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Rutherford County Regional Planning Commission 
Agenda – 5-11-2020 – 6:00 PM 

Historic County Courthouse – 2nd Floor 
 

In order to prevent the spread of COVID-19 and to protect the health, safety, and welfare of the public 
and all involved, the public hearings scheduled for this meeting will be virtual only, with no comments 

being accepted physically at the meeting.  If you would like to comment on one of the items below, 
please contact Doug Demosi, Planning Director, at 615.898.7730 or ddemosi@rutherfordcountytn.gov 

by 12:00 PM May 11, 2020 and include your name, phone number, and e-mail address (if you have 
one).  A representative from our Information Technology Department will contact you with 

information on how to access the meeting.  Please use the application numbers found in the agenda 
to identify the case you are interested in speaking on. 

 
 

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V. ITEMS WITHDRAWN/DEFERRED 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 June 11, 2020 Board of Commissioners meeting 
unless deferred or withdrawn by the Planning Commission or applicant 

 
a. TurnCal Holdings, by Dylan Stephens (REZ20-008) 

Location:  125 Manson Court 
Commissioner District: 9 (Joe Gourley) 
Size of Site:  Approximately 14 acres 
Tax Map:  78, Parcel:  14.00 
Existing Zoning:  Residential Medium Density (RM) 
Proposed Zoning:  Commercial General (CG) 
 

b. David Alcorn (REZ20-009) 
Location:  4613 Veterans Parkway 
Commissioner District: 20 (Trey Gooch) 
Size of Site:  Approximately 6 acres 
Tax Map:  93, Parcels:  10.17 
Existing Zoning:  Commercial Services (CS) 
Proposed Zoning:  Commercial General (CG) 
 

mailto:ddemosi@rutherfordcountytn.gov
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c. Matthew Kelly (REZ20-010) 
Location:  440 Baxter Road 
Commissioner District: 4 (Robert Peay, Jr.) 
Size of Site:  Approximately 5 acres 
Tax Map:  105, Parcel:  52.03 
Existing Zoning:  Residential Medium Density (RM) 
Proposed Zoning:  Commercial Services (CS) 
 
 

d. BarLee Venutre, by Rob Molchan (REZ20-011) 
Location:  Sulhpur Springs Road and Shacklett Road 
Commissioner District: 3 (Michael Wrather) 
Size of Site:  Approximately 157 acres 
Tax Map:   48, Parcels:  80.05 and 81.00; 
Tax Map:   57, Parcels 6.00 and 6.01 
Existing Zoning:  Residential Medium Density (RM) 
Proposed Zoning:  Light Industrial (LI) 
 

e. Black Diamond Construction, LLC, by C. Kelly Wilson (REZ20-012) 
Location:  Shallow Water Way 
Commissioner District: 6 (Joe Frank Jernigan) 
Size of Site:  Approximately 60 acres 
Tax Map:   134, Parcel:  1.02 
Existing Zoning:  Residential Medium Density (RM) 
Proposed Zoning:  Planned Unit Development (PUD) for a residential subdivision 

 
VII. OLD BUSINESS 

VIII. STAFF REPORTS/OTHER BUSINESS 
IX. ADJOURNMENT 

 
The next Planning Commission Meeting will be at 9:00 AM on TUESDAY May 26, 
2020 in the Planning and Engineering Department’s Mezzanine Meeting Room, 

located at 1 South Public Square, Murfreesboro 
 

**Please note the Tuesday meeting date due to the Memorial Day holiday** 
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date:  May 11, 2020 
 
Case Number:   REZ20-008 

Staff Recommendation: NEUTRAL 

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

Dylan Stephens, for TurnCal Holdings, LLC 
125 Manson Court 
9 – Joe Gourley  
Murfreesboro UGB 

Applicant Request 
Rezoning from Residential Medium Density (RM) 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:  RM 
Current Use:  Residential single-family residence 
Adjacent Uses:  Vacant, undeveloped to the west.  I-840 to the south and east.     
Adjacent Zoning:  RM to the west (see attached map).  Murfreesboro zoned property to the 

north (see attached map).  The City of Murfreesboro is considering an annexation and 
zoning request for the property immediately to the west of the subject property (see 
attached map and concept plan) 

Size of Tract:  Approximately 14 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).  Manson Court is not identified as any type of 
corridor in the Plan.     
 
The property is also included in the City of Murfreesboro’s 2040 Comprehensive Plan. 
Murfreesboro’s Future Land Use Map identifies the property as within the Business Park 
category (see attached map).   
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Analysis 
 
Manson Court is a small, dead-end street that ends at the subject property.  Due to the 
development to the north and I-840 to the east and south, it is very doubtful that the road will 
ever extend.  Staff feels that the proposal is consistent with the recommendations of the 
County’s Comprehensive Plan.  

Infrastructure  
Roads: The right-of-way for Manson Court is within the city limits of Murfreesboro but is owned 

by TDOT.  According to information from Murfreesboro City officials, the property 
immediately to the west of the subject property is under consideration for annexation 
and zoning.  As part of this proposed development, a request to abandon the Manson 
Court right-of-way and re-route it has been made to TDOT.  This potential 
abandonment and realignment could have an impact on development of the subject 
property.   

 
There are no TDOT traffic counts along Manson Court.  The County’s Long-Range 
Transportation Plan (LRTP) does not show any proposed improvements to Manson 
Court, although a plan does exist for the eventual widening of Manson Pike to five lanes 
on both the City and County’s transportation plans.  This widening could also have the 
potential of affecting the subject property depending on the design of the road. 
 
Staff has included a datasheet from the TITAN Database, which records vehicle incident 
data.  The data is from 2014-2018.  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 an existing 6-inch water line that ends at 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 are no fire hydrants along Manson Court (see attached map).  There is 
a hydrant located approximately 1,800 feet (as the road drives) to the west along 
Manson Pike.  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 commercial purposes.       
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Proposal Details  
Background/Proposed Use:  The applicant is proposing to zone the property to CG in order to 

develop a construction company on the site.  The location would be the corporate 
headquarters, which would include an office and shop for maintenance of equipment, 
which couldn’t be handled on the job site.  The applicant has included a concept plan 
with his submittal showing the proposed layout.  Since this is not a planned 
development, the concept plan is not binding.  The applicant has stated that this site is 
not envisioned to be used as a contractor’s storage area or a lay-down yard, although 
some equipment may be on-site for maintenance.   

 
The City of Murfreesboro is considering an annexation and zoning request for property 
immediately to the west of the subject property.  The concept plan for the proposed 
development has been through the Murfreesboro City Planning Commission and first 
reading at the Murfreesboro City Council.  Information provided by Murfreesboro 
officials indicate that second reading before the City Council has been on hold for the 
past year, but that the applicant has reached out to them to move the application 
forward for 2nd and final reading.  The date for this 2nd and final reading has not been 
determined at this point.  A copy of the concept plan has been included with your 
agenda materials.  

    
Access, Traffic, and Parking:  Access to this property would be along Manson Court.  Since 

Manson Court is TDOT right-of-way, any new or improved/modified access points 
would require their approval.  If the proposed annexation/zoning by the City of 
Murfreesboro is approved, and the TDOT right-of-way abandoned, access to the 
property may change and approval by the City of Murfreesboro will be required.   
   

Landscaping/Amenities:  Commercially zoned properties are required to install a Type II Buffer 
adjacent to residentially zoned property.  The concept plan shows existing tree lines, 
but some of this material will need to be removed for the development, should this 
application be approved.  Remaining plantings may be counted towards the buffering 
requirements.  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  
The subject property is located between I-840 to the south and Murfreesboro City 
development both to the north and west (potentially), with access only along Manson Court.  
Considered in absence of the proposed development to the west, Staff doesn’t have the 
rezoning as inconsistent with the County’s Comprehensive Plan.  However, should the 
annexation and rezoning of the property to the west occur and the proposed development 
moves forward, the current access point to Manson Court would change, routing any traffic 
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through the proposed Murfreesboro development.  Staff is neutral on this request and will 
have additional comments at the meeting.   

Attachments 
Zoning and Aerial Maps 
CUD Water Lines Map 
Murfreesboro Future Land Use Map and Zoning Map Snippets 
Applicant’s Concept Plan 
TITAN Datasheet 
Proposed Concept Plan – Murfreesboro Annexation/Zoning 
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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. See CUD 
Will Serve Letter issued 5/22/19.
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 Six (6) inch DIP water line
along Manson Court.
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Murfreesboro Zoning Legend

CF: Commercial Fringe
CH: Commercial Highway
P: Park
PRD: Planned Residential Development
RS-6: Residential Single-Family - 6,000 SF minimum lot size
RS-12: Residential Single-Family -12,000 SF minimum lot size
RS-15: Residential Single-Family - 15,000 SF minimum lot size
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67’ Width Lot
12 Lots

50’ Width Lot
21 Lots

41’ Width Lot
62 Lots

Townhomes
118 Lots

Land Use Data: 
Total Land Area: ±39.94 Acres
Commercial Area: ±1.99 Acres
Residential Area: ±37.54 Acres
Total Number Single Family Lots: 213  

Density: 213 Lots/37.54 Acres= ±5.67 Lots/ Acres
Total Open Space/ Stormwater: ±6.43 ACRES (17.13%)

General Development Guidelines: 

• Entrance off of Mason Pike will have entrance signage
constructed of masonry materials and anchored by landscaping

• Prior to construction plan review, a complete and thorough
design of the stormwater management system and facilities will
be completed by design engineer

• All streets will be public rights-of-way
• All streets have been designed to comply with Murfreesboro

Streets Standards
• All alleys will be private access easements
• All alleys have been designed to comply with Murfreesboro

Streets Standards
• Public sidewalks will be provided on both sides of all streets

throughout the development to create a pedestrian friendly
community

• Solid waste for the single family detached lots will be provided
by The City of Murfreesboro, and collected at the front curb.

• Solid waste for the single family attached lots will be provided
by a private trash service, and will be collected at the alley curb.

• Mail service will be provided via decorative mail kiosks for all
postal deliveries

• HVAC units will be located at the side or rear of each residence
• All on-site utilities will be underground
• All mechanical equipment (i.e. HVAC and transformers) to be

screened via landscaping

Scale: 1” = 200’

OPEN SPACE
& AMENITY 

COMMERCIAL LOT
COMMERCIAL LOT

OPEN SPACE & 
DETENTION

OPEN SPACE &
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SHELTON SQUARE 
PRD

See page 19 for lot varieties diagram

Murfreesboro Proposed Development 
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date:  May 11, 2020 
 
Case Number:   REZ20-009 

Staff Recommendation: NEUTRAL 

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

David Alcorn 
4613 Veterans Parkway 
20 – Trey Gooch  
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:  Office/storage for real estate business 
Adjacent Uses:  Vacant, undeveloped to the north and south.  Agricultural/undeveloped 

property to the west     
Adjacent Zoning:  RM on all sides (see attached map).  Murfreesboro zoned property to the 

east, across Veterans Parkway (see attached map) 
Size of Tract:  Approximately 6 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).  Manson Court is not identified as any type of 
corridor in the Plan.     
 
The property is also included in the City of Murfreesboro’s 2040 Comprehensive Plan. 
Murfreesboro’s Future Land Use Map identifies the property as Suburban Estate (see attached 
map).   
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Analysis 
 
The Comprehensive Plan anticipates commercial uses in the General Urban Character Area.  It 
also appears to Staff that this area is in a state of transition with the widening and realignment 
complete and multiple non-residential uses being built or proposed in the area.   

Infrastructure  
Roads: Veterans Parkway is a 5-lane arterial road with curb-and-gutters that has adequate 

right-of-way.  The portion that fronts the subject property is within the city limits of 
Murfreesboro.  There is a TDOT traffic count at the south end of the Interchange with 
SR 840 that shows a 2018 count of 13,459 vehicles per day, a 2017 count of 13,540, and 
a 2016 count of 7,174. 

 
Staff has included a datasheet from the TITAN Database, which records vehicle incident 
data.  The data is from 2014-2018.  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 an existing 16-inch water line that fronts 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 are several green-top fire hydrants close to the subject property along 
Veterans Parkway (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 commercial purposes.       

Proposal Details  
Background/Proposed Use:  The subject property was zoned Commercial Services in 2016 for 

the applicant to operate real estate company.  The existing house is used as an office 
and the existing accessory structure behind the house is used for equipment storage, 
consistent with their zoning application.  According to information provided by the 
applicant, he has an automobile dealers license and needs a location to keep his license 
active.  The property needs to be zoned properly to allow for the sale of automobiles in 
order to qualify.  Commercial General is the first commercial zone that allows motor 
vehicle sales as a use by right.  The applicant is not planning on using the property for 
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a car sales lot, but he does understand that if he should ever desire to do so, an 
engineered plan would be required to be submitted for review.   

    
Access, Traffic, and Parking:  Access to this property would be along Veteran Parkway.  Since 

the segment of the street is within the city limits of Murfreesboro, their approval would 
be required for any new or modified access points.  No further development is expected 
at this point, but any new parking/maneuvering areas would be required to meet 
County requirements.    
   

Landscaping/Amenities:  Commercially zoned properties are required to install a Type II Buffer 
adjacent to residentially zoned property.  Should this property be redeveloped, 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  
Overall, Staff is neutral on this request.  Property located across Veterans Parkway and south 
of the subject property has been developed into a commercial shopping center under the City’s 
designation of Commercial Highway (CH), which is loosely comparable to the County’s CG 
district.  There is other CH-zoned property to the south of the subject property near the 
intersection of Veterans Parkway and Old Fort Parkway.  The applicant is not proposing to 
develop the property into a motor vehicle sales lot at this time, but the ability to do so (along 
with any other permitted use in CG) would be there should this application be approved.  Staff 
does expect more commercial zoning requests in this area as time goes on.   

Attachments 
Zoning and Aerial Maps 
CUD Water Lines Map 
Murfreesboro Future Land Use Map and Zoning Map Snippets 
Applicant Submittal Materials (Aerial Photograph) 
TITAN Datasheet 
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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 Veterans Parkway.
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Murfreesboro Zoning Legend

CF: Commercial Fringe
CH: Commercial Highway
PRD: Planned Residential Development
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date:  May 11, 2020 
 
Case Number:   REZ20-010 

Staff Recommendation: DENIAL 

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

Matthew Kelley 
440 Baxter Road 
4 – Robert Peay, Jr.  
Rural Area 

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:  Office/storage for landscaping business 
Adjacent Uses:  Single-family residential to the north and south.  Agricultural/undeveloped 

property to the east, although there is a single-family structure on the property which 
is accessed from Woodbury Pike     

Adjacent Zoning:  RM on all sides (see attached map) 
Size of Tract:  Approximately 5 acres 

Comprehensive Plan 
The Rutherford County Comprehensive Plan shows this location as being included within the 
Suburban Belt Character Area.  These areas are recommended to include both residential and 
non-residential uses at densities of three (3) residential units per acre and non-residential uses 
at a .2 Floor/Area Ratio (FAR).  Baxter Road is not identified as any type of corridor in the Plan.     
 
Staff is not aware of any other local land use plans that this property is identified in.  

 
Analysis 

 
The Comprehensive Plan anticipates commercial uses in the Suburban Belt Character Area.  
There are no other non-residentially zoned properties located along Baxter Road.  The 
applicant is trying to get zoning approval for a business that was the result of a Zoning 
Enforcement action.     
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Infrastructure  
Roads: Baxter Road is a 2-lane County road with 40 feet of right-of-way, according to the 

Rutherford County Road Book.  There are no TDOT traffic counts along Baxter Road.  
 

Staff has included a datasheet from the TITAN Database, which records vehicle incident 
data.  The data is from 2014-2018.  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 an existing 6-inch water line that fronts 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 a green-top fire hydrant located approximately 800 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, 
should this application be approved.   

 
Schools:  Not applicable, as the request is for commercial purposes.       

Proposal Details  
Background/Proposed Use:  This application comes as the result of a zoning enforcement 

action.  The County’s Zoning Enforcement Office received a complaint about a business 
being operated from the subject property.  After investigation, it was determined that 
a landscaping company was indeed in operation, which had never received proper 
zoning approval.  The applicant has submitted a concept plan showing the layout of the 
property.   

    
Access, Traffic, and Parking:  Access to this property would be along Baxter Road.  Should this 

application be approved, a site plan would have to be submitted showing how the 
property would be brought into compliance with County standards.  This would include 
access, parking, and ADA compliance.      
   

Landscaping/Amenities:  Commercially zoned properties are required to install a Type II Buffer 
adjacent to residentially zoned property.  Should this application be approved, a 
landscape plan will be required along with the site plan to ensure conformance with 
parking lot landscaping and property buffering regulations.              
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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  
The applicant is trying to rezone the property in order to continue operating a business that 
was not legally approved.  Although the Suburban Belt Character Area does anticipate non-
residential uses, this would be on the only property along Baxter Road to have a non-residential 
zoning classification.  Staff does not feel that rezoning this property would be consistent with 
the County’s Comprehensive Plan and recommends denial.    

Attachments 
Zoning and Aerial Maps 
CUD Water Lines Map 
Applicant Submittal Materials 
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 Six (6) inch PVC water line
along Baxter Road.
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date:  May 11, 2020 
 
Case Number:   REZ20-011 

Staff Recommendation: SEE DISCUSSION BELOW IN STAFF RECOMMENDATION 

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

BarLee Venure, by Rob Molchan, SEC 
Sulphur Springs Road and Shacklett Road 
3 – Michael Wrather  
Murfreesboro UGB 

Applicant Request 
Rezoning from Residential Medium Density (RM) to Light Industrial (LI) 

Purpose of District 
This class of district is intended to provide space for a range of industrial and related uses that 
conform to a high level of performance standards and have the least objectionable 
characteristics. It is required that all operations of such establishments with the exception of 
limited outdoor storage be carried on within completely enclosed buildings thus providing a 
standard of development which removes most adverse characteristics that affect neighboring 
properties. These districts may provide a buffer between other districts and other industrial 
activities that have more objectionable influences. New residential activities except for those 
permitted as an accessory use are excluded, and community facilities and commercial 
establishments that provide needed services for industry and are complementary thereto are 
permitted. 

Site Characteristics 
Current Zoning:  RM 
Current Use:  Single-family use on 57/6.00.  Vacant/Undeveloped on the remaining parcels 
Adjacent Uses:  I-840 to the east.  Single-family residential to the west, along with larger parcels 

of vacant/undeveloped land     
Adjacent Zoning:  RM on all sides (see attached map).  The closest Murfreesboro city zoning is 

RS-15, which is located approximately 2/3 of a mile to the south of the subject 
properties (see attached map) 

Size of Tract:  Approximately 157 acres 

Comprehensive Plan 
The Rutherford County Comprehensive Plan shows this location as being included within the 
General Urban Character Area.  These 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).  Baxter Road is not identified as any type of corridor in the Plan.     
 
The properties are 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 
 
The Comprehensive Plan anticipates commercial uses in the General Urban Character Area.  
The eastern side of the Sulphur Springs Road/I-840 interchange has seen several rezoning 
requests over the last few years.  Since this property is immediately adjacent to I-840 and the 
Sulphur Springs Road interchange, non-residential development is likely to occur.  This would 
be the first industrially zoned land in the area.     

Infrastructure  
Roads: Sulphur Springs Road is a 2-lane County road with 30 feet of right-of-way, according to 

the Rutherford County Road Book.  There are no TDOT traffic counts along Sulphur 
Springs Road.  Sulphur Springs Road is identified on the County’s Long-Range 
Transportation Plan (LRTP) as being widened to a five-lane cross-section.  Right-of-way 
dedication may be necessary should a development plan move forward on this 
property.   

 
Shacklett Road is a 2-lane County road with 30 feet of right-of-way, according to the 
Rutherford County Road Book.  There are no TDOT traffic counts along Shacklett Road.  
The County’s LRTP does not identify any improvements to this road.   
 
TDOT may have some controlled access zones that could affect access to both Sulphur 
Springs Road and Shacklett Road, due to their proximity to I-840.  Any development 
that would come as a result of this application (should it be approved) would have to 
verify these access zones and account for them in their site design.   

 
Staff has included a datasheet from the TITAN Database, which records vehicle incident 
data.  The data is from 2014-2018.  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 an existing 12-inch water line that fronts the 
tract along Sulphur Springs Road (48/81.00) and a 20-inch line across Shacklett Road 
from Tract 57/6.01 (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 are two green-top fire hydrants located along the frontage of Tract 
48/81.00 along Sulphur Springs Road and green-top hydrants very close to Tract 
57/6.01 along Shacklett Road (see attached map).  Any development on this property 
will be required to adhere to all adopted building and fire codes for Rutherford County. 

 
Stormwater: Portions of the subject property are within a 100-year floodplain, as delineated 

by the Federal Emergency Management Agency (FEMA).  The applicant will need to 
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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, 
should this application be approved.   

 
Schools:  Not applicable, as the request is for commercial purposes.       

Proposal Details  
Background/Proposed Use:  The subject properties have been the subject of many discussions 

for possible rezoning over the last several years.  The current applicant would like to 
rezone and combine the properties, “to create a Light Industrial (LI) development for 
local, state, national, and/or international businesses that need larger tracts of land for 
their businesses.”  The letter included with the applicant’s submittal materials has been 
included with your agenda packets.  The applicant has submitted a concept plan 
showing a possible division of the property, but no users/uses have been identified at 
this time.  According to the applicant’s letter, potential uses could include storage, 
warehouses, transportation, distribution, and shipping.  Since this is not a planned 
development application, allowable uses would be determined by the Zoning 
Ordinance.  The applicant feels that rezoning the properties would allow them to 
market the property more effectively to potential end users.   

    
Access, Traffic, and Parking:  Primary access to the properties would be along Sulphur Springs 

Road.  The concept plan shows a proposed cul-de-sac with a fire crash gate along 
Shacklett Road.  Staff is concerned with the traffic that could be generated from the 
zoning of this development to LI.   Since there aren’t any identified uses, a traffic study 
wasn’t required.  Should this application be approved, however, Staff will require traffic 
studies for any site plans submitted and will want to see improvements to Sulphur 
Springs Road to help facilitate access to the subject properties and to I-840.  This traffic 
study should also include a signal-warrants analysis.  The site plans will also have to 
demonstrate that all parking, access, site circulation, etc. will meet County 
requirements.        
   

Landscaping/Amenities:  Industrially zoned properties are required to install a Type III Buffer 
adjacent to residentially zoned property.  Should this application be approved, a 
landscape plan will be required along with the site plan to ensure conformance with 
parking lot landscaping and property 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  
This is a speculative zoning request.  Staff understands the applicant’s desire to market the 
property in this manner and feels that the Comprehensive Plan generally supports this type of 
development near an interstate interchange.  However, it is not possible to predict the effects 
this rezoning may have on the area, as the proposed uses are generally stated.  At a minimum, 
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Staff feels that road improvements to Sulphur Springs Road, and possibly Shacklett Road, will 
be required, which could include widening, turn-lane improvements, and possibly signalization.  
Traffic studies will be needed for any development that results from this application, should it 
be approved.  Drainage will also be a concern, as the property is impacted by the 100-year 
floodplain and the potential for significant portions of the site to be impervious.   

Attachments 
Zoning and Aerial Maps 
CUD Water Lines Map 
Murfreesboro Future Land Use Map and Zoning Map Snippets 
Applicant Submittal Materials 
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. See CUD 
Will Serve Letter issued 3/10/19.
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 twelve (12) inch water main along
Sulphur Springs Road, a forty-eight (48) inch
water main along I-840, a six (6) inch water main
along Walnut Lane and a twenty (20) inch water
main along Shacklett Road .
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Murfreesboro Zoning Legend

RS-12:  Residential Single-Family
  12,000 SF minimum lot size
RS-15:  Residential Single-Family
  15,000 SF minimum lot size
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date:  May 11, 2020 
 
Case Number:   REZ20-012 

Staff Recommendation: APPROVED 

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

Black Diamond Construction, LLC 
Shallow Water Way 
6 – Joe Frank Jernigan  
Murfreesboro UGB 

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

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:  Existing subdivision (Creekside Estates) to the north.  Vacant/undeveloped land 

to the east and south.  Large single-family residential tract to the west.  Whitworth 
Buchanan Middle School is located to the southwest     

Adjacent Zoning:  RM to the north, south, and east (see attached map).  City of Murfreesboro 
zoned property to the west, northwest, and southwest (see attached map) 

Size of Tract:  Approximately 60 acres (27 acres to be rezoned) 
Comprehensive Plan 

The Rutherford County Comprehensive Plan shows this location as being included within the 
Suburban Belt Character Area.  These areas are recommended to include both residential and 
non-residential uses at densities of three (3) residential units per acre and non-residential uses 
at a .2 Floor/Area Ratio (FAR).  Baxter Road is not identified as any type of corridor in the Plan.     
 
The property is not identified on the City of Murfreesboro’s 2040 Comprehensive Plan; 
however, it is surrounded by property classified in the Public/Institutional, General Residential, 
and Urban Commercial/Mixed Use areas (see attached map). 

 
Analysis 

 
The proposed density of this development (1.89 units per acre) falls within the 
recommendations of the Comprehensive Plan.   
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Infrastructure  
Roads: Shallow Water Way is a 2-lane County road with 50 feet of right-of-way, according to 

the Rutherford County Road Book.  There are no TDOT traffic counts along Shallow 
Water Way, as this is a local subdivision street.  There are no road improvements 
identified on the County’s Long-Range Transportation Plan (LRTP).   

 
Staff has included a datasheet from the TITAN Database, which records vehicle incident 
data.  The data is from 2014-2018.  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 an existing 8-inch water line that extends to 
the subject property along Shallow Water Way (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 are two orange-top fire hydrants located along the Gateway Drive, to 
the north 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 portions of the subject property is within a 100-year floodplain, as delineated 

by the Federal Emergency Management Agency (FEMA).  Staff is aware of 
wetland/unsuitable soils on the property, which the applicant has attempted to 
develop around.  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, should this application be approved.   

 
Schools:  The pattern book was sent to the Rutherford County Schools Central Office.  Staff will 

relay any comments received from their office during the Planning Commission’s 
meeting.       

Proposal Details  
Background/Proposed Use:  Creekside Estates Subdivision was originally approved by the 

Planning Commission as a conventional R-15 in 2007.  This subdivision is adjacent to a 
subdivision to the north, the Crossings at Lytle Creek, that was approved in 1998, also 
as an R-15 subdivision.  A preliminary plan for Section 2 of Creekside Estates was 
approved by the Planning Commission at their September 24, 2018 meeting for 52 lots.  
Since that time, it has been determined that there is a significant amount of wetland 
soils that are not appropriate for development.  In order to maximize use of the 
developable area, the applicant has requested this rezoning to allow for smaller lots 
but still retain the lot yield originally approved.   
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Information in the applicant’s pattern book states that the development will contain 51 
lots.  Building lots will be a minimum of 7,200 square feet in size, with a minimum 60-
foot lot width.  Homes will be a combination of one and two-story, with a minimum size 
of 1,200 square feet.  Homes will have a minimum 40 percent masonry on the front 
facades, with the remaining sides being vinyl.  Each home will have a two-car front entry 
garage.  Setbacks will be 35 feet on the front, 20 feet on the rear, and 7.5 feet on the 
sides.  Additional information can be found in the applicant’s pattern book, which has 
been included with your agenda packets as a separate attachment.  
 
A neighborhood meeting was held on this request on March 5, 2020.  The issues 
discussed included existing road conditions, drainage issues, and concerns about 
construction traffic.   

    
Access, Traffic, and Parking:  Primary access to the properties would be from Shallow Water 

Way, which extends to Gatewood Drive, which then extends to Homewood Drive, 
which accesses Lytle Creek Road.  There is only one way in and out of this subdivision.  
The applicant has proposed a stub out to the south, which could provide an additional 
access point, should the property ever develop.  All roads will be required to meet 
current County standards.          
   

Landscaping/Amenities:  Buffering is not typically required between residential developments.  
PUDs are required to provide at least 10 percent open space, half of which must be 
usable, as defined by the Zoning Ordinance.  The pattern book shows an amenity area, 
which would quality as a “usable” open space, as well as other common areas.  The 
applicant needs to provide calculations to ensure that County requirements are met.              

 
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.  These standards are not applicable, as this is a residential 
development.   

Staff Recommendation  
The subject property was previously approved for the same number of lots this application is 
requesting.  The unsuitable areas are being set aside as open space/common areas.  The 
applicant will need to ensure that all wetland areas are protected per Federal, State, and Local 
regulations.  Based on this analysis, Staff recommends approval of the application.    

Attachments 
Zoning and Aerial Maps 
CUD Water Lines Map 
Murfreesboro Future Land Use Map and Zoning Map Snippets 
Applicant Submittal Materials 
TITAN Datasheet 
Pattern Book (separate attachment)  
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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. See CUD 
Will Serve Letter issued 9/15/18.
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 Eight (8) inch PVC water line
along Shallow Water Way.
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Murfreesboro Zoning Legend

PUD:  Planned Unit Development
RS-8:  Residential Single-Family - 10,000 SF 
  minimum lot size
RS-10:  Residential Single-Family - 10,000 SF                
  minimum lot size 
RS-12:  Residential Single-Family -12,000 SF
  minimum lot size
RS-15:  Residential Single-Family - 15,000 SF
  minimum lot size
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