Maintain a cooperative partnership with Caroline County for the enforcement of the Town's 

Chesapeake Bay Preservation Act Program and to address any erosion problems. 

2. Encourage the use of shared or regional retention basins for existing and future 

development. 

3. Enlist State and County assistance as needed in order to identify possible sources of point 

and non-point pollution in the town such as illegal landfills, underground storage tanks, 

abandoned wells, failing septic systems, inadequate treatment of organic effluent, and 

industrial discharges 

4. Educate the Town citizenry on ways to conserve water and to minimize impacts on water 

quality. 

 

Protect the natural wooded character of the town. 

1. When reviewing site plans, ensure that trees are retained to the highest extent possible. 

2. will attempt to provide funding for trees to be planted on Town properties and in selected 

areas throughout Town. 
 

Housing 
Goal 

Encourage adequate housing in a variety of attractive styles and costs to meet the needs of present 

and future Town residents. 

 

Implementation 

Assure a scale and density of residential development compatible with adjacent and  surrounding 

land uses, environmental conditions, and supporting infrastructure. 

1. Review the Zoning and Subdivision Ordinances to ensure they allow residential 

development in areas with surrounding compatible land uses and adequate provision 

for public utilities. 

2. Review the Zoning and Subdivision Ordinances and Comprehensive Plan to ensure they 

allow densities that maximize the use of land for new housing while protecting the 

environment and surrounding character. 
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3. Encourage the rehabilitation of existing substandard housing. Coordinate with Caroline 

County to ensure the Building Code allows for rehabilitation at a reasonable cost. 

4. Review the Zoning and Subdivision Ordinances to ensure they require adequate 

buffers between residential, commercial and industrial uses to protect 

development from encroachment. 

 

Transportation 
Goal 

Provide for the safe, efficient and economical movement of people and goods. 
 

Implementation 

1. Plan and coordinate land use development and transportation improvements in such a 

manner as to establish and maintain a viable Town roadway system. 

2. Prioritize road transportation improvement projects and pursue funding through 

multiple avenues 

3. Private land developers will be required to provide adequate transportation 

improvements necessary to serve their developments. They must minimize the impact 

of development on the roadway network by limiting access points, providing joint 

entrances, and interconnecting adjoining developments. 

4. Ensure regional and local transportation networks complement each other by cooperating 

collaborating with the County and VDOT on applicable projects. 
 

1. Ensure that the transportation network is designed to be compatible with the 

environment. 

2. Review the environmental impact of all proposed road projects to ensure that they     meet 

the goals of the Comprehensive Plan. 

3. Improve the environmental setting of the road network by providing for roadway 

beautification projects, Adopt-a-Highway programs, and corporate sponsored projects. 

4. Promote the use and development of sidewalks throughout Town. 

5. Review the Town's sidewalk system annually and make recommendations for 

improvement of the system. 

6. Provide funding for new sidewalks if possible using Town funds or request funds from 

Caroline County and VDOT for new sidewalks. In addition the Town Manager will search 

for grant opportunities. 
 

5. Community Facilities and Services 
Goal 

Provide a variety of community facilities and services to meet the needs of the citizens of Bowling 

Green. 

 

Implementation 

1. Develop a Master Community Facilities and Services Plan to assess the Town's 

current and future public service needs. 

2. Ensure that resources are available to meet the needs of the community. 

3. Develop a plan that reviews Town, County, and State facilities and services so that the 

town does not duplicate items that are already being provided. 

4. Review existing facilities regularly to assess their conditions and need of upkeep or 

renovation to extend their life. 

5. Pursue grant funding for public facilities and services when available to ease the economic 

burden of the Town. 
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Land Use 
Goal 

Provide a balanced pattern of land use that promotes harmony among existing development, future 

development, and the natural environment while meeting the Town's future growth needs. 
 

Implementation 

1. Ensure that land exists for the controlled growth of residential, commercial, industrial, and 

institutional uses. Review land use annually and recommend updates  if land for a particular use 

becomes limited. 

2. Ensure that land uses are compatible with their surroundings. 

3. Encourage the compatibility of land uses between the Town's Comprehensive Plan and 

Caroline County's Comprehensive Plan. When reviewing the Town's Plan seek ways to 

consolidate resources and support the needs of both jurisdictions. 

4. Review all land use applications and the associated impacts to ensure that they are 

compatible with the Town's environmental protection goals. 

5. Promote infilling of downtown commercial district whenever possible.  Limit intensive 

commercial development of vacant land outside of the 301 Growth District. 

6. Require development proposals to include analysis assessments regarding traffic impact, 

environmental impact, and other considerations such as noise, odor, smoke, light, 

building height and scale. Private developers will be required to provide funds to address 

impact in and adjacent to development. 

7. Maintain the character of the town by easing land use transition. Adequate buffers will be 

required for new development adjacent to existing residential areas when such new 

development represents a change in land use. These buffers will differ based on the 

intensity of the change. 

8. Review the Zoning and Subdivision Ordinances to ensure adequate  setbacks, 

buffers, and restrictions exist between development areas in the Residential Character 

Preservation Plan in the Comprehensive Plan. 

9. Ensure that vices to promote those land uses are consistent with the Town's ability to 

provide. 

10. Conduct an annual review of the [CIP] to ensure funds are provided to support the future 

land use plans and infrastructure needs of new developments. 

11. Review all development proposals so that the Town's ability to provide public services is 

not jeopardized or exceeds mandated limits. 

12. Define and implement a process to seek private investment and/or State or Federal grants 

that will provide funds to support facilities and future land uses. 

 

Utility Resource Management Plan 

Goal - 

To responsibly and efficiently provide a means to oversee incoming growth of the Town of Bowling  Green. To  

establish a method of control over the Town's resource usage and establish a method of phasing in scaled 

development to address potential resource capacity concerns. 

 

Implementation: 

Staff maintains an accurate and accessible current projection of public utility capacity           and usage. A 

corresponding engineering study to verify capacity should also be enacted. 

This report will establish a baseline usage of current public utility from which to generate the following 

Plans. The report should also include an estimated impact of expected by-right usage awaiting connection 

but not yet online. 

112



12  

The Planning Commission shall give a recommendation and Council approve an appropriate threshold 

limiting large development upon reaching a defined percentage of utility capacity. This is beyond the scope of 

the existing DEQ limit and is intended as a hard stop against large scale projects that would over-encumber 

the Town's ability to provide service to its existing residents. 

The Planning Commission shall give a recommendation and Council approve a defined projection of land 

use to direct growth while approaching this limit. This should establish a policy of prioritizing specific land 

uses incrementally so that uses grow together rather than a single large development absorbing all 

remaining supply. These brackets may be tiered and tied to related overall caps to serve as a multi-phased 

growth plan as the Town looks to expand its resource capacities. 

Benchmarks and ratios will be assigned to land use types based off of remaining utility access. If the Town 

chooses to establish multiple growth tiers then large developments will be on hold until the corresponding 

benchmarks of those tiers are met. 

These metrics are to be reassessed annually at a minimum. 

The Town will establish and continue on an overall utility conservation, maintenance, and expansion plan 

that will serve future growth without causing undue economic or environmental harm to the community. 

The Town will reach out and work with both inside and outside agencies to complete these goals. The Town 

will be transparent with the public. Efforts will be made to search for grant opportunities and other 

potential ways to improve utility performance, access, and growth. 

This Plan will be adopted into the Bowling Green Comprehensive Plan as a defined policy in dealing 

with all site plan and development projects. 

Sewer 
Totals do not include County reserve and usage 

Current Usage  Amount 
(gallons per day) 

% of 

capacit

y used 

Actions 

Triggered 

Max Capacity Permitted  250,000   

None Total Average Usage by Town  98,000 39.2 % 
 Residential  51,156 20.4 % 
 Commercial  29,890 12.0 % 

 Inflow and Infiltration  16,954 6.8 % 
Caroline County Reserve  45,000 18.0% 
Unused Capacity  107,000 42.8 % 

Tier 1 Growth Cap New 

Growth 

GPD 

Total GPD Capacit

y used 

 

Total Max Usage 25,000 123,000 60.0 %  Engineering Study

 Project Approval

 Financing Secured
 Residential 9,944 61,100 29.8 % 
 Commercial 4,760 34,650 16.9 % 

 Inflow and Infiltration 46 17,000 8.3 % 
 Reserve 10,250 10,250 5.0 % 

Unused Capacity  82,000 40.0% 

Tier 2 Growth Cap New 

Growth 

GPD 

Total GPD Capacit

y used 

 

Total Max Usage 20,500 143,500 70.0 %  Break Ground on 

Project

 Secure Amended 
Permit

 Residential 9,225 70,325 34.3 % 
 Commercial 6,150 40,800 19.9 % 

 Inflow and Infiltration 0 17,000 8.3 % 
 Reserve 5,125 15,375 7.5 % 

Unused Capacity  

 
61,500 30.0% 
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TOWN OF BOWLING GREEN 
PLANNING COMMISSION MEETING 

AGENDA ITEM REPORT 

 
AGENDA ITEM: Rezoning – #RZS-2022-008 – JPM Investments, East Broaddus Ave 

ITEM TYPE: Public Hearing - Duly Advertised 

PURPOSE OF ITEM: Decision - By Motion 

PRESENTER: Allyson Finchum, Town Manager 

PHONE: (804) 633-6212 

 
BACKGROUND / SUMMARY: 
Planning Commission held a public hearing on April 28, 2022 and recommended approval of the 
application.  Town Council to hold public hearing and defer, approve/deny request. 
 
ATTACHMENTS: 
Staff Report 
Application 
Applicant’s Narrative 
Maps 
Ordinances 
 
REQUESTED ACTION: 
Hold Public Hearing; review project; motion to defer, approve, or deny. 
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STAFF REPORT 

REZONING #RZS-2022-008 

 

 

Request: Rezoning  
(Business to R-1 Residential)  
 
Location:  Southwest Corner of East 
Broaddus Avenue and Travis Street 
 
Tax Map: #43A2-3-A-17;  
43A2-3-A-18; 43A2-3-A-19;  
43A2-3-A-20  
 
Owner/Applicant:  
JPM Investments, Jason Manns 
 
Proposed Density: 3.63 dwelling 
units per acre for single-family 
dwellings and 1.68 dwellings per acre 
for two-family dwellings (with water & 
sewer connection) 
  

Site Size: 2.29 acres +/- (combined)   
 
Existing Land Use:   
Parcels #43A2-3-A-17, 18; & 20 are Vacant  
Parcel #43A2-3-A-19 contains Existing Principal and Accessory Structure 
 
Existing Zoning:  B-1, Business 
 
Proposed Use: Residential   
 
Surrounding Land Uses and Zoning: 
South: Residential Single-Family Dwellings zoned R-1  
West: Principal and Accessory Structures used as Residential Dwellings zoned B-1 
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North: Vacant Parcel and Business (Sales of Sheds and Trailers) zoned B-1  
East: Across Travis Street is Vacant Structure zoned B-2 
 
The 2021 Comprehensive Plan: Commercial 
 
Staff: Allyson Finchum, Town Manager/Zoning Administrator 
 
 
Background & Summary of Proposal 
 

The applicant is requesting to rezone four parcels totaling 2.29+/- acres from B-1, Business to R-

1, Residential.  Three of the parcels are vacant and one contains a structure and accessory 

structure.  The structure appears to have been built as a dwelling but was used for many years 

as a State Farm Insurance Office. The accessory structure contains a garage area with an 

apartment continuously rented as a residence on the second story.  Thus, the accessory 

structure has maintained non-conforming use rights unlike the principal structure which must 

be rezoned to residential to be used as a residential dwelling.   

 

 

Proffers 

 

No proffers have been submitted by the applicant.  Any proffers must be reviewed by the Town 

Attorney and approved by Town Council. 

 
 
Comprehensive Plan Recommendations 
 
The Future Land Use Map identifies East Broaddus Avenue as one of the three Commercial 

corridors in the Town.  Excerpts from the Comprehensive Plan are attached.  

 

 

Natural and Cultural Resources Impacts 

 

The Chesapeake Bay and storm water regulations provide the framework to protect 

environmentally sensitive water features.  There are not known environmentally sensitive area 

on these parcels. 

 

 

Traffic Impacts 

 

The parcels are pre-existing and a traffic impact statement is not included with the application.  
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Public Utility Impacts 

 

Water 

 

Water lines must have an individual tap to each parcel.  There is an existing Town water main 

along East Broaddus Ave to serve the proposed development of these parcels. 

 

The Town’s current groundwater withdrawal permit allows for 69,520,000 gallons per year 

which is 190,465 gallons per day (gpd) on average. The current average daily production is 

153,000 gpd.  This total includes unaccounted for water usage from water leaks, flushing of 

hydrants, use from Caroline County Fire and Rescue (training, filling trucks, etc.).  Current daily 

reserve is 37,465 which allows for an additional 124 connections at 300 gpd.  Approval of any 

development that exceeds 190,465 gpd is contingent upon the Virginia Department of 

Environmental Quality’s (VDEQ) approval of a modified withdrawal permit. 

 

Sewer 

 

A Town sewer line is located on East Broaddus Avenue but not adjacent to the property.  

 

The Town’s current sewer capacity permitted is 250,000 (gallons per day), with 98,000 gpd 

(39.2%) currently used.  

 

There is ample sewer supply available with less than 40% of the capacity utilized. 

 

Storm water Impacts 

 

The parcels are pre-existing and each is less than one acre.  The applicant has not submitted 

documentation pertaining to storm water management and may not necessary.   

 

 

School Impacts: 

 

School impacts are not included in the application.   

 

 

Tax Revenue  

 

Information on tax revenue was not included in the application. 
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Zoning and Subdivision Ordinance Considerations 

 

R-1 Residential 

 

The R-1 district “is composed of certain quiet, low-density residential areas plus certain open areas 

where similar residential development appears likely to occur. The regulations for this district are 

designed to stabilize and protect the essential characteristics of the district, to promote and encourage a 

suitable environment for family life and at the same time permit certain home occupations and/or 

activities of a character unlikely to develop concentrations of traffic, noise, crowds of customers or 

outdoor advertising. To these ends, development is limited to relatively low concentration, and permitted 

uses are limited basically to single-unit dwellings providing homes for the residents plus certain 

additional uses such as schools, parks, churches and certain public and private facilities that do not 

detract from this low-intensity residential use. Manufactured homes as residences are prohibited.” 

 

The required lot area is dependent on connection to utilities. 
(1) For residential lots containing or intended to contain only a single-family dwelling served by public 

water and sewage disposal, the minimum lot area shall be 12,000 square feet.  

(2) For residential lots containing or intended to contain only a single-family dwelling served by public 

water systems but having individual sewage disposal systems, the minimum lot area shall be 15,000 

square feet. The Administrator may require a greater area if considered necessary by the Health Officer. 

(3) For residential lots containing or intended to contain a single-family dwelling served by public sewage 

disposal systems but having individual water systems, the minimum lot area shall be 15,000 square feet. 

The Administrator may require a greater area if considered necessary by the Health Officer. (4) For 

residential lots containing or intended to contain a single-family dwelling served by individual water and 

sewage systems, the minimum lot area shall be 20,000 square feet or more if considered necessary by 

the Health Officer.  

(5) For residential lots containing or intended to contain a two-family dwelling served by public water 

and sewage disposal systems, the minimum lot area shall be 18,000 square feet. Page 23 of 154  

(6) For residential lots containing or intended to contain a two-family dwelling served by public water 

systems but having individual sewage disposal systems, the minimum lot area shall be 22,000 square 

feet.  

(7) For residential lots containing or intended to contain a two-family dwelling served by public sewage 

disposal systems but having individual water systems, the minimum lot area shall be 22,000 square feet. 

(8) For residential lots containing or intended to contain a two-family dwelling served by individual water 

and sewage disposal systems, the minimum lot area shall be 26,000 square feet. (9) For permitted uses 

utilizing individual sewage disposal systems, the required area for such use shall be approved by the 

Health Officer. The Administrator shall require a greater area if considered necessary by the Health 

Officer 

 

 

Evaluation and Staff Comments 

 

The following comments are provided by staff for consideration:  
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 Land use along East Broaddus Avenue from the traffic light at Main Street to the 

intersection of Travis Street is predominantly residential use.  The transition to 

commercial occurs near the subject properties and continues to A.P. Hill Boulevard.  

Rezoning of commercial lots to residential would reduce the commercial land area on 

one of the few commercial corridors in Bowling Green.  However, the physical existence 

of Travis Street along with well-established existing businesses from Travis Street to A.P. 

Hill Boulevard prevents a high likely hood of additional changes from commercial to 

residential.   

 

 The application is for R-1 Residential which allows single-family homes to be built by-

right if code requirements are met.  A Special Use Permit must be received by the Town 

to allow two-family dwellings.   

  

 No proffers have been submitted with this request.   

 

 The parcels are pre-existing and cannot be subdivided due to minimum lot size 

requirements of the Town Zoning Ordinance.   The applicant is not requesting additional 

development rights at higher density but to return the parcels to residential use with 

one dwelling unit per parcel. 

 

 The existing parcels do not appear to have significant traffic impacts.   

 

 The Town currently has water and sewer available to support development of three 

single-family dwellings.   

 

 Full build-out of existing vacant and underdeveloped parcels within Town limits, those 

parcels approved to be served by the Town water and sewer system and proposed 

future development may overburden the existing water system.  Development might be 

delayed if the water or sewer system reaches capacity prior to construction on the 

property.   

 

 The lot area will determine required connection to the utility system.  A plat has not 

been submitted to assist with determination.  

 

 

Public Outreach Information: 

 

As required by State Code, this item was advertised in the Free-Lance Star on April 14, 2022, 

and April 21, 2022 for the Town Council public hearing. 
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The Staff report, as well as all reports for this meeting, were posted on the Town website 

www.townofbowlinggreen.com on May 2, 2022. 

 

 

Next Steps: 

 

The Planning Commission held their public hearing on April 28, 2022, the Planning Commission 

recommended approval of the application to the Town Council.   

 

No minutes from the public hearing are available currently. 

  

The Town Council will hold a public hearing on this application on May 5, 2022.  The Town 

Council may defer, approve, or deny the proposal.  
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Zoning Ordinance Excerpt for R1 

Division 5. Residential District R-1  

Section 3-113. Intent. 

Page 21 of 154  

This district is composed of certain quiet, low-density residential areas plus certain open areas where 

similar residential development appears likely to occur. The regulations for this district are designed to 

stabilize and protect the essential characteristics of the district, to promote and encourage a suitable 

environment for family life and at the same time permit certain home occupations and/or activities of a 

character unlikely to develop concentrations of traffic, noise, crowds of customers or outdoor advertising. 

To these ends, development is limited to relatively low concentration, and permitted uses are limited 

basically to single-unit dwellings providing homes for the residents plus certain additional uses such as 

schools, parks, churches and certain public and private facilities that do not detract from this low-intensity 

residential use. Manufactured homes as residences are prohibited.  

(Code 2010, § 3-113)  

Section 3-114. Permitted uses.  

(a) Only one main building and its accessory buildings may be erected on any lot or parcel of land in the 

Residential District R-1. Structures to be erected or land to be used shall be for the following uses:  

(1) Single-family dwellings.  

(2) Public and semipublic uses such as schools, churches, playgrounds and parks.  

(3) Accessory buildings, as defined; however, garages or other accessory buildings, such as carports, 

porches and stoops attached to the main building shall be considered part of the main building. No portion 

of any accessory building, including roof, may be closer than three feet to any side or rear property line, 

except that no portion of any swimming pool other than the apron shall be located closer than 10 feet to 

any side or rear property line. No accessory building shall be located in a front yard.  

(4) Public utilities: poles, lines, distribution transformers, pipes, meters and other facilities necessary for 

the provision and maintenance of public utilities, including water and sewage facilities.  

(5) Off-street parking as required by Section 3-180 of this article.  

(6) Parking of one commercial vehicle per dwelling unit subject to the following limitations:  

[a] No garbage, truck, tractor and/or trailer of a tractor-trailer truck, dump truck with a gross weight of 

12,000 pounds or more, cement-mixer truck, wrecker with a net weight of 12,000 pounds or more or 

similar such vehicles or equipment shall be parked on any public street in any residential district.  

[b] Any commercial vehicle parked in any residential district shall be owned and/or operated only by the 

occupant of the dwelling unit at which it is parked.  

(Code 2010, § 3-114)  

Section 3-115. Permitted accessory uses. 
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(a) Uses which are customarily accessory and clearly incidental and subordinate to permitted principal 

uses are permitted accessory uses, including:  

(1) Home occupations.  

(Code 2010, § 3-115)  

Section 3-116. Special uses.  

(a) The following uses are permitted when authorized by the Town Council of Bowling Green after a 

recommendation from the Planning Commission:  

(1) Guest rooms.  

(2) Family care homes.  

(3) Two-family dwellings created by conversion of an existing single-family dwelling into a two-family 

dwelling.  

(4) Day-care center.  

(5) Bed and Breakfast Establishment.  

(6) Minor Event Facilities.  

(Code 2010, § 3-116; Ord. No. O-2018-12, 3-1-2018)  

Section 3-117. Specifications and Requirements.  

(a) Area.  

(1) For residential lots containing or intended to contain only a single-family dwelling served by public 

water and sewage disposal, the minimum lot area shall be 12,000 square feet.  

(2) For residential lots containing or intended to contain only a single-family dwelling served by public 

water systems but having individual sewage disposal systems, the minimum lot area shall be 15,000 

square feet. The Administrator may require a greater area if considered necessary by the Health Officer.  

(3) For residential lots containing or intended to contain a single-family dwelling served by public sewage 

disposal systems but having individual water systems, the minimum lot area shall be 15,000 square feet. 

The Administrator may require a greater area if considered necessary by the Health Officer.  

(4) For residential lots containing or intended to contain a single-family dwelling served by individual 

water and sewage systems, the minimum lot area shall be 20,000 square feet or more if considered 

necessary by the Health Officer.  

(5) For residential lots containing or intended to contain a two-family dwelling served by public water and 

sewage disposal systems, the minimum lot area shall be 18,000 square feet. 
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(6) For residential lots containing or intended to contain a two-family dwelling served by public water 

systems but having individual sewage disposal systems, the minimum lot area shall be 22,000 square feet.  

(7) For residential lots containing or intended to contain a two-family dwelling served by public sewage 

disposal systems but having individual water systems, the minimum lot area shall be 22,000 square feet.  
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(8) For residential lots containing or intended to contain a two-family dwelling served by individual water 

and sewage disposal systems, the minimum lot area shall be 26,000 square feet. (9) For permitted uses 

utilizing individual sewage disposal systems, the required area for such use shall be approved by the 

Health Officer. The Administrator shall require a greater area if considered necessary by the Health 

Officer.  

(b) Setback.  

(1) Structures shall be located 35 feet or more from any street right-of-way which is 50 feet or greater in 

width or 60 feet or more from the center of any street right-of-way less than 50 feet in width. This shall be 

known as the "setback line."  

(2) Permitted exceptions to Front Yard Requirements. When a residential structure is non- conforming 

due to encroachment into the required Front Yard Setback, such structure may be expanded or extended 

on either side or both sides provided that the following conditions are met:  

[a] Such addition or extension shall not come any closer to the front property line or further encroach into 

the front yard to any greater extent than the front corner of the existing structure on the side proposed for 

the addition or extension; and  

[b] All other requirements of the Zoning Ordinance for the zoning designation of the property, including 

the side and rear yard setback requirements shall be met.  

(c) Frontage. The minimum lot width at the setback line shall be 100 feet or more.  

(d) Yards.  

(1) Side. The minimum side yard for each main structure shall be 15 feet.  

(2) Rear.  

[a] Each main structure shall have a rear yard of 35 feet or more.  

[b] Certain architectural features, those being sills, belt courses, bay windows, cornices, eaves, roof 

overhangs, chimneys, entrance stairs and stoops, and similar architectural features of a building may 

project into required yards by not more than five (5) feet. These provisions shall be applied to all lots, 

conforming and non-conforming.  

[c] Unenclosed additions on the rear of houses, those being un-walled, unenclosed additions designed 

specifically and particularly for outdoor activities and attached to the  
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rear of a dwelling, may extend into a required rear yard area. Extension of such unenclosed addition into a 

required rear yard may encroach up to a maximum of fifteen (15) feet. In no case shall more than 25% of 

the required total area of a rear yard be covered by such encroachment. Such extensions may include, but 

are not limited to decks, porches, patio or deck covers. Screening is considered an enclosure and is 

therefore not permitted by this Section. In no case may any such addition extend into a required front or 

side yard, except as otherwise provided herein. These provisions shall be applied to all lots, conforming 

and non-conforming.  

(e) Height. Buildings may be erected up to 35 feet in height, except that:  
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(1) The height limit for dwellings may be increased up to 45 feet and up to three stories, provided that 

each side yard is 30 feet plus one foot or more of side yard for each additional foot of building height over 

35 feet.  

(2) A public or semipublic building, such as a school, church or library, may be erected to a height of 60 

feet from grade, provided that required front, side and rear yards shall be increased one foot for each foot 

in height over 35 feet.  

(3) Church spires, belfries, cupolas, municipal water towers, chimneys, flues, flagpoles, television 

antennas and radio aerials are exempt. Parapet walls may be up to four feet above the height of the 

building on which the walls rest.  

(4) No accessory building which is within 20 feet of any party side or rear lot line shall be more than one 

story in height. All accessory buildings shall be less than the main building in height.  

(f) Corner lots.  

(1) Of the sides of a corner lot, the front shall be deemed to be the shorter of the two sides fronting on 

streets.  

(2) The side yard on the side facing the side street shall be 35 feet or more for both main and accessory 

buildings.  

(3) For subdivisions platted after the enactment of this article, each corner lot shall have a minimum width 

at the setback line of 125 feet or more.  

(4) To reduce traffic hazards, landscaping of corner lots shall be limited to planting, fences or other 

landscaping features of no more than three and a half feet in height within the space between the setback 

line and the property line on the street corner side of the lot.  

(Code 2010, § 3-117; Ord. No. O-2017-003, 8-3-2017) 
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2021 Comprehensive Plan Excerpt 
 
Future Land Use Descriptions: 
These descriptions are to be used in conjunction with the Future Land Use Map of the 

Comprehensive Plan when evaluating development proposals. The Future Land Use Map and 

Comprehensive Plan are intended to be used as guidelines for development over the next five to 

ten years. 

 

Low Density Residential 
Low Density Residential areas are residential developments or land suitable for 

such development with overall densities of no more than 3 to 4 dwelling units per acre 

dependent upon the character of the surrounding area, physical attributes of the property, 

and consistency with the Comprehensive Plan. Low Density Residential areas are located where 

natural characteristics such as terrain and soils are suitable for residential development and 

where public services and utilities exist or are planned for the near future. This land use is 

consistent with the Town Code requirements for Zoning Designation R-1. 

 

Commercial 
General business activities having a moderate impact on nearby developments are 

designated Commercial. Location criteria for commercial uses require access to arterial 

roads, preferably at intersections with collector and arterial roads; moderate to large sized 

sites; public water and sewer; suitable environmental features such as soils and topography; and 

adequate buffering by physical features or adjacent uses to protect nearby residential 

development. This land use is consistent with the Town Code requirements for Zoning 

Designation B-1and B-2. 
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The employees of Bowling Green, Virginia are committed to providing the highest quality service to the community as directed 
by the Town Council within the constraints of the town’s resources and will do so without regard to personal gain or privilege. 

 

TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

MONTHLY REPORT / PROJECT UPDATE 

 
AGENDA ITEM: Public Works/Utilities Monthly Report for April 2022 

DATE: April 29, 2022 

PREPARED BY: Josh Irby 

 
MONTHLY REPORT / PROJECT UPDATE: 

 

Water 

 Working on cross connection prevention program- Part of Virginia Waterworks Regulations  

 Annual hydrant flushing is complete 

 Consumer Confidence Report Finished for 2021 and posted on Town website 

 Working with Town Admin Staff to contact customers regarding possible water leaks 

 All water meters have been installed 

 

Wastewater 

 Plant is running ok 

 

Public Works 

 Set up for meetings at Town Hall 

 Weekly Staff Meetings 

 Normal grass cutting 

 Parking signs installed for Visitor Center, Police Department, and Public Parking 

 
ATTACHMENTS: 

 DMR for March 

HEADS UP ITEMS: 
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The employees of Bowling Green, Virginia are committed to providing the highest quality service to the community as directed 
by the Town Council within the constraints of the town’s resources and will do so without regard to personal gain or privilege. 

 

TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

MONTHLY REPORT / PROJECT UPDATE 

 
AGENDA ITEM: Police Departments Monthly Report April 2022 

DATE: 05/01/2022 

PREPARED BY: Chief Justin Cecil Sr. 

 
MONTHLY REPORT / PROJECT UPDATE: 
 

Police Activity for April 2022 

 32-Total calls for service  

 13-Assist other agencies  

 36-Summons / Parking tickets 

 66-Park walk and talks  

 1-Larceny 

 1-Fraud 

 61-Property checks/ Vacation checks/ Business Checks 

 1 Domestic/Assault 

3-Animal control 

 2- Motor Vehicle Accidents 

ATTACHMENTS: 
None 

 

HEADS UP ITEMS: 
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The employees of Bowling Green, Virginia are committed to providing the highest quality service to the community as directed 
by the Town Council within the constraints of the town’s resources and will do so without regard to personal gain or privilege. 

 

TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

MONTHLY REPORT / PROJECT UPDATE 

 
AGENDA ITEM: Town Clerk/Treasurer Council Monthly Report  

April 2022 

DATE: May 5, 2022 

PREPARED BY: Jackie Nance 

 
MONTHLY REPORT / PROJECT UPDATE: 
 

 

 Attended Weekly Staff Meetings. 

 Completed monthly payrolls/taxes. 

 Completed monthly accounts payable. 

 Completed daily register reconciliation. 

 Completed daily banking/cc payment processing- supervisor approval. 

 Worked with past Treasurer on nights and weekends for some training topics. 

 Completed Keystone Payroll training- ran 1st payroll. 

 Completed FY 23 Budget prep.  

 Filed Quarterly payroll taxes. 

 Grant fund closeout document research for P.W. vehicle purchase. 

 Meeting at County Offices for cash reconciliation overview. 

 Verified Positive Pay file format for check file upload to bank. 

 Initiated SLFRP project fund reporting. 

 Brainstorm sessions for Harvest Festival.  

 Completed Report for delinquent utility accounts- assigned penalties 

 

 

ATTACHMENTS: 
 

 Monthly Town Hall Rental Report – April 2022 

 Delinquent Tax Report – Current Report 

 YTD Budget Report – Current Report 
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The employees of Bowling Green, Virginia are committed to providing the highest quality service to the community as directed 
by the Town Council within the constraints of the town’s resources and will do so without regard to personal gain or privilege. 

HEADS UP ITEMS:  NONE 
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TOWN HALL RENTALS 

 

April 2022 

#USES  NAME OF USER   ACTIVITY               FEES 

 

5  Town Hall Activities   Class           $ 250.00 

 

1  Town Council Meeting  Meeting    N/C 

 

1  Town Council Work Session  Meeting    N/C  

 

1  LOVE works project   Meeting    N/C 

 

1  Planning Commission   Meeting    N/C 

 

1             A.P Hill Committee   Meeting           N/C 

   

1  Private Event    Spring School                     $ 575.00 

   

1  Private Event    Dance           $ 575.00 

  

 

       

 

  

 

 

  

 13       Totals           $ 1400.00 

.           
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The employees of Bowling Green, Virginia are committed to providing the highest quality service to the community as directed 
by the Town Council within the constraints of the town’s resources and will do so without regard to personal gain or privilege. 

 

TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

MONTHLY REPORT / PROJECT UPDATE 

 
AGENDA ITEM: Town Administration Monthly Report - April 2022 

DATE: May 5, 2022 

PREPARED BY: Allyson Finchum 

 
 
MONTHLY REPORT / PROJECT UPDATE: 
 

 Preparation and Staff for the April 26th Planning Commission Meeting – Public Hearing for 
ZP2022-008 JPM Investments East Broaddus Ave; Public Hearing for Sign Ordinance (to 
allow signs on parapet walls up to 5 ft above roofline); Discussion of the Comprehensive 
Plan (definition of Mixed Use); and Zoning Text Amendments 

 Review of Site Plan for ZP 2021-013 Village Self-Storage on Route 301  

 Review of Zoning Permits (approval of Antique Store - 119 Courthouse Lane, Single Family 
Dwelling – 160 Dickinson, Single-Family Dwelling - 170 Dickinson, Solar Panels on roof – 
263 Meadow Lane; Fence – 113 Lafayette, Commercial Remodel – 105 Milford Street)   

 Planning and Zoning Inquiries 

 Keystone Software Implementation for Accounts Payable and Payroll 

 Water and Sewer Build-Out Analysis 

 Budget Preparation 

 ARPA Funds Annual Federal Report 

 ARPA Funds Project - Playground Improvements 

 Visitors Center Set-Up 

 Trash Collection Recycling Issue under Review 

 Preparation of May 5th, 2022 Town Council Agenda Packet:  
   Northview Rezoning Public Hearing, Fairmont Rezoning Public Hearing, JPM Investments 
   East Broaddus Ave Public Hearing 

 Preparation of May 5th, 2022 Town Council Worksession: FY23 Budget, Harvest Festival 

 Training of New Staff 
 

________________________________________________________________________________ 
 
 
Meetings/Training attended: 

 April 7th Town Council Worksession 

 April 7th Town Council Meeting 

 April 26th Planning Commission Meeting 

 Weekly Staff Meetings 

 Meetings on various topics with:  
     Developers/Citizens 
     Caroline County/Commissioner of the Revenue/State Governmental Agencies  
     Planning Commissioners 
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The employees of Bowling Green, Virginia are committed to providing the highest quality service to the community as directed 
by the Town Council within the constraints of the town’s resources and will do so without regard to personal gain or privilege. 

     Town Council Members 

 Specific Topics:  

 Harvest Festival 

 LOVE Works Sign  
 
 
Schedule: 

 Zoning Ordinance text amendments to allow additional uses in the B-1 business district 

 Zoning Ordinance on Food Trucks 

 Update of the Comprehensive Plan with Planning Commission 
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TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

AGENDA ITEM REPORT 

 
 
 

AGENDA ITEM: Bills – April 2022  

ITEM TYPE: Consent Agenda 

PURPOSE OF ITEM: Decision - By Motion 

PRESENTER: Jackie Nance, towntreasurer@townofbowlinggreen.com 

PHONE: (804) 633-6212 

 
BACKGROUND / SUMMARY: 
 

Invoices for items purchased and services rendered in April 2022 

 

 

ATTACHMENTS: 
 
Check Reports: 

04/08/2022 

04/22/2022 

 

 

REQUESTED ACTION: 
 

Approve invoices. 
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Ck Date Vendor Name  Check Amt 

4/8/2022 ALACRITI PAYMENTS, LLC 52.79            

4/8/2022 BAI MUNICIPAL SOFTWARE 6,882.00       

4/8/2022 BMW CLEANING SERVICES 1,250.00       

4/8/2022 CAROLINE COUNTY 35.72            

4/8/2022 CAROLINE GRAYS CHAPTER 2473 300.00          

4/8/2022 CONSOLIDATED PIPE & SUPPLY 670.90          

4/8/2022 DEBORAH T BENNETT 70.00            

4/8/2022 GRAINGER 529.87          

4/8/2022 JOHNSON'S EXTERMINATING 625.00          

4/8/2022 K L LANGFORD EXCAVATING 5,635.00       

4/8/2022 KEYSTONE INFORMATION SYSTEMS 10,622.14    

4/8/2022 MARY JAMES 175.00          

4/8/2022 RED WING SHOES 130.49          

4/8/2022 STEMMLE PLUMBING REPAIR 874.00          

4/8/2022 USA BLUE BOOK 355.63          

4/8/2022 VERIZON 337.61          

4/8/2022 VERIZON WIRELESS 481.52          

4/8/2022 VUPS 45.15            

4/8/2022 WASTE MANAGEMENT 5,221.04       

4/8/2022 XEROX FINANCIAL SERVICES 123.22          

4/22/2022 A & M HOME CENTER 206.27          

4/22/2022 ATLANTIC UNION BANK 285.98          

4/22/2022 BKT UNIFORMS 363.00          

4/22/2022 BOWLING GREEN FIRE DEPT 16,000.00    

4/22/2022 BOWLING GREEN RESCUE SQUAD 1,000.00       

4/22/2022 CAROLINE COUNTY HIGH SCHOOL 1,000.00       

4/22/2022 CASH 72.18            

4/22/2022 CORE & MAIN 1,250.00       

4/22/2022 DIAMOND SPRINGS 62.21            

4/22/2022 ENVIROCOMPLIANCE LAB INC 1,420.00       

4/22/2022 G & G MILFORD FARM SERV. 677.25          

4/22/2022 GALL'S LLC 72.00            

4/22/2022 JUSTTECH 185.35          

4/22/2022 KATHERINE DEAN 299.00          

4/22/2022 LOCAL SERVICES 154.51          

4/22/2022 PRO SHRED SECURITY 45.00            

4/22/2022 RED WING SHOES 135.99          

4/22/2022 STAPLES ADVANTAGE 750.04          

4/22/2022 USA BLUE BOOK 88.95            

4/22/2022 VACORP 92.16            

4/22/2022 WASTE MANAGEMENT 1,954.73       

4/22/2022 WEBB SMITH INTERIORS 375.00          

60,906.70    
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TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

AGENDA ITEM REPORT 

 
AGENDA ITEM: Minutes – December 02, 2021, January 06, 2022, February 03, 2022 and 

April 07, 2022 Town Council Work Sessions 

ITEM TYPE: Consent Agenda 

PURPOSE OF ITEM: Decision - By Motion 

PRESENTER: Allyson Finchum, townmanager@townofbowlinggreen.com 

PHONE: (804) 633-6212 

 
BACKGROUND / SUMMARY: 
Minutes transcribed from the December 02, 2021, January 06, 2022, February 03, 2022 and April 07, 
2022 Town Council Work Sessions 

ATTACHMENTS: 
Minutes from the December 02, 2021, January 06, 2022, February 03, 2022 and April 07, 2022 Town 
Council Work Sessions 

REQUESTED ACTION: 
Approve Minutes. 
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TOWN OF BOWLING GREEN 

TOWN COUNCIL WORKSESSION MEETING 

MINUTES 

 

December 2, 2021 

5:00 p.m. 

Town Hall 

117 Butler Street, Bowling Green, VA 22427 

 

CALL TO ORDER AND QUORUM ESTABLISHED: 

 

Mayor Gaines called the meeting to order and noted a quorum was present.  

 

PRESENT: 

 

Mayor Mark Gaines 

Vice-Mayor Valerie Coyle 

Council Member Jean Davis 

Council Member Tammie Gaines 

Council Member Jerry Covington 

Council Member Jeff Voit 

Council Member Arthur Wholey 

 

ABSENT:  

Council Member Deborah Howard 

 

BUSINESS:  
 

Town Council discussed the following matters: 

 Town Hall Rental Rates; 

 Utilize FY22 Budgeted Funds for Part-Time Police Officer; 

 Worksession Schedule for FY23 Budget, Tax Rates, and Utility Rates; and 

 Organizational Chart and Job Descriptions/Responsibilities. 

 

INFORMATIONAL ITEMS: 

 

None. 

 

ADJOURNMENT: 

 

The Town Council closed the Worksession. 
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TOWN OF BOWLING GREEN 

TOWN COUNCIL WORKSESSION MEETING 

MINUTES 

 

January 6, 2022 

5:00 P.M. 

Town Hall 

117 Butler Street, Bowling Green, VA 22427 

 

 

ROLL CALL AND QUORUM ESTABLISHED: 

 

Mayor Gaines called the meeting to order and noted a quorum was present.  

 

PRESENT: 

 

Mayor Mark Gaines 

Vice-Mayor Valerie Coyle 

Council Member Jean Davis 

Council Member Jeff Voit 

Council Member Tammie Gaines  

Council Member Deborah Howard 

Council Member Arthur Wholey 

 

BUSINESS: 

 

Town Council discussed the following matters: 

 FY22 Budget – Public Works; 

 Review of Treasurer and Administrative Assistant/Clerk Positions; 

 Ordinance Amendments – Site Plans; and 

 Other Business. 

 

INFORMATIONAL ITEMS: 

 

Town Council discussed the following matters: 

 Public Work/Utilities Budget Proposal FY23 and Capital Improvement Program. 
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ADJOURNMENT: 

 

The Town Council closed the Worksession. 
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TOWN OF BOWLING GREEN 

TOWN COUNCIL WORKSESSION MEETING 

MINUTES 

 

February 3, 2022 

5:00 p.m. 

Town Hall 

117 Butler Street, Bowling Green, VA 22427 

 

 

CALL TO ORDER AND QUORUM ESTABLISHED: 

 

Mayor Gaines called the meeting to order and noted a quorum was present.  

 

PRESENT: 

 

Mayor Mark Gaines 

Vice-Mayor Valerie Coyle 

Council Member Jean Davis 

Council Member Jeff Voit 

Council Member Tammie Gaines  

Council Member Deborah Howard 

 

ABESENT: 

 

Council Member Arthur Wholey 

 

BUSINESS: 

 

Town council discussed the following matters: 

 FY23 Police Department Budget – Deferred until March 3, 2022 

 

CLOSED SESSION: 

 

Closed Session for Appointments for Town Council: 

 

Ms. Gaines requested a motion to enter closed session for the purpose of discussing the following: 
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In accordance with § 2.2-3711 (A) VA Code Ann. for the purpose of conducting interviews for 

appointment for Town Council. 

 

On the motion of Ms. Gaines, seconded by Ms. Coyle, which carried a vote of 6-0, the Town Council 

voted to enter a Closed Session. 

 

On the motion of Mr. Voit, seconded by Ms. Coyle, which carried a vote of 6-0, the Town Council voted 

to return to Regular Session and Certification of Closed Session. 

 

RECONVENE IN OPEN SESSION: 

 

Certification of Closed Session: 

 

Whereas, the Bowling Green Town Council, has convened a Closed Meeting this 3rd day of February 

2022, pursuant to an affirmative recorded vote and in accordance with the provisions of the Virginia 

Freedom of Information Act; and 

 

Whereas, §2.2-3712 of the Code of Virginia requires a certification by the Bowling Green Town Council 

that such closed meeting was conducted in conformity with the Virginia Law. 

 

Now, therefore it be resolved on this 3rd day of February, 2022, that the Bowling Green Town Council 

does hereby certify that, to the best of each member's knowledge, (i) only public business matters 

lawfully exempted from open meeting requirements by Virginia law were discussed in the closed meeting 

to which this certification resolution applies, and (ii) only such public business matters as were identified 

in the motion convening the closed meeting was heard, discussed or considered by the Bowling Green 

Town Council. 

 

Voting Aye: Mayor Mark Gaines, Vice-Mayor Valerie Coyle, Council Member Jean Davis, Council 

Member Jeff Voit, Council Member Tammie Gaines, and Council Member Deborah Howard. 

 

INFORMATIONAL ITEMS: 

 

None. 

 

ADJOURNMENT: 

 

The Town Council closed the Worksession.  
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TOWN OF BOWLING GREEN 
TOWN COUNCIL MONTHLY WORKSESSION MINUTES 

 
A G E N D A  

 
Thursday, April 07, 2022 

5:00 PM 
 
 
 
 

SWEARING-IN OF NEW COUNCIL MEMBER (4:45PM) 
Mayor Mark Gaines announced the swearing-in of Randy Hageman. 
Randy Hageman was sworn-in as Town Council Member by Clerk of the Circuit Court Susan Minarchi.  
 
CALL TO ORDER AND QUORUM ESTABLISHED: 

Mayor Gaines called the meeting to order and noted a quorum was present. Mayor Gaines formally 
introduced Randy Hageman to Council.  

PRESENT: 

Mayor Mark Gaines 
Vice-Mayor Valerie Coyle 
Council Member Jean Davis 
Council Member Jeff Voit  
Council Member Tammie Gaines 
Council Member Deborah Howard 
Council Member Randy Hageman  
 

BUSINESS: 

Town Council discussed the following matters: 

 FY23 Budget - 
Town Manager discussed the budget. Town Manager addressed questions that Council had 
on the budget. Items discussed were revenue, property taxes, expenditures, contingency 
fund, legal fees, utility billing, water meter purchases and salaries. Council asked for a flow 
chart of job titles and duties for office personnel.  
 

 Town Vehicle Use Policy- 
Council decided on 10 miles instead of 20 miles for Town Vehicle Use Policy. The change 
would go into effect immediately following the vote.  
 

 Other Matters- 
Town Manager addressed the question of vendor fees for the Flea Market.  
 
Town Manager discussed that ARPA funds under the amount of ten million dollars can be 
used for a variety of projects.  
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Town Council Monthly Worksession April 07, 2022 Agenda 
Page 2 of 2 

 
INFORMATIONAL ITEMS: 

 Approval of Intern  
Town Manager discussed the approval of an intern. Jackie Voit was unanimously agreed on 
by council as the intern. 

ADJOURNMENT 

The Town Council closed the Worksession. 
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TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

AGENDA ITEM REPORT 

 
AGENDA ITEM: Minutes – December 02, 2021, February 03, 2022 and April 07, 2022 Town 

Council Meetings 

ITEM TYPE: Consent Agenda 

PURPOSE OF ITEM: Decision - By Motion 

PRESENTER: Allyson Finchum, townmanager@townofbowlinggreen.com 

PHONE: (804) 633-6212 

 
BACKGROUND / SUMMARY: 
Minutes transcribed from the December 02, 2021, February 03, 2022 and April 07, 2022 Town 
Council Meetings 

ATTACHMENTS: 
Minutes from December 02, 2021, February 03, 2022 and April 07, 2022 Town Council Meetings 

REQUESTED ACTION: 
Approve Minutes. 

 

155



 

 

 

 

 

 

 

 

 

TOWN OF BOWLING GREEN 

TOWN COUNCIL MEETING 

MINUTES 

 

December 2, 2021 

7:00 p.m. 

Town Hall 

117 Butler Street, Bowling Green, VA 22427 

 

 

CALL TO ORDER AND QUORUM ESTABLISHED: 

 

Mayor Gaines called the meeting to order and noted a quorum was present. 

  

The Pledge of Allegiance was recited. 

 

PRESENT: 

 

Mayor Mark Gaines 

Vice-Mayor Valerie Coyle 

Council Member Jean Davis 

Council Member Tammie Gaines 

Council Member Jerry Covington 

Council Member Jeff Voit 

Council Member Arthur Wholey 

 

ABSENT: 

  

Council Member Deborah Howard  

 

DELEGATIONS: 

 

None. 

 

PUBLIC COMMENT: 

 

Mayor Gaines opened the public comment period. 
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Ms. Karen Tignor, resident outside of Bowling Green – Addressed the members with concerns regarding 

the increase of Town Hall Rental Rates. Ms. Tignor noted the building was constructed for the use of the 

community and requested Council reconsider the increase.  

 

Mayor Gaines closed the public comment period. 

 

MEMBER COMMENTS: 
 

Council Member Jean Davis noted a lot of complaints have been received regarding nepotism on the 

Town Council. Ms. Davis recommended the issue be placed on the January meeting for vote. 

 

STAFF REPORTS & PRESENTATIONS: 

 

The following staff reports were presented to Council: 

 

Public Works/Utilities Monthly Report for November 2021.  

 No further discussion. 

 

Community & Economic Development Monthly Report for November 2021 

 Review and discussion of previously requested breakdown for Expenditures and Revenue for the 

Harvest Festival. Council noted concern was noted of some inconsistency on the audit. Staff 

offered to do additional research would be conducted if requested and noted the implementation 

of new software will aid in matter.  

 Council requested clarification regarding the allocation of funds from the 2021 Wine Festival to 

the 2021 Harvest Festival Fund.  

 Council requested clarification regarding the total number food vendors and food tax collected. 

Concern was also noted of tax revenue loss from food vendors.  

 Solutions for future events were discussed. 

 

Police Department Monthly Report for November 2021 

 No further discussion. 

 

Town Clerk/Treasurer Monthly Report for November 2021 

 No further discussion. 

 

Town Manager Monthly Report for November 2021 

 Update on participation of Rappahannock River Water Supply Withdrawal Permit. Caroline 

County provided assurance that the town is not financially obligated until implementation of the 

project and the Town may choose to opt out at that time. Council requested a letter from Caroline 

County on this matter. 

 Update on previously noted concern regarding a missed deadline for ARPA COVID funds and 

noted the deadline was extended to April 30th, 2022. 

 

CONSENT AGENDA: 

 

Mr. Wholey requested discussion on Consent Agenda Item 7. 
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On the motion of Ms. Gaines, seconded by Mr. Voit, which carried a vote of 7-0, the Town Council voted 

to accept Consent Agenda Item 6 as presented. 

 

On the motion of Mr. Voit, seconded by Ms. Gaines, which carried a vote of 7-0, the Town Council voted 

to accept Consent Agenda Item 7 as presented. 

 

UNFINISED BUSINESS: 

 

Establish Public Hearing for Town Hall Rental Rates: 

 

Ms. Finchum noted the addition of the $47 per hour fee for police protection. 

 

On the motion of Ms. Davis, seconded by Ms. Coyle, which carried a vote of 7-0, the Town Council 

voted to schedule the Town Hall Rental Rate Public Hearing for the January 6, 2022 meeting, with the 

addition of the $47 hourly rate for police protection. 

 

NEW BUSINESS: 

 

Preliminary Engineering Report for Sewer upgrades: 

 

Mr. Josh Irby introduced Mr. Danylo Villhauer, Dewberry Engineers Inc., to present the Preliminary 

Engineering Report to the members. 

 

Mr. Villhauer presented and discussed the following: 

 Purpose to evaluate improvements to existing waste water collection system; 

 Identified concrete sewer mains in poor condition and in need to be replacement; 

 Identified sewer manholes in need replacement; 

 Identified five waste water collection stations in need of improvements: 

o Emergency generators put in place 

o Pumps in need of replacement 

o Addition of security fencing needed 

 Discussed waste water treatment facility improvements and capacity increase: 

o Recommended remaining at existing capacity; 

o Need for increase must be justified; 

o Expansion in capacity would require additional nutrient removal; 

o Replacement of mechanical equipment;  

o Recommended addition of new equalization basin; 

o Recommended modern defused duration and blower system; 

o Improvements needed to filtration systems; 

o Recommended new dewatering facility; 

o Upgrades to electrical room and control systems; 

o Suggested plant wide control data system to track plant processes; 

o Review of implementation schedules; 

 Review of implementation schedule of three to four years; and 

 Estimated project costs of $16,000,000.00. 

 

Mr. Voit asked for information about additional certifications or education needed for staff regarding the 
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modernized systems. Mr. Irby explained training process and that time would be allocated for staff 

training.  

 

Mayor Gaines inquired if project implementation would require the plant to shut down. Mr. Villhauer 

explained the project progress would be sequenced to ensure the plant remains operational throughout 

construction. 

 

Mr. Wholey asked for information regarding water usage totals included the added use of new housing 

developments. Mr. Irby discussed existing capacity usage. 

 

ADDITONAL ITEMS: 

 

On the motion of Mr. Wholey, seconded by Mr. Voit, which carried a vote of 7-0, the Town Council voted 

to approve the hiring of a part-time police officer, not to exceed the current allotted budget amount for 

the Police Department for the year. 

 

INFORMATIONAL ITEMS: 

 

None. 

 

COMMITTEE REPORTS: 

 

Council Member Voit - Committee did not meet this month and noted cancellation of the December 

meeting. 

Council Member Jean Davis – No discussion  

Vice-Mayor Valerie Coyle – No discussion  

Council Member Tammie Gaines – No discussion 

Council Member Jerry Covington – No discussion 

Council Member Arthur Wholey – Committee did not meet this month.  

 

ADJOURNMENT: 

 

On the motion of Mr. Voit, seconded by Ms. Gaines, which carried a vote of 7-0, the Town Council voted 

to adjourn the December 2, 2021 meeting at 7:05 p.m. 
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TOWN OF BOWLING GREEN 

TOWN COUNCIL MEETING 

MINUTES 

 

February 3, 2022 

7:00 p.m. 

Town Hall 

117 Butler Street, Bowling Green, VA 22427 

 

 

CALL TO ORDER AND QUORUM ESTABLISHED: 

 

Mayor Gaines called the meeting to order and noted a quorum was present.  

 

The Pledge of Allegiance was recited. 

 

PRESENT: 

 

Mayor Mark Gaines 

Vice-Mayor Valerie Coyle 

Council Member Jean Davis 

Council Member Tammie Gaines 

Council Member Jeff Voit 

Council Member Deborah Howard  

Council Member Arthur Wholey 

 

PUBLIC HEARINGS: 

 

Rezoning - #RZS-2021-020 – Fairmont: 

 

Mayor Gaines noted the public hearing is a continuation from the January 6, 2022 meeting. 

 

Mayor Gaines opened the public comment period. 

 

Mr. Jason Satterwhite, Former Mayor, 145 S. Main Street, addressed the members to present a brief 

history of the 301 Corridor plans and visions of the town. Discussed annex of the area in the 1990’s; 

County promised to develop the area but land remained dormant; Water and Sewer plans implemented; 
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Special Tax District added; and property owners pay additional tax. Mr. Satterwhite noted concern that 

a developer finally approached the Town in interest and now there are raised concerns of water and other 

issues. Mr. Satterwhite noted full support of this development and the Northview development; and 

requested the members consider approval. 

 

Mr. David Stork, 115 Maury Avenue, addressed the members in favor of the Fairmont development and 

echoed that of Mr. Satterwhite’s statements. Mr. Stork explained the need for more rooftops to get more 

wanted amenities. Mr. Stork stated the infrastructure is in place and is in support of any development of 

the 301 Corridor. Mr. Stork urged the members to consider approval. 

 

Mr. Dan Hansen, resident of Bowling Green, addressed the members in favor of the development. Mr. 

Hansen stated full disclosure of association with the application. Mr. Hansen requested the members 

consider approval for the Fairmont and Northview developments. Mr. Hansen discussed the many 

attempts made by the Town to develop the property for twenty-four years. 

 

Ms. Whitney Watts, 165 S. Main Street, addressed the members in support of the project.   

 

Mr. Mike Bugat, 18080 A.P. Hill Boulevard, addressed the members in favor of the development. Mr. 

Bugat noted concerns regarding the Special District Tax and sufficient water resources. 

 

Ms. Sandra Pelter, Planning Commissioner, 328 N. Main Street, addressed the members in favor of the 

development but would like things critiqued. Ms. Pelter discussed insufficient time for the Planning 

Commission to review the application; and noted the many concerns the Planning Commission had with 

the proposed development. 

 

Mr. Tommy Wright, 17339 Arden Drive, addressed the members not in favor or opposition of the 

development. Mr. Wright noted concern regarding environmental and pond safety issues. 

 

Mayor Gaines requested the assistance and discussion from Council to determine further action to close 

the public hearing. Council discussed proper procedure with Ms. Andrea Erard, Town Attorney.   

 

Mayor Gaines closed the public comment period. 

 

Mayor Gaines requested a discussion session and asked if there was anyone that had any additional 

questions or comments. 

 

Mr. Dan Webb, applicant, noted there was no additional information to report and offered to answer 

questions; 

 Council asked if the water issue was solved; Mr. Webb noted sufficient water capacity and 

availability of funds for improvements. 

 Council requested overview of new layout submission; Mr. Webb reviewed the changes, additions, 

and eliminations made to the layout; and change of proffer language. 

 Council inquired about the guarantees to follow proposed proffers. 

 Council read the list of concerns provided by the Planning Commission; 

o Site plan lacks specifics;  

o No accommodation for commercial component; 
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o No implementation of development into existing communities; 

o Noise pollution of Fort AP Hill; 

o Water concerns; 

o Environmental and safety issues; 

o Substantial traffic increase; 

o Real estate taxes; 

o Lack of buffers 

o Lack of open space and greenway areas; 

o Impact on community services; 

o Unwanted cookie cutter developments; 

o Desire to have connectivity; 

o Requested proactive steps be taken; and 

o Concern of change in the vision of the town. 

 Council noted representation of the Town and in favor of growth on Route 301; Echoed concerns 

regarding water and need for commercial. 

 Council requested information from the traffic study; Mr. Webb reviewed the anticipated traffic 

impact. 

 Council asked if discussion had taken place regarding the connection of Fairmont and Northview 

 Council stated the Home Owner Association information would address safety concerns;    

 Council discussed water concerns and the following information:  

o Department of Environmental Quality’s (DEQ) requirements;  

o Water and sewer not an issue;  

o Growth requires improvements; 

o Traffic volume on Route 301 already exists;  

o Clarified the Special District Tax fees include both residential and commercial 

properties; and 

o Comprehensive Plan designated the area for mixed use. 

 Council presented research collected regarding impacts to Route 301 and water concerns; 

 Council stated traffic concern is greater Broaddus Avenue instead of Route 301; mixed use plan 

and decisions need to be made; requested information for the remaining cost owed on Special 

District Tax; water is there and permits to withdrawal approved; well shutdown and replacement 

concern; and 

 Council requested current water usage percentage; Ms. Finchum, Town Manager, noted the total 

was approximately 150,000 GPD and expressed the need for additional water supply. 

 

Mr. Webb addressed the concerns made by Council and discussed the following: 

 Importance of connectivity within the town; 

 Proposed trail to provide pedestrian and multi-mobile connection;  

 Large open space located along the property perimeter; 

 Large common area located at the center of the development; 

 Location of homes moved away from 301; 

 Understand water concerns and funds are proffered; 

 Modifications have been made in response to concerns raised; 

 Possibilities of connection to other developments;  

 Elevation information provided; 
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 Trail safety discussed; 

 Water improves to be at the discretion of the town; and 

 Reviewed location of wetlands boundaries and safety. 

 

On the motion of Mr. Voit, seconded by Ms. Howard, which carried a vote of 7-0, the Town Council 

voted to defer action to the March 3, 2022 meeting. 

 

DELEGATIONS: 

 

None.  

 

PUBLIC COMMENTS: 

 

Mayor Gaines closed the public comment period. 

 

Mr. Paul Ehrlich, 11769 Coolidge, addressed the members in concern of a sudden increase to his water 

bill and asked for explanation. Council noted staff has determined the cause; staff working diligently to 

review; citizens pay percentage for improvements such as the newly installed water meters. 

 

Mr. Mark Basson, Caroline County Commissioner of the Revenue, 109 Morgan Court, addressed the 

members in appreciation for the police department’s staff and response; enjoyment of working with Ms. 

Finchum and staff; Invited Council or anyone interested to schedule a meeting to discuss any tax 

information or processes information. 

 

Mr. Jason Satterwhite, Former Mayor, 145 S. Main Street addressed the members in appreciation for the 

concern for the safety of children; responsibility of the children falls on the parents; clarified comment 

made regarding the payment of health insurance benefits to individuals who do not elect health coverage; 

requested it be noted that he did not bring up the issue but did agree at that time. 

 

Ms. Whitney Watts, 165 S. Main Street, addressed the members to raise the following concerns: 

 Availability of minutes and agendas due to staffing shortage;   

 Disbanding of the Economic Development Authority (EDA) and is in support of the EDA; 

 Staff shortage and EDA disbandment will impact commercial growth; 

 Important items that do not appear on the agenda;  

 Removal of the employee benefit of additional compensation to those who do not participate in 

the health insurance policy at the last meeting; 

 Council members that are now opposed to employee benefit were offered the same benefit one 

year ago; 

 Inquired if cost analysis was conducted; 

 Rash decision made to remove benefit; 

 Town continues to lose employees that make the town a great place to live and conduct business; 

 Significant reservations of changing town events to volunteer based; and 

 Town is experiencing a wave of growth, investment, vibrancy, and interest not seen in decades. 

 

Ms. Rebecca Sullivan, 161 S. Main Street, addressed the members to discuss concern regarding the 

changing of town events to volunteer based. 
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Mayor Gaines closed the public comment period. 

 

MEMBER COMMENTS: 
 

Council Member Deborah Howard noted understanding of the event concerns presented to Council. 

 

Council Member Jeff Voit addressed water meter concerns and requested investigation to be conducted 

by staff; Noted appreciation to the Police Department; Clarified the EDA has not been dissolved; More 

discussion needed for resolution of the events issues. 

 

Ms. Finchum addressed the members to explain the cause for the event issues and confirmed no changes 

have been made. Council concurred. 

 

Council invited everyone to the upcoming LOVE Sign Design on February 19, 2022. 

 

STAFF REPORTS & PRESENTATIONS: 

 

The following staff reports were presented to Council: 

 

Draft FY20 Audit Presentation by Robinson, Farmer, Cox Associates, PLLC. 

 Reviewed Exhibits of Audit Reports for FY20 in detail; 

 Reviewed comments and recommendations for improvement; 

 Reviewed the Governance Letter; and 

 Addressed questions posed by Council. 

 

Public Works/Utilities Monthly Report for January 2022. 

 No discussion. 

 

Police Department Monthly Report for January 2022. 

 No discussion. 

 

Town Clerk/Treasurer Monthly Report for January 2022. 

 No discussion. 

 

Town Manager Monthly Report for January 2022 

 Council requested update on replacement for missing cone on ADA ramp on Main Street; Ms. 

Finchum stated VDOT was made aware of the issue; and 

 Council asked for clarification regarding upcoming meeting with DEQ; Discussion of scheduling 

on a worksession, regular meeting, or special meeting. 

 

CONSENT AGENDA: 

 

On the motion of Ms. Gaines, seconded by Mr. Voit, which carried a vote of 7-0, the Town Council voted 

to accept Consent Agenda as presented. 
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UNFINISED BUSINESS: 

 

Town Hall Rental Rates: 

 

Mayor Gaines reviewed concerns and comments presented at the previous public hearing.  

 

Council discussed previous and new concerns regarding the rate change. Clarification of proper legal 

process requested and explained. 

 

On the motion of Mr. Voit, seconded by Ms. Gaines, which carried a vote of 7-0, the Town Council voted 

to accept the Town Hall Rental Rates as presented. 

 

INFORMATIONAL ITEMS: 

 

NEW BUSINESS: 

 

Authorize Advertisement and Hiring of Certified Public Accountant to Perform FY21 Audit: 

 

On the motion of Mr. Wholey, seconded by Mr. Voit, which carried a vote of 7-0, the Town Council voted 

to authorize Advertisement and Hiring of Certified Public Account to Perform FY21 Audit. 

 

COMMITTEE REPORTS: 

 

Council Member Voit –No discussion. 

Council Member Jean Davis – No discussion.  

Vice-Mayor Valerie Coyle – Added the importance of a new contract needed for Town Hall Rental Rates. 

Council Member Tammie Gaines – No discussion. 

Council Member Jerry Covington – No discussion. 

Council Member Arthur Wholey – Requested the scheduling a meeting for discussion on event concerns 

and suggestions. 

 

Council asked for a status update on collection of delinquent meals tax. No new information available to 

report at that time. 

 

ADJOURNMENT: 

 

On the motion of Mr. Voit, seconded by Ms. Gaines, which carried a vote of 7-0, the Town Council voted 

to adjourn the February 3, 2022 meeting at 9:17 p.m. 
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TOWN OF BOWLING GREEN  

TOWN COUNCIL MEETING 

Thursday, April 7, 2022 

7:00 p.m. 

Town Hall 

 

 

CALL TO ORDER AND QUORUM ESTABLISHED: 

 

Mayor Gaines called the meeting to order and noted a quorum was present. 

 

The Pledge of Allegiance was recited. 

 

PRESENT: 

 

Mayor Mark Gaines 

Vice-Mayor Valerie Coyle 

Council Member Jean Davis 

Council Member Tammie Gaines 

Council Member Jeff Voit 

Council Member Deborah Howard 

Council Member Randy Hageman 

Council Member Arthur Wholey 

 

PUBLIC HEARING: 

 

Rezoning - #RZS-2021-02 – Northview 

 

Mayor Gaines noted the public hearing is a continuation from the March 3, 2022, meeting. 

 

Mayor Gaines opened the public comment period. With no one wishing to speak, Mayor Gaines 

closed the public comment period. 

 

Council stated that the applicant submitted amended proffers. Council requested additional time 

to discuss and allow the applicant time to address any concerns. 

 

Council requested more time prior to the closing of a public hearing to allow for an applicant’s 

rebuttal. 

 

Council requested the contact information of the Applicant’s Representative should additional 

questions arise. 

 

 

166



Bowling Green Town Council                  April 7, 2022 

 

 

Page 2 

 

Council asked for a status update regarding information requested from the Department of 

Environmental Quality (DEQ) and noted a response has not yet been received. 

 

On the motion of Mr. Voit, seconded by Mr. Wholey, which carried a vote of 8-0, the Town Council 

voted to defer action to the next meeting. 

 

DELEGATIONS: 

 

Appointment of Treasurer 

 

On the motion of Mr. Wholey, seconded by Ms. Gaines, which carried a vote of 8-0, the Town 

Council voted to appoint Ms. Jackie Nance, as Treasurer for the Town of Bowling Green. 

 

PUBLIC COMMENT: 

 

Mayor Gaines opened the public comment period. 

 

Mr. Keith Oster, Applicant’s Representative, with Sullivan, Donohoe, & Ingalls (SDI), P.C., 

presented to the members updated proffers for #RZS-2021-20-Northview, and reviewed the 

following: 

 Amendments to proposed proffers: 

o Buyer acknowledgement for proximity to Fort AP Hill; 

o Area lighting and dark sky compliance; 

o Widening of roads to accommodate parking; 

o Architectural Materials Section; 

o Amenities; 

o Trail expansion; 

 Adjustments to the Generalized Development Plan (GDP) with the current ordinance 

requirements; and 

 Request for an ordinance amendment is under review by the Planning Commission. 

 

The Applicant’s Representative concluded the presentation and noted he would answer any 

questions. 

 

Council asked for information regarding the signing of proffers. Staff stated that a copy of the 

signed proffers has been received. 

 

Mr. Paul Urlick, resident, updated the members regarding water bill issues that was previously 

brought to the attention of Council. Mr. Urlick stated his bill has returned to normal, but he has not 

received explanation as to the cause. Additionally, Mr. Urlick expressed concern regarding the 

increase of Town Hall Rental Rates and requested the fee for the Bowling Green Volunteer Fire 

Department remain at $250 per use. 

 

Mr. Mark Bissoon, resident, addressed the members to offer use of his commercial property for a 

mural or signage to welcome visitors to the Town of Bowling Green. 

 

Mayor Gaines closed the public comment period. 
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MEMBER COMMENT: 

 

Council welcomed new Council Member, Mr. Randy Hageman. 

 

STAFF REPORTS & PRESENTATIONS: 

 

The following staff reports were presented to Council. 

 

Public Works/Utilities Monthly Report for March 2022 

 No discussion. 

 

Police Department Monthly Report for March 2022 

 No discussion. 

 

Town Treasurer Monthly Report for March 2022 

 No discussion. 

 

Town Manager Monthly Report for March 2022 

 Council expressed appreciation to staff for their continued hard work. 

 

Playground Update 

 Mr. Dan Webb, volunteer, reviewed a draft playground concept which notated areas in 

need of improvement, equipment relocation, or additional amenities. The committee 

requested discussion and input from Council. 

 Council discussed new equipment; upgrade of restroom amenities; paving; lighting; 

safety and security; landscaping; and ADA Compliance. 

 

Planning Commission Report 

 Council noted the request made by the Planning Commission hold a joint meeting with 

DEQ regarding existing and future water concerns. 

 Staff reviewed ordinance amendments under review by the Planning Commission. 

 

CONSENT AGENDA: 

 

Bills – March 2022 

 

Council asked for information regarding the purchase of office supplies and equipment. Staff noted 

purchases are made from multiple vendors. Council recommended utilizing the online retailer 

Newegg for computer and electronic purchases. 

 

On the motion of Mr. Voit, seconded by Ms. Gaines, which carried a vote of 8-0, the Town Council 

voted to accept the Consent Agenda as presented. 
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UNFINISED BUSINESS: 

 

Rezoning – #RZS-2021-20 – Fairmont 

 

Mayor Gaines asked if the members had any questions or requests for deferral of the application. 

 

Council and Staff discussed the submission of revised proffers which would require 

readvertisement. 

 

On the motion of Mr. Wholey, seconded by Ms. Howard, which carried a vote of 8-0, the Town 

Council voted to approve the readvertisement and defer action to the meeting scheduled for May 

5, 2022. 

 

Council asked for clarification regarding payment of the readvertising fee. Staff noted the 

responsibility is to the Town. 

 

NEW BUSINESS: 

 

Vehicle Use Policy 

 

Ms. Finchum presented to the members the Draft Employee Vehicle Use Policy and explained the 

policy would aid in lowering the costs of fuel and vehicle replacement. 

 

On the motion of Mr. Wholey, seconded by Mr. Voit, which carried a vote of 8-0, the Town Council 

voted to approve the Employee Vehicle Use Policy as presented, to include the reduction in 

residential distance from the Town of Bowling Green to 10 miles. 

 

Public Complaint Form 

 

Mayor Gaines discussed the implementation of a Public Complaint Form. Mayor Gaines explained 

the form would allow staff to take in and process citizen complaints and concerns. Council asked 

for input and suggestions. 

 

ADJOURNMENT: 

 

On the motion of Mr. Voit, seconded by Mr. Wholey, which carried a vote of 8-0, the Town 

Council voted to adjourn the April 7, 2022, meeting at 7:57 p.m. 
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TOWN OF BOWLING GREEN 
TOWN COUNCIL MEETING 

AGENDA ITEM REPORT 

 
AGENDA ITEM: Tinsel Town 2022 

ITEM TYPE: Consent Agenda 

PURPOSE OF ITEM: Decision - By Motion 

PRESENTER: Allyson Finchum, townmanager@townofbowlinggreen.com 

PHONE: (804) 633-6212 

 
BACKGROUND / SUMMARY: 
Tinsel Town is an annual event conducted in Town Hall by a private entity.   

ATTACHMENTS: 
 

REQUESTED ACTION: 
Reduce cost of facility. 
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