Rutherford County Regional Planning Commission
Regular Meeting Agenda

August 8, 2022 – 6:00 PM
Historic County Courthouse – 2nd Floor
I.
II.
III.
IV.
V.
VI.

CALL TO ORDER
PRAYER/PLEDGE OF ALLEGIANCE
ROLL CALL/DETERMINATION OF QUORUM
APPROVAL OF THE MINUTES
ITEMS WITHDRAWN/DEFERRED
NEW BUSINESS

A. SUBMITTED FOR SITE PLAN APPROVAL
1. Buddhist Temple (20-3011) – Construction of a 3,500 square-foot building for a
Community Assembly use on 7.9 acres, zoned RM, located along Old Nashville
Highway, Wat Buddharam, Inc., applicant
B. REZONING REQUESTS
All rezoning requests will be considered at the September 15, 2022 Board of Commissioners
meeting unless deferred or withdrawn by the Planning Commission or applicant

1. Taylor Ford, for Lebanon Road Partnership (REZ22-019)
Location: 5160 Lebanon Pike
Commissioner District: 2 (Steve Pearcy)
Size of Site: Approximately 16 acres
Tax Map: 46, Parcel: 38.00
Existing Zoning: Residential Medium Density (RM)
Proposed Zoning: Commercial Services (CS)
2. Mona Partners 1, LLC (REZ22-020)
Location: Mona Road
Commissioner District: 3 (Michael Wrather)
Size of Site: Approximately 13 acres
Tax Map: 12, Parcel: 13.02
Existing Zoning: Residential Medium Density (RM)
Proposed Zoning: Employment and Activity Center (EAC)

VII.
VIII.

OLD BUSINESS
STAFF REPORTS/OTHER BUSINESS
\\filesvr\planning\Planning Commission\PCAgendas\Rezoning Meeting\2022\8-8-2020\August 8, 2022_revised_PC_agenda.docx

IX.

ADJOURNMENT
The next Planning Commission Meeting will be at 9:00 AM on Monday,
August 22, 2022, in the Historic County Courthouse, located on the Public
Square in Murfreesboro
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Rutherford County Regional Planning Commission
August 8, 2022 Staff Comments
Plat/Plan Name:
Request:
Site Details:
Applicant:
Property Location:

Buddhist Temple (20-3011)
Site Plan Approval
Construction of a 3,500 square-foot building for a Community
Assembly use on 7.9 acres, zoned RM
Wat Buddharam, Inc.
Old Nashville Highway (Tax Map 70, Parcel 9.00)

The applicant is proposing to make an addition to the existing Buddhist Temple. This site
plan was originally approved by the Planning Commission at their March 23, 2020
meeting. Site plan approvals are valid for 18 months. Since the plan is expired, the
applicant is asking for reapproval. Nothing has changed on the plan, and it is in good
order.
Any approval should be made subject to all Staff comments.

Rutherford County Regional Planning Commission Staff Report
Planning Commission Meeting Date: August 8, 2022
Case Number:

REZ22-019

Staff Recommendation:

APPROVAL

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

Taylor Ford, for Lebanon Road Partnership
5160 Lebanon Pike
2 – Steve Pearcy
Murfreesboro UGB

Applicant Request

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

Purpose of District

The CS 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 south; undeveloped/vacant tract to the north;
East Fork of the Stones River to the east (Landfill on the other side of the river); mixeduse development across Lebanon Pike to the west (Crossings at Walter Hill)
Adjacent Zoning: RM to the north and south; PUD to the west across Lebanon Pike; HI to the
east past the East Fork of the Stones River (see attached zoning map)
Size of Tract: Approximately 16 acres

Comprehensive Plan

The Rutherford County Comprehensive Plan shows this location as being included within the
General Urban Character Area. Recommended densities for non-residential uses are .9
Floor/Area Ratio (FAR). It is also within one mile of the Walter Hill Village/Neighborhood
Center. Lebanon Pike is classified as an Urban-Style Corridor in the Plan, which recommends
the same non-residential density as the General Urban Character Area.

Information on Murfreesboro’s Future Land Use Map has not been included, as they are
transitioning to a new plan that hasn’t been approved as of the time these comments were
written. Information on other jurisdiction’s future land use plan designations is for
informational purposes only.
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Analysis
Non-residential uses are contemplated within the General Urban Character Area and along
urban corridors. The Crossings at Walter Hill PUD included a commercial element at the
intersection of Lebanon Pike and Central Valley Road. Considering the proximity of nonresidential zoning, and the Landfill to the east, it is not likely that the subject property will
redevelop in a residential manner.

Infrastructure

Roads: Lebanon Pike is a state road with between 90-120 feet of right-of-way according to the
Rutherford County GIS. The road transitions from a two-lane cross-section to a threelane as you progress to the north along the frontage of this property. The closest TDOT
traffic count along Lebanon Pike is located approximately 1,300 feet to the south, which
identifies a 2021 traffic count of 14,904 vehicles per day, compared to a 2020 count of
15,291, and a 2019 count of 18,170.
The County’s Long-Range Transportation Plan (LRTP) identifies Lebanon Pike as being
widened to five lanes from West Thompson Lane/Compton Road through Jefferson
Pike. There is not a timeframe for this future widening. Lebanon Pike is a federal/state
road (US 231/SR 10), so any improvements would have to be approved and led by
TDOT.
Staff has included a datasheet from the TITAN Database, which records vehicle incident
data. The data is from 2017-2021. Traffic conditions will be evaluated when a
development plan is submitted for County review, should this application be approved.
Utilities: The properties are within the jurisdiction of Consolidated Utility District (CUD).
According to information provided by CUD, there is a 12-inch water line along Lebanon
Pike across from 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.
The applicant has indicated that they will use a conventional septic system for sewage
disposal. They have further indicated that they believe they have enough soils for the
size of the building they plan to construct.
Fire Protection: There is an existing fire hydrant (Green Top) directly across Lebanon Pike from
the subject property (see attached map). Any new development/redevelopment will
be required to adhere to the adopted building and fire codes for Rutherford County.
Stormwater: The subject property is within the 100-year and 500-year flood zones, 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
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system is designed to provide water quality and quantity control for any new
improvements.
Schools: Not applicable, as the development is not for residential purposes.

Background/Proposal Details

Background/Proposed Use: The applicant would like to zone the subject property to build a
mini-storage facility with retail along the frontage of Lebanon Pike. Mini-storage
buildings are classified as General Personal Services in the County’s Zoning Ordinance.
This use is only allowed in the CS zone by special exception. Should this application be
granted, the applicant would have to make a separate application to the Board of
Zoning Appeals for the mini-storage use.
A concept plan has been included with your agenda packets. This is not a planned
development application, so the plan is not binding, but it gives Commissioners an idea
on how they wish to develop the property. Staff has told the applicant that an
engineered site plan will be required should this property be rezoned to ensure that all
parking areas, landscaping/screening, etc. meet County requirements.
Access & Parking: The concept plan shows two connections to Lebanon Pike. The road
transitions from a two-lane to a three-lane road as one travels northbound on Lebanon
Pike as it fronts this property. Staff has asked the applicant to evaluate this as they plan
for their access points. The intersection of Lebanon Pike and Central Valley Road is
currently not signalized, but with recent approvals of two planned developments along
Central Valley Road (East Fork Homes and the Crossings at Walter Hill), signal
improvements are planned, along with other intersection improvements.
Development of this property will need to be sensitive to these changes. Lebanon Pike
is a federal/state road, so any new or modified access points will require approved form
TDOT. Proposed improvements will need to be shown on an engineered site plan. All
parking/vehicular use areas will have to meet county requirements.
Landscaping: CS-zoned properties are required to provide a Type 2 buffer along residentially
zoned property lines. This buffer has an average width of 30 feet, which can be reduced
to a minimum of 15 feet if a solid visual screen (i.e., privacy fence) is installed. Plantings
are also required. Existing material can be used as part of the buffer zones, consistent
with the requirements in Section 1104 of the Zoning Ordinance. There are also
requirements for landscaping in the parking areas as well as screening for any outdoor
storage areas for vehicles. Conformance to these requirements will be part of the site
plan review process. This property will need to buffer to both the north and south, but
not to the west (HI zoning) or west (right-of-way of Lebanon Pike).
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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. Since this will not be a residential development, these standards
will apply.

Staff Recommendation

Staff feels that this area is in transition. Recent approval of the Crossings at Walter Hill included
a commercial element almost directly across the street from the subject property. There are
also intersection improvements proposed for the Lebanon Pike/Central Valley Road
intersection. Staff expects additional rezonings in this area as time goes on. The proposed
request is consistent with the recommendations of the Comprehensive Plan, and Staff
recommends approval.
Following the public hearing, the Planning Commission will need to formulate a
recommendation to the Board of Commissioners.

Attachments

Zoning and Aerial Maps
CUD Water Line Map
TITAN Datasheet
Applicant’s Cover Letter
Concept Plan
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July 20, 2022

Doug Demosi, Planning Director
1 South Public Square #200
Murfreesboro, TN 37130
Re: Rezoning Request
Our request is to rezone the property located at 5160 Lebanon Pike.

Dear Mr. Demosi:
On behalf of our client, Lebanon Road Partnership, we hereby request the rezoning of the
following properties:
046 03800
This property consisting of approximately 15.75+/- acres and we request to rezone them from RM
to CS. The purpose for this rezoning is for a self-storage facility with a retail strip center at the
front of the property.
Please let me know if you need any additional information and thank you for your assistance with
this request.
Sincerely,

Clyde Rountree, RLA
Huddleston-Steele, Engineering, INC.

SELF-STORAGE
BUILDING (TYP.)

RETAIL BUILDINGS IN
FRONT OF PROPERTY

Rutherford County Regional Planning Commission Staff Report
Planning Commission Meeting Date: August 8, 2022
Case Number:

REZ22-020

Staff Recommendation:

APPROVAL

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

Chris Rudd, for Mona Partners 1, LLC
Mona Road
3 – Michael Wrather
Smyrna UGB

Applicant Request

Rezoning from Residential Medium Density (RM) to Employment & Activity Center (EAC)

Purpose of District

The purpose of an EAC District is to provide a more intense mixed-use accommodation of
commercial, office, retail, service, and industrial uses as well as multi-family residential for a
wide market area and a variety of activities. The district is designed to implement the
alternative scenario of employment and activity centers as depicted in the adopted
comprehensive plan.

Site Characteristics

Current Zoning: RM
Current Use: Vacant
Adjacent Uses: The site is completely enclosed by road right-of-way. There are single-family
residential units to the west and south; Corp of Engineers property is also to the west
and north; Interstate 840 is directly to the east
Adjacent Zoning: RM to the west and south; Corps of Engineers property to the west and
north/I-840 to the east, both un-zoned (see attached zoning map)
Size of Tract: Approximately 13 acres

Comprehensive Plan

The Rutherford County Comprehensive Plan shows this location as being included within the
Suburban Belt Character Area. Recommended densities for non-residential uses are .2
Floor/Area Ratio (FAR). It is also within a half mile of the Nashville Super Speedway Activity
Center.

Comments from Town of Smyrna officials indicate that their future land use map identifies this
area as the 840 Gateway character area, which supports a mix of local and regional scale
hospitality, retail, restaurant, high density residential, and industrial/warehousing uses. Long
term, their plan supports more retail/service uses such as hotels, gas stations, etc., but the
infrastructure is not there to support it yet.
Information on Smyrna’s future land use plan designations is for informational purposes only.
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Analysis
Non-residential uses are contemplated within the Suburban Belt Character Area. Considering
that the entire property is surrounded road right-of-way, especially I-840 to the east, it is
unlikely that the property will redevelop in a residential manner. The proximity of the property
to the Nashville Super Speedway Activity Center also lends support to this request.

Infrastructure

Roads: Bill France Road (SR 452) is a state road with between 130-200 feet of right-of-way
according to the Rutherford County GIS. The closest TDOT traffic count along Bill France
Road is on the east side of the I-840 interchange, approximately 2,100 feet to the east,
which identifies a 2021 traffic count of 7,147 vehicles per day, compared to a 2020
count of 6,381, and a 2019 count of 5,932. Staff doesn’t believe that traffic levels on
the west side of the I-840 interchange are as high as these, but there are no traffic
counts on that side of the interchange. The County’s Long-Range Transportation Plan
(LRTP) does not identify any improvements along Bill France Road.
Mona Road is a two-lane county road with between 40 and 80 feet of right-of-way
according to the Rutherford County Road Book. There are no TDOT traffic counts in
this area, nor is the road identified on the County’s LRTP.
Staff has included a datasheet from the TITAN Database, which records vehicle incident
data. The data is from 2017-2021. Traffic conditions will be evaluated when a
development plan is submitted for County review, should this application be approved.
Utilities: The properties are within the jurisdiction of Smyrna Utilities. According to
information provided by Town of Smyrna officials, there are no water lines north of the
lake. 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.
The applicant has indicated that due to the proposed use, and that the site is limited in
usable septic soils, their proposed use will not require a septic system.
Fire Protection: According to information from the Town of Smyrna, there are no existing fire
lines or fire hydrants (Green Top) in this area. Any new development/redevelopment
will be required to adhere to the adopted building and fire codes for Rutherford County.
Stormwater: The subject property is not within the 100-year and 500-year flood zones, 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.
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Schools: Not applicable, as the development is not for residential purposes.

Background/Proposal Details

Background/Proposed Use: The applicant would like to zone the subject property to build a
truck/trailer storage area. This would mostly be for overnight parking of 18-wheeler
trailers. This would not be a manned facility. The EAC limits commercial uses to 65
percent lot coverage. Industrial uses are not limited on lot coverage.
A concept plan has been included with your agenda packets. This is not a planned
development application, so the plan is not binding, but it gives Commissioners an idea
on how they wish to develop the property. Staff has informed the applicant that an
engineered site plan will be required should this property be rezoned to ensure that all
parking areas, landscaping/screening, etc. meet County requirements.
Access & Parking: The concept plan shows two connections to Bill France Road. No
connections are shown onto Mona Road, to the south. Staff has concerns about the
condition of Bill France Road and the I-840 interchange. Staff expects that a traffic
study, along with an analysis of Bill France Road, will be submitted should this
application be approved. All parking/vehicular use areas will have to meet county
requirements as demonstrated on an engineered site plan.
Landscaping: EAC-zoned properties are required to provide a Type 2 buffer along residentially
zoned property lines. This buffer has an average width of 30 feet, which can be reduced
to a minimum of 15 feet if a solid visual screen (i.e., privacy fence) is installed. Since
the property is surrounded by right-of-way on all sides, screening will not be required.
Interior landscaping is based on the amount of amount of off-street parking and
vehicular use area. The number of plantings will be evaluated through a landscape plan
should this application be approved.
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 will not be a residential development, these standards
will apply.

Staff Recommendation

Staff feels that should this property develop, it will develop as a non-residential use. It is
surrounded by right-of-way on all sides, most significantly, to the east by I-840. The property
is also within a half mile of the Nashville Super Speedway Activity Center. Although located in
Wilson County, some of the property around the racetrack has developed into
warehousing/distribution uses. Staff feels that these factors will contribute to other
redevelopment requests in this area.
As stated earlier in the report, Staff does have concerns about the condition of Bill France Road
on the western side of I-840. An analysis of the road will need to be done and the findings
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submitted to Staff should this application be approved. Improvements to the road may be
required based on the findings of the report.
Overall, Staff feels that the proposed request is consistent with the recommendations of the
Comprehensive Plan and recommends approval.
Following the public hearing, the Planning Commission will need to formulate a
recommendation to the Board of Commissioners.

Attachments

Zoning and Aerial Maps
TITAN Datasheet
Concept Plan
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