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Rutherford County Regional Planning Commission 
Agenda – 9-14-15 – 6:00 PM 

Historic County Courthouse – 2nd Floor 
 
 

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

III. ROLL CALL/DETERMINATION OF QUORUM 
IV. ITEMS WITHDRAWN/DEFERRED 
V. SUBMITTED FOR FINAL PLAT APPROVAL 

A. Harvest Woods, Section I, Phase III (15-2062) – 8 lots on 4.64 acres, zoned RM, 
located along Tybarber Avenue, Harvest Grove, LLC, applicant 
 

VI. REZONING REQUESTS/PUBLIC HEARINGS 
A. Caldwell Lucas – Grove Park Land Company (15-A010) 

Location:  Lebanon Pike/Cutoff Road 
Commissioner:  Steve Pearcy 
Size of Site:  Approximately 80 acres 
Tax Map:   24, Parcels:  50.00, 52.00 and 90.00 
Existing Zoning:  Residential Medium-Density (RM) 
Proposed Zoning:  Planned Unit Development (PUD) 
 

B. Mitchell Bowman, for Michael’s Homes (15-A013) 
Location:  2405 Twin Oak Drive 
Commissioner:  Robert Peay, Jr. 
Size of Site:  Approximately 5 acres 
Tax Map:   81, Parcel:  66.01 
Existing Zoning:  Residential Medium-Density (RM) 
Proposed Zoning:  Commercial Services (CS) 
 

VII. STAFF REPORTS/OTHER BUSINESS 
VIII. ADJOURNMENT 

 



Rutherford County Regional Planning Commission 

September 14, 2015 Staff Comments 
 
Plat/Plan Name:   Harvest Woods, Section I, Phase III (15-2062) 
Request:  Final Plat Approval 
Site Details: 8 lots on 4.64 acres, zoned RM 
Applicants:   Harvest Grove, LLC 
Property Location:   Tybarber Avenue (North of Cutoff Road) 

 
The subject property is located to the north of Cutoff Road, along Tybarber Avenue.  The 
preliminary plat was originally approved by the Planning Commission at their April 28, 
2014 meeting.  The final plat appears to be consistent with this preliminary approval.  
Staff expects our comments to be addressed prior to the Planning Commission’s 
meeting.     
 
Any approval should be made subject to all Staff Comments.    
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date:  September 14, 2015 
 
Case Number:   15-A010 

Staff Recommendation: RESERVED 

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

Caldwell Lucas – Grove Park Land Company 
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:  Parcel 50.00 is developed with a single-family dwelling unit and accessory 

structures.  Parcel 90.00 is undeveloped.  Parcel 52.00 is identified as a cemetery 
according to County Assessment records 

Adjacent Uses:  Single-family residential uses to the west (Harvest Wood Subdivision), south 
(Roanoke and Tenpenny Subdivisions, along with several smaller subdivisions), vacant 
land to the north, vacant land and a small commercial business (Dutch barn sales) across 
Lebanon Pike to the east      

Adjacent Zoning:  RM to the west, north and south.  RL and CN across Lebanon Pike to the east   
Size of Tract:  Approximately 80 acres 

Comprehensive Plan 
The Rutherford County Comprehensive Plan shows this location as being included within the 
Suburban Belt Character Area.  Suburban Belt areas are recommended to include residential 
uses at densities of up to three (3) residential units per acre.  The proposed density for the 
project is approximately 2.3 units per acre.  Lebanon Pike is classified as an Urban Corridor by 
the Plan, which recommends non-residential uses at a density of 10 units per acre and 0.9 
Floor/Area Ratio for non-residential uses. 

 
Proposal supported by Comprehensive Plan  

Staff feels that the proposed development is consistent with the recommendations of the 
Comprehensive Plan.   

Infrastructure  
Roads: The properties have frontage along both Lebanon Pike and Cutoff Road.  Staff has asked 

the applicant to submit a revised traffic study due to the amount of traffic that this 
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development could generate.  There are two traffic counts within about two miles of the 
property.  The first count, located about a mile and a half to the north of the property 
along Lebanon Pike, shows a 2014 traffic count of 4,202 vehicle trips per day.  The 
second count, located approximately two miles to the south of the property along 
Lebanon Pike, shows a 2014 traffic count of 8,439 vehicles per day.  Staff feels that 
improvements will be needed to facilitate traffic in this area.  Cutoff Road is also shown 
as having safety improvements according to the County’s Long Range Transportation 
Plan.   

 
Utilities: According to the Consolidated Utility District (CUD), there is a 6-inch water line and a 

20-inch line available to serve the property.  The applicant has submitted an updated 
Water Service Availability Request Form to CUD, which Staff hopes to have by the 
meeting.  The original request was only for 100 residential lots and no commercial area.   

 
The development will be served by a STEP system that would be owned, operated and 
maintained by CUD.  Electric service will be provided by MTEMC.   

 
Fire Protection: There is an existing fire hydrant located at the intersection of Lebanon Pike and 

Cutoff Road.  Additional hydrants will need to be installed consistent with County and 
CUD regulations.        

 
Stormwater: There does not appear to be any 100-year floodplain issues on the subject 

properties, as delineated by the Federal Emergency Management Agency (FEMA).  That 
being said, there is a creek that runs through the northwest portion of the properties in 
question, so Staff does have concerns about drainage.  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.   

 
Schools:  The revised concept plan has been sent to the Rutherford County Schools Central 

Office.  Wilson Elementary School is located approximately a mile to the west of the 
subject properties.  Staff had not received any comments prior to these comments 
being distributed.  Any comments will be relayed to the Planning Commission at the 
meeting. 

Background/Proposal Details  
Proposed Use: The subject properties are located at the northwest corner of the intersection of 

Lebanon Road and Cutoff Road.  The applicant is proposing a residential-only PUD that 
includes 183 single-family units.    The maximum number of units in the RM district for 
80 acres would be 232 lots, although Staff is doubtful that this many lots could be 
accommodated on the property considering the soils areas needed for septic tanks, 
roads, drainage ponds and easements, etc.  The PUD pattern book is included with your 
agenda materials.   
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A neighborhood meeting was held by the developer prior to the July 13, 2015 Planning 
Commission (PC) meeting.  After hearing the comments from the neighbors, the 
applicants withdrew their request from the July 13, 2015 PC meeting in order to make 
some modifications to their plan.  The applicant asked for a second deferral, as their 
plans were still not ready for the August 10, 2015 PC meeting and a second 
neighborhood meeting had not been held.  A second neighborhood meeting was held 
on August 25, 2015.  Many of those present were concerned about the commercial 
element of the plan (Which has been removed), possible traffic improvements, lot size 
and home size.  The pattern book that is included with your agenda packets was 
received on the same day these comments were distributed to the Planning 
Commission.  Staff has not had an opportunity to review the proposed changes for this 
report.  Staff has also requested that the applicant update their traffic study, but that 
study has not been received as of the time these comments were written.  Staff 
recommended that the applicant defer their application until all of the material could 
be submitted and reviewed, but the applicant desired to move forward with the 
project.     

 
Access & Parking:  Access to the property is shown to be along Cutoff Road.  The tie-in to 

Amberly Street has been removed and an access to Lebanon Pike has been added.  Staff 
has concerns about how this intersection is designed but has not had time to review the 
plans as of the time these comments were written.  Staff will have additional comments 
on this item at the meeting.     

 
Landscaping:  Since this is a residential development, there is no required screening from 

adjacent properties.  The pattern book does show a large amount of open space on the 
property.      

 
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 for residential developments.    

Staff Recommendation  
Staff is withholding a recommendation at this time pending receipt of revised materials.  If 
these materials are not received in a timely fashion, this item will be removed from the 
Planning Commission’s agenda.    

Attachments 
Zoning Map   
Aerial Map 
CUD Water Lines Map 
PUD Pattern Book (Separate Attachment) 
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Rezoning Request
Cothran Retreat

Date: 6/24/2015
All maps, flows, elevations, pipe sizes or any other hydraulic
information is provided as a courtesy by CUDRC to the recipient
and is for information use only. Since it may be inaccurate or 
incomplete, it should never be relied upon for design purposes or
financial commitments without investigation and due diligence by
the recipient.

Prepared by: JLW 4
N.T.S.

Legend
Fire Hydrants
CapColor
G!. Green
G!. Unknown

Lateral Lines
<all other values>

Line Type, Active Flag
Blowoff Lateral, False
Blowoff Lateral, True
Domestic, True
Hydrant Lateral, False
Hydrant Lateral, True

Mains
Transmission System, Active Flag

No, False
No, True
Parcels

Any additional development to the parcel(s) would be
subject to the applicant submitting the Developer's
Packet to Consolidated Utility District which includes
a Water Availability Request to determine feasibility
of and approve the proposed development.
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date: September 14, 2015 
 
Case Number:   15-A013 

Staff Recommendation: NEUTRAL 

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

Mitchell Bowman for Michael’s Homes, LLC 
2405 Twin Oak Drive 
4 – Robert Peay, Jr.   
Murfreesboro UGB 

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

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

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

There is an existing rock quarry located across the street (to the east) from the property.  
There is an existing church building and mobile home park less than a quarter mile from 
the property to the north.   

Adjacent Zoning:  RM on all sides, with the exception of the existing quarry, which is zoned 
Heavy Industrial (HI). 

Size of Tract:  Approximately 5 acres   

Comprehensive Plan 
The Rutherford County Comprehensive Plan classifies this property as being located within 
Suburban Character Area.  Recommended non-residential density for the Suburban Character 
Area is a Major Employment Center is 0.2 Floor/Area Ratio.   
 

Proposal supported by Comprehensive Plan  
The Plan is not clear on this type of application.  There are policies in the Plan that both 
encourage and discourage this type of development.  For example, one of the objectives of the 
plan is to discourage development that functions to create isolated islands in the rural 
landscape.  The argument can be made that this application would be encouraging an isolated 
island of commercial in a predominantly residentially-zoned area.  Although there are no other 
commercially-zoned properties in the vicinity of the subject property, there is industrially-zoned 
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property across the street.  There is also a pre-existing church building and mobile home park 
just to the north.  While the zoning is predominantly residential, with the exception of the rock 
quarry, there is a diverse range of uses than what the zoning would indicate.   

Infrastructure  
Roads: Twin Oak Drive is a 2-lane minor road with no shoulders that has adequate right-of-way.  

There are no traffic counts along Hickory Grove Road.  There are no TDOT traffic counts 
located on Twin Oak Drive.  There is an existing count along Lascassas Pike just south of 
the intersection with Garrison Cove that shows a 2014 count of 17,764 vehicles per day.  
While Staff does not feel that this number is indicative of the amount of traffic on Twin 
Oak Drive, there are a number of heavy trucks that travel on Twin Oak Drive due to the 
traffic from the Hoover Rock Quarry. 

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

4-inch water line in this area to serve the property.  The property is about 2,600 feet 
from an existing 20-inch water line located along Lascassas Pike.  The attached map 
shows existing water lines in the area of the subject property.      
 

Fire Protection: The closest fire hydrant is located along Lascassas Pike.  There are no fire 
hydrants in the vicinity of the subject property and information from CUD indicate that a 
hydrant cannot be supported in this location.   Any development 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 since this application is not for residential uses. 

Background/Proposal Details  
Proposed Use: The applicant is proposing to rezone the property for use as a contractor’s 

storage yard for equipment used in his development business.  The applicant has 
supplied a basic concept plan, as well as some schematics, showing the proposed use of 
the property.  Storage will include about eight trucks and three skidsters, or Bobcat 
vehicles.  Hours of operation would be 7:30 AM to 4:30 PM.  The applicant has also 
indicated that the existing home of the property will remain and will be occupied.  If the 
property is rezoned, the existing house will become a legally established nonconforming 
use.   

  
Access & Parking: Access will be from Twin Oak Drive.  Parking lots and access drives will need 

to be provided and constructed consistent with the regulations in the Zoning Ordinance. 
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Landscaping: If approved, a Type 2 bufferyard will be required along any property line adjacent 
to residential zoning.  Development projects would be required to meet the Landscape 
Requirements of the Zoning Ordinance.      

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

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

Staff Recommendation   
There is a variety of uses on the property surrounding the subject property, including an 
existing rock quarry directly across the street.  Staff does have concerns about the development 
and how it fits in with the surrounding area, but considering the variety of uses, it may not be 
as critical an issue as in other areas.  That being said, Staff is neutral on the application.   

Attachments 
Zoning Map  
Aerial Map 
Water Line Map from CUD 
Concept Plan 
Schematics of proposed building construction 
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Rezoning Request
2405 Twin Oak Drive

Date: 8/17/2015
All maps, flows, elevations, pipe sizes or any other hydraulic
information is provided as a courtesy by CUDRC to the recipient
and is for information use only. Since it may be inaccurate or 
incomplete, it should never be relied upon for design purposes or
financial commitments without investigation and due diligence by
the recipient.

Prepared by: JLW 4
N.T.S.
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Any additional development to the parcel(s) would be
subject to the applicant submitting the Developer's
Packet to Consolidated Utility District which includes
a Water Availability Request to determine feasibility
of and approve the proposed development.
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