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Rutherford County Regional Planning Commission 
Agenda – 6-13-16 – 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V. ITEMS WITHDRAWN/DEFERRED 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 – REZONING REQUESTS/PUBLIC HEARINGS 
 

A. David Alcorn (16-A010) 
Location:  4613 Veterans Parkway 
Commissioner District:  20 (Trey Gooch) 
Size of Site:  Approximately 6 acres 
Tax Map:  93, Parcel:  10.17 
Existing Zoning:  Residential Medium-Density (RM) 
Proposed Zoning:  Commercial Services (CS) 
 

B. Lucas Thompson for Jim Thompson (16-A011) 
Location:  Jackson Ridge Road 
Commissioner District:  8 (Pettus Read) 
Size of Site:  Approximately 5 acres 
Tax Map:  146, Parcel:  38.01 
Existing Zoning:  Residential Medium-Density (RM) 
Proposed Zoning:  Commercial General (CG) 
 

C. Eddie Smotherman (16-A012) 
Location:  10215 Midland Road 
Commissioner District:  8 (Pettus Read) 
Size of Site:  Approximately 62 acres 
Tax Map:  183, Parcels:  6.02, 6.03 and 6.17 
Existing Zoning:  Residential Low-Density (RL) 
Proposed Zoning:  Planned Unit Development (PUD) – Residential Subdivision 

 
VII. OLD BUSINESS 

VIII. STAFF REPORTS/OTHER BUSINESS 
IX. ADJOURNMENT 
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date: June 13, 2016 
 
Case Number:   16-A010 

Staff Recommendation: APPROVAL 

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

David Alcorn 
4613 Veterans Parkway 
20 – Trey Gooch   
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 on all sides, with the exception of the northwest 

corner, which is used for agricultural purposes     
Adjacent Zoning:  RM on all sides, PRD (Murfreesboro City) across Veterans Parkway for The 

Cloister Subdivision 
Size of Tract:  Approximately 6 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 0.2 Floor/Area Ratio.   
 

Proposal supported by Comprehensive Plan  
Yes.  The Comprehensive Plan anticipates commercial uses in the Suburban 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 proposed for the area.  

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

right-of-way.  There is a traffic count at the south end of the Interchange with SR 840 
that shows a 2014 count of 7,014 vehicles per day according to TDOT counts.   
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Utilities: According to information from Consolidated Utility District (CUD), there is an existing 
16-inch water line in this area to serve the property.  The attached map shows existing 
water lines in the area of the subject property.      
 

Fire Protection: The closest fire hydrant is located immediately adjacent to the south of the 
subject property.  Any new development/redevelopment on the property will be 
required to adhere to the adopted fire codes for Rutherford County. 

 
Stormwater:  No portion of the property is located within the 100-year flood zone, as 

delineated by the Federal Emergency Management Agency (FEMA).  The applicant will 
need to work closely with Engineering Staff to ensure that a stormwater management 
system is designed to provide water quality and quantity control for any new 
improvements.  

 
Schools:  Not Applicable since this application is not for residential uses. 

Background/Proposal Details  
Proposed Use:  The applicant would like to use the subject property as the main office for 

Southern Lifestyle Homes.  The existing house will be used as an office and the existing 
accessory structure behind the house will be used for equipment storage.  There will 
also be some vehicle/trailer storage behind the house.  The applicant has met with 
Building Codes Staff to determine what improvements need to be made with the change 
of occupancy.  A concept plan has been included with your agenda materials.   
 

Access & Parking: Access will be from Veterans Parkway.  The applicant does plan to construct a 
new parking area.  Any new parking lots and access drives will need to be constructed 
consistent with the regulations in the Zoning Ordinance. 

 
Landscaping: If approved, a Type 2 buffer yard 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.  Existing plantings can be used to help satisfy 
the buffering requirements.     

 
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   
Staff believes that the Veterans Parkway area is in a state of transition.  Since the completion of 
the widening and realignment to Veterans Parkway, multiple non-residential uses have been 
introduced to the area.  Examples include MTEMC’s proposed campus directly across the street 
from the subject property, the new Kroger development at the intersection of Franklin Road 
and Veterans Parkway, and a commercial element to the PUD located at the intersection of 
Shores Road and Veterans Parkway.  The Board of Commissioners also approved a rezoning 
request at 4925 Veterans Parkway at their December 17 2015 meeting.   
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Staff feels that CS zoning would be consistent with the development trend in the area and 
recommends approval.       

Attachments 
Zoning Map  
Aerial Map 
Water Line Map from CUD 
Portion of Murfreesboro Zoning Map 
Materials from Applicant (Concept Plan) 
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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.

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.

Rezoning Request
Tax Map 93, Parcel 10.17

µDate: May 31, 2016

FH0530
Flow Date: 05/27/14
Static Pressure: 50
Residual: 40
Flow: 1067
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date: June 13, 2016 
 
Case Number:   16-A011 

Staff Recommendation: APPROVAL 

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

Lucas Thompson for Jim Thompson 
Jackson Ridge Road 
8 – Pettus Read  
Rural Area 

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:  Vacant/Agricultural  
Adjacent Uses:  Single-Family Residential to the south, west and east.  Vacant/agricultural to 

the north.  Commercial uses are located at the intersection of Jackson Ridge Road and 
Rockvale Road to the southeast     

Adjacent Zoning:  RM on all sides.  Commercial Neighborhood (CN) at the intersection of 
Jackson Ridge Road and Rockvale Road 

Size of Tract:  Approximately 5 ½ 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 0.2 Floor/Area Ratio.  Jackson Ridge Road is also identified as an Urban Corridor by the 
Plan.   
 

Proposal supported by Comprehensive Plan  
Yes.  The Comprehensive Plan anticipates commercial uses in the Suburban Character Area.   

Infrastructure  
Roads: Jackson Ridge Road is a 2-lane, ditch-section road that has adequate right-of-way.  The 

County’s Long Range Transportation Plan shows this section of Jackson Ridge Road to be 
widened to a cross-section of 2-lanes with shoulders.  There appears to be adequate 
right-of-way to make this improvement.  There is a TDOT traffic count located about a 
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mile to the southeast of the property along Concord Road that shows a 2014 count of 
789 vehicles per day.   

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

8-inch water line located along the opposite side of Jackson Ridge Road as it fronts the 
subject property.  The attached map shows existing water lines in the area of the 
subject property.      
 

Fire Protection: The closest fire hydrant is located at the intersection of Jackson Ridge Road and 
Rockvale Road (Orange Top).  Any new development/redevelopment on the property 
will be required to adhere to the adopted fire codes for Rutherford County. 

 
Stormwater:  No portion of the property is located within the 100-year flood zone, as 

delineated by the Federal Emergency Management Agency (FEMA).  The applicant will 
need to work closely with Engineering Staff to ensure that a stormwater management 
system is designed to provide water quality and quantity control for any new 
improvements.  

 
Schools:  Not Applicable since this application is not for residential uses. 

Background/Proposal Details  
Background/Proposed Use:  The property was originally zoned “Services” under the previous 

Zoning Resolution in 2005.  A conditional use permit (copy attached) was also approved 
for Mini-warehouses, Storage of Boats, RVs and ATVs and Maintenance Service 
Businesses that include the following:  Heating And Air Conditioning Maintenance, Lawn 
And Garden Maintenance, Plumbing Maintenance and Janitorial Services.  The property 
was never developed with any of these businesses and the conditional use permit 
lapsed.  The property was zoned RM when the County comprehensively rezoned the 
unincorporated area in 2013.  The applicant is asking to reestablish the commercial 
zoning and construct a mini-storage business.  A concept plan has been provided to Staff 
and is included with your agenda materials.  CG zoning does not allow mini-warehouse 
uses by right.  They are allowed by special exception approval through the Board of 
Zoning Appeals.  

 
The concept plan shows the proposed construction of four buildings, as well as the 
existing building which would remain as indoor storage.  The western-most building will 
be used for RV/Boat storage and from what the applicant stated to Staff, will probably 
be the first phase of what they will construct.  This is a non-binding concept plan and an 
engineered site plan will be required to be submitted to the Planning Commission 
should both the rezoning and special exception applications be approved.  

 
Access & Parking: Access will be from Jackson Ridge Road.  Any new parking lots and access 

drives will need to be constructed consistent with the regulations in the Zoning 
Ordinance. 
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Landscaping: If approved, a Type 2 buffer yard will be required along any property line adjacent 
to residential zoning.  Development projects will be required to meet the Landscape 
Requirements of the Zoning Ordinance.  Existing plantings can be used to help satisfy 
the buffering requirements.     

 
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   
Considering that the property was zoned for commercial purposes in the past, Staff feels that 
commercial zoning is appropriate.  Staff would like the Planning Commission to have some 
discussions on whether CG or CS would be the more appropriate zoning classification for the 
property.  Staff typically recommends CS zoning for mini-warehouse developments submitted 
for review.  Although the applicant has requested CG zoning, all of the activities that the 
applicant is proposing would also be allowed in the CS zoning district. 

Attachments 
Zoning Map  
Aerial Map 
Water Line Map from CUD 
Concept Plan 
Previously Approved Conditional Use Permit 
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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.

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.

Rezoning Request
Tax Map 146, Parcel 38.01

µDate: May 31, 2016

FH0116
Flow Date: 03/24/08
Static Pressure: 75
Residual: 22
Flow: 792
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Rutherford County Regional Planning Commission Staff Report 
Planning Commission Meeting Date: June 13, 2016 
 
Case Number:   16-A012 

Staff Recommendation: RESERVED 

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

Eddie Smotherman 
10215 Midland Road 
8 – Pettus Read 
Rural Area 

Applicant Request 
Rezoning from Residential Low-Density (RL) 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:  RL 
Current Use:  Vacant/Agricultural  
Adjacent Uses:  Single-Family Residential to the north and northwest.  Vacant/agricultural to 

the east and west.  Agricultural/residential to the south.       
Adjacent Zoning:  RL on all sides.  Property to the south is located in Bedford County, which is 

zoned A-1 (Minimum 1-acre lot size) 
Size of Tract:  Approximately 62 ½ acres   

Comprehensive Plan 
The Rutherford County Comprehensive Plan classifies this property as being located within 
Rural Character Area.  Recommended residential density for the Rural Character Area is 1 
residential unit/acre.  Jackson Ridge Road is also identified as an Urban Corridor by the Plan.   
 

Proposal supported by Comprehensive Plan  
Yes.  Although the proposed density of the project is 1.86 units per acre, it was understood by 
Staff and the Planning Commission that there would be pockets in the Rural area that had 
infrastructure to accommodate denser developments.  The Zoning Ordinance makes provisions 
for such developments.  It is Staff’s opinion that the single-family character of the development 
along with the proposed open space is consistent with the goals found in the Plan.   

Infrastructure  
Roads: Midland Road is a 2-lane, ditch-section road that has 50 feet of right-of-way.  The 

County’s Long Range Transportation Plan shows this section of Midland Road to be 
scheduled for safety improvements, which can include adding shoulders, improving 
pavement conditions or site distance issues, etc.  There appears to be adequate right-of-
way to make this improvement.  There is a traffic count located approximately 2/3 of a 
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mile to the north of the property along Midland Road that shows a 2014 count of 610 
vehicles per day according to TDOT counts.   

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

6-inch water line located along Midland Road as it fronts the subject property.  The 
attached map shows existing water lines in the area of the subject property.  Staff has 
also included a copy of the Will-Serve Letter from CUD regarding this development. 
 

Fire Protection: The closest fire hydrant is located at the intersection of Midland Fosterville 
Road and Midland Trail (Red Top), approximately one mile from the subject property.  
The applicant is requesting to use residential sprinkler systems in the development, as 
CUD has indicated that the water lines are not sufficient to provide fire protection 
consistent with County requirements.  That being said, Staff understands that 
conversations are taking place between the applicant and CUD to determine what 
improvements would have to be made in order to provide fire hydrants to the 
development.  Staff will provide an update when more information is made available to 
us. 

 
Stormwater:  Portions of the property are 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:  Staff has sent a copy of the pattern book to the County Schools Central Office for their 

comments.  Staff will relay any comments received to the Planning Commission. 

Background/Proposal Details  
Background/Proposed Use:  The subject properties were approved for a conditional use permit 

(CUP) for a Planned Residential Development (PRD) by the Board of Commissioners 
(BOC) in October of 2007.  An amendment to the original approval, regarding low-flow 
stub-outs for future hydrant installation, was approved by the BOC in February of 2008.  
Copies of both of the CUPs are included with your agenda materials.  A preliminary plat 
was approved by the Planning Commission at their April 14, 2008 meeting.  No final plat 
was ever received for the development and the preliminary plat approval was extended 
several times.  The applicant asked for an additional extension in January of 2016 but 
was denied by the Planning Commission.  The applicant met with Staff and discussed 
some changes they desired to make to the original application.  Staff advised the 
applicant at that time that a new PUD application would be in order, based on the 
current zoning regulations.   

 
The layout of the proposed application is very similar to the original application, but 
does include a second access point to Midland Road, whereas the original did not.  The 
current proposal also has 10 less lots than the original did.  Minimum lot size is 
proposed to be 10,000 square feet.  Homes will range in size from 1,500 to 2,500 square 
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feet and will be built using a variety of materials.  More specific details can be found in 
the pattern book (Separate attachment).    

 
Access & Parking: There are two access roads proposed for the development onto Midland 

Road.  The concept plan in the pattern book does not show any stub-outs to adjacent 
property, but Staff is of the opinion that practically speaking, the stub-outs would not 
provide much benefit in this situation.  The stub-out to the west would be through the 
open space/STEP area.  The connection to the south would be to property in Bedford 
County and outside of any control of Rutherford County’s regulations.  The tract to the 
north is already developed as a single-family home and does not appear to lend itself to 
any future development.   

 
Staff has requested that the developer submit a traffic study to determine if any road or 
intersection improvements are needed due to this development.  Staff has instructed 
the applicant to look specifically at the intersection of Midland Road and Midland 
Fosterville Road to see what impact this development would have.  Staff will share the 
results of this study when they are received.  

 
Landscaping: A copy of the pattern book was sent to the Bedford County Planning and Codes 

Department for their review, since the property abuts the both Rutherford and Bedford 
Counties.  A copy of the director’s e-mail is attached with this Staff Report.  His concerns 
are for possible buffering along the shared County Boundary line.  The Rutherford 
County Zoning Ordinance would not typically require buffering between properties 
zoned for single-family use and agricultural use.  Conversations with the applicant 
indicate that the A-1 district in Bedford County have a minimum lot size of one acre, 
similar to the current RL zoning for 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.  Since this is a residential development, the performance 
standards do not apply. 

Staff Recommendation   
While generally comfortable with the request, Staff is reserving its recommendation at this time 
pending the outcome of receiving additional information on possible water line improvements 
and the results of the traffic study.   

Attachments 
Zoning Map  
Aerial Map 
Water Line Map from CUD 
Will Serve Letter from CUD 
Traffic Count Map 
Original approved CUPs 
E-mail from Chris White, Director of Bedford County Planning, Zoning and Building Codes 
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Pattern Book (Separate Attachment) 
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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.

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.

Rezoning Request
Tax Map 183, Parcels 6.02, 6.03 & 6.17

µDate: May 31, 2016
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From: Chris White
To: Doug Demosi
Subject: RE: Staghorn PUD
Date: Tuesday, May 31, 2016 10:42:23 AM

Doug,
 
Thank you very much. I appreciate the opportunity to mention a few things about
Staghorn considering that it borders Bedford County for nearly 1,700 feet. In review, I
took notice that Chapter 9 of the Rutherford County Zoning Ordinance, Section 902 (D)
Landscaping, requires that a landscaping buffer zone between uses be installed and
maintained in order to minimize the potentially harmful impact noises and objectionable
views from adjoining low-density land uses. Similarly, Chapter 4 of the Bedford County
Zoning Resolution, specifically 4.043 (C)(5), requires that PUD’s landscape the perimeter
of such developments for the same exact reasons.

·         The conceptual designs in Staghorn’s pattern book (attached) don’t properly
address landscaping as a matter of buffering their significantly higher densities of
residential use from neighboring low density land uses. More specifically, it
doesn’t mention any landscape buffer in Phases 2 and 3 along the Bedford County
line and the southernmost  border of Staghorn. The adjoiner is currently zoned A-
1 (Agriculture/Forestry) and is currently farming the significant sized 117 acre
parcel.
 

·         One other concern which may later present an issue would be fencing along the
same southern border. With the emergence of dozens of new neighbors along the
North side of the farm along the county line AND prospective PUD border, as well
as the proposed common area greenspace, the opportunity exists for dozens of
encroachments by future homeowners with particularly shallow back yards.
Residents and their children using the proposed green space along the proposed
Staghorn Drive may be tempted to trespass on the neighboring property which
could instigate expensive civil-litigation and an overall nuisance to the Bedford
County property owner(s).

 
I would respectfully request that these issues be observed, where needed, during the
approval process, especially with regard to phases 2 and 3.
 
 
Chris
 
 
 
Chris White – Director
Planning – Zoning – Building Codes
200 Dover Street, Suite 101 |Shelbyville, TN 37160

mailto:chris.white@bedfordcountytn.org
mailto:ddemosi@rutherfordcountytn.gov


Office: 931.685.1336 | Local Ext. 2101
Chris.white@bedfordcountytn.org
www.bedfordcountytn.org
 
 
 
 
From: Doug Demosi [mailto:ddemosi@rutherfordcountytn.gov] 
Sent: Friday, May 27, 2016 3:13 PM
To: chris.white@bedfordcountytn.org
Subject: Staghorn PUD
 
Chris,
 
The pattern book is attached.  Please let me know if you have any comments on it.
 
Thanks.
 
Doug
 
 
Doug Demosi, AICP, CFM
Planning Director
Rutherford County Planning and Engineering Department
Phone:  615.898.7730
Fax:  615.898.7823
ddemosi@rutherfordcountytn.gov
www.rutherfordcountytn.gov
 

mailto:Chris.white@bedfordcountytn.org
http://www.bedfordcountytn.org/
mailto:ddemosi@rutherfordcountytn.gov
http://www.rutherfordcountytn.gov/
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