
CITY OF MURFREESBORO 
PLANNING COMMISSION 

AGENDA 
 
 

City Hall, 111 W. Vine Street, Council Chambers 
 
 

JANUARY 8, 2020        Kathy Jones 
6:00 PM           Chair 

 

1. Call to order 

2. Determination of a quorum.   

3. New Business: 

a. Zoning application [2019-445] for approximately 0.89 acres located along Bradyville 
Pike west of Minerva Drive to be rezoned from RS-10 to PCD (Bradyville Center 
PCD), Ken Xayabudda applicant. (Project Planner: Amelia Kerr) 

b. Zoning application [2019-440] for approximately 0.71 acres located along East Vine 
Street east of South Highland Avenue to be rezoned from RS-8 to PRD (East Vine 
Villas PRD), Blue Sky Construction, Inc. applicant. (Project Planner: Amelia Kerr) 

c. Annexation plan of services and annexation petition [2019-516] for approximately 190 
linear feet (0.22 acres) of Annell Drive right-of-way, City of Murfreesboro applicant.  
(Project Planner, Marina Rush)  

d. Proposed amendments to the Zoning Ordinance [2019-809] to the following:  

 Section 2: Interpretation and Definitions, regarding the definition of “family”;  

 Section 10: Variances;   

 Section 18: Regulations of General Applicability, regarding lighting fixtures at 
recreational fields; and  

 Section 27: Landscaping and Screening, regarding landscaping for stormwater 
management areas, City of Murfreesboro Planning Department applicant.   

4. Staff Reports and Other Business: 

5. Adjourn.   



MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1  
JANUARY 8, 2020 
PROJECT PLANNER: AMELIA KERR 
 
3.a.  Zoning application [2019-445] for approximately 0.89 acres located 

along Bradyville Pike west of Minerva Drive to be rezoned from RS-10 
to PCD (Bradyville Center PCD), Ken Xayabudda applicant.  

 
The subject property is located along the north side of Bradyville Pike, west of 
Minerva Drive.  The property includes 2 parcels consisting of 0.89 acres identified 
as 1611 and 1615 Bradyville Pike.  Each parcel is currently developed with an 
existing single-family dwelling and is zoned RS-10 (Single Family Residential 
District 10).  The applicant wishes to rezone the property to PCD (Planned 
Commercial District). The proposed PCD (Bradyville Center PCD) would consist 
of a 7,280 square foot multi-tenant commercial center. 
 
The development would have direct access to Bradyville Pike via a single access 
point. No connections to neighboring properties are proposed. The proposed 
development would include one (1) single-story multi-tenant commercial building 
with one (1) outdoor patio dining area and one (1) plaza seating area on the west 
end of the building.  Primary exterior materials would include brick, stone, and 
cementitious siding.  Minimum building setbacks for the development would be 42 
feet on the front facing Bradyville Pike, 10 feet on the sides, and 20 feet on the 
rear. Amenities would include 40% of the total lot as open space and 7% formal 
open space consisting of the outdoor dining area and plaza bench seating area.   
 
Adjacent Zoning and Land Uses 
 
Surrounding zoning includes CL (Commercial Local District) to the south across 
Bradyville Pike and the adjacent property to the, each developed with a variety of 
commercial uses.  Adjacent properties to the north are located in the Cypress 
Avenue Subdivision and are zoned RS-10.  There are also single-family residential 
uses zoned RS-10 to the west.  The proposed development would include a Type 
D landscape buffer along the north and west property lines. 
 
Future Land Use Map 
 
The future land use map of the Murfreesboro 2035 Comprehensive Plan, which 
was adopted in July 2017, recommends that Suburban Residential is the most 
appropriate land use character for the subject property, as shown on the map 
below.   
 



 
 
Compatible existing zoning districts identified for the “Suburban Residential” land 
use character are RS-10, RS-12, and RS-15 with a recommended density of 2.0 
to 3.54 dwelling units per acre.  The proposed PCD zoning request is not consistent 
with the recommendation of the future land use map for this property and is more 
consistent with the “Suburban (Neighborhood) Commercial” land use character.  
Due to the location of the property along a State highway and the establishment of 
an existing commercial node at the intersection Bradyville Pike and Minerva Drive, 
the Planning Commission will need to determine whether this is an appropriate 
instance to deviate from the recommendations of the future land use map. 
 
Action Needed 
 
A copy of the pattern book has been included in the agenda materials. The 
applicant will be available at the Planning Commission meeting to make a 
presentation regarding the proposed rezoning and to answer questions. The 
Planning Commission will need to conduct a public hearing, after which it will need 
to discuss this matter and then formulate a recommendation for City Council. 
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Development Team & Project Summary PLANNED  COMMERCIAL DEVELOPMENT

� e Bradyville Centrer development is a commitment to combine two residential properties into one lot for the purpose of 
building a commercial retail center.  � e new development will be embedded in an existing small commercial area.  � e com-
bined lots will account for nearly an acre of land which in turn will allow for a 7280 square foot retail building.

                                 Bradyville Center 

Design
Architect  for review and over site:
Micheal Stewart

Planning and Engineering
Huddleston-Steele Engineering, Inc.
Clyde Rountree, RLA
2115 N.W. Broad Street
Murfreesboro, Tn 37129

Developer:
Ken Xayabudda
1999 Ransom Drive
Murfreesboro, TN. 37130
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PLANNED COMMERCIAL DEVELOPMENTZoning  Map

� e subject  property is  zoned RS-10.  
� e property is surrounded by CL zoning on 
the east, and RS-10 to the north and west. � e 
property to the south is zoned CL.

� e subject property is proposed to be rezoned 
PCD.

SITE

                              Bradyville Center

Bradyville Pike

Minerva Drive

Br
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PLANNED COMMERCIAL DEVELOPMENTUtility  Map

� e subject property utility providers:
Water is provided by Murfreesboro Water Resources Department.  
Electric is provided by Murfreesboro Electric Department.  
Sewer is provided by Murfreesboro Water Resources Department. 

LEGEND

Water
Sewer

SITE

                                        Bradyville Center
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Water Line Location Map

Sewer Line Location Map
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PLANNED COMMERCIAL DEVELOPMENTHydrology & Topography Map

� e subject property is a relatively � at site with less than 2 
feet of grade change across the entire site.  � e site drains 
from the west to the east with the lowest area being in the 
northeast corner of the site.  

SITE

                                      Bradyville Center

Water Line Location Map

Drainage  Direction
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PLANNED COMMERCIAL DEVELOPMENTAerial Map

Aerial Location Map

� is aerial photograph shows 
the subject site surrounded by 
various uses.

Site

                              Bradyville Center

Si

Memorial BoulevardMM North Maple Streetevardd N

Bradyville PikeBra
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PLANNED COMMERCIAL DEVELOPMENT
Existing Conditions

View looking down Bradyville Pike at 

subject property to the right

View of subject property View looking at apartments be-

hind subject property

View looking at business to the 

east of subject property

View looking at business across 

from subject property

                                         Bradyville Center

View looking at home to the west 

of the subject property
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PLANNED COMMERCIAL DEVELOPMENT
Existing Conditions

View looking at business across 

from subject property

View of subject property from 

across Bradyville Pike
View of home west of subject 

property

                                      Bradyville Center 

View looking at business across 

from subject property



Site Plan
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PLANNED COMMERCIAL DEVELOPMENT

Site Data:
Acreage: .89  Acres, 39,200 SF.
Proposed Building:  7, 280 sq. ! .
Parking Required 7280/225 = 32.3 spaces
Parking Provided: 35 spaces + spaces 2 HC

Solid waste services to be provided by private hauler.

Dumpster

Commercial Building 

                                         Bradyville Center 

Comm

       Bradyville Pike

Du
Patio for tenant usese

" is commercial center is designed to house multiple
tennants, with the potential of a restaurant on the 
western edge.    
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                          Architectural Elevations PLANNED COMMERCIAL DEVELOPMENT

                        

                               Side Elevation

                                      Bradyville Center 
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                          Architectural Perspective and Materials PLANNED COMMERCIAL DEVELOPMENT

                        

                               Side Elevation

                                             Bradyville Center 

                               Side Elevation
DRK GREY BRICK

DARK BRONZE 

STOREFRONT

SMOKE TINTED GLASS

DARK BRONZE E.I.F.S.

BLACK SHEPHERD 

HOOK LIGHT FIXTURE

LT TAUPE BRICK

Building Perspective



Conceptual Landscape Plan 
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PLANNED COMMERCIAL  DEVELOPMENTp p

Shade Tree

! e development will comply with all minimum landscape requirements in Section 27 of the zoning ordinance.

Screening Shrub

Perimeter tree plantings consisting of at least two 
varieties of shade trees will de" ne the property 
lines and enhance the streetscape.  Foundation 
planting will be designed to accentuate the build-
ing and add visual interest to the development.  
! e dumpster enclosure  area will be screened by 
large shrubs.  All other requirements for bu# ering 
will follow Chapter 27 of the zoning ordinance 
and the Murfreesboro Guidelines.

Bradyville Pike

                                           Bradyville Center 

meter trPerime

Type ‘D’ Bu# er

8’ Front Planting Yard

3’ Foundation Planting
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                        Formal Open Space Plan and Drive Alignment PLANNED COMMERCIAL DEVELOPMENT

                        

                               Side Elevation

                                             Bradyville Center 

! e formal space provided for the Bradyville Center will  provide patrons to the building a place to dine outside  or simply take a shopping break on a sunny 
day.  ! e open space will   be a combination of two aggregate patios with benches and  a trash receptacle.

 Formal Space Area Driveway AlignmentD

Typical Bench

Trash Receptacle Aggregate Patio
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PLANNED COMMERCIAL DEVELOPMENTDevelopment Standards

Development Standards:
Development will include a 7280 commercial building
! e maximum building height of 35’-0”
Building can be divided into 5 bays
! e  bays will have 37 parking spaces
Solid waste will be provided by a private hauler
Sidewalks will be provided on Bradyville Pike  or payment in liew of
All site utilities will be underground
Identi" cation signage will be associated with this development
! e development will be managed by a P.O.A.
Street lights will be standard Murfreesboro Electric Department poles and lights
Mail delivery will be accommodated via a mail kiosk
All parking will be screened from the public right-of-way by landscaping
Buildings elevations will have well- articulated front elevations with details responding to the
pedestrian scale of the neighborhood
All HVAC units will be roof mounted
Parking will comply with the Murfreesboro’z Zoning Ordinance for uses that comply with this PCD
Telecommunication and television equipment shall be located  o#  the rear of the proposed buildings

Building Elevation Materials:
Brick
Dryvit
Metal

Architectural materials and colors will be reviewed at the time of site plan submittal  by Murfreesboro
planning sta#  and the planning commission

                                      Bradyville Center 
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Commercial Center Permitted Uses /Prohibited Uses PLANNED COMMERCIAL DEVELOPMENT

Permitted Use List:
Restaurant
Adult Day Care Center
Animal  Grooming Facility
Art and Photo Gallery
Bakery - Retail
Bank Branch O!  ce
Bank, Drive-Up Electronic Teller
Bank Main O!  ce
Barber Shop
Book Shop
Business and Communication Services
Catering Establishment
Clothing Store
Delicastessen
Dry Cleaning
Dry Cleaning Pick-Up Station
Financial Services (no cash advance)
Flower Shop
Garden and Lawn Supplies (no outdoor storage)
Health Club
Glass-Stained and Leaded
Karate Instruction
Interior Design
Speciality Shop
Pharmacy
O!  ces
Optical Dispensaries
Personal Services Establishment
Medical Laboratories
Music and Dance Academy
Video Rental
Carry-out restaurant
Specialty-Limited Restaurant
Pet Shop
Photo Finishing
Veterinary O!  ce
Reducing and Weight Control Service
Convenient Store w/o gas sales

Prohibited Use List:
Fraternity/Sorority
Airport/Heliport
Cemetery
Pet Cemetery
Amusements, Commercial Outdoor Motorized
Amusements, Commercial Outdoor Motorized Except Carnivals
Drive-in-" eater
Adult Cabaret
Adult Entertainment
Adult Motel
Adult-only Bookstore
Adult-only Motion Pictures " eater
Temporary Mobile Recycling Center
Towing
no drive-thru
Motor Vehicle Sales
Motor Vehicle Lots
Motor Vehicle Repair
Gas Station
Rap Parlor
Kennel
Cash Advance Businesses
Adult Day Care Home
Veterniary Clinic
Sauna
Temporary Mobile Recycling Center
Tavern
Family Crisis Center
Family Violence Shelter
Pain clinic
Plasma donation center

14

   Bradyville Center

Fireworks Retailer
Pet Funeral Home
Salvage and Surplus Merchandise
Tatto Parlor
Taxidermy Studio
Tabacco and E-Cigarettes or Vaporized Sales
Laundry, Self-Service
Retail Shop
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PLANNED COMMERCIAL DEVELOPMENT

1. Ownership and division of land:  � e site is owned by the developer identi� ed 
on Sheet 1,  � e lot is currently zoned RS-10 in the City of Murfreesboro.
2.Waiver of BZA action:  No BZA actions will be required.
3.Common open space:  See page 8.
4.Accessibility to site:  � e property is accessible from Bradyville Pike.
5.O!  street parking .  See Sheet 8 for parking calculations.
6.Pedestrian circulation:  Sidewalks will be construction on subject property as a 
result of this project.
7.Privacy and screening:  Type ‘D’ Bu! er provided along the Western and North-
ern property lines.
8.Zoning and subdivision modi" cations proposed:  A PCD is being requested 
for the subject property.
 9.Phasing:  � e project shall be completed in one phase.
10.Annexation:  No annexation is required for this site.
11.Landscaping:  � e commercial development will be designed to meet all mini-
mum landscaping requirements outlined in Section 27 of the Zoning Ordinance.
12.Major Transportation Plan:  � e PCD is consistent with the Major thor-
oughfare plan utilizing Bradyville Pike as the primary access to the site.
13.Applicant contact information:  Contact information is located on Sheet 1.
14.Proposed Signage:   Any signage installed will follow the Murfreesboro Sign
Ordinance Regulations.

Planned Development Criteria & 2035 Plan

Section 13 – Project Development Criteria Requirements
1. Identi" cation of existing utilities:  Shown in pattern book  on Sheet 3.
2/3.Graphics, renderings, maps and or aerial photography showing existing conditions 
and natural features of the site:  Shown in pattern book Sheet, 3-7.
4/5. Drawing and/or diagrams identifying areas of development, proposed buildings, 
screening, proposed landscaping and pedestrian and vehicular circulation:  Shown in 
pattern book Sheets 8-11.
6.  Development schedule:  Construction is projected to begin once all zoning and site plan-
ning is approved by the City.
7.  Relationship of the planned development to current city polices and plans:  � e PCD    
is compariable to the CF zoning with no deviations requested.  � e PCD meets the design 
guidelines by providing a 100% masonry building, well articulated details, de� ned base and 
parapet walls screening equipment.  � e landscaping meets the ordinance requirments.
8.  Proposed deviation from zoning and subdivision ordinance: � e following deviations 
are being requested with this PCD: reduced setbacks on both sides and the rear of the proper-
ty.  See Sheet 13.           
9.  Site tabulation data for land area, FAR, LSR, and OSR:  NA.
10.  # e nature and extent of any overlay zones as described in Section 24 and 34:  No 

General Applicability Per Section 13 - Planned Development Regulations

                                      Bradyville Center 

2035 Plan - Suburban Residential
Suburban Residential allows for planned developments.   ! e nature of the location with com-
mercial development to the east and apartments to the north make the site " tting for commercial 
development.



MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1  
JANUARY 8, 2020 
PROJECT PLANNER: AMELIA KERR 
 
3.b.  Zoning application [2019-440] for approximately 0.71 acres located 

along East Vine Street east of South Highland Avenue to be rezoned 
from RS-8 to PRD (East Vine Villas PRD), Blue Sky Construction, Inc. 
applicant. 

 
The subject property is located along the south side of East Vine Street, east of 
South Highland Avenue. The property consists of 0.71 acres and is identified as 
530 East Vine Street. The property is currently developed with an existing single-
family dwelling and is zoned RS-8 (Single Family Residential District 8). The 
applicant wishes to rezone the property to PRD (Planned Residential District). The 
proposed PRD would consist of a 6-unit townhouse development, East Vine Villas.  
The proposed gross density would be 8.45 dwelling units per acre.   
 
The development would have direct access to East Vine Street via a single access 
point. No connections to neighboring properties are proposed.  The proposed 
development would include 2 buildings, each having 3 two-story townhouse units 
with 2-car garages. The units located directly on East Vine Street will have rear-
entry garages and the units in the rear of the property will have front-entry garages.  
The development would include 14 surface parking spaces for residents of the 6 
three-bedroom townhomes and their guests. Primary exterior materials would 
include painted brick and cementitious siding. Minimum building setbacks for the 
development would be 20 feet on the front facing East Vine Street, 10 feet on the 
sides, and 35 feet on the rear. Amenities would include approximately 47% of the 
total lot as open space and 5% formal open space consisting of a plaza area with 
a grilling station, bench seating, and a dog run.   
 
Adjacent Zoning and Land Uses 
 
Surrounding zoning includes RS-8 to the north across East Vine Street and the 
adjacent properties to the east and west.  Adjacent property to the south is zoned 
RM-16 (Multi-Family Residential District, 16 dwelling units per acre).  The 
proposed development would include a ten-foot landscape buffer and privacy 
fencing along the south, east, and west property lines. 
 
Future Land Use Map 
The future land use map contained in the Murfreesboro 2035 Comprehensive Plan, 
which was adopted in July 2017, recommends that the subject property develop 
with a Suburban Residential land use character (see excerpt from the future land 



use map below).  This classification intends to serve as a transition from urban to 
rural residential development and is predominantly located along the periphery of 
the City.  The comprehensive plan calls out RS-15, RS-12, and RS-10 as existing 
zoning districts that are compatible with this designation.  2.0-3.54 dwelling units 
per acre is the recommended density.   
 

  
 
The subject property’s current RS-8 zone would allow a slightly higher density that 
what is recommended with the Suburban Residential land use character.  The 
proposed development is more consistent with the Auto Urban (General) 
Residential land use character, which is depicted on the future land use map 
directly across East Vine Street to the north.  The characteristics of Auto Urban 
(General) Residential include detached residential dwelling units or attached 
residential dwellings with compatibility and open space requirements, less 
openness and separation between dwellings, interior yard consumed by driveway 
and off-street parking, and a density of 3.54 to 8.64 dwelling units per acre.  Single-
family residential attached uses are consistent with the vision for the Suburban 
Residential land use character.  However, the proposed density of 8.45 dwelling 
units per acre is not consistent with the plan’s recommendations.  The Planning 



Commission will need to determine whether this is an appropriate instance to 
deviate from the recommendations of the future land use map.  
 
Action Needed 
 
A copy of the pattern book has been included in the agenda materials. The 
applicant will be available at the Planning Commission meeting to make a 
presentation regarding the proposed rezoning and to answer questions. The 
Planning Commission will need to conduct a public hearing, after which it will need 
to discuss this matter and then formulate a recommendation for City Council. 
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MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
JANUARY 8, 2020 

PROJECT PLANNER, MARINA RUSH 
 
3.c.  Annexation plan of services and annexation petition [2019-516] for  

approximately 190 linear feet (0.22 acres) of Annell Drive right-of-way, City 

of Murfreesboro applicant. 

 
The annexation is for an approximately 190 linear feet segment of Annell Drive right-of-
way (ROW). The study area begins at Joe B Jackson Parkway and extends to the south 
approximately 190 linear feet; the total study area is approximately 0.22 acres.  The 
study area lies within the City of Murfreesboro’s Urban Growth Boundary and adjoins 
the City to the north at Joe B Jackson Parkway and to the west. 

City Staff has initiated this annexation because the adjacent 1.34-acre parcel at the 
southwest corner of Joe B Jackson Parkway and Annell Drive (Tax Map 136C, Group 
A, Parcel 1.00) is within the City limits and its development, including new driveway 
connections to Annell Drive, is anticipated in some form or fashion in the near future.  
The City would like to annex the Annell Drive ROW in preparation for the time when 
development plans for the adjacent parcel are submitted, so that all aspects of the plans 
review and permitting process will be within one jurisdiction. 

Plan of Services 

Staff has prepared a Plan of Services (POS) for the annexation of the property and it is 
included in the agenda packet. The POS indicates that the City will be able to provide 
services for the 190 linear feet segment of Annell Drive ROW.  Upon annexation, the 
City would become responsible for operation and maintenance of this road segment.   
 
The Rutherford County Road Board will consider granting its consent to annex the 
subject ROW at its January 6, 2020 regular meeting.  Staff will present the results of 
the meeting at the Planning Commission public hearing. 
 
Action needed 
 
The Planning Commission will need to conduct a public hearing, after which it will need 
to discuss this annexation petition and Plan of Services and formulate a 
recommendation for the City Council.   
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OVERVIEW 

 

The annexation is for an approximately 190 

linear foot segment of Annell Drive right-of-way 

(ROW). The study area begins at Joe B Jackson 

Parkway and extends to the south approximately 

190 linear feet; the total study area is 

approximately 0.22 acres.   

City Staff has initiated this annexation because 

the adjacent 1.34-acre parcel at the southwest 

corner of Joe B Jackson Parkway and Annell 

Drive (Tax Map 136C, Group A, Parcel 1.00) is 

within the City limits and its development, 

including new driveway connections to Annell 

Drive, is anticipated.  The City would like to 

annex the Annell Drive ROW in preparation for 

the time when we receive development plans for 

the adjacent parcel, so that all aspects of the plans 

review and permitting process will be within one 

jurisdiction. 

The study area lies within the City of 

Murfreesboro’s Urban Growth Boundary and 

adjoins the City to the north at Joe B Jackson 

Parkway and to the west. 
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CITY ZONING 

 

The adjacent zoning on the properties to the west 

are RS-15, PRD, and RM-16.  The properties to 

the north, south and east are RM and are in the 

unincorporated portion of Rutherford County 

and are primarily single-family residences on 

large lots.  Because the study area is right-of-

way, it will receive no zoning classification upon 

annexation.  
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PRESENT AND SURROUNDING  

LAND USE 

 

The study area is an approximately 190-foot 

segment of Annell Drive ROW.  The 

surrounding land uses include:   

 

• Single-family detached residences to the 

north, west, east, and south; and 

• Single-family attached residences further 

to the west, the Villas of Baskinwood.  
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PLAN OF SERVICES
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POLICE PROTECTION 

The annexation is for a 190-foot segment of Annell Drive 

ROW and will not have an impact on City police protection. 

The Murfreesboro Police Department will be able to provide 

services immediately upon the effective date of annexation.  

ELECTRIC SERVICE 

The study area is located inside the service boundary of 

Middle Tennessee Electric Membership Corporation 

(MTEMC).  MTEMC has existing electrical infrastructure 

within the subject ROW.  No new electrical infrastructure is 

anticipated with this annexation. 

STREET LIGHTING 

The study area is located inside the service boundary of 

MTEMC.  Street lighting is provided at the intersection of 

Joe B Jackson and Annell Drive.  No new street lighting is 

anticipated with this annexation.  However, if the City 

determines that street lights are necessary along the subject 

ROW, MTEMC has the ability to install street lights upon 

request by the City. 

SOLID WASTE COLLECTION 

The annexation is for a 190-foot segment of Annell Drive 

ROW and will not have an impact on the City Solid Waste 

Department.   

 

RECREATION 

The annexation is for a 190-foot segment of Annell Drive 

ROW and will not have an impact on the City Recreation.   

CITY SCHOOLS 

The annexation is for a 190-foot segment of Annell Drive 

ROW and will not have an impact on Murfreesboro City 

Schools.   The Murfreesboro City School system serves 

grades kindergarten through sixth and is offered to students 

who are within the jurisdiction of the City of Murfreesboro.   

BUILDING AND CODES 

The annexation is for a 190-foot segment of Annell Drive 

ROW and will not have an impact on the City Building and 

Codes Department. 

PLANNING, ENGINEERING, AND ZONING 

SERVICES 

The annexation is for a segment of Annell Drive ROW.  

Because it is for ROW only, the impact to the Planning 

Department will be minimal.  However, the City Engineering 

Department will be responsible for reviewing new 

connections to the subject ROW.  

 

GEOGRAPHIC INFORMATION SYSTEMS 

The property is within the area photographed and digitized as 

part of the City’s Geographic Information Systems (G.I.S.) 

program.   
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STREETS AND ACCESS  

The annexation study area includes approximately 190 linear 

feet of Annell Drive ROW.  Annell Drive is a 2-lane ditch 

section roadway.  Upon annexation, the City will become 

responsible for the operation and maintenance of this street.  

Based on a 20-year repaving cycle, the annualized 

maintenance cost is $210 with State Street Aid and General 

Fund as funding sources.  The addition of the ROW will also 

result in $50 of capital cost with State Street Aid and General 

Fund as funding sources.   

 

Any new connections to the roadway must be approved by 

the City Engineer.  Additionally, development along this 

roadway may require participation in improvements to 

upgrade the roadway and ROW/easement dedication in 

accordance with the City’s Substandard Street requirements. 

 

REGIONAL TRAFFIC & TRANSPORTION 

Annell Drive intersects with Joe B Jackson Parkway.  The 

2014 Level of Service Model in the 2040 Major 

Transportation Plan (MTP) indicates Joe B Jackson Parkway 

is operating at a Level of Service A based on average daily 

traffic (ADT). The 2040 Level of Service Model shows that 

Joe B Jackson Parkway operates at a level of service of D 

without the proposed improvements recommended in the 

2040 MTP and also operates at a level of service D with the 

proposed improvements. 

 

 

 

PROPERTY AND DEVELOPMENT 

The annexation study area only includes public street ROW.  

Any new connections to the roadway must be approved by 

the City Engineer.  Additionally, developments along this 

roadway will be require participation in improvements to 

upgrade the roadway and ROW/easement dedication in 

accordance with the City’s Substandard Street policy 

requirements. 
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WATER SERVICE 

 

The study area is located within Consolidated 

Utility District of Rutherford County’s 

(CUDRC) service area. CUDRC has an existing 

eight (8) inch water main along Annell Drive to 

serve the annexed area, as illustrated in the 

attached exhibit.  

 

SANITARY SEWER SERVICE 

 

The annexation is for a 190-foot segment of 

Annell Drive ROW and will not have an impact 

on the City sanitary sewer service.   

 

 

 
 
 



 

 

 

11 

FIRE AND EMERGENCY SERVICE 

 

The annexation is for a 190-foot segment of 

Annell Drive ROW and will have minimal 

impact on the Murfreesboro Fire and Rescue 

Department (MFRD).  MFRD will provide 

emergency first responder services to the subject 

ROW immediately upon annexation.       

  

The blue lines on the adjacent map represent 

linear distance ranges from the nearest fire 

station.  Station 2 is located approximately 1.5 

miles from the subject ROW. 
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FLOODWAY 

 

The study area is not located within a floodway 

or 100-year floodplain as delineated on the Flood 

Insurance Rate Maps (FIRM) developed by the 

Federal Emergency Management Agency 

(FEMA).   
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DRAINAGE  

 

Public Drainage System 

The drainage systems along and within the 

roadway of Annell Drive are included in the 

study area and the property has access to the 

drainage system. Routine operation and 

maintenance costs for the drainage system 

integral to Annell are included in the public 

roadway annualized costs.  No additional public 

drainage facilities are included in the study area.  

Any new public drainage facilities proposed to 

serve the study area in the future must meet City 

standards. 

 

Regional Drainage Conditions 

The study area drains to the ROW of Annell 

Drive and then to the east until it reaches a 

miscellaneous tributary to the Middle Fork of the 

Stones River.  

 

Stormwater Management and Utility Fees 

The annexation study area is limited to public 

ROW and will not generate revenue for the 

Stormwater Utility Fee. 

 

The red lines on the adjacent map represent ten-

foot contours.  The black lines represent two-foot 

intervals. 
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ANNEXATION FOLLOW-UP 

The Murfreesboro City Council will be responsible for 

ensuring that this property will receive City services 

described in this plan.  According to the Tennessee Growth 

Policy Act, six months following the effective date of 

annexation, and annually thereafter until all services have 

been extended, a progress report is to be prepared and 

published in a newspaper of general circulation.  This report 

will describe progress made in providing City services 

according to the plan of services and any proposed changes 

to the plan.  A public hearing will also be held on the progress 

report. 



MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
JANUARY 8, 2020 

3.d.  Proposed amendments to the Zoning Ordinance [2019-809] to Section 
2: Interpretation and Definitions, regarding the definition of “family”; 
Section 10: Variances;  Section 18: Regulations of General 
Applicability, regarding lighting fixtures at recreational fields; and 
Section 27: Landscaping and Screening, regarding landscaping for 
stormwater management areas, City of Murfreesboro Planning 
Department applicant.   

In this request, Staff brings to the Planning Commission for its consideration the 
following proposed amendments to the Zoning Ordinance. 
 
Section 2: Interpretation and Definitions 
 
The definition of “family” in the Zoning Ordinance currently includes “a group of not 
more than eight unrelated persons with disabilities, as defined by applicable federal 
law, which includes at least one (1) additional person (and may include a total of three 
(3) additional persons) acting as support staff or guardians, who need not be related 
to any of the persons with disabilities residing in the home, living together as a 
common household in a dwelling unit.”  The definition of “family” is proposed to be 
modified to instead read “a group of not more than eight unrelated persons with 
disabilities as defined by applicable federal law, which may have up to three (3) 
additional persons acting as support staff or guardians, which additional persons need 
not be related to any of the persons with disabilities residing in the home, living 
together as a common household in a dwelling unit.”  The reason for this amendment 
is to bring our definition into full compliance with federal law – the federal law regarding 
small group homes does not require that there be a support staff or “guardian” present 
at a home occupied by eight persons with disabilities. 
 
Section 10: Variances 
 
The City Legal Department has drafted revisions to Section 10: Variances of the 
Zoning Ordinance after determining that improvements were needed.  The reason for 
this amendment is to make Section 10 more clear and internally consistent and to 
more closely follow State law.    
 
Section 18: Regulations of General Applicability 
 
There are currently no specific provisions in the Zoning Ordinance for the height of 
lighting fixtures at recreational fields.  Because of this, such lighting fixtures are 
subject to the height limitations that all other sites must adhere to, which is either 20’ 



or 30’, depending on the height of the buildings that are located on-site.  Because the 
existing limitations are simply unrealistic for most recreational fields, the Parks and 
Recreation Department has had no choice but to apply multiple times for variances to 
the current height restrictions in order to adequately light City recreational fields.  At 
the November Board of Zoning Appeals (BZA) meeting, the BZA granted a variance 
for the height of the proposed lighting fixtures on the soccer fields on the Jordan Farm 
on Cherry Lane but also directed Staff to draft an ordinance amendment, so that 
variances to this standard will not be necessary in the future.  The attached Zoning 
Ordinance amendment proposes an 80-foot maximum height for lighting fixtures for 
recreational fields where recreational fields are permitted by right.  Where recreational 
fields are permitted by special use permit, the amendment gives the BZA discretion 
to approve light fixture height up to 80’ as a part of the special use permit process.     
 
Section 27: Landscaping and Screening 
 
Section 27 of the Zoning Ordinance currently contains a very vague landscape 
screening requirement for stormwater management areas, such as detention and 
retention ponds.  Because of its vagueness, this screening requirement has been 
enforced inconsistently over the years.  At a recent Planning Commission meeting, 
there was extensive discussion on this topic.  The point was raised that, in many 
instances, these areas are seen as amenities and that living near them is desirable 
because of the amount of open space that they provide.  In general, the requirement 
to screen them was viewed as unnecessary.  The Planning Commission directed Staff 
work on a Zoning Ordinance amendment to better address the landscaping of these 
areas.   
 
Because they are viewed as amenities, rather than screen them, Staff crafted an 
ordinance amendment that seeks to add to their appeal.  Without any treatments, they 
can appear as an open bowl --  constructed for a very specific function rather than as 
a natural open area.  The proposed ordinance amendment seeks to visually enhance 
them with landscaping and to make them appear more natural.  Its purpose is also to 
add more certainty in the landscaping requirements for both design professionals and 
for Staff.  The ordinance amendment also gives the Planning Department the authority 
to require screening, if warranted, and to require safety features for fall protection if it 
is determined that they are needed.   
 
Action Needed: 
 
The Planning Commission will need to conduct a public hearing and then 
formulate a recommendation to the City Council.  Planning staff will be available 
at the Planning Commission meeting to discuss the request and answer any 
questions. 



Proposed Zoning Ordinance Amendment Regarding the Definition of 
“family”, Variances, Height of Light Fixtures for Recreational Fields, 

and Landscaping for Stormwater Management Areas. 

 

SECTION 1. Appendix A, Section 2 (G) of the Murfreesboro City Code is hereby 
amended by deleting the definition of “family” and substituting in lieu thereof the 
following: 

Family: In addition to customary domestic servants, either (a) an individual or two 
or more persons related by blood, marriage or adoption, maintaining a common 
household in a dwelling unit; or (b) a group of not more than four persons who are 
not related by blood, marriage, or adoption, living together as a common household 
in a dwelling unit, or (c) a group of not more than eight unrelated persons with 
disabilities as defined by applicable federal law, which may have up to three (3) 
additional persons acting as support staff or guardians, which additional persons 
need not be related to any of the persons with disabilities residing in the home, 
living together as a common household in a dwelling unit. 

NOTE: Persons (i) who have been convicted of a crime involving violence, (ii) who 
have been convicted of unlawfully manufacturing or distributing any illegal drug or 
controlled substance, (iii) who are registered or are required to be registered as 
sex offenders, (iv) who are currently illegally using a controlled substance, and / or 
(v) whose tenancy would constitute a direct threat to the health or safety of others 
or whose tenancy would result in substantial physical damage to the property of 
others shall not be deemed to be persons with disabilities for purposes of this 
definition solely by virtue of that status. 

SECTION 2. Appendix A, Section 10 of the Murfreesboro City Code is hereby 
amended by deleting it in its entirety and substituting in lieu thereof the following: 

 SECTION 10. VARIANCES. 

(A) Authority.  The Board of Zoning Appeals (“BZA”) shall have the authority to 
grant the variances specified in this article after a public hearing on a 
requested variance and only if the BZA makes specific written findings in favor 
of such variance based upon the standards for variance hereinafter set forth. 

 
(B)   Purpose.  The purpose of a variance is to relieve the practical difficulties or 

undue hardship to a landowner from the strict application of the regulations 
of this article due to unusual characteristics of a parcel of land. 

(C) Initiation.  The owner or person having a contractual interest in the land for 
which a variance is sought may initiate a request for a variance. 

 
(D) Procedure. 



(1) Application.  The owner or other person having a contractual interest 
in the land to be affected by the variance shall file an application for a 
variance with the Planning Department.  Such application shall be 
accompanied by a non-refundable application fee established from 
time to time by City Council. However, no application fee is required 
when the applicant is seeking a variance to relocate a sign because of 
condemnation or road construction by the city, county, state or federal 
government. The application shall contain the following information: 

(a) name, address, and telephone number of the applicant; 
(b) nature and extent of the applicant’s interest in the land for which 

a variance is requested; 
(c) a plot plan showing the dimensions of the land for which a 

variance is requested; 
(d) the street address and legal description of the land for which a 

variance is requested; 
(e) zoning classification of the land for which a variance is 

requested; 
(f) a statement of the exact variance sought and section of this 

article from which a variance is requested; 
(g) a statement of the purpose for the requested variance and the 

intended development of land if the variance is granted; and 
(h) a vicinity map showing the land which is the site of the 

requested variance and all parcels of land within a two hundred 
fifty foot radius of the land.  Such vicinity map shall show any 
and all streets, roads or alleys, and shall indicate the owner’s 
name and dimensions of each parcel of land shown. 

(2) Action by the BZA.  Not more than forty-five days after an application 
is filed, the BZA shall hold a public hearing thereon. Written notice of 
such public hearing shall be published in a newspaper of general 
circulation. In addition, a sign shall be posted and maintained on the 
subject land by the applicant or the City which conforms with the size 
and content requirements of the BZA, and written notice shall be 
mailed to land owners within a two-hundred fifty foot radius from the 
subject land. Failure to mail notice to such owner(s) will not invalidate 
any action of the BZA. 
Prior to the adjournment of the meeting at which such public hearing 
is concluded, the BZA may act on the requested variance, take the 
matter under advisement, or defer decision until the next regular or 
special called meeting of the BZA. Notice of the BZA’s decision, along 
with its written findings, shall be mailed to the applicant within fifteen 
days after the date of the BZA’s decision on the requested variance. 

(E)  Standards for Variance.  To be entitled to a variance an Applicant must 
show: 



(1)  That the specifically identified characteristics of the land, such as the 
narrowness, shallowness, shape, topography or other condition of 
the land, are such that it is extraordinarily difficult to comply with the 
generally applicable regulations of the zoning classification of the 
land; 

(2)  That the specifically identified characteristics are unusual to the 
subject land as compared to other land in the same zoning 
classification and in the same area; 

(3)  That the specifically identified characteristics were not created by any 
action or inaction of the owner or the owner’s agent; 

(4)  That granting the requested variance will not be unduly detrimental to 
other land in the vicinity of the land for which the variance is 
requested; and 

(5)  That granting the requested variance will not impair an adequate 
supply of light and air to adjacent properties, unreasonably increase 
the congestion in public streets, increase the danger of fire or 
otherwise endanger the public health, safety, comfort, or morals, or 
substantially impair the intent and purpose of the Zoning Ordinance 
or of the general plan for the area. 

(F)  The BZA shall make specific written findings of fact on each of the above 
standards in either granting or denying a variance.  Specific written findings 
that each of the above standards has been met by the applicant are 
required in order to grant a variance.  If any of the above standards has not 
been met the variance must be denied. 

(G) Conditions on variances.  The BZA may set forth conditions in the written 
resolution granting a variance. Such conditions may relate to screening, 
landscaping, location, and other conditions necessary to preserve the 
character of the area and protect land in the vicinity of the variance.  A 
violation of such conditions shall be a violation of this article. 

(H) Determination of compliance with conditions.  The Zoning Administrator shall 
determine when the applicant has complied with the conditions set forth in 
the resolution granting the variance. 

(I) Effect of grant of variance.  The grant of a variance shall not allow the 
development of the land for which a variance was granted but shall merely 
authorize the filing of applications for required permits and approvals, 
including, but not limited to, building permits, and certificates of occupancy. 

(J) Length of variance.  Variances are valid for an unlimited time, irrespective of 
ownership, unless otherwise conditioned by the BZA.  However, if the plan 
submitted to the BZA at the time of the variance request changes and the 
Zoning Administrator determines that the changes are material, the variance 



shall automatically become void and a new variance application must be 
submitted to the Planning Department.   

SECTION 3. Appendix A, Section 18 (G) of the Murfreesboro City Code is hereby 
amended by adding the following as (14): 

Light fixtures for recreational fields zoned P (Park) shall not exceed 80 feet in 
height.  Light fixtures for recreational fields at an institutional group assembly 
use, where such institutional group assembly use is permitted by right, shall 
not exceed 80 feet in height.  Light fixtures for recreational fields at an 
institutional group assembly use, where such institutional group assembly use 
requires a special use permit, may be approved up to a maximum height of 80 
feet by the Board of Zoning Appeals in its granting of the special use permit.  
The above standards pertaining to light fixtures for recreational fields shall also 
apply to all overlay districts.   

SECTION 4. Appendix A, Section 27 (L)(3) of the Murfreesboro City Code is hereby 
amended by deleting it in its entirety and substituting in lieu thereof the following: 

(3) Screening and Landscaping Requirements for Stormwater 
Management Areas.  

 
(a)  Stormwater management areas, including detention and 

retention areas and other similar areas, shall be 
landscaped to visually enhance such areas and to provide 
a more natural appearance.  The entire perimeter of such 
stormwater management areas shall be landscaped as 
follows: a minimum of one shade tree for every 40 linear 
feet and one shrub for every 15 linear feet.  The required 
plantings are encouraged to be grouped together to 
achieve a less regimented, more natural 
appearance.  Alternative landscape plans that achieve the 
goals outlined above and that provide an equivalent or 
greater amount of landscaping may be submitted for the 
review and approval of the Planning Director or designee. 

(b)   The Planning Director or the Planning Commission shall 
have the authority to require additional landscaping if it is 
determined that additional plantings are needed for the 
purpose of screening the stormwater management area. 

(c) Stormwater management areas will be reviewed by the 
Planning Department on a case-by-case basis to determine 
if safety measures are needed.  If safety measures are 
required, plantings may be allowed as an element of the 
safety plan, as determined by the Planning Department. 


