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Rutherford County Regional Planning Commission 
Agenda – 6-11-18 – 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V. ITEMS WITHDRAWN/DEFERRED 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. Ryan and Jackie Reid (18-A012) 
Location:  4440 Sulphur Springs Road 
Commissioner District: 3 (Will Jordan) 
Size of Site:  Approximately 4 acres 
Tax Map:  48, Parcel:  50.00 
Existing Zoning:  Residential Medium Density (RM) 
Proposed Zoning:  Commercial Services (CS) 
 

2. Kenneth and Janet Harris (18-A013) 
Location:  305 Double Springs Road 
Commissioner District: 21 (Chanto Sourinho) 
Size of Site:  Approximately 10 acres 
Tax Map:  103, Parcel:  27.00 
Existing Zoning:  Agricultural Residential (AR) 
Proposed Zoning:  Commercial General (CG) 
 

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: June 11, 2018 
 
Case Number:   18-A012 

Staff Recommendation: APPROVAL 

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

Ryan and Jackie Reid 
4440 Sulphur Springs Road 
3 – Will Jordan 
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:  Vacant/abandoned uses 
Adjacent Uses:  Vacant/Undeveloped to the west; existing retail establishment to the east, 

along with construction for a mini-warehouse facility.  Single family to the north (Land 
also contains a cellular tower)   

Adjacent Zoning:  CS/RM to both the east and west; RM to the north 
Size of Tract:  Approximately 4 ¼ acres 

Comprehensive Plan 
The Rutherford County Comprehensive Plan shows this location as being included within the 
General Urban Character Area.  General Urban areas are recommended to include both 
residential and non-residential uses at densities of ten (10) residential units per acre and non-
residential uses at a .9 Floor/Area Ratio.   Sulphur Springs Road is also identified as an Urban 
Style Corridor in the Plan.  Non-residential densities along Urban Style Corridors are 
recommended to be no greater than .9 Floor/Area Ratio.   

 
Analysis  

Commercial uses are contemplated within the General Urban Character Area and also along 
Urban Style Corridors.  The subject properties are in close proximity to the interchange at I-840.  
Although this area is not identified as one of the special character districts in the Plan (i.e. Rural 
Center, Employment Center), Staff contemplates that it’s only a matter of time before more 
commercial projects are seen along I-840. 
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There have been two other rezoning applications in this area over the last year:  One 
immediately to the west of the subject property (December 2017), the other to the southwest 
of this property, adjacent to the interchange (September 2017).      

Infrastructure  
Roads:  Sulphur Springs Road is a 2-lane undivided major collector/minor arterial road which 

has approximately 50 feet of right-of-way at this location.  The County’s Long Range 
Transportation Plan identifies Sulphur Springs Road being widened to a five-lane cross-
section. There is a TDOT traffic count approximately one mile to the east of the subject 
property that identifies a 2016 traffic count of 4,265 vehicles per day.    

 
Utilities: The property is within the jurisdiction of the Consolidated Utility District (CUD).  

According to information provided by CUD, there is an existing 12-inch water line along 
Sulphur Springs Road, across from the subject property (See attached map).  There is 
also a 4-inch line along Leanna Road.  Any further development beyond what currently 
exists will require the owner/developer to submit a water service availability request to 
CUD to determine feasibility.  The owner/developer would also have to complete a 
developer’s packet through CUD’s Engineering Department. 

 
There is a TVA easement that intersects the property (See attached map).  Although it is 
towards the rear of the property, it could affect development of the tract.  There does 
appear to be ample room on the proposed lot for development despite the presence of 
this easement.     
 

Fire Protection: There are two existing fire hydrants (Green Tops) located in close proximity to 
the subject property.  The first is approximately 550 feet to the west.  The second is 
across the intersection of Sulphur Springs Road and Leanna Road. 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 the request is for non-residential uses.  

Background/Proposal Details  
 
Background/Proposed Use:  According to information provided by the applicant, they would 

like to develop the entire parcel to encompass up to three commercial units offering 
retail and/or office space.  All existing structures would be removed.  A concept plan has 
been included with your agenda packets giving an idea of the applicant’s plans with the 
property.  Since this is not a PUD application, this concept plan is not binding.  The site 
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would more than likely be in violation of several provisions in the Zoning Ordinance as 
drawn, but these issues would be discussed prior to site plan submittal and review. 

   
A portion of this property (Approximately ½ acre) was zoned Commercial from 
Agricultural in 1973.  This half-acre was the site of an old market, of which the building 
still remains on the property.  The balance of the property remained zoned Agricultural 
and was zoned R-15 under the previous Zoning Resolution.  The entire property was 
zoned RM during the Zoning Ordinance/Map update project due to the fact that the 
store had been unoccupied for a number of years.  Due to the time elapsed from when 
this building was last occupied, any grandfathering status that this property may have 
had has been lost.   

 
This property is located immediately to the west of the existing Dollar General on 
Leanna Road.  There is also an approved site plan for a self-storage facility to the east of 
this property, located along Leanna Central Valley Road.     

 
Access & Parking:  Access to the property will need to be closely scrutinized.  The property is 

located at the intersection of Leanna Road and Sulphur Springs Road.  Although 
improvements have been made to the striping of the intersection, it is still deficient in 
its design.  Staff has spoken with the applicant, as well as the developer of the property 
immediately adjacent to the west, in regards to the possibility of sharing access.  Staff 
would also like to see the existing parking and open access in front of the old store on 
the subject property eliminated.  These are issues that can be explored more thoroughly 
during the site plan review phase, should this application be approved.   

 
Landscaping:  CS-zoned properties are required to install a Type II Buffer adjacent to RM-zoned 

property.  A landscape plan will be required along with the site plan to ensure 
conformance with these regulations.             

 
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   
Staff believes that this area is in a state of transition.  Commercial uses already exist to the east 
of the subject property and additional property to the west and on the south side of Sulphur 
Springs Road have also been rezoned to the same classification being requested in this 
application.  Staff also believes that this request is consistent with the recommendations of the 
Comprehensive Plan and recommends Approval.   
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Attachments 
Zoning Map  
Aerial Map 
CUD Water Line Map 
TVA Easement Map  
Applicant’s Materials/Concept Plan 
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NOTES:
1) The subject property is located within the service boundary of
Consolidated Utility District of Rutherford County (CUDRC) 
and is currently being served by CUDRC.
2) Any further development of the subject property would require
the OWNER/DEVELOPER to submit a Water Service Availability
Request for CUDRC to determine feasibility.
3)The OWNER/DEVELOPER shall complete a Developer's Packet
through the Engineering Department at CUDRC.
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date:  June 11, 2018 
 
Case Number:   18-A013 

Staff Recommendation: APPROVAL 

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

Larry Sims, for Sims Commercial Realtors and Auctioneers 
301 Double Springs Road 
21 – Chanto Sourinho 
Murfreesboro UGB 

Applicant Request 
Rezoning from Agricultural Residential (AR) to Commercial General (CG) 

Purpose of District 
This class of district is designed to provide sufficient space in appropriate locations for a diverse 
range of commercial activities to serve a wide market area including retail, consumer and 
personal services, auto sales and repair, entertainment and amusement venues, food services, 
transient sleeping accommodations, various office uses, administrative and consulting services, 
the warehousing of products with no objectionable characteristics, limited industrial and 
assembly uses, and compatible services.  These districts should be well separated from 
residential districts. 

Site Characteristics 
Current Zoning:  AR 
Current Use:  Residential Single-Family.  The property has also been used for a haunted woods 

site for the last several years around Halloween  
Adjacent Uses:  Single-Family residential/undeveloped on all sides 
Adjacent Zoning:  CG to the north; RM on all other sides.  See the attached map for nearby 

Murfreesboro City zoning 
Size of Tract:  Approximately 10 acres 

Comprehensive Plan 
The Rutherford County Comprehensive Plan shows this location as being included within the 
General Urban Character Area.  General Urban areas are recommended to include both 
residential and non-residential uses at densities of ten (10) residential units per acre and non-
residential uses at a .9 Floor/Area Ratio.  As an example, a 10,000 square-foot lot with a 9,000 
square-foot, one-story building would be .9 FAR.  John Bragg Highway is also identified as an 
Urban Style Corridor according to the Plan, which recommends similar densities.     
 
The relevant portion of the recently completed City of Murfreesboro Comprehensive Plan has 
also been included, which shows the property as suburban residential.   

 
Analysis  

Non-residential uses are contemplated for both the General Urban Character Area and along 
Urban Style Corridors, as densities for such development are recommended.  There have been 
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two County rezonings in this area over the last several months.  The adjacent property to the 
north (301 Double Springs Road) was rezoned in November 2017.  There is also property 
located across John Bragg Highway (213 Double Springs Road) that is currently proceeding 
through the rezoning process for the same CG designation.  This area appears to be in a state of 
transition.  Staff does not see this property developing in a residential manner.   

Infrastructure  
Roads: John Bragg Highway is a 4-lane divided ditch section road that has approximately 250 

feet of right away as it fronts the subject property (ROW does vary).  There is a TDOT 
traffic count approximately two miles to the east of the subject property that identifies 
a 2016 traffic count of 14,815 vehicles per day.  The County’s Long-Range 
Transportation Plan does not identify any improvements to this road. 

 
Double Spring Road is a two-lane, ditch section County road with variable right-of-way.  
There is no traffic count located along Double Springs Road.  No improvements for this 
road are identified on the County’s Long Range Transportation Plan.   

 
Utilities: The property is within the jurisdiction of the Consolidated Utility District (CUD).  

According to information provided by CUD, there are existing 20-inch water lines along 
both John Bragg Highway and Double Springs Road (See attached map).  Any further 
development beyond what currently exists will require the owner/developer to submit a 
water service availability request to CUD to determine feasibility.  The owner/developer 
would also have to complete a developer’s packet through CUD’s Engineering 
Department. 
 

Fire Protection: There is an existing fire hydrant (Blue Top) located at the intersection of John 
Bragg Highway and Double Springs Road, approximately 350 feet from the subject 
property. There is also another Blue Top hydrant located to the south of the property 
along Double Springs Road, approximately 420 feet away.  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 the request is for non-residential uses.  

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

venue.  A concept plan has been provided with the application and has been included 
with your agenda materials.  The plan calls for a 40,000 square-foot building and parking 
area.  Event venues/retreats are classified as Minimal Impact Facilities in the Zoning 
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Ordinance and require a special exception from the Board of Zoning Appeals (BZA).  
They are also required, as with all commercial buildings, to adhere to the adopted 
building and fire codes for the County.   
 
There is an existing single-family structure on the property.  Zoning this property to CG 
would render the use as non-conforming.  As long as the use is not discontinued for 
longer than 30 months, it can continue based on the non-conforming regulations in the 
Zoning Ordinance (Chapter 13).  If the use is discontinued for longer than 30 months, or 
if the property is redeveloped and the use is removed, the non-conforming status would 
no longer be valid.   
 

Access & Parking:  Access to the property is currently from Double Springs Road, although there 
is also an access point to John Bragg Highway.  Any new development of this property 
would have to adhere to the current standards listed in the Zoning Ordinance regarding 
access and parking.  Any modification to the access along John Bragg Highway would 
require TDOT approval.        

 
Landscaping:  CG-zoned properties are required to install a Type II Buffer adjacent to RM and 

AR-zoned properties.  A landscape plan will be required along with the site plan to 
ensure conformance with these regulations.             

 
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   
Commercial zoning within the City Limits of Murfreesboro is located approximately 700 feet to 
the west of the subject property.  John Bragg Highway is a major four-lane arterial that carries 
over 14,000 vehicles per day.  Staff does not believe that this property will develop in a 
residential manner.  Staff also feels that this request is consistent with the two other requests 
that have made their way through the rezoning process over the last several months.  Staff 
recommends Approval.   

Attachments 
Zoning Map  
Aerial Map 
CUD Water Line Map  
Murfreesboro Zoning Map and Future Land Use Map 
Applicant’s Concept Plan 
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NOTES:
1) The subject property is located within the service boundary of
Consolidated Utility District of Rutherford County (CUDRC) 
and is currently being served by CUDRC.
2) Any further development of the subject property would require
the OWNER/DEVELOPER to submit a Water Service Availability
Request for CUDRC to determine feasibility.
3)The OWNER/DEVELOPER shall complete a Developer's Packet
through the Engineering Department at CUDRC.



Murfreesboro Zoning Legend

CH:  Commercial Highway
RM-16: Residential Multi-Family - Max  
  16 units/acre
RS-15: Residential Single-Family - 
  Min. lot size - 15,000 s.f.
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