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Rutherford County Regional Planning Commission 
Agenda – 10-10-16 – 6:00 PM 

Historic County Courthouse – 2nd Floor 
 
 

I. CALL TO ORDER 
II. PRAYER/PLEDGE OF ALLEGIANCE 

III. ROLL CALL/DETERMINATION OF QUORUM 
IV. APPROVAL OF THE MINUTES 
V. ITEMS WITHDRAWN/DEFERRED 

VI. NEW BUSINESS 
A. REZONING REQUESTS/PUBLIC HEARINGS 

1. Charles Mullins (16-A014) 
Location:  3711 Old Woodbury Highway 
Commissioner District:  4 (Robert Peay, Jr.) 
Size of Site:  Approximately .5 acres 
Tax Map:  104, Parcel:  116.03 
Existing Zoning:  Residential Medium-Density (RM) 
Proposed Zoning:  Commercial Neighborhood (CN) 
 

2. Vijay Patel for Overall Creek Partners (16-A015) 
Location:  4431 Veterans Parkway 
Commissioner District:  20 (Trey Gooch) 
Size of Site:  Approximately 1.1 acres 
Tax Map:  93N, Group B, Parcel:  6.00 
Existing Zoning:  Residential Medium-Density (RM) 
Proposed Zoning:  Commercial Services (CS) 
 

3. Mark Jones for Steel Barrel Brewing (16-A016) 
Location:  6790 John Bragg Highway 
Commissioner District:  6 (Joe Frank Jernigan) 
Size of Site:  Approximately 82 acres 
Tax Map:  105, Parcel:  98.01 
Existing Zoning:  Residential Medium-Density (RM) 
Proposed Zoning:  Planned Unit Development (PUD) for use as Brewery Facility 
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4. Joni Cook (16-A017) 
Location:  Couchville Pike 
Commissioner District:  3 (Will Jordan) 
Size of Site:  Approximately 12 acres 
Tax Map:  2, Parcel:  12.02 
Existing Zoning:  Residential Medium-Density (RM) 
Proposed Zoning:  Office Professional (OP) 
 

5. Bev DeLong (16-A009) 
Location:  8461 Franklin Road 
Commissioner District:  20 (Trey Gooch) 
Size of Site:  Approximately 5 acres 
Tax Map:  94, Parcel:  60.00 
Existing Zoning:  Residential Medium-Density (RM) 
Proposed Zoning:  Planned Unit Development (PUD) – Self-Storage Facility 

 
VII. OLD BUSINESS 

VIII. STAFF REPORTS/OTHER BUSINESS 
IX. ADJOURNMENT 
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date: October 10, 2016 

Case Number:  16-A014 

Staff Recommendation: NEUTRAL 

Request by: 
Property Address: 
Commission District: 
Urban Growth Boundary: 

Charles Mullins 
3711 Old Woodbury Highway 
4 – Robert Peay, Jr.  
Murfreesboro UGB 

Applicant Request 
Rezoning from Residential Medium-Density (RM) to Commercial Neighborhood (CN) 

Purpose of District 
This class of district is designed to provide for a the types of commercial activities that can be 
located in close proximity to residential areas and that meet recurring shopping and personal 
service needs. Bulk requirements and buffering standards are intended to insure compatibility 
between adjoining and nearby uses.  This district may also include residential occupancy. 

Site Characteristics 
Current Zoning:  RM 
Current Use:  Vacant – Existing accessory structure 
Adjacent Uses:  Residential on all sides.  Existing mobile home park to the north 
Adjacent Zoning:  RM on all sides   
Size of Tract:  Approximately .5 acres   

Comprehensive Plan 
The Rutherford County Comprehensive Plan classifies this property as being located within 
Suburban Belt Character Area.  This character area recommends residential densities of up to 
three units per acre and non-residential densities of .2 Floor/Area Ratio.  Old Woodbury 
Highway is also classified as a Suburban Corridor which recommends residential densities of up 
to 5 units per acre and non-residential densities of .2 Floor/Area Ratio.     

Proposal supported by Comprehensive Plan 
Non-residential uses are contemplated within the Suburban Belt Character Area and along 
Suburban Corridors.  There are also other non-residential uses in fairly close proximity to the 
subject property. 

Infrastructure 
Roads: Old Woodbury Highway is a 2-lane, ditch-section road that has 60 feet of right-of-way.  

The County’s Long Range Transportation Plan shows a future widening of this segment 
of Old Woodbury Highway to a three-lane cross-section.  There appears to be adequate 
existing right-of-way for this improvement.  There is a TDOT traffic count approximately 
2/3 of a mile to the west of the subject property that identifies a 2015 count of 3,543 
vehicles per day. 
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Utilities: According to information from Consolidated Utility District (CUD), there is an existing 
8-inch water line fronting the subject property along Old Woodbury Highway.    

Fire Protection: The closest fire hydrant is located at the intersection of Old Woodbury Highway 
and Anniston Drive (Green Top) approximately 125 to the east.  Any new 
development/redevelopment on the property will be required to adhere to the adopted 
fire codes for Rutherford County. 

Stormwater:  No portion of the property is located within the 100-year flood zone, as 
delineated by the Federal Emergency Management Agency (FEMA).  The applicant will 
need to work closely with Engineering Staff to ensure that a stormwater management 
system is designed to provide water quality and quantity control for any new 
improvements. 

Staff is aware of drainage concerns with this property.  While the subject property 
does not appear to hold water, it appears that at some point in the past there was a 
ditch that ran through it.  This ditch was filled in, which has caused some drainage 
issues for other properties in the area.  Any new development of this property may 
have to account for these issues.   

Schools:  Not applicable, as this request is for non-residential purposes. 
Background/Proposal Details 

Background/Proposed Use:  The applicant is proposing to rezone the property in order to 
construct/operate a lawnmower/small engine repair shop.   This activity falls under the 
Consumer Repair Services activity classification, which is allowed by right within the 
Commercial Neighborhood (CN) zone.  The applicant originally requested Commercial 
Services (CS) zoning.  Upon review, the property width (Approximately 86 feet) is less 
than the required width for properties within the CS zone (100 feet).  Considering that 
the proposed use would be allowed in both the CS and CN zone, Staff spoke to the 
applicant about making a change to his request.  The minimum lot width in the CN zone 
is 75 feet, as opposed to 100 feet in the CS zone, which this property meets.   

Staff has spoken with the applicant regarding his plans for the property.  It is unclear at 
this point whether the existing garage will be utilized for the proposed business or a 
new building will be constructed.  If the existing garage is to be utilized, Staff has 
identified several items of concern.  First, the existing building appears to be within the 
required side setbacks for the CN zone.  Buildings constructed as accessory structures in 
residential zones only have to meet a minimum setback of five feet.  They also have to 
stay outside of any drainage and/or utility easements.  If the building were utilized as a 
principal structure in the CN zone, it would have to adhere to a 15-foot side setback.  It 
is very likely that a setback variance from the Board of Zoning Appeals would have to be 
applied for before the building could be used for commercial purposes.  Second, the 
existing building would have to be brought up to current building and fire codes.  Since 
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the building would no longer be an accessory structure for personal use, the occupancy 
and codes requirements would change. Third, all requirements, such as parking, 
stormwater, landscaping/screening, groundwater/septic tanks, etc., would have to be 
constructed approved prior to beginning operation.  This would require an engineered 
site plan to be reviewed by Staff and possibly the Planning 
Commission.  Staff has conveyed this information to the applicant and is concerned that 
there simply may not be enough room on the property to make all of the necessary 
improvements.     

Access & Parking: The applicant has not submitted any concept plan to this point.  Access would 
be from Old Woodbury Highway.  Parking requirements for the proposed businesses 
would be one space for every 250 square feet of floor area.  If the building is used 
primarily as a contractor’s office, the requirement would be one space for every 1,000 
square feet of sales/office floor area, plus one space for each employee.  Parking spaces 
would have to be built to current County standards, including paving. 

Landscaping: A Type 2 Buffer would be required on all sides adjacent to residential zones.  The 
buffer requires an average width of 30 feet, which can be reduced to 15 feet if a solid 
visual screen is used.  Plantings are prescribed in the Zoning Ordinance.        

Performance Standards:  Section 1106 of the Zoning Ordinance creates performance standards 
for noise, dust, odor and hazardous materials that commercial or industrial activities 
must be able to meet.   

Staff Recommendation 
There are a number of issues that will need to be addressed, especially if the applicant desires 
to use the existing building on the property.  Staff is concerned that the lot isn’t large enough to 
make the required improvements.  That being said, non-residential uses are contemplated 
along suburban corridors and there are other non-residential uses in proximity to the subject 
property.  Staff is neutral on this application. 

This application was deferred at the Planning Commission’s (PC’s) August 8, 2016 meeting.  
Commission members raised a several issues, including the proposed use of the property, 
whether or not the existing building would be utilized for the business, septic soils, hours of 
operation, and drainage concerns.  Staff has discussed these concerns with the applicant and 
has also asked him to provide a concept plan to ensure that his plans for the property are 
feasible.  Further conversations with the applicant indicate that he may wish to pursue a 
different type of application for the property (i.e. special exception for a possible home-based 
business) but has asked for this application to remain on the Planning Commission’s agenda 
for the time being.  The item was then requested by the applicant to be removed from the 
PC’s September 12 meeting.   



16-A014 Staff Report Page 4 of 4 

Attachments 
Zoning Map  
Aerial Map 
Water Line Map from CUD 
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date: October 10, 2016 
 
Case Number:   16-A015 

Staff Recommendation: APPROVAL 

Request by: 
Property Address: 
Commission District: 
Urban Growth Boundary: 

Vijay Patel, for Overall Creek Partners 
4431 Veterans Parkway 
20 – Trey Gooch  
Murfreesboro UGB 

Applicant Request 
Rezoning from Residential Medium-Density (RM) to Commercial Services (CS) 

Purpose of District 
This class of district is designed to provide for a wide range of commercial uses concerned with 
retail trade and consumer services; amusement and entertainment establishments; automotive 
and vehicular service establishments; transient sleeping accommodations; eating and drinking 
places; financial institutions; and offices.  However, it is not intended that this district permit 
uses which generate large volumes of truck traffic, and certain activities that have lower 
performance characteristics are prohibited. Less building bulk is permitted, and more open 
space and buffering are required. 

Site Characteristics 
Current Zoning:  RM 
Current Use:  Single-Family Residential 
Adjacent Uses:  Residential to the north and south.  Vacant to the west.  Shopping center 

located across Veterans Parkway to the east 
Adjacent Zoning:  RM to the north and west.  City zoned property to the south (Commercial 

Fringe (CF)) and east (commercial Highway (CH)).  
Size of Tract:  Approximately 1.1 acres   

Comprehensive Plan 
The Rutherford County Comprehensive Plan classifies this property as being located within 
General Urban Character Area.  This character area recommends residential densities of up to 
ten units per acre and non-residential densities of .9 Floor/Area Ratio.  Veterans Parkway is also 
classified as an Urban Corridor which recommends similar residential and non-residential 
densities.     
 

Proposal supported by Comprehensive Plan  
Staff is of the opinion that the request is supported by the County’s Comprehensive Plan.  Non-
residential uses are contemplated within the General Urban Character Area and along Urban 
Corridors.  There are also other non-residential uses in very close proximity to the subject 
property. 
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Infrastructure  
Roads: Veterans Parkway is a 5-lane, curb-and-gutter road that has 80 feet of right-of-way.  

There is a TDOT traffic count approximately two miles to the north at the interchange 
onto S.R. 840 that identifies a 2015 count of 7,074 vehicles per day. 

 
Utilities: According to information from Consolidated Utility District (CUD), there is an existing 

16-inch water line fronting the subject property along Veterans Parkway.        
 

Fire Protection: The closest fire hydrant (Green Top) is located approximately 122 feet to the 
north.  Any new development/redevelopment on the property will be required to 
adhere to the adopted fire codes for Rutherford County. 

 
Stormwater:  No portion of the property is located within the 100-year flood zone, as 

delineated by the Federal Emergency Management Agency (FEMA).  The applicant will 
need to work closely with Engineering Staff to ensure that a stormwater management 
system is designed to provide water quality and quantity control for any new 
improvements.  

 
Schools:  Not applicable, as this request is for non-residential purposes. 

Background/Proposal Details  
Background/Proposed Use:  The applicant is proposing to rezone the property for possible 

future commercial use.  The applicant has not identified any specific use at this point, 
nor have they provided a concept plan.  He may develop the property or sell it in the 
future.         

 
The current residential use of the property could continue under the County’s 
Nonconforming Uses, Lots, and Structures Section (Chapter 13).  Grandfathering status 
would be lost if the property were to be developed for commercial purposes or if the 
residential use were discontinued for greater than 30 months.   
 

Access & Parking: Access would be from Veterans Parkway.  Parking spaces would have to be 
built to current County standards, including paving.  The right-of-way for Veterans 
Parkway is located within the Murfreesboro City Limits.  Any development would have 
to conform to the access requirements for Murfreesboro.  

 
Landscaping: A Type 2 Buffer would be required on all sides adjacent to residential zones.  The 

buffer requires an average width of 30 feet, which can be reduced to 15 feet if a solid 
visual screen is used.  Plantings are prescribed in the Zoning Ordinance.        

 
Performance Standards:  Section 1106 of the Zoning Ordinance creates performance standards 

for noise, dust, odor and hazardous materials that commercial or industrial activities 
must be able to meet.   
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Staff Recommendation 
Staff believes that the Veterans Parkway area is in a state of transition.  Since the completion of 
the widening and realignment to Veterans Parkway, multiple non-residential uses have been 
introduced to the area.  Examples include MTEMC’s proposed campus to the north and across 
the street from the subject property, the new Kroger development at the intersection of 
Franklin Road and Veterans Parkway located directly across the street from the subject 
property, and a commercial element to the PUD located at the intersection of Shores Road and 
Veterans Parkway.  The Board of Commissioners also approved rezoning requests at 4925 
Veterans Parkway at their December 17, 2015 meeting and at 4613 Veterans Parkway at their 
August 11, 2016 meeting.  Staff feels that CS zoning would be consistent with the development 
trend in the area and recommends approval.      

This item was deferred at the Planning Commission’s (PC) September 12, 2016 meeting in 
order to allow the applicant an opportunity to attend the next PC meeting.  Staff expects the 
applicant to be in attendance for the October 10, 2016 meeting.  

Attachments 
Zoning Map  
Aerial Map 
Water Line Map from CUD 
Murfreesboro City Zoning Map 









MALACHITE
DR

JACINTH LN

ELIZABETH
DR HI

CK
OR

Y
H I

LL
SD

R

MEADOW
LN

CAROL DR

VE
TE

RA
NS

PK
WY

£¤96

PUD

CH

CF

RM-16

CF

Murfreesboro Zoning Legend

CF - Commercial Fringe
CH - Commercial Highway
RM-16 - Residential Multi-Family, 16 dwelling units/acre max
PUD - Planned Unit Development

Subject Property

ddemosi
Line



16-A016 Staff Report Page 1 of 3 

Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date: October 10, 2016 

Case Number:  16-A016 

Staff Recommendation: APPROVAL 

Request by: 
Property Address: 
Commission District: 
Urban Growth Boundary: 

Mark Jones, for Steel Barrel Brewing 
6790 John Bragg Highway 
6 – Joe Frank Jernigan  
Rural Area 

Applicant Request 
Rezoning from Residential Medium-Density (RM) to Planned Unit Development (PUD) for a 
Brewery Facility 

Purpose of District 
The Planned Unit Development District (PUD) is a distinct zoning district which is intended to 
encourage innovative land planning and design and avoid the monotony sometimes associated 
with large developments.  Further information on the purpose of this district can be found in 
Section 901 of the Rutherford County Zoning Ordinance. 

Site Characteristics 
Current Zoning:  RM 
Current Use:  Vacant/Agricultural 
Adjacent Uses:  Existing Community Assembly use to the west (Church). Residential/agricultural 

on all other sides  
Adjacent Zoning:  RM on all sides  
Size of Tract:  Approximately 82 acres  

Comprehensive Plan 
The Rutherford County Comprehensive Plan classifies this property as being located within 
Suburban Belt Character Area.  This character area recommends residential densities of up to 
three units per acre and non-residential densities of .2 Floor/Area Ratio (FAR).  John Bragg 
Highway is also classified as an Urban Corridor which recommends non-residential densities of 
.9 FAR.     

Proposal supported by Comprehensive Plan 
Staff believes that this request is generally in conformance with the County’s Comprehensive 
Plan.  Non-residential uses are contemplated along Urban Corridors.  This use is unique in the 
fact that most of the site will remain as agricultural use.  There are also a number of ancillary 
activities that the applicant is proposing that make it compatible with the rural nature of the 
area.   
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Infrastructure 
Roads: John Bragg Highway/US 70 is a 4-lane, divided ditch section road that has approximately 

250 feet of right-of-way.  There is a TDOT traffic count approximately one and one-half 
miles to the west between Coleman Road and Mt. Hermon Road that identifies a 2015 
count of 13,620 vehicles per day. 

Utilities: According to information from Consolidated Utility District (CUD), there is an existing 
20-inch water line fronting the subject property along John Bragg Highway.    

Fire Protection: The closest fire hydrant (Blue Top) is located along the frontage of the subject 
property.  Any new development/redevelopment on the property will be required to 
adhere to the adopted fire codes for Rutherford County. 

Stormwater:  No portion of the property is located within the 100-year flood zone, as 
delineated by the Federal Emergency Management Agency (FEMA).  The applicant will 
need to work closely with Engineering Staff to ensure that a stormwater management 
system is designed to provide water quality and quantity control for any new 
improvements. 

Schools:  Not applicable, as this request is for non-residential purposes. 

Background/Proposal Details 
Background/Proposed Use:  The applicant is proposing to rezone the property for Steel Barrel 

Brewery, a facility similar to the Arrington Vineyards in Williamson County according to 
the applicant.  From the applicant’s pattern book: 

“The initial project will be to create a 15,000 sf. brewing facility and 
associated parking areas.  The brewing facility will provide space for the 
brewing of craft beers, a tap room for beer sampling and sales, a sensory 
room, and labs.  These labs will be for a new Fermentation Program at 
Middle Tennessee State University starting in the Fall of 2017.  This 
partnership will allow for students of the program to utilize the brewery's 
facilities to learn about the science of fermentation and the brewing 
industry.  The facility will also grow and cultivate its own hops on-site for 
the brewing of the craft beers. 

The majority of 82.40 acres of property will remain as agricultural or 
open space.  Roughly 45% of the southern portion of the property will 
remain unchanged to be utilized as a livestock pasture for cattle.  The 
central portion of the property will be for the brewery facility and 
amenities to be offered to visitors. Along with the fields for growing 
dwarf hops.  The effluent water produced by the on-site STEP system, will 
be utilized for irrigation of the hops grown for the brewing process.” 
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The applicant also identifies a number of amenities and outdoor programs for visitors 
and guests, such as a Par-3 Challenge golf hole, disc golf and an outdoor venue. 
Additional information on the project can be found in the applicant’s Pattern Book.  

Since this is a unique use that is not specifically identified in the Zoning Ordinance, Staff 
requested that the applicant consider using a planned development approach.  Staff has 
also requested the applicant review the standards for Retreats since weddings and 
other events have been listed as potential future uses.        

Access & Parking: The applicant plans to improve the existing entrance along John Bragg 
Highway for this project.  There is also an existing median cut in the center of the 
property along John Bragg Highway.  Parking spaces would have to be built to current 
County standards, including paving.   

Landscaping: The applicant is preserving as much existing landscape material on the property as 
possible.  Most of the property will also remain undisturbed and will be used for 
agricultural purposes, such as crops for hops and grazing land.  Staff has asked the 
applicant to provide more information on the level of buffer they are striving for, 
especially along the western property line, where the proposed buildings are located.       

Performance Standards:  Section 1106 of the Zoning Ordinance creates performance standards 
for noise, dust, odor and hazardous materials that commercial or industrial activities 
must be able to meet.   

Staff Recommendation 
Overall, Staff is comfortable with this application.  This is a large piece of property that will 
remain largely undisturbed with the exception of the proposed buildings and parking area.  The 
remainder of the site will be used for agricultural purposes.  The property is located along John 
Bragg Highway, which has been identified as an Urban Corridor in the Comprehensive Plan, and 
does contemplate non-residential uses.  Although this is a non-residential use, Staff feels that 
the project has been designed to remain compatible with the rural nature of the area.    Staff 
recommends approval.   

Attachments 
Zoning Map  
Aerial Map 
Water Line Map from CUD
Concept Plan
Pattern Book (Separate Attachment) 











16-A017 Staff Report Page 1 of 3 

Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date: October 10, 2016 

Case Number:  16-A017 

Staff Recommendation: APPROVAL 

Request by: 
Property Address: 
Commission District: 
Urban Growth Boundary: 

Joni Cook 
Couchville Pike 
3 – Will Jordan  
Smyrna UGB 

Applicant Request 
Rezoning from Residential Medium-Density (RM) to Office Professional (OP) 

Purpose of District 
This class of district is designed to provide for low intensity office development and compatible 
commercial uses such as small retail and business service uses with a minimum of objectionable 
characteristics in appropriate locations.  This district may be used as a transitional zone 
between residential and intense commercial areas. Permitted uses are those which tend to 
attract small numbers of people and generate lower volumes of traffic. Less building bulk is 
permitted and more open space is required. 

Site Characteristics 
Current Zoning:  RM 
Current Use:  Vacant 
Adjacent Uses:  Single-Family uses on all sides.  Most of these residences are on larger tracts of 

land  
Adjacent Zoning:  RM on all sides  
Size of Tract:  Approximately 12 acres  

Comprehensive Plan 
The Rutherford County Comprehensive Plan classifies this property as being located within 
Suburban Belt Character Area.  This character area recommends residential densities of up to 
three units per acre and non-residential densities of .2 Floor/Area Ratio (FAR).  Couchville Pike 
is also classified as a Rural Scenic Corridor which recommends non-residential densities of .1 
FAR.     

Proposal supported by Comprehensive Plan 
Non-residential uses are contemplated in the Suburban Character Area and also along Rural 
Scenic Corridors.     

Infrastructure 
Roads: Couchville Pike is a 2-lane, ditch section road that has approximately 50 feet of right-of-

way.  There is a TDOT traffic count approximately one mile to the east/southeast close 
to Barnett Road that identifies a 2015 count of 2,627 vehicles per day.  There are no 
improvements for Couchville Pike identified on the County’s Long-Range Transportation 
Plan.   
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Utilities: The property is within the jurisdiction of the Gladeville Utility District.  According to 
information provided by the Utility, there is an existing 6-inch water line fronting the 
subject property along Couchville Pike.        

Fire Protection: There is not a fire hydrant within 1,000 feet of the subject property.  However, 
information from Gladeville Utility District indicates that the water line in the area can 
support a fire hydrant.  Any new development/redevelopment on the property will be 
required to adhere to the adopted fire codes for Rutherford County. 

Stormwater:  No portion of the property is located within the 100-year flood zone, as 
delineated by the Federal Emergency Management Agency (FEMA).  The applicant will 
need to work closely with Engineering Staff to ensure that a stormwater management 
system is designed to provide water quality and quantity control for any new 
improvements. 

Schools:  Not applicable, as this request is for non-residential purposes. 

Background/Proposal Details 
Background/Proposed Use:  According to information submitted by the applicant (See attached 

description with this report), they are proposing to rezone the property in order to 
construct a facility for the Lantern Lane Farm Counseling Center.  The applicant received 
approval for a similar program at her home located at 6201 Corinth Road, just to the 
east of the subject property.  A copy of the Board of Zoning Appeals Staff Report and 
recorded conditional use permit have been included with you agenda materials.  This 
type of use would fall under the Medical Services Activity Classification, which is allowed 
by-right in the Office/Professional (OP) District.   

The project will be built in three phases.  The first phase will be the offices, horse stables 
and a parking area.  Phase Two will include a covered area.  Phase Three will include a 
living space for the caregiver of the facility.  The applicant has provided a rough sketch 
plan of the property showing the proposed location of the buildings and parking area.   

Access & Parking: Access will be directly onto Couchville Pike.  Access drives and parking spaces 
would have to be built to current County standards, including paving.  

Landscaping: The site is heavily treed.  Properties zoned OP are required to have a Type I Buffer 
adjacent to RM-zoned property.  Staff feels that there is sufficient tree material to meet 
the buffering requirements.  That being said, confirmation will need to be demonstrated 
at the site plan review stage if this rezoning request is approved.        

Performance Standards:  Section 1106 of the Zoning Ordinance creates performance standards 
for noise, dust, odor and hazardous materials that commercial or industrial activities 
must be able to meet.   
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Staff Recommendation 
OP zoning typically acts as a transitional zoning between residential areas and more intense 
commercial areas.  There is a CS zoned property less than 1,000 feet to the east of the subject 
property.  The proposed business is also very similar to what was approved as a conditional use 
permit at the applicant’s residence along Corinth Road.  Even if the proposed business does not 
ultimately occupy the property, OP zoning is more limited in the allowable uses than the 
commercial zones are.  Staff recommends approval.  

Attachments 
Zoning Map  
Aerial Map 
Applicant’s Submittal Materials 
Board of Zoning Appeals Staff Report and recorded Conditional Use Permit for 6201 Corinth 
Road 
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date: October 10, 2016 

Case Number:  16-A009 

Staff Recommendation: APPROVAL 

Request by: 
Property Address: 
Commission District: 
Urban Growth Boundary: 

Beverly DeLong 
8461 Franklin Road 
20 – Trey Gooch  
Murfreesboro UGB 

Applicant Request 
Rezoning from Residential Medium-Density (RM) to Planned Unit Development (PUD) 

Purpose of District 
The Planned Unit Development District (PUD) is a distinct zoning district which is intended to 
encourage innovative land planning and design and avoid the monotony sometimes associated 
with large developments.  Further information on the purpose of this district can be found in 
Section 901 of the Rutherford County Zoning Ordinance. 

Site Characteristics 
Current Zoning:  RM 
Current Use:  Existing Single-Family 
Adjacent Uses:  Residential on all sides 
Adjacent Zoning:  RM on all sides   
Size of Tract:  Approximately 5 acres   

Comprehensive Plan 
The Rutherford County Comprehensive Plan classifies this property as being located within 
Suburban Belt Character Area.  This character area recommends non-residential densities of up 
to .2 floor/area ratio (FAR).  Franklin Road is also classified as an Urban Corridor which 
recommends non-residential densities of up to .9 FAR.   

Proposal supported by Comprehensive Plan 
Yes.  The Comprehensive Plan does contemplate non-residential uses within Suburban 
Character Area and along Urban Corridors.   

Infrastructure 
Roads: Franklin Road/State Route (SR) 96 is a 2-lane, ditch-section road that has approximately 

60 feet of right-of-way.  The County’s Long Range Transportation Plan shows a future 
widening of Franklin Road to five lanes.  Staff will explore the possibility of any right-of-
way needs for this eventual widening.  The closest traffic count to the subject property 
is located approximately 1/2 of a mile to the west of the subject property.  The location 
(Station 51) shows a 2015 count of 5,717 trips per day. 

Utilities: According to Consolidated Utility District (CUD), there is a 6-inch water line to service 
the property along Franklin Road.  
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Fire Protection: According to information provided by CUD, there is a fire hydrant located at the 
intersection of Franklin Road and Puckett Road, which is about 800 feet to the west of 
the subject property.  Any development will be required to adhere to the adopted fire 
codes for Rutherford County. 

Stormwater:  No portion of the subject property is impacted by the 100-year floodplain, as 
delineated by the Federal Emergency Management Agency (FEMA).  The County’s 
Engineering Staff has stated that the drainage area downstream from this property is 
volume sensitive.  The applicant will need to work closely with Engineering Staff to 
ensure that a stormwater management system is designed to provide water quality and 
quantity control for any new improvements. 

Schools:  Not Applicable since this application is not for residential uses. 

Background/Proposal Details 
Background/Proposed Use:  The property was the subject of a rezoning request in August of 

2015.  The applicant was requesting Commercial Services (CS) zoning for the eventual 
use of a self-storage facility.  Following the public hearing, the Planning Commission 
recommended denial by a unanimous vote.  The minutes of that meeting have been 
included with your agenda materials.  The applicant withdrew the application following 
the Planning Commission’s meeting.   

The applicant has submitted a new application for an identical use (Self-Storage) but is 
doing so as a PUD as opposed to conventional zoning.  The pattern book has been 
included with your agenda materials as a separate attachment.  The concept plan shows 
only a portion of the property being used for the self-storage business, approximately 
five acres, as opposed to the entire property (Approximately nine and one-half acres).  
The plan is to develop 100 units initially, with an ultimate buildout of approximately 300 
units.  Additional buildings will be added when the existing units are 80 percent 
occupied.  Complete buildout will be in three to five years.  Hours would be from 8:00 
AM to 8:00 PM with possible seasonal adjustments and would employ between one to 
three people.  The existing house will remain and will be used for an office.   

There were a number of concerns brought up by the neighbors at the July 11, 2016 
Planning Commission meeting.  Those concerns included traffic concerns, safety, and 
the appropriateness of non-residential zoning on the south side of Franklin Road. A 
copy of the minutes from this public hearing are included with your agenda materials. 
Following the public hearing, the applicant collected information regarding the 
concerns brought up at the meeting.  The applicant expressed a desire to return to the 
Planning Commission to address the concerns in more detail, as they were unprepared 
to do so at the July 11, 2016 meeting.  Since the matter had already been considered 
by the Planning Commission, Staff advised that the best course of action would be to 
withdraw their existing application and resubmit in order to start the process anew. 
While applications denied before the Board of Commissioners have to wait at least six 
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months to reapply, this does not apply to applications only recommended for denial. 
Therefore, this application has in effect “started over” and is being brought back 
before the Planning Commission.   

Access & Parking: Access to the property was originally shown off of Baltimore Road.  Staff had 
some concerns as to the feasibility of this access, as Baltimore Road is a private drive 
and would requirement significant improvements for commercial use.  When the 
current application was submitted, the access from Baltimore Road was removed and 
access was shown off of Deer Run Road, which is a public right-of-way as it fronts the 
subject property. A neighborhood meeting was held on April 18, 2016.  Several of the 
property owners along Deer Run Road objected to the new access point.  After 
discussion, the applicant agreed to move the access to Franklin Road, using the same 
access as the existing house.     

The applicant’s engineer has completed a sight-visibility study, which has been included 
with your agenda materials.  Staff has also visited the site and with proper modifications 
to the existing access drive, sight distance should be adequate. 

Landscaping:  The pattern book shows a Type 2 Buffer along the perimeter of the property.  It 
also appears that buildings along the eastern and western property lines will be used as 
part of the buffering requirements.   

Performance Standards:  Section 1106 of the Zoning Ordinance creates performance standards 
for noise, dust, odor and hazardous materials that commercial or industrial activities 
must be able to meet.  The site will be bound by these standards.   

Staff Recommendation 
The applicant has tried to be sensitive to the concerns of those who live in the surrounding 
area.  Staff does have concerns about the proposed access but feels that improvements can be 
made to alleviate those concerns.  Staff recommends approval.   

Attachments 
Zoning Map  
Aerial Map 
Water Line Map from CUD 
Minutes from August 10, 2015 Meeting 
Minutes from July 11, 2016 Meeting 
Sightline Study 
Pattern Book (Separate Attachment) 
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All maps, flows, elevations, pipe sizes or any other hydraulic
information is provided as a courtesy by CUDRC to the recipient
and is for information use only. Since it may be inaccurate or
incomplete, it should never be relied upon for design purposes or
financial commitments without investigation and due diligence by
the recipient.

Any additional development to the parcel(s) would be
subject to the applicant submitting the Developer's
Packet to Consolidated Utility District which includes
a Water Availability Request to determine feasibility of
and approve the proposed development.

Rezoning Request
Tax Map 94, Parcel 60.00

µDate: May 31, 2016

FH0229
Flow Date: 06/16/09
Static Pressure: 38
Residual: 16
Flow: 675



Minutes from August 10, 2015 PC Meeting (Portion Only)

B. BEVERLY DELONG (15-A008) 
Doug Demosi presented and said that the applicant is requesting to rezone from RM to CS and 
wishes to do so in order to establish mini-warehouses. That type of facility is only allowed by 
special exception in the CS zone and they would need to go to the Board of Zoning appeals. He 
said that the concept plan has been revised since its submission. He outlined several concerns 
that Staff had, including the road needing improvement and the need for a traffic study due to 
the traffic in the area. They are showing some right-of-way dedication on the west side but not 
on the east. He also said that they may have problems with any effective soil sites. He said the 
applicant has spoken with some of the residents in the area. He also said there is some 
commercial zoning to the west, but nothing right by the site. 
Veronica Buchanan asked which area is going to be affected with the widening of the road. 
Doug said that he didn’t think there is any design yet so it’s difficult to say but he would 
anticipate they would need right-of-way on both sides. Veronica asked if they have a back-up 
site for their soils. Doug said the plan only shows one but they may not need a lot. 
Steve Sandlin asked how many residents are living down Baltimore Road. Doug said about 5-
10. Doug further said the reason that this was deferred last month was because their original
application was only for one portion of the site but the applicant decided they wanted to rezone 
the whole site. 
Jeff Phillips opened the public hearing. 
Beverly Delong came forward with Trent Smith, her civil engineer. She gave a video 
presentation of her request for mini storage. 
Will Jordan asked if she is planning on leaving the house on the property. She said the house 
would remain there and possibly be used for an office. 
Amy Baltimore of 356 Baltimore Road spoke and said that she represents the Baltimore Road 
area and Deer Run and Coleman Hill. She asked for a show of hands of those she is 
representing. She said they are all opposed to the request due to the water shed being 
disturbed, flooding, safety concerns with traffic, and that is a private road and they do not wish 
to give up any rights to that and would not want their current way of life affected. She also said 
there is no room for a turnaround for bigger vehicles in that area and water lines would also 
need to be added. She also stated that they had concerns if the property is zoned to 
Commercial Services, what would stop the owner from selling and something new coming in. 
She gave a copy of a petition with 103 signatures of those in the area that are opposed to the 
rezoning, including Trey Gooch. 
Bruce Colvin of Deer Run Road spoke and asked those who live on Deer Run Road to stand. 
He said they are opposed to the request and have concerns with the same things that Ms. 
Baltimore stated. 
Chris Moore of Franklin Road spoke and said his property is directly adjacent to the site and he 
is opposed because of the same reasons others stated and because it is right next door and this 
would cause noise, lighting and privacy issues. 



Mike Hughes spoke regarding the drainage in the area and said there would have to be a 
comprehensive drainage study if this were approved.  
Kathleen Runger of Deer Run Road spoke and said that part of the wetlands are on her 
property. When it rains it floods their front yard and she is concerned this could flood them 
completely. 
Robert Pope of Deer Run Road said he is opposed to the commercial zoning in this location. 
Jennifer Sullivan of Baltimore Road said she is opposed due to the concerns already stated and 
especially about traffic safety and privacy. 
Heather Macarone of Deer Run Road, a real estate appraiser, said this would affect property 
values and safety is a definite concern.  
Jeff Phillips closed the public hearing. 
Steve Sandlin thanked the community for coming. 
Steve Sandlin moved, seconded by Mike Kusch to Deny the Rezoning Request due to 
traffic concerns, sinkholes and water drainage, and private roads, no turn around, 
safety and other concerns. The motion carried by voice vote (11 for, 0 against). 
Will Jordan announced that this will also go to the Board of Commissioners Thursday, 
September 17th with the recommendation for denial. 



Minutes from July 11, 2016 PC Meeting (Portion Only)
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