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Rutherford County Regional Planning Commission 
Agenda – 10-14-2019 – 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V. ITEMS WITHDRAWN/DEFERRED 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 
 

All rezoning requests will be considered at the November 14, 2019 Board of 
Commissioners meeting unless deferred or withdrawn by the Planning Commission 

or applicant 
 

A. REZONING REQUESTS/PUBLIC HEARINGS 
1. Scott Graby for Benchmark Companies (18-A005) 

Location:  Miller Road 
Commissioner District: 6 (Joe Frank Jernigan) 
Size of Site:  20 acres (approximately 6 acres to be rezoned) 
Tax Map:  156, Parcel:  46.00 
Existing Zoning:  Residential Medium Density (RM) 
Proposed Zoning:  Planned Unit Development (PUD) 
  

2. Keith Barrett (19-A020) 
Location:  3316 West Jefferson Pike 
Commissioner District: 2 (Steve Pearcy) 
Size of Site:  5 acres (approximately 1.5 acres to be rezoned) 
Tax Map:  25, Parcel:  25.00 
Existing Zoning:  Residential Medium Density (RM) 
Proposed Zoning:  Commercial Services (CS) 
 

3. Blake Cothran for Judy Ann Cothran (19-A021) 
Location:  Intersection of Lebanon Pike and Cutoff Road 
Commissioner District: 2 (Steve Pearcy) 
Size of Site:  Approximately 8 acres 
Tax Map:  24, Parcel:  90.00 
Existing Zoning:  Residential Medium Density (RM) 
Proposed Zoning:  Planned Unit Development (PUD) 
 



 

N:\Planning Commission\PCAgendas\Rezoning Meeting\2019\October 14, 2019\October 14, 2019 PC agenda.docx 

VII. OLD BUSINESS 
VIII. STAFF REPORTS/OTHER BUSINESS 

IX. ADJOURNMENT 
 
The next Planning Commission Meeting will be on October 28, 2019 at 9:00 AM 

in the Planning and Engineering Department’s Mezzanine Meeting Room, 
located at 1 South Public Square, Murfreesboro 
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date:  October 14, 2019 
 
Case Number:   18-A005 

Staff Recommendation: See Discussion Below Under “Staff Recommendation” 

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

Benchmark, by Scott Graby 
Miller Road 
6 – Joe Frank Jernigan  
Rural Area 

Applicant Request 
Residential Medium Density (RM) to Planned Unit Development (PUD) – Approximately 6.3 
acres 

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:  Undeveloped 
Adjacent Uses:  Existing mulch/landscape company to the west.  Approved site plan for a mini-

warehouse facility to the east.  Vacant land to the north     
Adjacent Zoning:  Residential Medium-Density (RM) to the north, EAC to the east and west 
Size of Tract:  Approximately 20 acres (Approximately 6.3 acres to be rezoned) 

Comprehensive Plan 
The Rutherford County Comprehensive Plan shows this location as being included within the 
Epps Mill Road Employment Center.  Employment Centers recommend non-residential uses at 
.9 Floor/Area Ratio (FAR).  Miller Road is not identified as a growth corridor on the Plan.   
 

Analysis 
 
Several tracts of land are currently zoned EAC along Miller Road. The applicant has an existing 
business adjacent to the west of the subject property.  There is also a mini-warehouse facility 
directly adjacent to the east of the subject property.     

Infrastructure  
Roads: Miller Road is a 2-lane undivided road with approximately 40 feet of right-of-way 

according to the Rutherford County Road Book.  There are no traffic counts along this 
stretch of Miller Road.   
 
While there are no widening plans for this street on the County’s LRTP, safety 
improvements have been identified, such as adding shoulders and similar 
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improvements.  Staff would expect right-of-way dedication for either of these roads to 
be included with any redevelopment of the property.   
 
The County Highway Department is in the process of identifying road improvements in 
this area in anticipation of the new elementary school to be constructed off Sledge 
Road, to the west of the subject property.  It is expected that improvements will be 
made along this stretch of Miller Road.   
     

Utilities: The property is within the jurisdiction of the Consolidated Utility District (CUD).  
According to information provided by CUD, there is an existing 6-inch water line along 
Miller Road as it fronts the subject property (See attached map).  Any future 
redevelopment of the property will require the owner/developer to submit a water 
service availability request to determine feasibility, as well as the Developer’s Packet 
through CUD’s Engineering Department. 

 
Fire Protection: There are no fire hydrants located in the vicinity of the subject property.  Any 

development on this property will be required to adhere to all adopted building and 
fire codes for Rutherford County. 

 
Stormwater: The property is not within a 100-year floodplain, as delineated by the Federal 

Emergency Management Agency (FEMA).  Should this rezoning request be approved, 
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 development.  Minimum pad and floor elevations may also need 
to be established.   

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

Proposal Details  
Background/Proposed Use:  This rezoning request comes to the Planning Commission as the 

result of a zoning enforcement action.  The applicant owns the existing business located 
directly to the west of the subject property.  Benchmark Companies rezoned the 
adjacent property in 2013, with a second rezoning request approved in 2014 to correct 
the zoning lines to match the property lines.  A site plan for Benchmark was approved 
in 2013.   

 
The applicant began using the subject property for mulch storage at some point after 
moving his business to the adjacent property.  Staff alerted the applicant that he was 
in violation and instructed him to submit a rezoning application.  The original request 
was for EAC, which was considered by the Planning Commission at their March 12, 2018 
meeting.  The item was deferred for the applicant to pursue a planned development 
application.  It has taken some time, but further enforcement measures prompted the 
applicant to prepare and submit the request before you today.   
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A copy of the applicant’s Pattern Book has been included with your agenda materials 
as a separate attachment.  The Pattern Book shows the property in question, as well as 
the proposed use (mulch storage) and proposed buffering.  Staff had several comments 
on the Pattern Book that have been forwarded to the applicant’s design consultant.  
When these comments were prepared, revisions had not yet been received.  Staff will 
have additional comments at the meeting regarding the Pattern Book.      

 
Access & Parking:  The existing business has access to Miller Road to the north of the 

intersection with Sledge Road.  The subject property will only be accessed from the 
existing business.  No other access points are proposed.  Since the property is only to 
be used for mulch storage, no additional parking will be required.  Should this 
application be approved, an engineered site plan will be required to be submitted to 
and reviewed by Staff for any new development and would need to be built to current 
County standards.     

 
Landscaping:  The applicant is proposing buffers along the east and north property lines.  

Existing vegetation can be used for this buffer.  Staff has asked for additional 
information on the buffer, as the Pattern Book lacked detail.  A landscape plan will be 
required along with the site plan to ensure conformance with these regulations.  Staff 
will have additional comments on this item at the meeting.   

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

for noise, dust, odor and hazardous materials that commercial or industrial activities 
will be required to meet.   

Staff Recommendation  
Staff has mixed feelings on this application.  The applicant zoned property for his existing 
business back in 2013.  Since that time, his performance on the property has not been what 
we were led to believe would be the case.  There are still several deficient items on the site 
that need to be addressed.  He also began using the subject property prior to have any permits 
for the use.  Despite numerous warnings from both the Building and Codes Department and 
our Stormwater Staff, the use continued.  The applicant claims not to have known that he 
wasn’t supposed to use the subject property without permits.   
 
All that being said, Staff does not believe that this property will ever develop in a single-family 
manner.  This area is identified as a Major Employment Center in our Comprehensive Plan and 
Staff expects further development above and beyond what has already been approved.  Staff’s 
primary concern is performance on the applicant’s part.  Staff is hopeful that the PUD approach 
will provide assurances as to the quality of the development that will be placed.   

Attachments 
Zoning Map  
Aerial Map  
CUD Water Lines Map 
Applicant’s Pattern Book 
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date:  October 14, 2019 
 
Case Number:   19-A020 

Staff Recommendation: APPROVAL 

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

Keith Barrett 
3316 West Jefferson Pike 
2 – Steve Pearcy  
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:  Undeveloped/Agricultural 
Adjacent Uses:  Residential single-family uses to the west and east.  Undeveloped property to 

the north and south     
Adjacent Zoning:  RM on all sides 
Size of Tract:  Approximately 5 acres (approximately 1.5 acres to be rezoned) 

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 commercial densities at 0.2 Floor/Area Ratio (FAR).  West Jefferson 
Pike is also classified as an Urban Corridor which recommends residential densities of up to 10 
units per acre and commercial densities at 0.9 FAR.   

 
The City of Murfreesboro’s Future Land Use Map for this area identifies the property as being 
undeveloped. 

 
Analysis 

 
Nonresidential uses are contemplated within the Suburban Belt Character Area and along 
Urban Corridors.  Even though only a portion of the property has been requested for rezoning, 
Staff feels the request is consistent with the recommendations of the Plan. 
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Infrastructure  
Roads: West Jefferson Pike/SR 266 is a two-lane State road that has approximately 50 feet of 

right-of-way according to the County’s GIS.  The County’s Long-Range Transportation 
Plan identifies a proposed widening to five lanes along this section of West Jefferson 
Pike.  No timeframe for this improvement to be completed.   

 
There is a TDOT traffic count approximately two miles to the southeast of the subject 
property along West Jefferson Pike that identifies a 2018 count of 8,306 vehicles per 
day, a 2017 count of 7,878 vehicles per day, and a 2016 count of 7,800 vehicles per day.   
     

Utilities: The property is within the jurisdiction of the Consolidated Utility District (CUD).  
According to information provided by CUD, there is existing 8-inch water line along 
West Jefferson Pike along the frontage of the subject property (see attached map).  Any 
future redevelopment of the property will require the owner/developer to submit a 
water service availability request to determine feasibility, as well as the Developer’s 
Packet through CUD’s Engineering Department. 
 

Fire Protection:  There is an existing fire hydrant (Green Top) located approximately one-half 
mile to the southeast along West Jefferson Pike. There is also a green-top hydrant at 
the corner of Catherine Street and Limerick Street in the Chapel Hills Subdivision (see 
attached map).  Any development on this property will be required to adhere to all 
adopted building and fire codes for Rutherford County. 

 
Stormwater: No portion of the subject property is within a 100-year floodplain, 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 development.   

 
Schools:  Not applicable, as the request is for non-residential uses.       

Proposal Details  
Background/Proposed Use:  According to information provided by the applicant (see 

attachment), he would like to rezone a portion of the property in order to operate his 
landscaping company.  He would construct a 3,000 square-foot building for material 
and equipment storage.  He states that five trucks and three trailers would be stored 
on the property outside the building.  Hours of operation would be Monday through 
Saturday from 7:30 AM to 7:30 PM.  Most of the traffic would be during the first and 
last half hour of each day.  Very little activity is contemplated during the work day, as 
the workers will be out in the field.  It is anticipated that the applicant will subdivide 
the commercial portion of the property from the parent tract should this application be 
approved.   

 
Access, Traffic, and Parking:  Access to the property is shown along West Jefferson Pike.  There 

is an existing gravel drive that will access the business towards the back of the property.  



19-A020 Staff Report  Page 3 of 3 

A parking area is shown on the concept plan.  Verification of County requirements for 
access and parking, including parking surface material, will be made during the site plan 
review process should this application be approved.      

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

to residentially-zoned property.  Any outdoor storage will also have to be appropriately 
screened.  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  
Although only a portion of the property is being requested for rezoning, Staff feels that the 
request is consistent with the recommendations of the Comprehensive Plan, as the property 
is located along an Urban-Style Corridor.  There is an existing commercial business at the corner 
of West Jefferson Pike and Mona Road, approximately 1/3 of a mile to the northeast. Staff 
recommends approval.  

Attachments 
Zoning and Aerial Maps 
CUD Water Lines Map 
Murfreesboro 2040 Future Land Use Map Snippet 
Applicant’s Submittal Materials 
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date:  October 14, 2019 
 
Case Number:   19-A021 

Staff Recommendation: APPROVAL 

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

Blake Cothran for Judy Ann Cothran 
Lebanon Pike and Cutoff Road 
2 – Steve Pearcy  
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:  Vacant/Undeveloped 
Adjacent Uses:  An approved residential subdivision (Griffith Park, formerly Cothran Retreat) 

adjacent to the north and west.  Single-family residential/undeveloped property to the 
east, across Lebanon Pike.  Single-family residential uses to the south, across Cutoff 
Road     

Adjacent Zoning:  PUD to the north and west; RL and CN to the east 
Size of Tract:  Approximately 8 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 commercial densities at 0.2 Floor/Area Ratio (FAR).  Lebanon Pike is 
also classified as an Urban Corridor which recommends residential densities of up to 10 units 
per acre and commercial densities at 0.9 FAR.   

 
The City of Murfreesboro’s Future Land Use Map for this area identifies the property as being 
undeveloped. 

 
Analysis 

 
Nonresidential uses are contemplated within the Suburban Belt Character Area and along 
Urban Corridors.  Staff feels the request is consistent with the recommendations of the Plan. 
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Infrastructure  
Roads: Lebanon Pike/US 231 is a 2-lane Federal/State road that has approximately 100 feet of 

right-of-way according to the County’s GIS.  The County’s Long-Range Transportation 
Plan does not show any proposed improvements to this section of Lebanon Pike.  Cutoff 
Road is a 2-lane County road with 50 feet of right-of-way according to the Rutherford 
County Road Book.  The County’s LRTP identifies safety improvements along Cutoff 
Road, some of which were discussed during the original PUD request for the Griffith 
Park subdivision.  

 
There is a TDOT traffic count approximately 1.5 miles to the south of the subject 
property along Lebanon Pike that identifies a 2018 count of 9,356 vehicles per day, a 
2017 count of 9,155 vehicles per day, and a 2016 count of 8,870 vehicles per day.  There 
is also a traffic count along Cutoff Road approximately 900 feet from the intersection 
with Lebanon Pike that identifies a 2018 count of 2,386 vehicles per day, a 2017 count 
of 2,325 vehicles per day, and a 2016 count of 2,302 vehicles per day. 
     

Utilities: The property is within the jurisdiction of the Consolidated Utility District (CUD).  
According to information provided by CUD, there is existing 12-inch and 6-inch water 
lines along Lebanon Pike along the frontage of the subject property.  There is also an 8-
inch line along the future Malcolm Way, which bisects the property (See attached map).  
Any future redevelopment of the property will require the owner/developer to submit 
a water service availability request to determine feasibility, as well as the Developer’s 
Packet through CUD’s Engineering Department. 
 

Fire Protection:  There is an existing fire hydrant (Green Top) located on the subject property 
at the intersection of Lebanon Pike and Cutoff Road.  There are also other hydrants that 
are being installed as part of the Griffith Park development (see attached map).  Any 
development on this property will be required to adhere to all adopted building and 
fire codes for Rutherford County. 

 
Stormwater: No portion of the subject property is within a 100-year floodplain, 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 development.   

 
Schools:  Not applicable, as the request is for non-residential uses.       

Proposal Details  
Background/Proposed Use:  The PUD pattern book for Griffith Park was originally approved by 

the Board of Commissioners at their November 12, 2015 meeting.  The subject property 
was originally part of the PUD request and was shown as a future commercial area.  It 
was ultimately removed from consideration due to concerns from residents in the area.   
The applicant presented a request for rezoning of the subject property to Commercial 
Services (CS) at the Planning Commission’s July 8, 2019 meeting.   Several people spoke 
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in opposition to the request and after discussion by the Planning Commission, the 
application was recommended for denial.  The applicant withdrew the application and 
has reapplied for a PUD zoning classification.  The applicant’s Pattern Book has been 
included with your agenda materials as a separate attachment. 
 
A neighborhood meeting, as required by the Zoning Ordinance, was held on September 
10, 2019.  Concerns raised by those in attendance included the large list of allowable 
uses, hours of operation and site lighting, flooding, destruction of animal habitat, 
possibility of increased taxes, traffic, and security concerns.   
 
The concept plan in the Pattern Book shows two commercial lots.  Lot 1 includes two 
commercial buildings, with a total of 28,000 square feet of area.  Lot 2 includes a 24,150 
square-foot mini-storage facility.  Building materials are outlined in the Pattern Book, 
along with setbacks, screening, etc.  

 
Proposed uses are listed on Pages 20-23 of the Pattern Book and resemble the uses 
allowed in the CS zone.  Any proposed development (should this application be 
approved) would have to be reviewed by Staff and approved by the Planning 
Commission through a site plan submittal.   

 
Access, Traffic, and Parking:  Access to the property is shown along the proposed Malcolm Way.  

No access is shown directly to either Lebanon Pike or Cutoff Road.  Parking is also shown 
on the concept plan.  Turn lane improvements to Malcolm Way are part of the Griffith 
Park development and have been shown on the concept plan.  Verification of County 
requirements for access and parking will be made during the site plan review process 
should this application be approved.      

 
Landscaping/Amenities:  Chapter 9 of the Zoning Ordinance requires PUDs to at a minimum 

conform to the landscape standards found in Section 1104.  The Pattern Book is 
requiring a Type 1 buffer against the residential potions of the Griffith Park Subdivision.  
Staff has asked the applicant to consider requiring a Type 2 buffer, which would be the 
typical buffer between commercial and residential property.  If this application is 
approved, a landscape plan will be required along with the site plan to ensure 
conformance with parking lot landscaping and buffering 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 feels that the request is consistent with the recommendations of the Comprehensive Plan.  
Staff also feels that commercial services closer to the residential areas that surround the 
subject property could eliminate some trips along Lebanon Pike and Cutoff Road to obtain 
those same services closer to town.  Staff recommends approval.  
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Attachments 
Zoning and Aerial Maps 
CUD Water Lines Map 
Murfreesboro Future Land Use Map Snippet 
Pattern Book (separate attachment) 
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