Staff Report
Morgan County Planning Commission
Petition for: Zoning Map Amendment

Property location:
Property tax parcel:
Acreage:
Applicant:
Applicant’s Agent:
Property Owner:
Existing Zoning:
Proposed Zoning:

Seven Islands Road and Bonner Lane
052-043 (and 052-030F, see explanation)
10.19 acres
GTLZS, LLC
John Strauss
GTLZS, LLC, 7187 J-1 Washington Street, Covington
C2 (General Commercial)
C3 (Heavy Commercial)

Summary
GTLZS, LLC is
requesting Zoning
Map Amendments
for 2 parcels, with
total combined
acreage of 10.19
acres, located at
the corner of Seven
Islands Road and
Bonner Lane. Part
of this property was
before the Planning
Commission in
December of 2019
to rezone 1.19
acres from AG to
C2. The applicants
at the time said
they intended to
combine that
parcel, 052-030F,
with the 9 acres behind it, Tax Parcel 054-043. Those parcels were combined in February 2020. The
entire 10.19 acres are now shown as Tax Parcel 052-043. Advertisements and signs were placed for both
Parcel numbers, per the Applicant’s submittal. See included plat for Hutcherson.
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The above zoning map still shows a line where the properties were divided. The gas station in front of
the subject parcel is zooned C2, as are two properties across Seven Islands Road. The nearest C3 zoning
in the county is on the Highway 441 by-pass at the formerly Watson property that was rezoned in 2018.
In the Applicant’s letter, dated September 28, 2020, the proposed uses are listed as “general ministorage, covered and enclosed RV storage, and covered and enclosed boat storage, plus any other uses
permitted in C3.” Staff asked the Applicant about the “other uses” and was told the only intended uses
were mini-storage, RV storage and boat storage.
The closest boat storage is on Parks Mill Road at Boats Works. The next closest is at Blue Springs Marina.
The Marina also allows open RV storage. The closest mini-storage in the county is in Madison.
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The Morgan County
Comprehensive Plan’s
Character Area Map shows the
area as Industrial, as indicated
by the purple color. This
designation was based on the
presence of the quarry across
Seven Islands Road. According
to the description of the
Industrial designation,
commercial uses are allowed,
although the primary targeted
uses are listed regional
employers engaged in
manufacturing, trucking or
production.

Criteria for Consideration
(Please note that the criteria below are bulleted in the Morgan County Zoning Ordinance, Section 19.3.1.
They are numbered here for ease of use.
1. Compatibility with Adjacent Uses and Districts: Existing uses and use districts of surrounding
and nearby properties, whether the proposed use district is suitable in light of such existing uses
and use districts of surrounding and nearby properties, and whether the proposal will adversely
affect the existing use or usability of adjacent or nearby properties.
2. Property Value: The existing value of the property contained in the petition under the existing
use district classification, the extent to which the property value of the subject property is
diminished by the existing use district classification, and whether the subject property has a
reasonable economic use under the current use district.
3. Suitability: The suitability of the subject property under the existing use district classification,
and the suitability of the subject property under the proposed use district classification.
4. Vacancy and Marketing: The length of time the property has been vacant or unused as currently
used under the current use district classification; and any efforts taken by the property owner(s)
to use the property or sell the property under the existing use district classification.
5. Evidence of Need: The amount of undeveloped land in the general area affected which has the
same use district classification as the map change requested. It shall be the duty of the applicant
to carry the burden of proof that the proposed application promotes public health, safety,
morality or general welfare.
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6. Public Facilities Impacts: Whether the proposal will result in a use, which will or could cause an
excessive or burdensome use of existing streets, transportation facilities, utilities, schools, parks
or other public facilities and services.
7. Consistency with Comprehensive Plan: Whether the proposal is in conformity with the policy
and intent of the locally adopted comprehensive plan.
8. Other Conditions: Whether there are any other existing or changing conditions affecting the use
and development of the property that give supporting grounds for either approval or
disapproval of the proposal.
Staff Comments
The applicant points out in his letter that the location of the property seems to be compatible with the
description for C3 zoning in the Morgan County Zoning Ordinance. The quoted Chapter is provided
below.
Chapter 4.9 Heavy Commercial District (C3)
The Heavy Commercial District is intended to provide areas for auto oriented businesses and commercial
uses, which benefit from direct access to the county’s major transportation routes, including Interstate 20.
C3 uses are generally not appropriate for single lot development, and the development of planned
commercial nodes, when possible, is encouraged.
Due to the intensity of use and off site impacts, Heavy Commercial Districts are not appropriate for
locations abutting single-family residential districts. These districts should be located in appropriate areas
designated as commercial on the Future Land Use Map of the Comprehensive Plan.

Although C2 zoning is located adjacent to and across Seven Islands Road, there is no C3 zoning in the
area. Consideration should be given to the potential spot-zoning nature of the request, as well as the
compatibility of the request with the zoning designation description. Also consideration should be given
to the Watson property on the Highway 441 by-pass, which was rezoned to C3 with no adjacent heavy
commercial zoning (August 2018), as well as the 2 parcels on Highway 278 owned by Perco which we
rezoned from C2 to C3 with only Industrial zoning nearby (August 2019).
Please also refer to the Applicant’s letter, as well as the included page describing the Comprehensive
Plan’s Industrial Character Area designation.
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