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Rutherford County Regional Planning Commission 
Agenda – 2-10-2020 – 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V. ITEMS WITHDRAWN/DEFERRED 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 REQUEST/PUBLIC HEARING 
 

All rezoning requests will be considered at the March 12, 2020 Board of Commissioners meeting 
unless deferred or withdrawn by the Planning Commission or applicant 

 
a. Karzan Mohamad-Ali (REZ20-003) 

Location:  3940 Shelbyville Pike 
Commissioner District: 6 (Joe Frank Jernigan) 
Size of Site:  Approximately .87 acres 
Tax Map:  136, Parcel:  69.03 
Existing Zoning:  Commercial Services (CS) 
Proposed Zoning:  Commercial General (CG) 

 
VII. OLD BUSINESS 

VIII. STAFF REPORTS/OTHER BUSINESS 
IX. ADJOURNMENT 

 
The next Planning Commission Meeting will be at 9:00 AM on February 24, 2020 

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:  February 10, 2020 
 
Case Number:   REZ20-003 

Staff Recommendation: APPROVAL 

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

Karzan Mohamad-Ali 
3940 Shelbyville Pike 
6 – Joe Frank Jernigan  
Murfreesboro UGB 

Applicant Request 
Rezoning from Commercial Services (CS) 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:  CS 
Current Use:  Restaurant/bar 
Adjacent Uses:  Vacant field used for parking to the south and west.  Residential duplex to the 

north.  The County’s rock quarry property is located across Shelbyville Pike/US 231   
Adjacent Zoning:  CS on all sides, except for RM to the east across Shelbyville Pike/US 231.  

Murfreesboro zoning map information is included in your staff report (see attached 
map).   

Size of Tract:  Approximately .87 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 (FAR).  Shelbyville Pike/US 231 is also classified as an 
Urban-Style Corridor by the Plan, which recommends similar densities.    
 
The property is also included in the City of Murfreesboro’s 2040 Comprehensive Plan. 
Murfreesboro’s Future Land Use Map shows this property being undeveloped (see attached 
map).   
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Analysis 
 
Nonresidential uses are contemplated within the General Urban Character Area and along 
Urban Style corridors.  The property is already zoned CS, but the anticipated use would require 
CG zoning.     

Infrastructure  
Roads: Shelbyville Pike/US 231 is a Federal/State road with approximately 200 feet of right-of-

way according to the Rutherford County GIS.  The closest TDOT traffic count is located 
approximately 200 feet to the north of the subject property along Shelbyville Pike.  This 
station identifies a 2018 traffic count of 35,478 vehicles per day, as compared to 2017 
(31,811) and 2016 (27,034).  The County’s Long-Range Transportation Plan (LRTP) does 
not show any proposed improvements to Shelbyville Pike. 

 
Staff has included a datasheet from the TITAN Database, which records vehicle incident 
data.  Traffic conditions will be evaluated when a development plan is submitted for 
County review, should this application be approved. 
     

Utilities: The property is within the jurisdiction of Consolidated Utility District (CUD).  According 
to information provided by CUD, there is a 16-inch water line along the frontage of the 
subject property (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 (Green Top) located at the intersection of Oak 
Meadows Drive and Shelbyville Pike, approximately 400 feet to the south of the subject 
property (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 applicant would like to zone the property CG in order to 

construct a used car lot on the property.  CG is the first commercial zone that allows 
motor vehicle sales.  The applicant has provided a concept plan showing the general 
layout of the property.  The existing building on the property would be used for an 
office, with the remainder of the property improved for motor vehicle display and sales.  
There is an existing septic system on the property, as shown on the concept plan.  The 
tank is near the building on the north side, but the field lines are on adjacent property.  
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The deed to the property references this easement.  No information was provided 
regarding the number of employees or the hours of operation for the proposed 
business, although this is not required information for the application.    
     

Access, Traffic, and Parking:  Access to this property would remain along Shelbyville Pike.  Any 
new or modified access points will need to be approved by TDOT, as Shelbyville Pike is 
a Federal/State road.  All parking and maneuvering areas will need to meet County 
regulations, as demonstrated on an engineered site plan, should this application be 
approved.  

 
Landscaping/Amenities:  CG-zoned properties are required to install a Type 2 Buffer adjacent 

to residentially-zoned property.  Since all the surrounding property is zoned CS, no 
buffering would be required.  Section 1104 B.3.b. states, however, that, “If there is 
change in uses of an existing building, structure, or development, which requires 
rezoning of the property to allow the new use, then the entire building, structure or 
development including parking area (emphasis added), shall comply with the 
requirements of this section.”  A landscape plan will be required along with the site plan 
to ensure conformance with all landscaping regulations.             

 
Performance Standards:  Section 1106 of the Zoning Ordinance includes performance 

standards for noise, dust, odor and hazardous materials that commercial or industrial 
activities must be able to meet.  

Staff Recommendation  
The property is currently used as a restaurant/bar.  It is also located along an Urban-Style 
Corridor in the County’s Comprehensive Plan which carries over 35,000 vehicles per day.  CG 
zoning is located across Shelbyville Pike, approximately 420 feet from the subject property, 
where a similar use is located.  Staff feels that the size of the site will limit how much activity 
can occur.  Staff recommends approval.   

Attachments 
Zoning and Aerial Maps 
CUD Water Lines Map 
Murfreesboro Future Land Use Map and Zoning Map Snippets 
TITAN Datasheet 
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NOTES:
1) The Subject Property is located
within the service boundary of Consolidated Utility
District of Rutherford County (CUDRC).
2) Any further development 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.
4) Currently, the Subject Property would be best
served by the Sixteen (16) inch DIP along Shelbyville
Pike. 

3940 Shelbyville Pike Map 136 Parcel 69.03
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Murfreesboro Zoning Legend

CF: Commercial Fringe
CH: Commercial Highway
P: Park
PCD: Planned Commercial Development
RM16: Residential Multi-Family - 16 D.U.
 per acre
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