
CITY OF MURFREESBORO 
PLANNING COMMISSION 

AGENDA 
 
 

City Hall, 111 W. Vine Street, Council Chambers 
 
 

OCTOBER 7, 2020        Kathy Jones 
6:00 PM           Chair 

 

1. Call to order 

2. Determination of a quorum.   

3. Approve minutes of the September 2, 2020 and September 16, 2020  Planning 
Commission meetings.   

4. Public Hearings: 

a. Zoning Application [2020-415] to amend the PS (Planned Signage) Overlay District 
zoning for Saint Thomas Rutherford Hospital for approximately 70.7 acres along 
North Thompson Lane, Medical Center Parkway, and Gateway Boulevard, Ascension 
Saint Thomas applicant.  (Project Planner: Teresa Stevens)    

b. Zoning application [2020-417] for approximately 1.23 acres located along the east 
side of Gresham Lane to be rezoned from RS-15 to CH, Tony Emmanuel applicant. 
(Project Planner: Amelia Kerr) 

c. Zoning application [2020-413] for approximately 12.56 acres located along Christie 
Knob Way to be rezoned from CH to PRD (Tiger Hill Townhomes PRD), Celebration 
Homes applicant.  (Project Planner: Marina Rush) 

d. Zoning application [2020-414] for approximately 1.0 acre located along Gresham 
Lane to be rezoned from CL to PCD (Secure Lawn PCD), Mark Lovinski applicant.  
(Project Planner: Marina Rush) 

e. Zoning application [2020-416] for approximately 12.8 acres located along Veterans 
Parkway to be rezoned from CH to PRD (Sullivan’s Retreat PRD), Cornerstone 
Development applicant.  (Project Planner: Marina Rush) 
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5. Staff Reports and Other Business: 

a. Stephenson Subdivision, Resub Lots 3 & 4 [2013-2057] final plat for 2 lots on 43.5 
acres zoned H-I located along General Mills Way, General Mills developer. 

b. Consideration of 2021 Planning Commission Calendar. 

6. Adjourn.   



MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
OCTOBER 7, 2020 
PROJECT PLANNER: TERESA STEVENS 
 
4.a.  Zoning Application [2020-415] to amend the PS (Planned Signage) 

Overlay District zoning for Saint Thomas Rutherford Hospital for 
approximately 70.7 acres along North Thompson Lane, Medical Center 
Parkway, and Gateway Boulevard, Ascension Saint Thomas applicant.   

 
The Saint Thomas Rutherford campus, located at 1700 Medical Center Parkway, 
consists of a hospital, Ascension Saint Thomas, and two medical office buildings, 
DePaul Building-HTA and Seton Building-MBRE Healthcare. In 2008 the owner 
applied for and received approval for a Planned Signage Overlay District (PSOD) 
zoning. The last amendment to this PSO was for rebranding very similar to this 
application. Saint Thomas Rutherford is requesting an amendment to the Exterior 
Sign Plan book for the rebranding of the hospital to Ascension Saint Thomas. The 
changes consist of face changes to the existing exterior attached building signs, 
monument signs, and wayfinding signs. Some of these changes will increase the 
square feet of signs while other changes are simply face changes. There is one 
additional freestanding sign at the main hospital entrance as well as new pillars 
located near the entrance. This project has been presented to the DRC as 
required.  

Action Required: 

The applicant will be available at the Planning Commission meeting to answer 
questions regarding the proposed amendment. The Planning Commission needs 
to conduct a public hearing and then formulate a recommendation to City Council. 
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T 757.427-1900 
 
2655 International Parkway 
Virginia Beach, VA 23452 
www.AGI.net 
 
 

 

 

PSO Committee: 

 

Attached you will find the documents for the Revised MSP for the Sign Conversion 
Program for Ascension Saint Thomas- Rutherford located at 1700 Medical Center 
Parkway, Murfreesboro, TN. 

 

Master Sign Plan (MSP) Exterior Signage Plan Revision Dated July 17, 2020 – This 
will serve as your summary for what we are proposing for this Sign Conversion Program 
for Ascension Saint Thomas – Rutherford. It provides the mapping of each of the signs, 
materials used and placement on the buildings.  

Brandbook for Sign Conversion -This will serve as your detail for individual signs and 
should be used as a reference guide for the MSP. This package provides information for 
each of the exterior signs located on the property of 1700 Medica Center Parkway and 
how each sign will be branded for this new sign Conversion.  

I look forward to meeting with you on Wednesday, September 16, 2020.  

 

Regards,  

Denise Simmons 
Project Manager II  

Signage Solutions 

 

 
412 N. Cedar Bluff Road, Suite 306 
Knoxville, TN 37923 
O 800.877.7868 ext.3213 

C 865-250-8846 

DSimmons@AGI.net 

www.AGI.net 















































































MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
OCTOBER 7, 2020 
PROJECT PLANNER: AMELIA KERR 
 
4.b.  Zoning application [2020-417] for approximately 1.23 acres located 

along the east side of Gresham Lane to be rezoned from RS-15 to CH, 
Tony Emmanuel applicant. 

The subject property is located along the east side of Gresham Lane north of 
Clairmont Drive.  The subject parcel is currently undeveloped, although it 
contained a single-family dwelling at one point, and is currently zoned Single-
Family Residential 15 (RS-15).  The parcel in question totals 2.02 acres.  The 
applicant has requested the eastern 1.23 acres to be rezoned to Commercial 
Highway (CH), while the balance of the parcel, 0.79 acres, will remain zoned RS-
15.  The applicant is proposing to expand his existing business, The Mulch 
Company, located at 511 Agripark Drive, for additional mulch storage area.  The 
proposed use is permitted by right in the RS-15 zone.  The western portion of the 
subject parcel, which has frontage along Gresham Lane, is of sufficient land area 
to be a compliant RS-15 lot of record.   

Adjacent Zoning and Land Uses 

The properties to the north and south of the property are within the City and zoned 
RS-15 with single-family dwellings. Further to the north is the Vintage at Blackman 
Apartment Complex and the 555 Gresham Lane Townhomes development, both 
of which are zoned Multi-Family Residential 16 (RM-16) in the City.  The property 
across Gresham Lane to the west is zoned Residential Medium-Density (RM) in 
the unincorporated county and is developed with single-family dwellings.  The 
adjacent properties to the east of the property are zoned CH and are primarily 
undeveloped, although the aforementioned Mulch Company business is located 
directly to the east. 

Future Land Use Map 

The future land use map of the Murfreesboro 2035 Comprehensive Plan which 
was adopted in July 2017, recommends that “Neighborhood Commercial” is the 
most appropriate land use character for the subject property, as shown on the map 
on the following page.  The characteristics of “Neighborhood Commercial” include 
“Low intensity (commercial) land uses, generally about the same scale and 
intensity level as residential development within the Suburban Residential area, 
and clustered at intersections of community collector thoroughfares.”  Examples of 
uses in this land use character include “professional offices, convenience stores, 



dry cleaners, post offices, coffee shops, and drug stores.”  Compatible existing 
zoning districts are CL, CF, CM-R, CM, and CM-RS-8.   

While the CH zoning proposed would allow the uses mentioned above, it would 
also allow an intensity of development and a larger variety of uses that are not 
consistent with the “Neighborhood Commercial” land use character. However, 
because only the rear portion of the subject property is being considered in this 
request and the front portion will remain as is, the Planning Commission will need 
to discuss whether this should be viewed as a logical extension of the more intense 
“General Commercial” designation to the east. 

 

Action Needed 

The applicant will be available at the Planning Commission meeting to answer 
questions regarding the proposed rezoning. The Planning Commission needs to 
conduct a public hearing and then formulate a recommendation to City Council. 
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8.20.2020 
 
 
Mr. Greg McKnight 
Planning Director 
City of Murfreesboro 
111 W. Vine Street 
Murfreesboro, TN 37130 
 
Re:  Rezoning Request 
 
 
Described as Tax Map 092 and parcels 03700 consisting of 2 +/- acres. The portion of the  property  
1.23+/- acres to rezoned CH with the remaining 0.79+/- acres to stay RS-15. 
 

 
 
Dear Mr. McKnight: 
 
On behalf of our client, Mr. Tony Emmanuel, we hereby request the rezoning of a 1.23 +/- acre 
portion of land located at 423 Gresham Lane currently zoned RS-15 in the City of Murfreesboro to 
the requested CH zoning.  The remaining balance of the property (0.79 +/-) is to remain RS-15. The 
property located at Tax Map 092 and parcels 03700. The client plans to use the additional property 
to expand his company called The Mulch Company.  The property will be used to provide more 
storage of mulch products and expand the scope of the arboretum he has been planting on the 
property. 
   
 
Please let me know if you need any additional information and thank you for your assistance with 
this request. 
 
Sincerely, 
 
Clyde Rountree 
 
Clyde Rountree, RLA 
 
 
HUDDLESTON-STEELE ENG., INC. 
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MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
OCTOBER 7, 2020 
PROJECT PLANNER: MARINA RUSH 

 
4.c. Zoning application [2020-413] for approximately 12.56 acres located  

along Christie Knob Way to be rezoned from CH to PRD (Tiger Hill  
Townhomes PRD), Celebration Homes applicant. 

The subject property is located along the east side of Christie Knob Way, at the east 
terminus of Tiger Hill, just east of Shelbyville Pike and is identified as: 

• Tax Map 136, Parcel 27 (14.66 acres)   

The applicant, Celebration Homes, Randall Smith, is requesting to rezone 
approximately 12.56 acres of subject the property from Commercial Highway (CH) 
to Planned Residential District (PRD) to allow for the development of 68 townhomes, 
a density of 5.60 dwelling units/acre.  An approximately 2.1-acre portion of the 
property along the west property line will remain zoned CH and subsequently 
subdivided to create two commercial lots.  The property is not developed with any 
structures.  This property topography is characterized as a steep hill that crests at 
approximately middle of the property.   

According to the applicant, the request for the rezoning is because site topography 
has a steep grade making commercial development difficult, whereas, the residential 
building pads would be graded to stair-step and fit the slope of the hill.   

Adjacent Land Use and Zoning 

The surrounding area consists of a mixture of zoning types and uses.  The land to 
the south and east is in the unincorporated portion of Rutherford County and is 
zoned Medium-Density Residential (RM) and developed with single-family 
residential uses.  The land to the northwest is commercially zoned, PCD (Planned 
Commercial District), and developed with a Walmart Superstore.  The land to the 
northeast is zoned PRD and RM-16 (Multi-Family Residential 16) and developed 
with The Villas of Baskinwood townhomes and Chaney Way Apartments, 
respectively.  The western perimeter of the property is to remain zoned as 
Commercial Highway to match the commercial zoning and future development 
along Shelbyville Pike, including a recently approved site plan for a RaceTrac 
fueling station and convenience store.   

Tiger Hill Townhomes PRD: 

The development will consist of 68 single-family attached townhome units at a 
density of 5.60 dwelling units per acre. All units will be sold under a horizontal 
property regime (HPR).  The proposed homes will be a minimum of 1,700 square 



2  

feet and will be two- or three-bedroom units.  The end units of each building will have 
two-car front-entry garages and the internal units will have one-car front-entry 
garages.  The building exterior materials will be masonry and the garage doors will 
be decorative as depicted in the PRD program book. Details and examples of the 
architectural character of the buildings are listed on Pages 14-18.   

 

The main entrance into the development will be via Christie Knob Way opposite the 
terminus of Tiger Hill.  A secondary access will be through the future commercial 
outparcels.  Within the development, the roads and parking areas will be private and 
include sidewalks and trees.  The amenities will include a playground, dog park, 
walking trails with benches, a pavilion, and play lawn.  The homeowners’ association 
will maintain the common areas.   

There is an exception requested to the front yard setback as compared to the RS-A, 
Type 2 zoning district from 35 feet to 25 feet for the interior units, as 25 feet is 
adequate distance to park a vehicle in the driveway.  The proposed Tiger Hill 



3  

Townhomes PRD program book is attached to this report for reference of additional 
project details.   

Future Land Use Map: 

The Future Land Use Map (FLUM) of the Murfreesboro 2035 Comprehensive Plan 
indicates that “Auto-Urban (General) Commercial” is the most appropriate land use 
character for the project area, as shown on the map below.  The general 
characteristics of the Auto-Urban (General) Commercial land use character include 
larger, taller commercial buildings, higher traffic volumes, and necessity for large 
parking lots.  Due to the site topography, it is not suitable for commercial 
development.  The rezoning request is more consistent with the “Auto-Urban 
(General) Residential” land use character.   

The Planning Commission will need to determine if this an appropriate instance to 
deviate from the recommendations of the FLUM.  If the rezoning is adopted, staff 
recommends the FLUM be revised to reflect Auto-Urban (General) Residential for 
this property. 

 

 



4  

Staff Comments: 

Staff is supportive of this rezoning request because the property topography is 
relatively steep and residential development would be able to be constructed 
compatible with the natural grade of the site.  In addition, the property is adjacent to 
multi-family residential development to the north and single family residential to the 
east along Annell Drive.  This use would create a transition between the commercial 
zoning to the west and the single-family residential zoning to the east and it would 
buffer the existing residences from future commercial development to the west. 

Action Needed: 

The applicant will be available at the Planning Commission hearing to discuss the 
proposed rezoning request. The Planning Commission will need to conduct a public 
hearing on this matter and then make a recommendation to the City Council.  
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TIGER HILL TOWNHOMES

Initial Submittal
July 16, 2020

Resubmittal
September 10, 2020 for the September 16, 2020
Planning Commission Workshop Meeting                                                                     

Resubmittal  
September 29, 2020 for the October 7, 2020
Planning Commission Public Hearing   

A REQUEST FOR REZONING TO PLANNED RESIDENTIAL DISTRICT
Murfreesboro, TN

SEC Project #07044

© Copyright 2020, Site Engineering Consultants, Inc.



Company Name: SEC, Inc.
Profession:  Planning.Engineering.Landscape Architecture
Attn:	 	 	 Rob	Molchan	/	Matt	Taylor
Phone:   (615) 890-7901
Email: 	 	 rmolchan@sec-civil.com/	mtaylor@sec-civil.com
Web:   www.sec-civil.com

850 Middle Tennessee Blvd.
Murfreesboro, Tennessee 37129

Company Name: M & W Murfreesboro Joint Venture
Profession:  Developer
Attn:	 	 	 Mickey	Mitchell
Phone:   
Email:   m@mitchellm.com
Web:   

1025 Westhaven Boulevard
Franklin, Tennessee 37064

Company Name: Celebration	Homes
Profession:  Builder
Attn:   Randall B. Smith
Phone:   (615) 533-3213
Email:	 	 	 Randall@CelebrationHomes.com
Web:	 	 	 CelebrationHomes.com

7123 Crossroads Boulevard
Brentwood, Tennessee 37027

Company Name: Celebration	Homes
Profession:  Architect
Attn:	 	 	 Michael	Katsaitis
Phone:   (615) 771-9949
Email:	 	 	 michael@CelebrationHomes.com
Web:	 	 	 CelebrationHomes.com

7123 Crossroads Boulevard
Brentwood, Tennessee 37027
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04 EXISTING CONDITIONS
PROJECT SYNOPSIS

Celebration Homes, LLC respectfully requests rezoning of the M & W Murfreesboro Joint Venture property 
located east of the Cristie Knob Way and Tiger Hill intersection from Commercial Highway (CH) to Planned 
Residential Development (PRD) to create Tiger Hill Townhomes. The site is identified as Parcel 27.00 of Tax Map 
136, and is approximately 14.66 acres.  

The site is located east of Christie Knob Way at the end of Tiger Hill, just east of Shelbyville Pike.  The property 
is characterized by the topographic hill top that crests in the middle of the site.  This hill top is a lower portion 
of the Marshall Knobs complex which is located just to the southeast of this site.

The development will consist of 68 single-family attached townhome units on 12.56 acres, for a density of 5.60 
dwelling units per acre. The remaining 2.10 acres of land are to be out parceled and remain as Commercial 
Highway (CH) zoning. All units will be sold under a Horizontal Property Regime (HPR).  The proposed homes will 
be a minimum of 1,700 sf.  All townhomes will have at least 2 bedrooms. The end units of each building shall 
have two-car front entry garages, while all internal units shall have one-car front entry garages.  The townhome 
elevations will be primarily constructed of various types masonry materials to add quality and character to 
the development.  The front entry garage doors will be decorative and complement the architecture of the 
buildings.  Details and examples of the architectural character of the building is listed on Pages 14-18.  Each 
townhome building will have landscaping along the front foundation and sodded front yards.  Along the 
streets, street lights will add character and continuity to the neighborhood.  The entrance will incorporate 
development signage on the south side of the proposed intersection with Christie Knob Way and Tiger Hill.  
All vehicular areas within the development will be private and maintained by the H.O.A.  The development 
will have sidewalks on both sides of the private drives to provide pedestrian connectivity throughout the 
development. The H.O.A. will maintain the common areas.



2040 MAJOR THOROUGHFARE PLAN Not To Scale
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05EXISTING CONDITIONS
MAJOR THOROUGHFARE PLAN

The property has/will have access to the existing public rights-of-way of Tiger Hill and Christie Knob 
Way as a main entrance.  No roadways around the property are slated for improvements per the 2040 
Murfreesboro Major Thoroughfare Plan.  The entrance onto Christie Knob Way will be designed as a 
three lane configuration, with 2 travel lanes and 1 dedicated turn lane. 

Murfreesboro 2035 Land Use Plan
The Murfreesboro 2035 Land Use Plan identifies this 
area as Auto-Urban (General) Commercial Character 
(GC), and does not allow for residential development. 
The adjacent property to the north (Walmart) 
is classified as Auto-Urban (General) Residential 
Character (AUR) with a maximum density of 8.64 units 
per acre, for detached and attached housing types. The 
adjacent property to the north (Chaney Apartments) 
is classified as Auto-Urban Multi-Family Residential 
Character (MF) with a maximum density of 19.93 units 
per acre, for multi-family buildings.  The proposed 
development is compatible with adjacent apartment 
and townhome properties to the north, and has a 
density of 5.60 units per acre.

Approximate Site Location
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Lynnford	Oaks	(R.C.)

Lynnford	Oaks

Tiger Hill Townhomes is surrounded by a mixture of residential subdivisions and commercial properties.  The 
Wayne Jernigan Property is a residential subdivision to the northeast of the site consisting of single-story 
single family detached homes with private driveways instead of garages.  The Mt. View Estates subdivision 
is located just to the southeast of this property.  North of the site is Chaney Way Apartments consisting of 
2-story single family apartments with private drives throughout the development, along with The Villas of 
Baskinwood townhomes.  Additionally, the Joe B Jackson Walmart Superstore shares the northern boundary 
with the proposed development. To the west of the site, across Shelbyville Pike, is the Town & County Estates. 
This development consist primarily of large, private 1-2 story single family detached housing with large front 
setbacks and an abundance of large canopy trees along Volunteer Road.  To the south is undeveloped property 
within Rutherford County. 

Site
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Site

The surrounding area consists of a mixture of zoning types and uses.  The land to the south and to the 
east is zoned RM in Rutherford County. North of the site is the commercial property owned by Walmart 
Superstore and is zoned PCD.  Additionally to the north, a couple of high density developments (The 
Villas of Baskinwood & Chaney Way Apartments) are currently zoned RM-16 and PRD in The City of 
Murfreesboro. The western perimeter of the property is to remain zoned as Commercial Highway in 
The City of Murfreesboro to match the properties across Christie Knob Way. 
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UTILITY MAP Not To Scale

WATER

SEWER

STORMWATER

ELECTRIC

Electric service will be provided by the Middle Tennessee Electric Membership Corporation. 
Service will be extended from Christie Knob Way.  The developer will be responsible for extending 
the electric lines into the site, and all on-site electric will be underground. 

Water service will be provided by the Consolidated Utility District.  There is an existing 8 inch 
ductile iron water line along Christie Knob Way. The developer will be responsible for extending 
the waterline into the site for domestic and fire water service. 

Sanitary sewer service will be provided by the Murfreesboro Water & Sewer Department.  
Sanitary sewer service can connect to an existing 8” PVC gravity sewer line within the R.O.W. of 
Christie Knob Way. Construction will extend the sewer service into the site and the developer will 
be responsible for extending the sewer into this property.  The Water Resources Department has 
given a Will Serve Letter for the project and it complies with the Sewer Allocation Ordinance.

Site
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HYDROLOGY AND TOPOGRAPHY Not To Scale

The property is characterized by the topographic hill top that crests in the middle of the site.  This hill top 
is a lower portion of the Marshall Knobs complex, which is located just to the southeast of this site.  The 
topographic map above shows the site’s topographic high point generally in the middle of the property and 
extending towards the southeast boundary of the site.  From this high point, the property drains towards the 
northwest, northeast, and southwest corners of the property.  Stormwater that drains to the northeast, flows 
towards the Wayne Jernigan Property.  Stormwater that drains to the northwest and southwest flows towards 
the proposed commercial lots along Christie Knob Way. This property lies within Zone ‘X’ and is not within 
FEMA floodways or floodplains as per FEMA Panel 47149C0270H eff. 1/5/2007.

The existing topographic character of the property will require the site to be padded out by cutting and filling 
across the property.  This will make the site more conducive for the private roads, building pads, and amenity 
areas.  It is anticipated that this site will require retaining walls to that will be roughly a few feet to over ten 
feet in height depending on the final grading plans at the site plan submittal stage.

WATER	FLOW	DIRECTION

INTERMEDIATE	CONTOURS	

INDEX	CONTOURS

Site
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PHOTO DIRECTION MAP Not To Scale
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Total Land Area:   ±14.66 Acres 
Remaining CH Zoned Property: ±2.10 Acres
Residential Land Area:  ±12.56 Acres
Total Number of Units:  68
Yield: 68 Units/12.56 Acres = ±5.41 Units/Acre
Total Open Space:  ±5.60 Acres (44.6%)
 Usable Open Space ±4.35 Acres (34.6%)
 Stormwater (Detention)  ±1.25 Acres (10.0%)
Min. Unit Width at Front Setback:  24 Feet
Length of New Roadway:  ±2,250 LF

Parking Required:
68 - 3 Bedroom Units x 3.3 Spaces/Unit = 225 Spaces

Parking Provided:
2 - Car Garage =    64 Spaces
2 - Car Driveway =  64 Spaces
1 - Car Garage =    36 Spaces
1 - Car Driveway =   36 Spaces
Guest Parking Spaces =  47 Spaces
Total Parking Provided =  247 Spaces
Difference =   +22 Spaces

Open	Space

Detention	Pond

Existing	Tree	Canopy

Roadyway/Driveway

Sidewalks

Proposed Buildings

Walking	Trail

12 PROPOSED PLANNED RESIDENTIAL DISTRICT
CONCEPTUAL SITE & LANDSCAPE PLAN

SEC Project #07044 Murfreesboro,	Tennessee

* The proposed location and quantity of landscape 
plantings, on-site lighting, and streetscape lighting 
depicted on these conceptual site plans are strictly 
conceptual.  Final locations and quantities will meet 
city standards as outlined in the Zoning Ordinance 
and Design Guidelines upon submittal and approval of 
the final site, landscape and photometric plans.
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Development Standards:
• 68 townhome units with 2 or more bedrooms.
• The units will be a minimum of 1,700 feet of living area.
• Each unit will be sold under a horizontal property regime.
• Entrance off of Christie Knob Way will have new entrance signage constructed on masonry materials and 

anchored by landscaping.
• Landscape Buffers will be constructed along the length of boundaries of the site adjacent to all residential and 

commercial land use as required by the Murfreesboro Zoning Ordinance.
• Builders shall install sod in all front and secondary front yards.  Seed and straw will be installed in all side and 

rear yards.
• There shall be a minimum 3-foot wide landscape bed located along the front and secondary front elevations of 

all townhome buildings.  
• All mechanical equipment (i.e. HVAC and transformers) to be screened with landscaping or fences.  HVAC units 

will be located at the rear of each residence.
• All on-site utilities will be underground.
• Solid waste will be handled via a trash compactor with a third party hauler.  Any solid waste enclosures will be 

constructed of masonry materials consistent with building architecture and be at least 8 feet tall with opaque 
gates and enhanced with landscaping. 

• The exterior of buildings and all common areas will be maintained by an H.O.A.
• All driveways and parking areas will be private and maintained by the H.O.A.  Driveways will be a minimum 25-ft 

deep and 10-ft wide for one-car garage units and 18-ft wide for two-car garage units.
• Parking requirements for the residential units will comply with the City of Murfreesboro requirements.
• All garages are to be used for vehicular parking only and may not be used for household storage.
• All streets will be private and designed to comply with Murfreesboro Streets Standards.
• Sidewalks will be provided on both sides of all streets throughout the development to create a pedestrian 

friendly community.
• Mail service will be provided via a centralized mail kiosk for all postal deliveries.
• Decorative street lights will be coordinated with MTEMC, and will meet MTEMC standards for management by 

MTEMC.
• On-site lighting will comply with the Murfreesboro Zoning Ordinance standards to prevent light pollution.
• Prior to construction plan review, a complete and thorough design of the stormwater management system and 

facilities will be completed
• All home owners will be required to be a member of the H.O.A.  
• As a member of the H.O.A., the residents will be subject to restrictive covenants, and be required to pay 

membership dues as determined by a 3rd party management company.
• HOA will be managed by independent 3rd party management company.

Example of Mail Kiosk Example of Trash Enclosure
Example of 
Light Pole
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Architectural Characteristics:
• Building heights shall not exceed 35 feet in height.
• All buildings will be 2-stories in height.
• All units will have at least 2 bedrooms.
• All the units will have eaves.
• All units will have a patio area at the rear of the unit.
• Patios will be screened with a 6-foot (max.) tall wooden pri-

vacy fence between units, with an optional 6-foot (max.) tall 
wooden or galvanized aluminum privacy along the rear of the 
courtyards.

• All homes will have a minimum 1-car front entry garages.
• Front entry garages shall be decorative and complement the 

building architecture.
• Townhome buildings will have undulating units to breakup 

the front facade along the streetscape.
Building Materials:
Although the appearance will generally be consistent with these 
elevation and material examples provided in this booklet, slight 
variations of colors, cuts, and patterns will be allowed and be 
consistent with the Murfreesboro Design Guidelines.

Front Elevations:     
All Masonry (Brick, Stone, Cement Board Siding) 
Cement Board Siding in the Dormers/Gables

Side and Elevations: 
Cement Board Siding

All Elevations:     
Vinyl Only Permitted in Trim & Soffit Areas

Example of Fiber Cement Board 
Lap Siding

Example of Brick

Example of Garage & Front Door 
Color

Minimum Building Setbacks (External):
Front:		N/A
Side:  20-feet
Rear:  20-feet

SETBACKS DIAGRAM

Example of Shingles

Example of Fiber Cement Board 
Lap Siding

Minimum Building Setbacks (Internal):
Front:		 25-feet	from	back	of	sidewalk	for	front	entry	garage
Side:  5-feet, 10-feet between buildings, 10-feet between    
 buildings and back of sidewalk/curb along side streets
Rear:  15-feet, 30-feet between buildings

SETBACKS DIAGRAM

Example of Garage & Front Door 
Color
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*The building elevations of the homes will vary across the development.  The images 
above are meant to convey the general appearance and functionality of the homes. 15PROPOSED PLANNED RESIDENTIAL DISTRICT

ARCHITECTURAL CHARACTERISTICS

EXAMPLE OF 4-UNIT BUILDING
EXAMPLE OF 4-UNIT BUILDING



*The building elevations of the homes will vary across the development.  The images 
above are meant to convey the general appearance and functionality of the homes.16 PROPOSED PLANNED RESIDENTIAL DISTRICT
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*The building elevations of the homes will vary across the development.  The images 
above are meant to convey the general appearance and functionality of the homes. 17PROPOSED PLANNED RESIDENTIAL DISTRICT

ARCHITECTURAL CHARACTERISTICS
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*The floor plans of the homes will vary across the development.  The images above 
are meant to convey the general appearance and functionality of the homes.18 PROPOSED PLANNED RESIDENTIAL DISTRICT

ARCHITECTURAL CHARACTERISTICS

4 - Unit Building:
• 2 - Master Down Units (End Units)
• 2 - Master Up Units (Interior Units)
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*The floor plans of the homes will vary across the development.  The images above 
are meant to convey the general appearance and functionality of the homes. 19PROPOSED PLANNED RESIDENTIAL DISTRICT

ARCHITECTURAL CHARACTERISTICS

5 - Unit Building:
• 2 - Master Down Units (End Units)
• 3 - Master Up Units (Interior Units)
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*The floor plans of the homes will vary across the development.  The images above 
are meant to convey the general appearance and functionality of the homes.20 PROPOSED PLANNED RESIDENTIAL DISTRICT

ARCHITECTURAL CHARACTERISTICS
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Note:
• Townhome buildings will be comprised of a mixture of 

Master Up Units and Master Down Units.  Townhome 
design will vary across the site utilizing the variety of 
floor plans. 

First Floor = 1,167 SF
Second Floor = 812 SF
Total = 1,979 SF
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First Floor = 888 SF
Second Floor = 1,041 SF
Total = 1,929 SF

Master Up Unit - 1st FloorMaster Down Unit - 1st Floor
First Floor = 1,167 SF
Second Floor = 812 SF
Total = 1,979 SF
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Pursuant to the City of Murfreesboro’s Major Thoroughfare 
Plan (MTP), none of the roadways in this development 
are slated for improvements.  Shelbyville Pike is a major 
thoroughfare which the majority of vehicular trips generated 
by this development will impact.  It is currently built as a 4 
lane cross-section with a vegetative median.

As stated, the primary means of ingress/egress from this site 
will be from Shelbyville Pike, Tiger Hill, and Christie Knob 
Way.  The entrance is proposed to incorporate three travel 
lanes for proper circulation into and out of the development 
onto Tiger Hill and  Christie Knob Way.  There will be a 
dedicated left turn lane and straight/right lane out of the 
neighborhood, as well as single lane for traffic entering the 
development.  The illustration to the left shows the primary 
entrance onto the site via the Christie Knob Way and Tiger 
Hill intersection.  The master plan has included a potential 
secondary means of ingress/egress via a stub street to the 
undeveloped property to the south. The illustration on the 
bottom left shows the stub street location to the property to 
the south.

All streets within the development will be private streets 
with a 36-foot cross-section.  These streets will be built in 
accordance with the Murfreesboro Street Standards.

21PROPOSED PLANNED RESIDENTIAL DISTRICT
INGRESS AND EGRESS

(A) Main Entrance

(B) Emergency Access Drive

Si
de

w
al

k

La
ne

La
ne

Si
de

w
al

k

5’ 12’ 12’ 5’

34’ Private Street

CH
RISTIE KN

O
B W

AY
CH

RISTIE KN
O

B W
AY

TIGER HILLTIGER HILL



LOCATION MAP - AMENITIES Not To Scale

Walking	Trail

Pavilion

Outdoor	Seating

Open	Play	Lawn

Mail Kiosk

With this request, Tiger Hill Townhomes will be providing roughly 5 acres (35% of the site) to common open 
space.  The open space areas will be comprised of usable open space and detention areas. Usable open space 
areas around the development will offer such amenities as; paved walking trails, a pavilion, outdoor seating, 
open play lawns, a dog park, and a playground. Sidewalks will line both sides of all streets to provide pedestri-
an circulation through the neighborhood for residents.  The amenities will be constructed with the after 50% 
of the homes are built out. The Christie Knob Way entrance area will incorporate masonry signage and will be 
anchored with landscaping.

PlaygroundG
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Example of Outdoor Seating Example of Open Playground

Example of Walking Trail Example of Pavilion

23PROPOSED PLANNED RESIDENTIAL DISTRICT
AMENITIES

Example of Dog Park Example of Entrance Sign

Example of Play Lawn
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PLANT MATERIAL SAMPLES

LANDSCAPE MATERIALS SAMPLES: DECIDUOUS TREES

LANDSCAPE MATERIAL SAMPLES: EVERGREEN/DECIDUOUS SHRUBS AND GRASSES

LANDSCAPE MATERIAL SAMPLES: GROUNDCOVERS

(A)

(C)(C)

(G)(G)

(D)(D)

(H)(H) (I)(I) (J)(J)

(E)(E) (F)(F)

(B)

(A) Ulmus parvifolia 'Emer II'/ 
'Emer II' Alle Elm
(B) Zelkova serrata 'Green Vase'/ 
Sawleaf Zelkova
(C) Buxus x 'Green Mountain'/ 
Boxwood
(D) Prunus laurocerasus 'Otto 
Luyken'/ Luykens Laurel
(E) Lagerstroemia indica 'GAMAD 
VI'/ Berry Dazzle Crape Myrtle
(F) Miscanthus sinensis 'Adagio' / 
Adagio Eulalia Grass
(G) Liriope spicata 'Silver Dragon'/ 
Creeping Lily Turf
(H) Setcreasea pallida 'Purple 
Heart'/ Purple Heart Setcreasea

(I) Iberis sempervirens 'Little 
Gem'/ Little Gem Candytuft
(J) Liriope muscari 'Variegata'/ 
Variegated Lily Turf
(K) Magnolia grandiflora 'D.D. 
Blanchard' TM/ Southern Mag-
nolia
(L) Thuja standishii x plicata 
'Green Giant'/ Green Giant 
Arborvitae
(M) Cryptomeria Japonica 'Radi-
cans'/ Japanese Cedar
(N) Viburnum x pragense/ Prague 
Viburnum
(O) Prunus laurocerasus 'Schip-
kaensis'/ Schipka Laurel

not to scale

Type ‘A’ Buffer

Type ‘D’ Buffer



25PROPOSED PLANNED RESIDENTIAL DISTRICT
LANDSCAPE CHARACTERISTICS

LANDSCAPE BUFFER: EVERGREEN TREES

LANDSCAPE BUFFER: EVERGREEN TREES AND SHRUBS

(K)

(L)

(N)(N) (O)(O)

(M)

The site has been designed with ample landscaping to provide not only an aesthetically pleasing experience 
for the residents, but to aid in mitigating impacts to the surrounding areas.  To ensure these characteristics, 
some standards are outlined below as well as a sample palette provided.

Landscaping Characteristics:
• A minimum 10-feet of landscape area between parking and all property lines.
• The north perimeter and all perimeters abutting the proposed commercial lots of the property will have 

a 10-foot wide Type 'A' Landscape Buffer consisting of alternating evergreen, canopy, and understory 
trees to provide screening for the adjacent properties.  Evergreen trees will be a minimum of 6-feet 
tall at the time of planting.  The canopy trees will be a minimum 3” caliper at the time of planting. The 
understory trees  will be a minimum 2” caliper at the time of planting. 

• The east and south perimeter of the property will have a 15-foot wide Type 'D' Landscape Buffer con-
sisting of a double staggered row of evergreen trees planted 10 feet on center to provide screening 
for the adjacent properties.  Evergreen trees will be a minimum of 6 feet tall at the time of planting.  
In addition to the evergreen trees, a single row of evergreen shrubs will fill in the gaps between the 
evergreen trees during the first few years of the buffer until the trees mature and fill in the buffer.  The 
evergreen shrubs will be a minimum 3 feet tall at the time of planting.

• All above ground utilities and mechanical equipment screened with landscaping and/or fences.
• Solid waste enclosure screened with a masonry wall and enhanced with landscaping.
• The front and secondary front elevations of buildings facing the private roadways will have at least 3 

foot wide landscape bed along the foundation.
• Internal landscape design will be in conformance with the City of Murfreesboro's Landscape Ordinance.  

Which includes the minimum requirements for trees and shrubs for the project’s acreage.



26 ARTICLE 13: SUBSECTION 2B

1.)	A	map	showing	available	utilities,	easements,	roadways,	rail	lines	and	public	right-of-way	crossing	and	adjacent	to	the	subject	
property.

Response:	An	exhibit	is	given	on	Page	4	along	with	descriptions	of	each.

2.)	A	graphic	rendering	of	the	existing	conditions	and/or	aerial	photograph(s)	showing	the	existing	conditions	and	depicting	all	
significant	natural	topographical	and	physical	features	of	the	subject	property;	location	and	extent	of	water	courses,	wetlands,	
floodways,	and	floodplains	on	or	within	one	hundred	(100)	feet	of	the	subject	property;	existing	drainage	patterns;	location	and	
extent	of	tree	cover;	and	community	greenways	and	bicycle	paths	and	routes	in	proximity	to	the	subject	property.

Response:	Exhibits	are	shown	on	Page	6	that	shows	the	existing	contours	and	drainage	patterns	along	with	an	aerial	photograph	of	
the area.

3.)	A	plot	plan,	aerial	photograph,	or	combination	thereof	depicting	the	subject	and	adjoining	properties	including	the	location	of	
structures	on-site	and	within	two	hundred	(200)	feet	of	the	subject	property	and	the	identification	of	the	use	thereof.

Response:	Exhibits	and	photographs	on	Page	3	give	the	location	of	existing	structures	on	the	subject	property	and	the	surrounding	
properties.	An	exhibit	on	Page	7	gives	the	zoning	of	those	same	properties.

4.)	A	drawing	defining	the	general	location	and	maximum	number	of	lots,	parcels	or	sites	proposed	to	be	developed	or	occupied	
by	buildings	in	the	planned	development;	the	general	location	and	maximum	amount	of	area	to	be	developed	for	parking;	the	
general	location	and	maximum	amount	of	area	to	be	devoted	to	open	space	and	to	be	conveyed,	dedicated,	or	reserved	for	parks,	
playgrounds,	recreation	uses,	school	sites,	public	buildings	and	other	common	use	areas;	the	approximate	location	of	points	
of	ingress	and	egress	and	access	streets;	the	approximate	location	of	pedestrian,	bicycle	and	vehicular	ways	or	the	restrictions	
pertaining	thereto	and	the	extent	of	proposed	landscaping,	planting,	screening,	or	fencing.

Response:	The	attached	11x17	page	lists	standards	and	exhibits	showing	the	concept	plan	which	shows	each	of	these	items.	

5.)	A	tabulation	of	the	maximum	number	of	dwelling	units	proposed	including	the	number	of	units	with	two	(2)	or	less	bedrooms	
and the number of units with more than two (2) bedrooms.

Response: See pages 12 and 13 lists standards and exhibits showing the concept plan which shows each of these items.

6.)	A	tabulation	of	the	maximum	floor	area	proposed	to	be	constructed,	the	F.A.R.	(Floor	Area	Ratio),	the	L.S.R.	(Livability	Space	
Ratio),	and	the	O.S.R.	(Open	Space	Ratio).	These	tabulations	are	for	the	PRD.

7.)	A	written	statement	generally	describing	the	relationship	of	the	proposed	planned	development	to	the	current	policies	and	
plans	of	the	city	and	how	the	proposed	planned	development	is	to	be	designed,	arranged	and	operated	in	order	to	permit	the	
development	and	use	of	neighboring	property	in	accordance	with	the	applicable	regulations	of	this	article.

Response:	The	property	is	currently	zoned	CH.	The	surrounding	area	has	a	mixture	of	residential	and	commercial	properties.	
The	concept	plan	and	development	standards	combined	with	the	architectural	requirements	of	the	homes	shown	within	this	
booklet	align	and	closely	mimic	the	type	of	developments	in	the	surrounding	neighborhoods	and	are	envisioned	to	complete	the	
development in this area.

TOTAL SITE AREA 545,566 s.f.
TOTAL MAXIMUM FLOOR AREA 134,572 s.f.
TOTAL LOT AREA 545,566 s.f.
TOTAL BUILDING COVERAGE 103,998 s.f.
TOTAL DRIVE/ PARKING AREA 100,275 s.f.
TOTAL RIGHT-OF-WAY 0 s.f.
TOTAL LIVABLE SPACE 445,291 s.f.
TOTAL OPEN SPACE 248,059 s.f.

FLOOR AREA RATIO (F.A.R.) 0.25
LIVABILITY SPACE RATIO (L.S.R.) 0.63
OPEN SPACE RATIO (O.S.R.) 0.81
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8.)	If	the	planned	development	is	proposed	to	be	constructed	in	stages	or	units	during	a	period	extending	beyond	a	single	
construction	season,	a	development	schedule	indicating:
(aa) the approximate date when construction of the project can be expected to begin;

Response:	The	project	is	anticipated	to	be	developed	in	one	phase.		

9.)	Proposed	means	of	assuring	the	continued	maintenance	of	common	space	or	other	common	elements	and	governing	the	
use	and	continued	protection	of	the	planned	development.	For	this	purpose,	the	substance	of	any	proposed	restrictions	or	
covenants	shall	be	submitted.

Response:	This	requirement	has	been	addressed	on	Page	13.

10.)	A	statement	setting	forth	in	detail	either	(1)	the	exceptions	which	are	required	from	the	zoning	and	subdivision	
regulations	otherwise	applicable	to	the	property	to	permit	the	development	of	the	proposed	planned	development	or	(2)	the	
bulk,	use,	and/or	other	regulations	under	which	the	planned	development	is	proposed.

Response:	The	applicant	is	requesting	the	following	exceptions	with	this	PRD.	

11.)	The	nature	and	extent	of	any	overlay	zone	as	described	in	Section	24	of	this	article	and	any	special	flood	hazard	area	as	
described	in	Section	34	of	this	article

Response:	This	property	is	not	in	the	Gateway	Design	Overlay	District	,	Airport	Overlay	District	(AOD),	Historic	District	(H-1),	
or	Planned	Signage	Overlay	District	(PS).	This	property	lies	in	Zone	X	and	no	portion	of	the	property	lies	within	the	FEMA	
floodway	or	floodplains	according	to	the	current	FEMA	Map	Panel	47149C0270H	Eff.	Date	01/05/2007.

12.)	The	location	and	proposed	improvements	of	any	street	depicted	on	the	Murfreesboro	Major	Thoroughfare	Plan	as	
adopted	and	as	it	may	be	amended	from	time	to	time.

Response:	Pages	5	&	19	discusses	the	Major	Thoroughfare	Plan.		No	roads	related	to	this	development	are	slated	for	
improvements.

13.)	The	name,	address,	telephone	number,	and	facsimile	number	of	the	applicant	and	any	professional	engineer,	architect,	
or	land	planner	retained	by	the	applicant	to	assist	in	the	preparation	of	the	planned	development	plans.	A	primary	
representative	shall	be	designated.

Response:	The	primary	representative	is	Matt	Taylor	of	SEC,	Inc.		Developer/applicant	is	Celebration	Homes,	LLC	contact	info	
for both is provided inside the front cover.

14.)	Architectural	renderings,	architectural	plans	or	photographs	of	proposed	structures	with	sufficient	clarity	to	convey	
the	appearance	of	proposed	structures.	The	plan	shall	include	a	written	description	of	proposed	exterior	building	materials	
including	the	siding	and	roof	materials,	porches,	and	decks.	The	location	and	orientation	of	exterior	light	fixtures	and	of	
garages shall be shown if such are to be included in the structures.

Response: Pages 14 through 18 show the architectural character of the proposed buildings and building materials listed.  
However,	exact	configuration	for	these	items	is	unknown	and	will	be	determined	as	each	building	is	built.

15.)	If	a	development	entrance	sign	is	proposed	the	application	shall	include	a	description	of	the	proposed	entrance	sign	
improvements	including	a	description	of	lighting,	landscaping,	and	construction	materials.

Response:	Examples	of	entrance	signage	are	located	on	Page	21	with	a	description.	

SETBACKS RS-A2 PRD (External) Difference RS-A2 PRD (Internal) DIFFERENCE

Front Setback 35.0’ N/A N/A 35.0’ 25.0’ -10.0’
Side Setback 5.0’ 20.0’ 15.0’ 5.0’ 5.0’ 0.0’
Rear Setback 20.0’ 20.0’ 0.0’ 20.0’ 30.0’ 10.0’
Minimum Lot Size 2,000 SF. N/A N/A 2,000 SF. N/A N/A
Minimum Lot/Product Width 20.0’ N/A N/A 20.0’ 24.0’/34.0’ 4.0’/10.0’
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MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
OCTOBER 7, 2020 
PROJECT PLANNER: MARINA RUSH 

 
4.d. Zoning application [2020-414] for approximately 1.0 acre located along 

Gresham Lane to be rezoned from CL to PCD (Secure Lawn PCD), Mark 
Lovinski applicant. 

 
The subject property is located along the east side of Gresham Lane, contiguous to 
the Rutherford County Lane Agri-Park property.  The applicant, Mark Lovinski, is 
requesting to rezone the property from Local Commercial (CL) to Planned 
Commercial District (PCD) to allow for the development of a lawn service business.  
It is identified as Tax Map 92, Parcel 3.01 and is developed with a single-family 
residence.   

The request for the rezoning is because “lawn, tree, and garden service” as a land 
use is not permitted in the CL zoning district.  The Planned Commercial Development 
zoning would allow for the proposed use and ensure the development will be 
buffered from adjacent residential uses.   

Adjacent Land Use and Zoning 

On the north, east and south sides of the subject property is the Lane Agri-Park 
property, which is zoned PCD.  Property to the west across Gresham Lane is in the 
unincorporated portion of Rutherford County and is currently developed with single 
family residences and a 20-acre parcel used for the overflow parking of new 
automobiles for the nearby Honda dealership.  The residential parcels are zoned 
Medium-Density Residential (RM), while the Honda parcel is zoned PUD (Planned 
Unit Development). 

Secure Lawn PCD: 

The applicant wishes to relocate his existing Murfreesboro lawn service business, 
Secure Lawn, to the subject property and convert the existing residence to a 
commercial office with the required parking and access improvements, ADA 
accessibility, and landscaping upgrades.  He also intends to construct a new storage 
building at the rear of the property for storage of equipment and business materials 
and remove the existing metal shed.  The zoning and development are described in 
the Secure Lawn PCD program book, which is attached to this staff report.  There 
are no exceptions requested to any of the bulk standards required in the CL zoning 
district. 
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Future Land Use Map: 

The Future Land Use Map (FLUM) of the Murfreesboro 2035 Comprehensive Plan 
indicates that “Suburban Residential” is the most appropriate land use character for 
the project area, as shown on the map below.  The general characteristics of the 
Suburban Residential land use designation are single family residences on larger 
lot sizes.  Staff believes that the existing single-family land use was the basis for 
the future land use map designation for this parcel.     

The proposed zoning is not consistent with the recommendations of the Future 
Land Use Map.  However, it is compatible with the use of the adjacent Lane Agri-
Park property, which is designated as Public/Institutional on the Future Land Use 
Map, and the auto storage property across the street, which is designated as 
“General Commercial.”  If the rezoning is adopted, staff recommends the FLUM be 
revised to reflect General Commercial for this property. 

 

Action Needed: 

The applicant will be available at the Planning Commission hearing to discuss the 
proposed rezoning request. The Planning Commission will need to conduct a public 
hearing on this matter and then make a recommendation to the City Council.  
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Development Team & Project Summary PLANNED COMMERCIAL  DISTRICT

PROJECT SUMMARY

 � e owner has acquired the property to operate a turf maintenance company.  Secure Lawn is a lawn service company found-
ed in 2003.  � e location is 817 Gresham Lane, the current zoning is CL (Local Commercial) and proposed zoning is PCD. � e 
current residence will be converted to the new business o�  ce and the existing storage building on the property will be used for 
storage turf maintenance equipment.  � e improvements to the property will be converting the home into o�  ce space with a 
new painted brick facade, a new front porch,  installing new landscaping, paving the existing driveway, adding employee and 
quest parking spaces, adding a metal 30 x 70 storage building directly behind the home and  a ground sign at the front of the 
property.   � e new building will be used to store supplies and equipment, as well as, provide indoor parking of the service 
vehicles.  � e building will not exceed 25’ in height.  � ere will be a split rail fence built along Gresham Lane.

 � e property will be used for the business o�  ce and operations and is not used for any type of retail sales. All services the 
company performs are done at the customer’s site.  � erefore, only employee will be tra�  c generated from the business.  Ven-
dors periodically deliver products with small delivery trucks, no products are delivered with semi trucks.  � e business  has 
eight employees.  � e business does not house hazardeous materials on the  property.  � e hours of operations are 7am to 5pm 
� ve days a week.  On a seasonal basis the business operates on Saturdays from 8 am - noon.

 Secure Lawn

Planning and Engineering
Huddleston-Steele Engineering, Inc.
Clyde Rountree, RLA
2115 N.W. Broad Street
Murfreesboro, TN 37129
Rountree.associates@yahoo.com
615.509.5930

Owner/ Developer
Mark Lovinski
615.893.8455 (O!  ce)
615.390.0722 (Cell)
mark.lovinski@securelawn.com
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     Zoning  Map Exhibit

� e subject  property is  zoned CL.   � e prop-
erty is surrounded by PCD zoning. which is the  
Agripark development.  � e property to the 
west is zoned RM in the County. � e subject 
property is proposed to be rezoned PCD.
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PLANNED COMMERCIAL DISTRICTUtility  Map

� e subject property utility providers:
Water is provided by Murfreesboro Water Resources Department.
Electric is provided by Murfreesboro Tennessee Electrict (MTEMC).  
Building will be served by an on site spectic system.
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PLANNED COMMERCIAL DISTRICTHydrology & Topography Map
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Septic Field Location Map

! e site drains towards the existing pond located on the 
Agripark site.  ! e 

Septic FieldSept
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PLANNED COMMERCIAL DISTRICTAerial Map

Aerial Location Map

� is aerial photograph shows 
the subject site surrounded by 
Agripark property.  � e prop-
erty is across from a residential 
neighborhood and a new car 
storage located in the uninco-
porated portion in Rutherford 
County.  Across the interstate is 
the � e Avenue Murfreesboro 
shopping center. 
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PLANNED COMMERCIAL DISTRICTExisting Conditions

View looking existing tree line around 

subject property

Existing metal building to re-

moved when new storage building 

is constructed

View looking down driveway to 

Gresham Lane

                                        Secure Lawn
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PLANNED COMMERCIAL DISTRICT
Existing Conditions

View looking at existing home to 

be repainted and be used as the 

business o!  ce

Entrance wall across from subject 

property

                                      Secure Lawn 
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Site Plan
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PLANNED COMMERCIAL DISTRICT

Site Data:
Acreage: 1  Acres

Commercial Buildings:
2300 S.F. Parking Requirement: 1.5 spaces 
per 2 employees: 8/2 = 4 x 1.5 = 6 required 
spaces, 6 spaces provided.  2 guest parking 
spaces provided, 1 H/C Space provided.

Metal Buildings:
3500 S.F. (no additional employees), no new 
parking requirements.  All service vehicles 
will be stored inside warehouse a! er hours.

1040 S.F. (no additional employees), no new 
parking requirements.

Private Hauler Trash Pick-up

                                            Secure Lawn

Gr
es

ha
m

 La
ne

5’ Side Setback

                    North

Existing Metal Building (1040 S.F.) to be re-
moved when new warehouse is constructed1 H/C Parking

 Existing Residence (New Business O"  ce) 
(2300 S.F.)

Enclosed Dumpster

Future Warehouse Building
(3500 S.F.) with a combination of
masonry materials

6 Parking Spaces

30’ Front Setback 5’ Side Setback

25’ Rear Setback

New Concrete Driveway

2 Guest Paking

Split Rail Fence Black Chain Link Fence

R.O.W. (to be dedicated)

ADA Access

Septic Field

Tree to be removedTree

Sign



                          Architectural Elevations PLANNED COMMERCIAL DISTRICT

                                                                 Secure Lawn 
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Example of Future Metal Building (Brick and Cementitious Siding)

Existing Metal Building to be removed when new  
building is constructed

Existing Residence viewed from Greshem Lane

Rear of Existing Home

Existing Residence on Le!  Side

Existing Residence on Right Side



Conceptual Landscape Plan 
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PLANNED COMMERCIAL DISTRICTp p
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Bu! er Planting where 
needed along the existing 
property lines

     NORTH
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PLANNED COMMERCIAL DISTRICTDevelopment Standards
                                Secure Lawn

Development Standards:
Development will include remodeling the existing residence to the business o!  ce, utilizing the existing metal building (in the short term)
and the add tion of a 3500 S.F. of warehouse building in the future.
" e maximum building height is 35’-0”
" e  site will have 8 standard parking spaces, with 1 H/C Space
Solid waste removal will be provided by a private hauler
 Identi# cation signage will a ground mounted monument sign
All parking will be screened from the public right-of-way by landscaping 
Buildings elevations will be repainted 
600  S.F. Formal  open space

Building Elevation Materials:
Brick (Primary Material) on extisting residence to be used as the o!  ce
Warehouse building in the rear to be a combination of masonry materials on the front 
 facade facing Gresham Lane.  Cementittious siding on all other sides building.
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 Permitted Uses /Prohibited Uses PLANNED COMMERCIAL DISTRICT

*Permitted Uses:

Lawn, Tree and Garden Service
Home will not be used as a residence

12

   Secure Lawn
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PLANNED COMMERCIAL DISTRICT

1. Ownership and division of land:  � e site is owned by the developer identi� ed 
on Sheet 1.  � e lot is currently zoned  in the City of Murfreesboro.
2.Waiver of BZA action:  No BZA actions will be required.
3.Common open space: Provided in front yard of the development.
4.Accessibility to site:  � e property is accessible from Gresham Lane.
5.O!  street parking .  See Sheet 8 for parking calculations.
6.Pedestrian circulation:  No sidewalk is provided by this project.
7.Privacy and screening:  Perimeter planting  yard is provided, screening of 
parking lot and street frontage plantings.
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 development will be designed to meet all minimum land-
scaping requirements.
12.Major Transportation Plan:  � e PCD is consistent with the Major thor-
oughfare plan utilizing Gresham Lane as the primary access to the site.
13.Applicant contact information:  Contact information is located on Sheet 1.
14.Proposed Signage:   A monument sign is being proposed and will comply with 
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 Sheets, 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 Sheet 8-10.
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 land 
use is Public/Institutional designation as recommended in the 2035 plan.  � e subject prop-
erty is an out parcel within  the larger designation area of the Agripark development and is 
not consistent with the 2035 plan.  � e subject property would be consistent with the General 
Commercial designation that is located on an property directly across Gresham Lane. 
8.  Proposed deviation from zoning and subdivision ordinance:  � e subject property would come 
into conformance with the PCD zoning of the Agripark.  
 9.  Site tabulation data for land area, See Site Data tablet Page 11.
10.  # e nature and extent of any overlay zones as described in Section 24 and 34:   No 
overlays are attached to this zoning request.

General Applicability Per Section 13 - Planned Development Regulations

                          Secure Lawn

2035 Plan - Public Institutional - Characteristics

 High degree of visitation and/or pedestrian activity
in some cases, with people coming and going
throughout the day;

 Institutional functions may require multiple buildings,
arranged in a campus-like setting;

 Facilities may have special parking and passenger
drop-o!  requirements;

 Buildings are sometimes set back from the road to
provide more prominence, with large amounts of
open spaces surrounding the buildings
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MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
OCTOBER 7, 2020 
PROJECT PLANNER: MARINA RUSH 

 
4.e. Zoning application [2020-416] for approximately 12.8 acres located 

along Veterans Parkway to be rezoned from CH to PRD (Sullivan’s 
Retreat PRD), Cornerstone Development applicant.  

 
The subject property is located along the east side of Veterans Parkway, just north 
of Franklin Road and is identified as: 

• Tax Map 93, Parcel 27.02 (15.48 acres) 

The applicant, Cornerstone Development, is requesting to rezone approximately 
12.8 acres of subject the property from Commercial Highway (CH) to Planned 
Residential District (Sullivan’s Retreat PRD) to allow for the development of 89 
townhomes, a density of 6.96 dwelling units/acre.  The remaining portions, 
approximately 2.7 acres, along the west property line would remain zoned CH and 
subsequently subdivided into a 2.58-acre lot and 0.14 acres that will be combined 
with a northern parcel to create an additional 1.08-acre lot.   

According to the applicant, the request for rezoning to create Sullivan’s Retreat is 
because the project site has limited visibility along Veterans Parkway for commercial 
development.   

Adjacent Land Use and Zoning 

The surrounding area consists of a mixture of zoning types and uses.  Overall Creek 
borders the subject property along its east side.  The land further to the east is in 
the unincorporated portion of Rutherford County and is zoned Medium-Density 
Residential (RM) and developed with single-family residential lots.  The land to the 
north is zoned Commercial Fringe (CF) in the City and has site plan approval for a 
retail center and self-service storage facility.  The land to the west is zoned CH and 
is developed with a dental office and veterinary clinic.  West of Veterans Parkway 
are single family residences on large lots in the County.  The land to the south is 
zoned CH and developed with the Kroger grocery store.   

Sullivan’s Retreat PRD: 

The development will consist of 89 single-family attached townhome units at a 
density of 6.96 dwelling units per acre.  All unites will be sold under a horizontal 
property regime (HPR).  The proposed homes will be a minimum of 1,350 square 
feet in size, with minimum of 3-bedrooms each and one-car front-entry garages.  The 
building exterior materials will be masonry and the garage doors will be decorative 
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as depicted in the PRD program book.  Details and examples of the architectural 
character of the buildings are listed on Pages 14-18.  The following is a colored 
rendering of the proposed townhomes: 

 
The main entrance to the development is proposed via a new public cul-de-sac street 
off of Veterans Parkway, which will include three travel lanes at the intersection of 
Veterans Parkway.  There will be a private access drive behind the existing 
commercial developments along Veterans Parkway to allow for a secondary access 
to Veterans Parkway via the existing signalized intersection in front of Kroger.  Within 
the development, the roads and parking areas will be private and include sidewalks 
and trees.  The amenities will include a playground, dog park, walking trails with 
benches, a pavilion, and play lawn.  The homeowners’ association will maintain the 
common areas.   

There is an exception requested to the front yard setback as compared to the RS-A, 
Type 2 zoning district from 35 feet to 25 feet for the interior units, as 25 feet is 
adequate distance to park a vehicle in the driveway.  The proposed Sullivan’s Retreat 
PRD program book is attached to this report for reference of additional project 
details.   

Future Land Use Map: 

The Future Land Use Map (FLUM) of the Murfreesboro 2035 Comprehensive Plan 
indicates that “Auto-Urban (General) Commercial” is the most appropriate land use 
character for the project area, as shown on the map on the following page.  The 
general characteristics of the Auto-Urban (General) Commercial land use character 
include larger, taller commercial buildings, higher traffic volumes, and necessity for 
large parking lots.   

The rezoning request is not consistent with the recommendations of the FLUM for 
the subject property.  It is more consistent with the “Auto-Urban (General) 
Residential” land use character.  The Planning Commission will need to determine 
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if this is an appropriate instance to deviate from the FLUM.  If the rezoning is 
adopted, staff recommends the FLUM be amended to reflect an Auto-Urban 
(General) Residential land use character for this property. 

 

 

Staff Comments: 

The subject property is contiguous to commercial development to the south (a 
grocery store) and west (a dental office and veterinary clinic) and future commercial 
development to the north (a retail center and self-service storage facility).  The 
proposed single-family attached use is inconsistent and incongruous with the 
existing and proposed commercial uses in the immediate vicinity.  In addition, the 
proposed rezoning and use are inconsistent with the recommendations of the 
Murfreesboro 2035 Comprehensive Plan’s future land use map for this property, 
which recommends an “Auto-Urban (General) Commercial” land use character.  
Staff agrees with the recommendations of the 2035 Comprehensive Plan regarding 
the subject property and that commercial or office uses are the most appropriate 
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future land uses for it.  Staff is not supportive of deviating from the future land use 
map in this instance.   

In addition, according to the Water Resources Department (MWRD), the area in the 
vicinity of the subject property needs to be assessed as to whether it meets the goal 
of 3.4 single-family unit equivalents per acre and whether the basin currently has 
greater than 3.6% multi-family uses and 11% medium-density uses 
(townhomes).   MWRD is not supportive of any increases in density until this 
assessment can be made due to potential limitations regarding sanitary sewer 
infrastructure in this area and it will not be supportive of any rezonings that will 
increase density if it is determined that the stated goals are already being exceeded.   

Finally, the site is within the Overall Creek Elementary School zone, a school zone 
which has seen rapid growth over the last several years.  According to Murfreesboro 
City Schools, the Overall Creek, Scales, and Salem Elementary Schools are all at or 
near capacity.   

Contrary to the proposed rezoning request, Staff is supportive of the site developing 
with a commercial use under the existing CH zoning in order to limit impacts to the 
aforementioned City services and to minimize potentially incompatible land uses.  
Staff requests that the Planning Commission take all of the above factors into 
consideration when determining whether to approve this application.     

Action Needed: 

The applicant will be available at the Planning Commission hearing to discuss the 
proposed rezoning request. The Planning Commission will need to conduct a public 
hearing on this matter and then make a recommendation to the City Council.  
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04 EXISTING CONDITIONS
PROJECT SYNOPSIS

AERIAL PHOTOGRAPH Not To Scale

Veterans	Parkway

Franklin Road (HWY 96)

Cloister Drive

Site

Cornerstone Development, LLC respectfully requests rezoning of a portion of the Wright Property on 
Veterans Parkway from Commercial Highway (CH) to Planned Residential District (PRD) to create Sullivan’s 
Retreat.  The property is located along the eastern side of Veterans Parkway, north of Franklin Road (HWY 
96). The site is identified as Parcel 27.02 of Tax Map 93 (15.48 acres). 12.78 acres of Parcel 27.02 will be 
rezoned to a PRD for this development. The two remaining portions of Parcel 27.02 (2.70 acres) will remain 
zoned CH. The northern remaining portion of Parcel 27.02 (0.14 acres) will be combined with Parcel 27.04 
(0.98 acres) to create a new combined Parcel 27.04 (1.08 acres). The southern remaining portion of Parcel 
27.02 (2.58 acres) will remain CH zoning.

The request for rezoning to PRD is to create Sullivan’s Retreat.  The development will consist of 89 single-
family attached townhomes on 12.78 acres, for a density of 6.96 dwelling units per acre. All townhome 
units will be created in a horizontal property regime.  The proposed units will be at least  1,350 sf.  All units 
will have a minimum of 3 bedrooms, and a minimum one car front entry garage with decorative garage 
doors.  The home elevations will be constructed of masonry materials to add quality and character to the 
community.  Each townhome building will have foundation landscaping and sodded front yards.  Along the 
streets, street lights will add character and continuity to the neighborhood.  The entrance will incorporate 
signage at the new public roadway The H.O.A. will maintain the common areas and exteriors.



05EXISTING CONDITIONS
MAJOR THOROUGHFARE PLAN

MAJOR THOROUGHFARE PLAN Not To Scale

Site

The property has/will have access to the existing public rights-of-way of Veterans Parkway through two 
entrances. Veterans Parkway is not on the City of Murfreesboro’s Major Thoroughfare Plan and is up to 
date as a 5-lane roadway. 

Within the development the applicant is proposing a single 50’ public ROW ending in a cul-de-sac at the 
residential portion of the development which will serve as the primary entrance. The secondary means 
of access to the property will be via the existing private drive behind the commercial lots fronting onto 
Veterans Parkway. This connection allows residents and visitors access back to an existing signalized 
intersection to provide safer left-hand turns onto Veterans Parkway. All other internal drives within the 
residential development will be private roadways with turn down sidewalks.



06 EXISTING CONDITIONS
SUBDIVISION MAP

Site

SUBDIVISION MAP Not To Scale

The	Cloister

Overall Creek Apartments

Sullivan’s Retreat is surrounded by a mixture of residential subdivisions, and commercial uses.  The Cloister is 
a residential development consisting of two story single family detached homes that include garages.  North of 
the Cloister is The Villas at Cloister which consists of townhomes without garages that feature substantial vinyl 
in their facades. The exterior elevations consist of primarily vinyl siding with brick along the front elevation for 
most units. There is one primary point of ingress/egress to the development from Veterans Parkway.  South of 
the project site, across Franklin Road (HWY 96), are multiple single family detached subdivisions with a mixture 
of one and two story elevations.  East of the development is Meadow Lane and Franklin Road Estates. Meadow 
Lane and Franklin Road Estates are residential developments consisting of one and two story single family 
detached homes with side entry garages. All elevations are primarily vinyl siding with brick along the front 
elevation for most units. 

Southwest of the site heading towards the Franklin Road and Veterans Parkway intersection is a small chain of 
commercial uses. The Creekwood Veterinary Hospital is directly to the west of the property. To the southwest 
is a small retail center and Dental Care of Veterans Parkway. South of the site is the Veterans Parkway Kroger. 
All of these properties are connected to the PRD site via a private access drive at the rear of the existing 
properties.

Kingdom Ridge

The	Preserve	at	Kingdom	Ridge

Jack	Byrnes	Drive

Fellowship	Bible	Church	of	Rutherford	County

Franklin Road Estates

Meadow Lane

K.C. Subdivision

Hickory	Hills

Franklin Road Estates



07EXISTING CONDITIONS
ZONING MAP

PUDPUD

RS-12RS-12

RS-15RS-15

Medium	Density	Residential	(RM)	Rutherford	CountyRMRM

Commercial	Services	(CS)	Rutherford	CountyCSCS

Commercial	General	(CG)	Rutherford	CountyCGCG

ZONING MAP Not To Scale

Residential	Single-Family	(RS-12)

Residential	Single-Family	(RS-15)

Planned Unit District (PUD)

Site
Residential	Single-Family	(RS-12)

Residential	Single-Family	(RS-15)

RM-16RM-16

CHCH

The surrounding area consists of a mixture of zoning types and uses.  The land to the east is zoned 
Residential Medium Density (RM) in Rutherford County.  The land to the north of the property is zoned 
Commercial Frindge (CF) in the City of Murfreesboro.  The land to the west is zoned Commercial Fringe (CF) 
and Commercial Highway (CH) in the City of Murfreesboro. The land to the south of the property is zoned 
Commercial Highway (CH) in the City of Murfreesboro.

Residential	Single-Family	(RS-15)CFCF

Planned	Residential	District	(PRD)PRDPRD

Planned Commercial District (PCD)PCDPCD



08 EXISTING CONDITIONS
UTILITY MAP

Site

UTILITY MAP Not To Scale

WATER

SEWER

STORMWATER

ELECTRIC

Electric service will be provided by the Middle TN Electric Membership Coop.  Service will be 
extended from Veterans Parkway.  The developer will be responsible for extending the electric 
lines into the site, and all on-site electric will be underground. 

Water service will be provided by the Consolidated Utility District.  There is an existing 12” ductile 
iron water line along Veterans Parkway. The developer will be responsible for extending the 
waterline into the site for domestic and fire water service. 

Sanitary sewer service will be provided by the Murfreesboro Water Resources Department.  
Sanitary sewer service can connect to an existing 18” gravity sewer line running the length 
of the eastern edge of the property as well as an 8” line along the northern part of the site.  
Construction will extend the sewer service into the site and the developer will be responsible for 
extending the sewer into this property.  
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HYDROLOGY AND TOPOGRAPHY

Site

HYDROLOGY AND TOPOGRAPHY Not To Scale

The topographic map above shows the site’s topographic high point generally at the south western and north 
western corners of the property.  From these high point, the property drains towards the north and east.  
Stormwater that drains to the north, flows towards the Cloister subdivision.  Stormwater that drains to the east 
flows towards Overall Creek. 

A portion of this property lies in zone AE, within the 100-year floodplain, according to the current FEMA 
Map Panel 47149C0255H eff. 1/5/2007. The eastern perimeter of this property lies within the Overall Creek 
floodway.

WATER	FLOW	DIRECTION

INTERMEDIATE	CONTOURS	

INDEX	CONTOURS
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ON-SITE PHOTOS

Site

PHOTO DIRECTION MAP Not To Scale

Veterans	Parkway

Franklin Road (HWY 96)

Cloister Drive0101 0202
0303 0404

0505
0606

0101 0202

0505 0606

0303 0404
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ADDITIONAL PHOTOS

PHOTO DIRECTION MAP Not To Scale

Veterans	Parkway

Franklin Road (HWY 96)

Cloister Drive

Site

PHOTO DIRECTION MAP Not To Scale

Veterans	Parkway

Franklin Road (HWY 96)

Cloister Drive

Site0101
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Existing	Trees

Total Land Area:   ±12.78 Acres 
Total Number of Units:  89 Units
Yield: 89 Units/12.78 Acres = ±6.96 Units/Acre
Total Open Space:  ±7.02Acres (55%)
Usable Open Space  ±5.90 Acres (46%)
Stormwater (Detention)   ±1.12 Acres (9%)

Length of Private Roadway: ±1,931 Linear Feet
Length of Public Roadway:  ±504 Linear Feet

Roadway Sidewalks Open Space Buildings Detention
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(2.58 AC)(2.58 AC)

0.14 AC OF PARCEL 27.02 0.14 AC OF PARCEL 27.02 
TO BE COMBINED WITH  TO BE COMBINED WITH  

PARCEL 27.04PARCEL 27.04

TRASHTRASH
ENCLOSUREENCLOSURE

Parking Required:
(89) 3-Bedroom Units x 3.3 = 294 Spaces

Parking Provided:
Garage Parking Provided =  119 Spaces
Driveway	Parking	Provided	=	 119	Spaces
Guest Parking Provided =  63 Spaces
Total	Parking	Provided	=	 	 301	Spaces	(+7)

Townhome	Unit	Mix:
Total	6-Unit	Buildings	=	 	 14	Buildings
 3 Bedroom Units = 6 Units
Total	5-Unit	Buildings	=	 	 1	Building
 3 Bedroom Units = 5 Units
Total	Number	of	Buildings	=	 15	Buildings
Total	3	Bedroom	Units	=	 	 89	Units

EXISTING PARCEL 27.04EXISTING PARCEL 27.04
CH ZONINGCH ZONING

(0.94 AC)(0.94 AC)

PAVED PAVED 
WALKING WALKING 

TRAILTRAIL

MAIL KIOSKMAIL KIOSK

 NEW COMBINED  NEW COMBINED 
PARCEL 27.04 PARCEL 27.04 

1.08 AC1.08 AC

SEC Project #20076 Murfreesboro,	Tennessee

12 PROPOSED PLANNED RESIDENTIAL DISTRICT
CONCEPTUAL SITE AND LANDSCAPE PLAN
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Development Standards:
• 89 townhome units with 3 bedrooms
• The units will be a minimum of 1,350 feet of living area
• Each unit will be created by a Horizontal Property Regime
• Entrance off of Veterans Parkway will have new entrance signage constructed on masonry materials and 

anchored by landscaping
• Landscape Buffers will be constructed along the length of the boundaries of the site adjacent to all 

commercial land use per the Murfreesboro Zoning Ordinance.   
• Builders shall install sod in all front and secondary front yards. Seed and straw will be installed in all side and 

rear yards.
• There shall be a minimum 3-foot wide landscape bed located along the front and secondary front elevations 

of all townhomes.
• All mechanical equipment (i.e. HVAC and transformers) to be screened
• All on-site utilities will be underground
• Solid waste will be handled via a trash compactor serviced by a private hauler
• Any solid waste enclosures will be constructed of masonry materials consistent with building architecture 

and be at least 8 feet tall with opaque gates and enhanced with landscaping
• Prior to construction plan review, a complete and thorough design of the stormwater management system 

and facilities will be completed
• All home owners will be required to be a member of the H.O.A.  
• As a member of the H.O.A., the residents will be subject to restrictive covenants, and be required to pay 

membership dues as determined by a 3rd party management company
• HOA will be managed by independent 3rd party management company
• The common areas will be owned and maintained by an H.O.A.
• All driveways and parking areas will be private and maintained by the H.O.A. Driveways will be a minimum 

of 25-FT deep and 10-FT wide for one-car garages units and 18-FT wide for two-car garage units.
• Parking for the residential units will comply with the City of Murfreesboro requirements
• All garages are to be used for vehicular parking only and may not be used for household storage.
• The primary drive to the site will be a 50’ R.O.W. All other streets shall be private.
• Sidewalks will be provided on both sides of all streets throughout the development to create a pedestrian 

friendly community.
• Mail service will be provided via a centralized mail kiosk for all postal deliveries
• Street lights will be coordinated with MTEMC, and will meet MTEMC’s standards.
• On-site lighting will comply with the minimum and maximum city standards to prevent light pollution
• HVAC units will be located at the rear of each residence

13PROPOSED PLANNED RESIDENTIAL DISTRICT
DEVELOPMENT STANDARDS

Example of Mail Kiosk Example of Entrance Signage
Example of 
Light Pole



14 PROPOSED PLANNED RESIDENTIAL DISTRICT
ARCHITECTURAL CHARACTERISTICS

Architectural Characteristics:
• Building heights shall not exceed 35 feet in height
• All buildings will be 1 and 2-stories
• All units will have 3 bedrooms
• All the units will have eaves
• All units will have a patio area at the rear of the unit
• Patios will be screened with a 6-foot tall wooden or vinyl pri-

vacy fence between units
• All homes will have a mixture of 1 and 2-car front entry garag-

es
• Front entry garages shall be decorative and complement the 

building architecture
• Townhome buildings will be comprised of alternating unit 

styles

Building Materials:

Front Elevations:
All Masonry (Brick, Stone, Cement Board Siding) 
Cement Board Siding in the Dormers/Gables

Side Elevations:  
All Masonry (Brick, Stone, Cement Board Siding) 
Cement Board Siding in the Dormers/Gables

Rear Elevations:     
Cement Board Siding

All Elevations:     
Vinyl Only Permitted in Trim & Soffit Areas

Example of Fiber Cement Board 
(different	colors	will	be	allowed)

Example of Brick
(different	colors	will	be	allowed)

Example of Stone Veneer
(different	colors,	cuts,	patterns	
will be allowed)

Minimum Building Setbacks (External):
North:  20-feet
South: 20-feet
East: 20-feet
West: 20-feet

SETBACKS DIAGRAM

Example of Fiber Cement Shakes
(different	colors,	cuts,	patterns	
will be allowed)

Example of Fiber Cement Board 
and Batten Siding
(different	colors	and	patterns	will	
be allowed)

Minimum Building Setbacks (Internal):
Front:		 25-feet	from	back	of	sidewalk	for	front	entry	garage
Side:  10-feet, 10-feet between buildings, 3-feet between    
	 buildings	and	back	of	sidewalk/curb	along	side	elevations
Rear:  10-feet, 20-feet between buildings

SETBACKS DIAGRAM

25’ FRONT SETBACK
25’ FRONT SETBACK

10’ BETWEEN SIDES
10’ BETWEEN SIDES

20’ BETWEEN SIDE 
20’ BETWEEN SIDE AND REAR

AND REAR

3’ BETWEEN SIDE 
3’ BETWEEN SIDE AND PARKING

AND PARKING

20’20’

20’20’

20
’

20
’

20
’

20
’

20
’

20
’

20’20’

Building Materials:
Although the appearance will generally be 
consistent with these elevation and materi-
al examples provided in this booklet, slight 
variations of colors, cuts, and patterns will be 
allowed and be consistent with the Murfrees-
boro Design Guidelines.
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ARCHITECTURAL STANDARDS 

*The building elevations of the homes will vary across the development.  The images 
above are meant to convey the general appearance and functionality of the homes.
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Front Elevation

Rear Elevation
*The building elevations of the homes will vary across the development.  The images 
above are meant to convey the general appearance and functionality of the homes.
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PROPOSED PLANNED RESIDENTIAL DISTRICT

Left Side Elevation

Right Side Elevation

*The building elevations of the homes will vary across the development.  The images 
above are meant to convey the general appearance and functionality of the homes.
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PROPOSED PLANNED RESIDENTIAL DISTRICT

Unit A Floor Plans

*The floor plans of the homes will vary across the development.  The images above 
are meant to convey the general appearance and functionality of the homes.
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Unit B Floor Plans

*The floor plans of the homes will vary across the development.  The images above 
are meant to convey the general appearance and functionality of the homes.



Unit C Floor Plans

20 ARCHITECTURAL STANDARDS 
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*The floor plans of the homes will vary across the development.  The images above 
are meant to convey the general appearance and functionality of the homes.
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INGRESS AND EGRESS

Pursuant to the City of Murfreesboro’s Major Thoroughfare Plan (MTP), none of 
the roadways in this development are slated for improvements.  Veterans Parkway 
is a major thoroughfare where the majority of vehicular trips generated by this 
development will impact.  It is currently built as a 5-lane cross-section with curb 
and gutter along with sidewalks on both sides of the roadway.  

As stated above, the primary means of ingress/egress from this site will be onto 
Veterans Parkway via a proposed cul-de-sac street. The proposed cul-de-sac street 
is designed to incorporate three travel lanes at the intersection with Veterans 
Parkway. There will be a dedicated left and right off the new public street, as 
well as a single lane for traffic turning onto the proposed cul-de-sac street. The 
illustration on the right shows the private access drive running behind the existing 
developments fronting onto Veterans Parkway. This private drive allows the 
proposed residential development and its neighboring properties an additional 
means of access to Veterans Parkway via the existing signalized intersection in 
front of Kroger.

All streets within the development will be private streets with a typical 22 
pavement foot cross-section except for the main access drive, which is designed 
to be a local city street with a 50’ cross section. The public street will be built in 
accordance with the Murfreesboro Street Standards.
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AMENITIES

LOCATION MAP - AMENITIES Not To Scale

Playground

Paved	Walking	Trail

Open	Play	Lawn

Outdoor	Seating

With this request, Sullivan’s Retreat will be dedicating  approximately 7 acres (over 50% of the site) to open 
space.  The open space areas will be comprised of usable open space, detention areas, and the area around 
Overall Creek.  Usable open space areas around the development will offer such amenities as; a playground 
area, paved and unpaved walking trails, pavilions, open play lawns, and outdoor seating.  Sidewalks will line 
both sides of all streets to provide pedestrian circulation through the neighborhood for residents as well. The 
entrance area at the end of the proposed cul-de-sac will incorporate masonry signage and- will be anchored 
with landscaping.

PavilionF

Dog ParkGUnpaved	Walking	TrailC

Entrance SignageH

A

B

D

E

AA

BB

DD

CC

BB

CC

EE

FF
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AMENITIES

Example of Outdoor Seating

Example of Unpaved Walking Trail

Example of Paved Walking Trail

Example of Open Play Lawn

Example of Pavilion

Example of Dog Park

Example of Open Playground

Example of Entrance Signage
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LANDSCAPE MATERIAL EXAMPLES

LANDSCAPE MATERIALS SAMPLES: DECIDUOUS TREES

LANDSCAPE MATERIAL SAMPLES: EVERGREEN/DECIDUOUS SHRUBS AND GRASSES

LANDSCAPE MATERIAL SAMPLES: GROUNDCOVER

(A)

(C)(C)

(G)(G)

(D)(D)

(H)(H) (I)(I) (J)(J)

(E)(E) (F)(F)

(B)

(A) Ulmus parvifolia 'Emer II'/ 
'Emer II' Alle Elm
(B) Zelkova serrata 'Green Vase'/ 
Sawleaf Zelkova
(C) Buxus x 'Green Mountain'/ 
Boxwood
(D) Prunus laurocerasus 'Otto 
Luyken'/ Luykens Laurel
(E) Lagerstroemia indica 'GAMAD 
VI'/ Berry Dazzle Crape Myrtle
(F) Miscanthus sinensis 'Adagio' / 
Adagio Eulalia Grass
(G) Liriope spicata 'Silver Dragon'/ 
Creeping Lily Turf
(H) Setcreasea pallida 'Purple 
Heart'/ Purple Heart Setcreasea

(I) Iberis sempervirens 'Little 
Gem'/ Little Gem Candytuft
(J) Liriope muscari 'Variegata'/ 
Variegated Lily Turf
(K) Magnolia grandiflora 'D.D. 
Blanchard' TM/ Southern Mag-
nolia
(L) Thuja standishii x plicata 
'Green Giant'/ Green Giant 
Arborvitae
(M) Cryptomeria Japonica 'Radi-
cans'/ Japanese Cedar
(N) Viburnum x pragense/ Prague 
Viburnum
(O) Prunus laurocerasus 'Schip-
kaensis'/ Schipka Laurel

Type ‘A’ 
Buffer

not to scale
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LANDSCAPE CHARACTERISTICS

conceptual landscape plan
LANDSCAPE BUFFER: EVERGREEN TREES

(K)

(L) (M)

The site has been designed with ample landscaping to provide not only an aesthetically pleasing experience 
for the residents, but to aid in mitigating impacts to the surrounding areas.  To ensure these characteristics, 
some standards are outlined below as well as a sample palette provided.

Landscaping Characteristics:
• All perimeters abutting the commercial lots of the property will have a 10 foot wide Type 'A' Landscape 

Buffer planted consisting of alternating evergreen, canopy, and understory trees to provide screening 
for the adjacent properties.  Evergreen trees will be a minimum of 6 feet tall at the time of planting.  
The canopy trees will be a minimum 3” caliper at the time of planting. The understory trees  will be a 
minimum 2” caliper at the time of planting. 

• All above ground utilities and mechanical equipment screened with landscaping and/or fences.
• Solid waste enclosure screened with a masonry wall and enhanced with landscaping.
• The front and side elevations of buildings facing the private roadways will have at least 3 foot wide 

landscape strip.
• Landscaping will be in conformance with the City of Murfreesboro's landscaping ordinance.

LANDSCAPE BUFFER: EVERGREEN TREES AND SHRUBS

(N)(N) (O)(O)
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1.)	A	map	showing	available	utilities,	easements,	roadways,	rail	lines	and	public	right-of-way	crossing	and	adjacent	to	the	subject	
property.

Response:	An	exhibit	is	given	on	Pages	4-9	along	with	descriptions	of	each.

2.)	A	graphic	rendering	of	the	existing	conditions	and/or	aerial	photograph(s)	showing	the	existing	conditions	and	depicting	all	
significant	natural	topographical	and	physical	features	of	the	subject	property;	location	and	extent	of	water	courses,	wetlands,	
floodways,	and	floodplains	on	or	within	one	hundred	(100)	feet	of	the	subject	property;	existing	drainage	patterns;	location	and	
extent	of	tree	cover;	and	community	greenways	and	bicycle	paths	and	routes	in	proximity	to	the	subject	property.

Response:	Exhibits	are	shown	on	Page	9	that	shows	the	existing	contours	and	drainage	patterns	along	with	an	aerial	photograph	of	
the	area.	A	portion	of	the	property	is	subject	to	floodplains	or	floodways,	and	the	site	ultimately	drains	to	Overall	Creek.

3.)	A	plot	plan,	aerial	photograph,	or	combination	thereof	depicting	the	subject	and	adjoining	properties	including	the	location	of	
structures	on-site	and	within	two	hundred	(200)	feet	of	the	subject	property	and	the	identification	of	the	use	thereof.

Response:	Exhibits	and	photographs	on	Page	4	give	the	location	of	existing	structures	on	the	subject	property	and	the	surrounding	
properties.	An	exhibit	on	Page	7	gives	the	zoning	of	those	same	properties.

4.)	A	drawing	defining	the	general	location	and	maximum	number	of	lots,	parcels	or	sites	proposed	to	be	developed	or	occupied	
by	buildings	in	the	planned	development;	the	general	location	and	maximum	amount	of	area	to	be	developed	for	parking;	the	
general	location	and	maximum	amount	of	area	to	be	devoted	to	open	space	and	to	be	conveyed,	dedicated,	or	reserved	for	parks,	
playgrounds,	recreation	uses,	school	sites,	public	buildings	and	other	common	use	areas;	the	approximate	location	of	points	
of	ingress	and	egress	and	access	streets;	the	approximate	location	of	pedestrian,	bicycle	and	vehicular	ways	or	the	restrictions	
pertaining	thereto	and	the	extent	of	proposed	landscaping,	planting,	screening,	or	fencing.

Response:	The	attached	11x17	page	lists	standards	and	exhibits	showing	the	concept	plan	which	shows	each	of	these	items.	

5.)	A	tabulation	of	the	maximum	number	of	dwelling	units	proposed	including	the	number	of	units	with	two	(2)	or	less	bedrooms	
and the number of units with more than two (2) bedrooms.

Response:	The	attached	11x17	page	lists	standards	and	exhibits	showing	the	concept	plan	which	shows	each	of	these	items.

6.)	A	tabulation	of	the	maximum	floor	area	proposed	to	be	constructed,	the	F.A.R.	(Floor	Area	Ratio),	the	L.S.R.	(Livability	Space	
Ratio),	and	the	O.S.R.	(Open	Space	Ratio).	These	tabulations	are	for	the	PRD.

7.)	A	written	statement	generally	describing	the	relationship	of	the	proposed	planned	development	to	the	current	policies	and	
plans	of	the	city	and	how	the	proposed	planned	development	is	to	be	designed,	arranged	and	operated	in	order	to	permit	the	
development	and	use	of	neighboring	property	in	accordance	with	the	applicable	regulations	of	this	article.

Response:	The	property	is	currently	zoned	CH.	The	surrounding	area	has	a	mixture	of	residential	properties.	The	concept	plan	and	
development	standards	combined	with	the	architectural	requirements	of	the	homes	shown	within	this	booklet	align	and	closely	
mimic	the	type	of	developments	in	the	surrounding	neighborhoods	and	are	envisioned	to	complete	the	development	in	this	area.

TOTAL SITE AREA 553,992 s.f.
TOTAL MAXIMUM FLOOR AREA 143,096 s.f.
TOTAL LOT AREA 553,992 s.f.
TOTAL BUILDING COVERAGE 91,053 s.f.
TOTAL DRIVE/ PARKING AREA 105,152 s.f.
TOTAL RIGHT-OF-WAY 29,100 s.f.
TOTAL LIVABLE SPACE 448,840 s.f.
TOTAL OPEN SPACE 305,909 s.f.

FLOOR AREA RATIO (F.A.R.) 0.26
LIVABILITY SPACE RATIO (L.S.R.) 0.65
OPEN SPACE RATIO (O.S.R.) 0.84
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8.)	If	the	planned	development	is	proposed	to	be	constructed	in	stages	or	units	during	a	period	extending	beyond	a	single	
construction	season,	a	development	schedule	indicating:
(aa) the approximate date when construction of the project can be expected to begin;

Response:	The	project	is	anticipated	to	be	developed	in	one	phase.		

9.)	Proposed	means	of	assuring	the	continued	maintenance	of	common	space	or	other	common	elements	and	governing	the	
use	and	continued	protection	of	the	planned	development.	For	this	purpose,	the	substance	of	any	proposed	restrictions	or	
covenants	shall	be	submitted.

Response:	This	requirement	has	been	addressed	on	Page	13.

10.)	A	statement	setting	forth	in	detail	either	(1)	the	exceptions	which	are	required	from	the	zoning	and	subdivision	
regulations	otherwise	applicable	to	the	property	to	permit	the	development	of	the	proposed	planned	development	or	(2)	the	
bulk,	use,	and/or	other	regulations	under	which	the	planned	development	is	proposed.

Response:	The	applicant	is	requesting	the	following	exceptions	with	this	PRD.	

11.)	The	nature	and	extent	of	any	overlay	zone	as	described	in	Section	24	of	this	article	and	any	special	flood	hazard	area	as	
described	in	Section	34	of	this	article

Response:	This	property	is	not	in	the	Gateway	Design	Overlay	District	,	Airport	Overlay	District	(AOD),	Historic	District	(H-1),	
or	Planned	Signage	Overlay	District	(PS).	A	portion	of	this	property	lies	in	Zone	AE,	within	the	100-year	floodplain,	according	
to	the	current	FEMA	Map	Panel	47149C0255H	Eff.	Date	01/05/2007.

12.)	The	location	and	proposed	improvements	of	any	street	depicted	on	the	Murfreesboro	Major	Thoroughfare	Plan	as	
adopted	and	as	it	may	be	amended	from	time	to	time.

Response:	Pages	5	&	17	discusses	the	Major	Thoroughfare	Plan.		Veterans	Parkway	is	a	5-lane	roadway.

13.)	The	name,	address,	telephone	number,	and	facsimile	number	of	the	applicant	and	any	professional	engineer,	architect,	
or	land	planner	retained	by	the	applicant	to	assist	in	the	preparation	of	the	planned	development	plans.	A	primary	
representative	shall	be	designated.

Response:	The	primary	representative	is	Matt	Taylor	of	SEC,	Inc.		developer/	applicant	is	Cornerstone	Development,	LLC	
contact info for both is provided on cover.

14.)	Architectural	renderings,	architectural	plans	or	photographs	of	proposed	structures	with	sufficient	clarity	to	convey	
the	appearance	of	proposed	structures.	The	plan	shall	include	a	written	description	of	proposed	exterior	building	materials	
including	the	siding	and	roof	materials,	porches,	and	decks.	The	location	and	orientation	of	exterior	light	fixtures	and	of	
garages shall be shown if such are to be included in the structures.

Response: Page 14-15 show the architectural character of the proposed buildings and building materials listed.  

15.)	If	a	development	entrance	sign	is	proposed	the	application	shall	include	a	description	of	the	proposed	entrance	sign	
improvements	including	a	description	of	lighting,	landscaping,	and	construction	materials.

Response: Examples of entrance signage is located on Pages 13 & 19.

SETBACKS RS-A2 PRD (External) Difference RS-A2 PRD (Internal) DIFFERENCE

Front Setback 35.0’ N/A N/A 35.0’ 25.0’ -10.0’
Side Setback 5.0’ 20.0’ 15.0’ 5.0’ 5.0’ 0.0’
Rear Setback 20.0’ 20.0’ 0.0’ 20.0’ 20.0’ 0.0’
Minimum Lot Size 2,000 SF. N/A N/A 2,000 SF. N/A N/A
Minimum Lot/Product Width 20.0’ N/A N/A 20.0’ 20.0’/26.0’ 0.0’/6.0’



Original Planning Commission Staff Comments from 2013
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and staff reports.  Please contact the Murfreesboro Plan-
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mission dates. 
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MEMBERS PRESENT    STAFF PRESENT 
Kathy Jones, Chair     Greg McKnight, Planning Director 
Ken Halliburton, Vice-Chair   Matthew Blomeley, Asst. Planning Director 
Warren Russell     Margaret Ann Green, Principal Planner 
Ronnie Martin     Marina Rush, Principal Planner 
       Carolyn Jaco, Recording Assistant 
       David Ives, Deputy City Attorney 
       Nate Williams, Parks & Recreation Director 
       Sam Huddleston, Exec. Dir. Development Serv. 
 
 

Chair Kathy Jones called the meeting to order after determining there was a quorum. Mr. Ronnie 

Martin made a motion to approve the minutes of the August 5, 2020, and August 19, 2020, 

Planning Commission meetings, seconded by Mr. Warren Russell.  The motion carried by 

unanimous vote in favor. 

Public Hearings 

Zoning application [2020-410] for approximately 0.4 acres located at 206 Dill Lane to be 

rezoned from RS-15 to RS-8, The Journey Home, Inc. applicant.  Ms. Margaret Ann Green 

summarized the zoning application from the staff report which had been provided to the Planning 

Commission in the agenda packet.  Ms. Green explained that the applicant’s desire is to continue 

their mission for housing in our community by creating two lots of record. They want to construct 

a total of two structures on their property.   Staff is in favor of this request even though it is 

inconsistent with the 2035 Future Land Use Map. These are small lots which would not allow a 

multi-family residential development due to the property being less than a half-acre. 

Chair Kathy Jones opened the public hearing.  No one came forward to speak for or against the 

zoning application; therefore, Chair Kathy Jones closed the public hearing.  

Mr. Scott Foster was in attendance to represent the application. Mr. Foster came forward to state 

that these homes would be only for families with children. 
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Vice-Chairman Ken Halliburton made a motion to approve subject to all staff comments, 

seconded by Mr. Warren Russell.  The motion carried by unanimous vote in favor.  

Annexation plan of services and annexation petition [2020-503] for approximately 1 acre 

located along Clays Mill Drive and Sulphur Springs Road, Allison Magna and Elizabeth 

Helander applicants. Ms. Margaret Ann Green summarized the annexation petition and plan of 

services from the staff report which had been provided to the Planning Commission in the agenda 

packet.  

Ms. Green made known this request had been presented to the Rutherford County Road Board 

Commission and it has consented to the 150 feet of right-of-way of Clays Mill Drive. At this time, 

all of Clays Mill Drive except the 150 feet of right-of-way is within the City limits.  Staff is in 

favor of this request so the area would be under one jurisdiction to receive City services and to be 

part of a City subdivision.   

Chair Kathy Jones opened the public hearing.  No one came forward to speak for or against the 

annexation petition; therefore, Chair Kathy Jones closed the public hearing. 

Mr. Warren Russell made a motion to approve the annexation plan of services and 

annexation petition, seconded by Mr. Ronnie Martin.  The motion carried by unanimous 

vote in favor.  

Annexation plan of services and annexation petition [2020-502] for approximately 2.12 acres 

located along Veterans Parkway north of Franklin Road, Overall Creek Partners and 

Somphone Ruangtip applicants. Ms. Marina Rush summarized the annexation petition and plan 

of services from the staff report which had been provided to the Planning Commission in the 

agenda packet. Ms. Rush made known that Staff and the City Legal Department would like to 

place conditions on this annexation if approved. 
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Mr. Clyde Rountree and Mr. Vijay Patel were in attendance for the meeting representing the 

application. 

Chair Kathy Jones opened the public hearing.  No one came forward to speak for or against the 

annexation petition; therefore, Chair Kathy Jones closed the public hearing. 

Mr. David Ives made known he has been in discussions with the applicant’s attorney regarding 

the conditions that would be placed on this request for Planning Commission and for City Council. 

The applicant is aware of the conditions and are in agreement.  The applicant would provide a 

letter of surety regarding the removal of the dwellings on this property. In addition, an agreement 

including the following items must be in place prior to second and final reading at City Council: 

 The structures would be removed within a period of time after the effective date of 

annexation;  

 The precise time limit for the agreement to remove the structures would be established by 

the City’s Attorney Office, City Council and the Applicant. 

 This agreement would be in place by second reading. 

 The two parcels are to be platted into one parcel.    

Mr. David Ives explained, the purpose of this request is to avoid the possibilities of the two 

residential structures being retrofitted for commercial uses.    

Mr. Matthew Blomeley made known there would be cross connectivity from this property to the 

adjoining property to the south. Mr. Ronnie Martin wanted to know if there would be only one 

curb cut for this property. Mr. Clyde Rountree stated they do not have a site plan at this point.  

The applicant is currently looking at another piece of property to the north to acquire a third lot.  

Therefore, the applicant does not know how they would have access to all three properties. 
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However, they are attempting to gain property at the rear of the sites for additional access along 

the back of the properties towards Franklin Road.   

Mr. Rountree said the applicant would be applying for a liquor license once the annexation and 

zoning request were approved.  Mr. Ives commented that he would continue to work with the 

applicant’s attorney regarding the conditions that would be satisfactory in terms of the length of 

time removing the structures. If this request is approved by Planning Commission, it would be 

reviewed again by City Council.  

Mr. Ronnie Martin made a motion to approve to approve the annexation plan of services 

and annexation petition subject to the following conditions: 

 The structures would be removed within a period of time after the effective date of 

annexation;  

 The precise time limit for the agreement to remove the structures would be 

established by the City’s Attorney Office, City Council and the Applicant. 

 This agreement would be in place by second reading. 

 The two parcels are to be platted into one parcel.    

The motion was seconded by Warren Russell and carried by a unanimous vote in favor.  

Zoning application [2020-411] for approximately 2.12 acres located along Veterans Parkway 

north of Franklin Road to be zoned CH simultaneous with annexation, Overall Creek 

Partners applicant. Ms. Marina Rush summarized the zoning application from the staff report 

which had been provided to the Planning Commission in the agenda packet. Ms. Rush stated that 

applicant has made known their intentions were developing the combined properties with a liquor 

store and a restaurant.  For the record, she made known the two existing residential structures 
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were not occupied.  The Commercial Highway zoning is consistent with the Murfreesboro 2035 

Comprehensive Plan.  

Chair Kathy Jones opened the public hearing.  No one came forward to speak for or against the 

zoning application; therefore, Chair Kathy Jones closed the public hearing. 

Mr. Clyde Rountree and Mr. Vijay Patel were in attendance for the meeting representing the 

application.  

Vice-Chairman Ken Halliburton made a motion to approve the zoning application subject 

to all staff comments, seconded by Mr. Warren Russell.  The motion carried by unanimous 

vote in favor.  

Zoning application [2020-412] to amend the PRD zoning (Laurelstone PRD) on 

approximately 46.5 acres located along Lascassas Pike and DeJarnette Lane, Goodall 

Homes, LLC applicant. Ms. Margaret Ann Green summarized the zoning application from the 

staff report which had been provided to the Planning Commission in the agenda packet.  Ms. 

Green made known the applicant would like to reduce the number of dwelling units from 199 to 

186, being a density of 4.0 dwelling units per acre.  In addition, the applicant’s program book has 

been revised to include the following changes: 

 To introduce a new residential product by adding 31 single-family detached dwelling units 

facing Lascassas Pike and Old Pitts Lane. 

 To reduce the number of Villa units by 4 

 To reduce the number of Cottage units by 40. 

 To reduce the number of off-street parking spaces by 8. 

 To connect to Old Pitts Lane and remove the existing cul-de-sac condition. 
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 To remove 1,331 linear feet of roadway. 

 To redesign the site so that the units are further from Bushman Creek. 

 To modify the open space plan. 

Lastly, Ms. Green stated the Murfreesboro 2035 Land Use Map indicates that Suburban 

Residential (SR) character is the most appropriate land use character classification for the subject 

property. This proposal would be more compliance with the 2035 Land Use Map than the 

currently-approved plan. 

Mr. Rob Molchan was in attendance to represent the application.  He began a PowerPoint 

presentation to explain the revisions from the applicant’s program book. He explained that fifty 

percent of the homes would have to be completed with Phase 1. The applicant cannot begin Phase 

2 until the new bridge is completed. These are the same commitments that had been approved 

three years ago.  

Mr. Ronnie Martin wanted to know why there was not a stub street connection to Oak View Drive.  

Mr. Matthew Blomeley stated during a neighborhood meeting there had been opposition made 

regarding this development tying in to the County subdivision to the north.  However, it is not the 

standard practice to not connect to a stub street.  Vice-Chairman Ken Halliburton made known 

there had been compromise made due to a bridge being built for access that would create two 

different access points within this development   

Chair Kathy Jones opened the public hearing.  No one came forward to speak for or against the 

zoning application; therefore, Chair Kathy Jones closed the public hearing. 

Vice-Chairman Ken Halliburton made motion to approve subject to all staff comments, 

seconded by Mr. Warren Russell. The motion carried by unanimous vote in favor. 
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Zoning application [2020-409] for approximately 78 acres located along Medical Center 

Parkway, Robert Rose Drive, Wilkinson Pike and Willowoak Trail to be rezoned from MU, 

GDO-1 and GDO-2 to PUD, CH, GDO-1 and GDO-2 (Clari Park), Hines Acquisitions LLC 

applicant. Ms. Margaret Ann Green summarized the zoning application from the staff report 

which had been provided to the Planning Commission in the agenda packet.  She explained the 

details that would be expected standards within the Gateway Design Overlay District.  The 

applicant has been working with Staff to make modifications to their original pattern book; 

however, she made known the areas of concerns that would need to be addressed further before 

this zoning application moves forward. Ms. Green addressed the following items in her 

presentation: 

 On page 26, in the applicant’s pattern book a list has been provided which details public 

improvement phases.   

 Page 13 in the applicant’s pattern book details the proposed land use map. 

 The internal network of roads should address interconnectivity.  There should not be dead-

end roads or hammerhead streets within this development. 

 The sides of buildings should be improved to address the view from the street.  

 Provide on-street parallel parking and guest parking throughout the development. 

 Due to the size of this development, it would need to have an owner management team 

with restrictive covenants and uses due to the future ownership of the commercial parcels.  

 The applicant would need to address outdoor lighting spilling over onto undeveloped 

property. 

 Improve the front porch areas to be wide enough and deep enough for residents to use. 
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 If the property develops as a mixed-use development, it could be consistent with the 

Murfreesboro 2035 Future Land Use Map.  

 A neighborhood meeting had been conducted for this development on July 28, 2020, at 

Fire Station #4. 

Mr. Walter O’Shea, Mr. Randy Caldwell, Mr. Kevin Guenther, Mr. Wes McGill, and several other 

members of the design team were in attendance for the meeting representing the application.  Mr. 

Walter O’Shea came forward stating they had been working with Staff and feel they have made 

great progress.  It has been a collaborative process with a development of this size. This 

development would be located in an important area, with challenges and opportunities. They want 

to deliver a quality project with excellence, which is Hines’ standard.   Continuing, Mr. O’Shea 

wanted to clarify the mixed-use development would be less than twenty-five percent apartments.  

Page 13 of the pattern book shows that mixed use would be 24.9 percent for apartments on 19.4 

acres of land. Also, Mr. O’Shea stated they have been working with Mr. David Ives, Deputy City 

Attorney, on the restrictions that have been put into place for the commercial uses within the 

commercial areas which would be recorded with this development. Continuing, Mr. O’Shea stated 

on page 25 of the pattern book it explains the Wilkinson Pike Berm being installed with Phase 1.  

Mr. Kevin Guenther distributed new pattern books to the Planning Commission and Staff to make 

known the changes since the last time it had been presented to the Planning Commission.  Mr. 

Guenther began a PowerPoint presentation from the revised pattern book by discussing the 

following: 

 Page 12  Master Plan 

 Page 13  Proposed Land Use Map 

 Page 14 & 15 Land Use Table 

 Page 17  Requested Exceptions 
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 Page 20  Vehicular Transportation Network 

 Page 25  Public Improvements 

Mr. Wes McGill with Ragan Smith came forward to discuss the drainage concerns along 

Wilkinson Pike.  On page 25 in the pattern book he explained their plan for managing their on-

site drainage with retention ponds and detention ponds and also the Wilkinson Pike berm, which 

would keep on-site drainage on their property.  There would be improvements made to install a 

swale from the corner of their property to release runoff towards a roadside ditch along Wilkinson 

Pike to go underneath Willowoak Drive to an area to daylight on a low line flood area.  Mr. 

Guenther continued by discussing the following items from the pattern book:    

 Page 27  Green Space Connections Master Plan 

 Page 35  Single-Family Attached Conceptual Layout 

 Page 37  Architectural Examples – Townhomes (Area 2) 

 Page 38  Enhanced Architecture Locations – Townhomes (Area 2) 

 Page 39 – 41 Townhome Elevations and Materials (Area 2) 

 Page 42  Greenspace Enlargement (Area 2) 

 Page 43  Single-Family Attached Private Street Network/Utilities  

 Page 44  Architecture Examples – Stacked Flats (Area 6) 

 Page 46  Multi-Family Residential – General Description (Area 5 & 7) 

 Page 47  Architectural Examples – Multi Family (Area 5 & 7) 
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Mr. Kevin Guenther stated they would continue to work with Staff to provide a privacy fence 

located at the undeveloped Hale property.  Also, they would like to preserve the existing tree line 

for their open green space. For the townhome area they propose for it to be a gated community. 

The Planning Commission began discussing the proposal and wanted additional information 

regarding the following: 

 Shutters being optional by the developer for the interior buildings that is outlined on page 

38. 

 The four units by the pond have been identified as green area that includes enhanced sides 

with wrap porch on page 38. 

 The front porches on page 40 should be designed to provide outdoor seating.  

 The multi-family residential buildings would include 4,000 square foot of commercial use 

at the street level of the building. 

Mr. Walter O’Shea came forward to explain the design of the townhome end units would include 

porches.  The middle townhome units would have stoops with an outdoor seating area with hard 

pavers and landscaping.  These areas would provide private outside seating areas in front of the 

units in addition to the park area with elements such as benches, grills, and firepits to interact with 

the community.  Mr. Warren Russell wanted to know the width of the formal lawn, in which Mr. 

O’Shea answered fifty feet from building to building and thirty-eight feet between porches and 

the lawn space would be fifteen to twenty feet.   

Chair Kathy Jones opened the public hearing.  No one came forward to speak for or against the 

zoning application; therefore, Chair Kathy Jones closed the public hearing. 

Ms. Green came forward stating the public hearing had been scheduled with the applicant’s pattern 

book. For this meeting tonight, the applicant has distributed a revised pattern book making known 
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they have made changes to their development.    Ms. Green commented that Staff has not had a 

chance to review these changes.  Therefore, Ms. Green stated the following for the record: 

 They have removed the hammerhead road network and do not have dead end streets. 

 They are willing to improve the areas without shutters. 

 The restrictive covenants are useful tools; however, the Planning Department cannot 

enforce the restrictive covenants. The City Legal Department would be able to provide 

more information. 

 Stormwater flowing along the Wilkinson Pike right-of-way would have to be reviewed and 

approved by the City Engineer, Chris Griffith.  

 On-street parallel parking would need to be distributed better within the development. 

 The City would like to have a street connection to Redstone Bank and the developer has 

agreed to make a place for it to work.   The applicant does not want to work on a commercial 

site that is not their property. 

 Regarding the exceptions for the density, the area of land that is designated to all residential 

does exceed more than twenty five percent.  The applicant only addressed multi-family 

residential use being 24.9 percent. 

 The architecture could be improved, considering it is located in the Gateway area.   

 The overall formal open space should meet the five percent minimum with outdoor 

elements.  

The Planning Commission agreed the zoning application is very close to moving forward.  What 

has been discussed at this meeting is not the actual plan that could be approved.  Chair Kathy 

Jones stated that there needs to be an updated pattern book with the detailed changes before it can 
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move to City Council. Vice-Chairman Ken Halliburton commented on how the design team and 

City Staff have worked very hard with the specifics and have made tremendous progress. He asked 

for the design team to continue working with Ms. Margaret Ann Green. Mr. Ronnie Martin 

complimented Ms. Margaret Ann Green and the applicant for this large project.  He asked for the 

applicant to separate the multi-family residential development from the townhome development 

so he can see the difference. He does not have concerns with density of the multi-family and for-

sale townhomes.  He feels this development is good being close to The Avenue.  The rooftops 

would be able to support the commercial area, which is a good thing and vice versa.  It is important 

to develop the residential correctly and the product needs to be a premium product considering 

other things that would occur there.  Mr. Warren Russell complimented the applicant and the 

design team for working with Staff.  

Mr. Walter O’Shea came forward and requested for their team to come back to the Planning 

Commission at the September 16, 2020 day meeting.  Ms. Green responded if the design team 

provides their updated materials by Tuesday, September 9, 2020, this item could be presented at 

the September 16th meeting.  

Mr. Warren Russell made a motion to defer until September 16, 2020, seconded by Mr. 

Ronnie Martin.  The motion carried by unanimous vote in favor.  

Revision to Amendment of McKnight Park Master Plan [2020-S-101], City of Murfreesboro 

Legal Department applicant.  Mr. David Ives came forward to explain in detail the need for a 

revision to the currently approved Master Plan for McKnight Park. Due to the number of changes 

to this property, Staff believes that the surplus property should be re-configured.  Mr. Ives 

provided an exhibit explaining that the proposal is to move the park access road from the East side 

of the surplus property to the West side.  Also, the proposed changes will enlarge the area between 

the new Maintenance Facility and the Airport along the back of commercial properties which 

fronts Memorial Boulevard.  The surplus property would be used for a back road to the park with 

gated access and will provide rear access to the commercial businesses along Memorial 
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Boulevard.  This request would have to be reviewed and approved by the State and Federal 

agencies due to this property being restricted by grants to develop McKnight Park. If the 

restrictions are lifted by the State and Federal agencies, this surplus property would be 

incorporated into Murfreesboro Airport property for the development of hangars.   

Chair Kathy Jones opened the public hearing.  No one came forward to speak for or against the 

master plan amendment; therefore, Chair Kathy Jones closed the public hearing. 

Mr. Ronnie Martin made a motion to approve the revision to the Amendment of the 

McKnight Park Master Plan subject to all staff comments, seconded by Mr. Warren Russell.  

The motion carried by unanimous vote in favor.   

Mandatory Referral/ROW Abandonment [2020-713] to consider the abandonment of a 

portion of Esther Lane Right-of-Way, Mid-South Property Acquisitions, LLC and the City 

of Murfreesboro Planning Department applicants.  Ms. Marina Rush summarized the 

Mandatory Referral/ROW Abandonment from the staff report which had been provided to the 

Planning Commission in the agenda packet. 

Chair Kathy Jones opened the public hearing.  No one came forward to speak for or against the 

request; therefore, Chair Kathy Jones closed the public hearing. 

Vice-Chairman Ken Halliburton made a motion to approve the Mandatory Referral/ROW 

Abandonment subject to all staff comments, seconded by Mr. Warren Russell.  The motion 

carried by unanimous vote in favor. 

Staff Reports and Other Business 

Mandatory Referral [2020-716] for the disposition of the Evergreen Cemetery property 

located along Greenland Drive, City of Murfreesboro Legal Department. Ms. David Ives 

summarized the Mandatory Referral from the staff report which had been provided to the Planning 

Commission in the agenda packet.  Mr. David Ives commented that a copy of a survey of 
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approximately eighty acres of Evergreen Cemetery had been provided to the Planning 

Commission in the agenda packet.  

Mr. Ives explained that “Evergreen Cemetery Inc. d/b/a Evergreen Cemetery” had recently been 

incorporated as a Tennessee non-profit corporation and is prepared to assume ownership and 

operation of the cemetery completely independent of the City. There would be no change in use 

and it would be managed and operated by a private entity. Staff requests that the Planning 

Commission consider and recommend approval of its recommendation that the City quitclaim its 

interest in the Evergreen Cemetery property to this non-profit corporation.   

Mr. Ronnie Martin made a motion to approve the Mandatory Referral subject to staff 

comments, seconded by Vice-Chairman Ken Halliburton.  The motion carried by 

unanimous vote in favor.  

There being no further business the meting adjourned at 9:05 P.M. 

 

 

 

_____________________________ 

   Chair 

 

 

 

_____________________________ 

   Secretary  

 
GM: cj 



MINUTES OF THE MURFREESBORO 
PLANNING COMMISSION  

SEPTEMBER 16, 2020 

1 
 

 

2:30 p.m.      City Hall  
 
MEMBERS PRESENT    STAFF PRESENT 
Kathy Jones, Chair     Greg McKnight, Planning Director 
Ken Halliburton, Vice-Chair   Matthew Blomeley, Assistant Planning Director  
Warren Russell     Margaret Ann Green, Principal Planner 
Jennifer Garland     Marina Rush, Principal Planner 
Chase Salas      Jafar Ware, Planner 
Ronnie Martin     Carolyn Jaco, Recording Assistant  
             David Ives, Deputy City Attorney 
       Roman Hankins, Assistant City Attorney 
              Katie Noel, Project Engineer 
       Valerie Smith, MWRD Assistant Director 
       Gary Whitaker, Assistant City Manager 
        

Chair Kathy Jones called the meeting to order after determining there was a quorum. 

Old Business 

Zoning application [2020-409] for approximately 78 acres located along Medical Center 

Parkway, Robert Rose Drive, Wilkinson Pike and Willowoak Trail to be rezoned from MU, 

GDO-1, and GDO-2 to PUD, CH, GDO-1, and GDO-2 (Clari Park PUD), Hines 

Acquisitions, LLC applicant. Ms. Margaret Ann Green began by summarizing the zoning 

application for Clari Park from the staff report which had been provided to the Planning 

Commission in the agenda packet.  Ms. Green made known that the Planning Commission had 

been provided the most recent pattern book in the agenda which had been modified by the 

applicant.  The applicant had addressed some of the concerns that were discussed at the Planning 

Commission meeting on September 2, 2020.  However, Staff requests for the proposed 

townhomes to be improved by addressing the following: 

 Porches – should be well-designed both for usability and aesthetics with minimum depth 

and width for outdoor seating. 
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 Elevated porches – should be elevated grade on front porches and front foundations to 

create a high-end dwelling designed with Traditional Neighborhood Development 

elements.  The applicant has agreed to increase the minimum elevations from 12-inches to 

14-inches.  However, Staff has requested the porches to be elevated to 18-inches as is 

required in the  RS-A Type 3 townhomes.  

 Wrap-around porches – should be included on the dwellings that have the sides oriented 

toward the street.  In addition, Staff has requested for the porches to be more proportional 

with the building. 

 Shutters – should be included with this development as being a standard in the GDO. The 

applicant has provided shutters only on the sides and rears of the buildings that are visible.  

Staff has requested for shutters to be added to all townhomes to provide details for all units.  

 HVAC/Utility appurtenance – there should be clarification regarding the utility locations 

and treatments for the HVAC units for each townhome. 

 Hale Property Boundary – the applicant should provide details how the lighting from this 

development would not spill over to the adjoining Hale property.  The applicant has agreed 

to provide a six-foot tall white vinyl fence with a Type A landscape buffer along the 

property line. A Type A landscape buffer is only required to be a minimum of 10-feet wide 

with some landscaping. 

 Circulation – The applicant has revised their plan to remove several dead-end alleys.  Now, 

the plan has interconnection to the alleyways. 

 Parking spaces – The applicant has revised their guest parking to allow 13 parallel on-street 

parking spaces along the stormwater pond area.  In addition, they have added six 90-degree 

parking spaces facing the pool that is in Area 2. Staff would like input from the Planning 

Commission as to whether this is acceptable. 
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Ms. Margaret Ann Green commented that the applicant has made changes that had been 

recommended after the applicant’s public hearing.   However, Staff is unable to recommend 

approval or support of this rezoning application because the plan does not satisfactorily address 

the comments and concerns that have been shared with the development team throughout this 

process. 

Mr. Ronnie Martin wanted additional information regarding the Wilkinson Pike buffer and the 

proposed white fence to be added at the Hale property.  Ms. Green explained that the applicant 

would install the buffer during Phase 1 of the development.  It is in the applicant’s pattern book 

on page 25. However, there had not been a visual concept included in the applicant’s pattern book.  

The proposed fence is a traditional white fence that would look like a residential fence.  Mr. Martin 

wanted to know if the proposed individual courtyards were to be enclosed and would they include 

a white vinyl fence.  Ms. Green stated it could be; however; Staff feels that this development 

should be elevated to a higher standard due to being in the GDO.  What is being proposed is in 

the applicant’s pattern book on page 27.  

Chair Kathy Jones asked for additional information regarding elevated porches.  Ms. Green 

explained that Staff is trying to establish a minimum for various elevations in the applicant’s 

pattern book. When the foundation is raised, the whole structure would be raised which would 

increase the height of the front windows. This would provide an opportunity to add porches which 

creates separation for the development. In addition, it adds safety due to it being harder for 

someone to see straight inside the front area.  This feature is typical in a high-end development.  

Ms. Green suggested the 18-inches to be the minimum which would work with the topography 

and create variations for the elevated porches.  

Chair Kathy Jones wanted to know more about the shutter request.  Ms. Green stated that 

townhomes are not permitted by right in the mixed-use district.    Townhomes had not been the 

vision for the Gateway Design Overlay area. Staff has been open to the request for owner- 
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townhome use.  This proposal should be a special design that incorporates standards that are not 

seen in other areas of Murfreesboro.  

Mr. Walter O’Shea, Mr. Randy Caldwell, Mr. Kevin Guenther and the rest of the design team 

were in attendance to represent the application.  Mr. O’Shea came forward and distributed new 

pattern books.  He began by stating how they have been working very closely with Staff for the 

past nine months on the overall planning for Clari Park. Their firm looks to create projects that 

set the standard for excellence. They are proposing the same standard of excellence with the 

development of Clari Park.   Mr. O’Shea made known that they have made modifications, changes, 

and accommodations to the development.  As considerations have been made, they have agreed 

to put in additional public improvements, limiting types of development, and putting restrictions 

on the development. In addition, these changes have had economic impacts on their company, 

their builder partner, and to the landowner. They have made financial adjustments so their 

expectations for this project would meet the City’s needs.  Mr. O’Shea stated that they have done 

everything possible to get to the point where they are today. 

Continuing, Mr. Walter O’Shea stated that he would like to address the master plan and 

specifically the townhomes with a PowerPoint presentation from the color copies which had been 

distributed earlier.  He began by providing the following: 

 On page 2, the entrance to Clari Park would be off Medical Center Parkway and would be 

replicated with landscaping like what is at The Avenue.  

 The entrance drive would take you towards the commercial areas and then to the central 

lawn area, which is one of the key features in the development. 

 On page 2, all the front units facing Robert Rose Drive would include commercial use on 

the ground level.  
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 On page 35, the Garden District is a residential district in which they would preserve the 

tree line for park space and for linear park space which would all be joined together. 

 On page 38, the enhanced architecture for the townhomes has been identified. They are 

proposing 160 units and only 24 of those units would be fronting public roadway.  The 

areas that would not have the enhanced architecture and shutters would be in areas where 

two units are side by side and are ten feet apart; and there is no pedestrian circulation 

provided between the units.   

 The parking requirements by code for the 160 townhome units is 458 parking spaces.  They 

are providing 614 spaces.  

 The proposed pricing for the smaller townhome units would be $285,000, and the larger 

units would be priced around $310,000. 

Mr. Walter O’Shea stated there were four items that could not be worked out between their team 

and with Staff as being the following: 

1. Front porches versus front patios.  They have proposed at the corners of their 

buildings to have a porch element that would be large enough for people to sit 

outside.  The minimum depth from the face of the house to the front of the porch 

would be six feet.  The interior units would not have porches due to porches blocking 

the sunlight at the interior front windows on the first floor.  However, for the interior 

units they would have an exterior front patio with natural light and would address 

the common space.  This feature is to allow the residents to interact with their 

neighbors.  The details for the exterior patios would be worked out during site plan 

review. 

2. To address raised floor elevations, they have revised their plans to include 14-inches 

instead of the required 12-inches.  It would be much more labor intensive and more 
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expensive to change the foundations to increase the raised floor elevations from 14-

inches to 18-inches. The 14-inches would allow two steps up onto the porch of the 

units.  There would not be a significant change in privacy for the front window area 

allowing the 14-inch standard. 

3. Enhanced side elevations would have shutters at high-visibility locations. Shutters 

would not be located in low visibility locations which are side-by-side buildings.  

For the present design they are including 1) brick or stone water table for the entire 

side; 2) windows of varied size creating architectural interest; 3) horizontal trim 

elements would separate the first and second floor; 4) changes in materials and 

colors would mirror front elevations; and 5) gable elements with trusses and corbels 

and louvers at the attic level. 

4. Enhanced rear elevations would include shutters on end units in low visibility 

locations and shutters on all units in high visibility locations. In their present design 

they have included 1) brick or stone water table along the rear with a roof covering 

over the garage of the two middle units; 2) roof dormers and horizontal trim 

elements that would separate the first and second floor; 3) changes in the materials 

and colors that would mirror the front elevations; and 4) gable elements with trusses 

and corbels. 

Mr. O’Shea explained the architectural elevations for the three different style units to be the 

Southern Traditional, Farmhouse, and Craftsman.  The architectural variety would be intermixed 

throughout the community.  He feels that this product had been designed on par with the quality 

of architecture and landscaping they have been aiming towards with a high-end development. 

Vice-Chairman Ken Halliburton asked where the HVACs would be located.  Mr. O’Shea 

answered the interior units had been designed with a recess to accommodate the unit. For the 

corner units the HVACs units would be on the side of the units.   
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Ms. Jennifer Garland asked if the patios had minimum requirements.  Mr. O’Shea stated the patios 

would be six-foot deep by six to eight-foot wide on average. Ms. Garland stated there should be 

a size requirement for the front units with landscaping to provide privacy.  Ms. Garland wanted 

to know where the trash receptacles would be kept. Mr. O’Shea answered they would be kept in 

the garage. The property would be managed by the homeowners’ association which would enforce 

the restrictive covenants.   Ms. Garland wanted to know if there were any exceptions for parking.  

Mr. O’Shea answered there was no parking exceptions being requested.  Ms. Garland requested 

for the design team to try and distribute the guest parking in other areas. 

Chair Jones commented that on page 38, there is more opportunity to enhance the nine end units 

facing Willowoak Drive and Wilkinson Pike.  All end units should be enhanced due to them being 

along a main road.    

Ms. Garland commented on how the design team had added higher water table stone with trim 

details for the side units.  Mr. O’Shea stated the side units would not have shutters but would have 

the higher water table stone with trim details. The proposed colors for the architectural elevations 

would be addressed during site plan review.   

Mr. Ronnie Martin commented that the GDO area is a very special area for those of us in 

Murfreesboro.  He stated that townhomes had not been part of the vision with designing the GDO 

area.  He appreciates all the hard work that had done by Ms. Margaret Ann Green to protect the 

GDO area.  Mr. Martin commented to the design team for Clari Park that what has been presented 

is not lost.   

Vice-Chairman Ken Halliburton commented how much he appreciated the applicant providing 

pictures of other areas that have been developed that would be similar to this proposal.  Based on 

the pictures that have been provided, he would be willing to allow some of items that have not 

been agreed upon. 
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Mr. Warren Russell complimented the areas where the design had been changed with the 

orientation of buildings to create additional park space. However, there are no areas provided in 

the back to allow people to congregate while being outside or areas where some people would like 

their privacy.  He feels that this development does not provide enough private space which is the 

biggest challenge for him. Therefore, he requested for additional private space to be provided with 

this development.  Mr. O’Shea commented that this type community is not for everyone. There is 

a segment of people that would like to live in an area that is walkable to amenities such as The 

Avenue and the national park, be close to neighbors, etc.  

Mr. Gary Whitaker came forward to state that he is not for or against this development. He 

explained that he would like to provide an overview of when Mr. Walter O’Shea and the design 

team had their first meeting with the City Manager and himself. This meeting had occurred before 

Clari Park had been presented to the Planning Staff. During the first meeting, the applicant had 

presented a high-end project. The applicant had provided a lot of pictures of single-family 

detached homes to be located along Manson Pike, and there were also discussions regarding 

brownstone townhomes. What originally was proposed for the development on this property was 

a much less multi-family with single-family detached and commercial uses.  Over time the single-

family detached had been completely removed. Mr. Whitaker stated that he had met with Mr. 

O’Shea on several occasions and that he has never changed his position and has remained steadfast 

in his support of the original proposal.  Mr. Whitaker stated that in his opinion he feels that the 

townhomes should be brownstone which would be a better quality. What is being presented today 

for the townhomes is not the quality expected in the GDO area.  Mr. Whitaker stated to the 

Planning Commission that this proposal would be their decision and that he respects their decision.  

He just wanted to make known what had occurred over time from their original meeting with the 

developer. He does not have a problem with the proposed concept being residential as a walkable 

community. His concerns are about the architecture for the townhomes. This is a large, visible 

mass of land along the entrance into the GDO area.  
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Mr. Ronnie Martin asked for additional information regarding the brownstone discussion. Mr. 

Whitaker answered how it is an all brick multi-story product which includes quality architecture 

that is seen in larger cities. What is in the GDO area is mostly a brick product and the brownstone 

style would fit nicely within this area.  

Mr. Whitaker complimented the City Staff for working so diligently to accommodate the proposal 

with the materials that had been provided to them.  However, what is being presented is not what 

had been discussed at the beginning.   

Mr. Walter O’Shea came forward stating he had met with the City Manager and Mr. Gary 

Whitaker back in July 2019.  They discussed conceptually what this proposal could be with 

examples of other projects their firm had done. Next, they met with the City Mayor and then they 

had a contract on the property. Due to the cost of the land, they felt it was not feasible to have 

single-family detached product at this location.  While he was meeting with City Staff about the 

brownstones, they also had discussions regarding Henley Station.  It was made known by Staff 

that they did not like the Henley Station architecture, and they did not want that type product in 

Murfreesboro.  So, they went with the direction for a design of architecture that they felt was 

common in Tennessee and that would fit in the area with a quality product. Their townhome 

proposal is two/three notches above any other townhome community in Murfreesboro. Mr. 

O’Shea explained that one of the items he had handed out during this meeting is the same package 

that was presented to the Mayor in December. He feels that there are market limitations on what 

can be done in this area compared to the development at Berry Hill in Franklin, TN.   

Continuing, Mr. O’Shea made known the townhome community would be gated once it is 

developed.  There would be only 24 units out of the 160 townhome units that would be visible 

from the public street fronting Willowoak and Robert Rose Drive. He stated that he would provide 

an all brick product for the units facing Robert Rose Drive.  
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Ms. Jennifer Garland inquired about the phasing plan on page 24.  For Phase 2, she would like 

additional information for Area 5, being the grand lawn. Mr. O’Shea answered that the 

infrastructure and utilities would occur the first year. Next would be Phase 1, which would take 

18 to 24-months before the grand lawn.  

Mr. Ronnie Martin made a motion to approve the request subject to all staff comments, 

seconded by Ms. Jennifer Garland.  The motion carried by a vote of 5-1 (Vice-Chairman 

Ken Halliburton voted no.)   

Following the vote there was discussion about whether the Planning Commission actually 

intended for the approval of the request to be subject to all staff comments.  It was determined 

that additional clarification was needed.      

Mr. Warren Russell made a motion to reconsider the original motion, seconded by Mr. 

Chase Salas.  The motion carried by a unanimous vote in favor.   

Mr. Ronnie Martin then made a motion to approve the request subject to the following: 

 To allow porches and patios. It is not required to have porches on all the units that 

match the applicant’s pattern book on page 38, as presented. 

 To allow a 14-inch elevation instead of the recommended 18-inches. 

 All the side elevations are not required to have wrap porches; only those that had 

been presented on page 38 in the applicant’s pattern book. 

 All the rear elevations would not be required to have shutters only those that had 

been presented on page 38 in the applicant’s pattern book.   

 To provide white fences and the landscape buffer that had been discussed to be added 

at the adjoining Hale property. 
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 To allow the parking as presented. 

 The minimum size standard for the porches and patios are to be 6 x 8.  This 

information had been in a handout provided during the meeting by Mr. Walter 

O’Shea from page 24-27.   

 The minimum size standard for the porches to be 6 x 8 should be included for the 

Planned Residential Development in the applicant’s pattern book. 

Vice-Chairman Ken Halliburton acknowledged Mr. Walter O’Shea and the design team and how 

the Planning Commission and City Staff had worked with their team as much as possible. Vice-

Chairman Ken Halliburton commented that Mr. O’Shea had made the statement that they could 

add all brick material to the units facing Robert Rose Drive and design them as Brownstones.  

Vice-Chairman Ken Halliburton requested for the applicant and the design team to work on 

making the units facing Robert Rose Drive in Area 6 all brick brownstones.  

Vice-Chairman Ken Halliburton seconded by the motion.  The motion carried by 

unanimous vote in favor.   

Consent Agenda 

Chair Kathy Jones read the following items to be considered for approval. 

Waites Creek Crossing, Section 1, Phase 1A [2020-2068] final plat for 18 lots on 3.82 acres 

zoned RS-A, Type 1 located along Ashers Fork Drive, O’brien Loyd Venture developer.  

Waites Creek Crossing, Section 1, Phase 1B [2020-2068] final plat for 12 lots on 2.93 acres 

zoned RS-A, Type 1 located along Ashers Fork Drive, O’brien Loyd Venture developer.  

Sheffield Park, Section 4, Phase 2 [2020-2070] final plat for 9 lots on 2.75 acres zoned PRD 

located along Rose Gold Court and Dizzy Dean Drive, Beazer Homes Corporation developer.  
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Evergreen Farms, Section 38 [2020-1019] preliminary plat for 174 lots on 55.37 acres zoned 

PRD located along Perlino Drive and Secretariat Trace, Ole South Properties, Inc. developer.  

Redeemer Academy, Resubdivision of Lot 1 [2020-2066] final plat for 1 lot on 20 acres zoned 

CF located along Old Salem Road, Redeemer Classical Academy, Inc. developer.  

Caroline Farms, Section 2 [2020-2071] final plat for 50 lots on 11.92 acres zoned PRD located 

along Caroline Farms Drive, Caroline Farms, LLC developer.  

The Crossings of Three Rivers, Resubdivision of Lots 8, 15, & 21 [2020-2073] final plat for 6 

lots on 0.57 acres zoned PRD located along Hospitality Lane, Three Rivers Rutherford, LLC 

developer. 

Carlton Landing, Section 1, Phase 1 [2020-2069] final plat for 12 lots on 8.46 acres zoned RS-

10 located along New Salem Highway, Cornerstone Development, LLC developer.  

Mandatory Referral [2020-715] to consider the abandonment of an existing sanitary sewer 

easement located along East Vine Street and First Avenue, Huddleston-Steele Engineering, Inc. 

applicant.  

Panda Express [2020-3105] site plan for 2,300 ft2 restaurant on 1.02 acres zoned CH located 

along Memorial Boulevard, Panda Express, LLC developer.  

Vice-Chairman Ken Halliburton made a motion to approve the consent agenda, seconded 

by Mr. Warren Russell.  The motion carried by unanimous vote in favor.  

Gateway Design Overlay 

Commons at the Gateway (Valvoline) [2020-6004 & 2020-3101] initial design review for 

2,078 ft2 motor vehicle service facility on 14.8 acres zoned MU and GDO-1 located along 

Medical Center Parkway, Valvoline Instant Oil Change developer.  Ms. Margaret Ann Green 
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summarized the initial design review from the staff report which had been provided to the 

Planning Commission in the agenda packet.   

Mr. Matt Taylor and the design team were in attendance to represent the application. Mr. Taylor 

explained the design for the building and the materials to be used. In addition, he made known the 

building would have three bay doors that would not be facing Medical Center Parkway. He 

explained the location of the new structure that would be a significant distance from Medical 

Center Parkway due to the existing TVA easement on this property. This project would be 

consistent with the master plan and other developments that have occurred on this property. 

Vice-Chairman Ken Halliburton made a motion to approve subject to all staff comments, 

seconded by Mr. Chase Salas.  The motion carried by unanimous vote in favor.   

Puckett Creek Station Lot 5 [2020-6005 & 2020-3103] initial design review for 6,103 ft2 

office on 0.83 acres zoned CH and GDO-1 located along Cedar Glades Drive, Regenwood, 

LLC developer.  Ms. Margaret Ann Green summarized the initial design review from the staff 

report which had been provided to the Planning Commission in the agenda packet.  Ms. Green 

commented that the anticipated use could be for medical offices or general office space.  

Mr. Matt Taylor (engineer), Mr. Scott Wilson (architect), and Mr. Robert Batcheller (developer) 

were in attendance representing the application. Mr. Matt Taylor said that they had a committed 

medical office tenant for the left side of the building.  

Mr. Warren Russell made a motion to approve subject to all staff comments, seconded by 

Ms. Jennifer Garland.  The motion carried by unanimous vote in favor.  

Plats and Plans 

Hidden River Estates, Section I [2020-1016] master plan and preliminary plat for 1 lot on 

approximately 12.4 acres zoned PUD located along Cason Trail, Hidden River Holding 
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Company, LLC developer. Mr. Jafar Ware summarized the master plan and preliminary plat 

from the staff report which had been provided to the Planning Commission in the agenda packet. 

Mr. Ware stated if this is approved the developer would be allowed to submit construction plans 

for Section 1.  The master plan and preliminary plat is consistent with the approved planned 

development. 

Mr. Bill Huddleston was in attendance to represent the application. 

Mr. Ronnie Martin made a motion to approve subject to all staff comments, seconded by 

Vice-Chairman Ken Halliburton.  The motion carried by unanimous vote in favor.  

Hidden River Estates, Section II [2020-1017] preliminary plat for 18 lots on approximately 

39.6 acres zoned PUD located along Eastview Drive, Hidden River Holding Company, LLC 

developer. Mr. Jafar Ware summarized the preliminary plat from the staff report which had been 

provided to the Planning Commission in the agenda packet. Mr. Ware stated if this is approved 

the developer would be allowed to submit construction plans for Section II.  The preliminary plat 

is consistent with the approved planned development. 

Mr. Ware explained this plat would allow single family detached homes on estate lots which will 

back up to Stones River.  In addition, this plat would allow a public road to connect to the existing 

Eastview Drive. 

Mr. Bill Huddleston was in attendance to represent the application. 

Vice-Chairman Ken Halliburton made a motion to approve subject to all staff comments, 

seconded by Mr. Warren Russell.  The motion carried by unanimous vote in favor.    

New Business 

Zoning application [2020-417] for approximately 1.23 acres located along the east side of 

Gresham Lane to be rezoned from RS-15 to CH, Tony Emmanuel applicant.  
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Mr. Matthew Blomeley summarized the zoning request from the staff report which had been 

provided to the Planning Commission in the agenda packet. 

Mr. Bill Huddleston was in attendance to represent the application. 

Vice-Chairman Ken Halliburton made a motion to schedule a public hearing on October 7, 

2020, seconded by Mr. Warren Russell.  The motion carried by unanimous vote in favor.  

Zoning application [2020-413] for approximately 12.56 acres located along Christie Knob 

Way to be rezoned from CH to PRD (Tiger Hill Townhomes PRD), Celebration Homes 

applicant. Ms. Marina Rush summarized the zoning request from the staff report which had been 

provided to the Planning Commission in the agenda packet.   

Ms. Rush made known that Staff had been working with the applicant for the past six months and 

concur that this request is the appropriate land use for this area.   This is due to apartments and 

townhomes towards the north of the property and the steep slope/topography.  This property would 

not be conducive for commercial development.   

Ms. Rush explained that the Water Resources Department has indicated that the sanitary sewer 

system would have the capacity to accommodate this project. 

Mr. Matt Taylor was in attendance to represent the application. 

Mr. Chase Salas made a motion to schedule a public hearing on October 7, 2020, seconded 

by Mr. Ronnie Martin.  The motion carried by unanimous vote in favor.  

Zoning application [2020-414] for approximately 1.0 acre located along Gresham Lane to 

be rezoned from CL to PCD (Secure Lawn PCD), Mark Lovinski applicant.  Ms. Marina 

Rush summarized the zoning request from the staff report which had been provided to the 

Planning Commission in the agenda packet. 

Mr. Bill Huddleston was in attendance to represent the application. 
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Ms. Jennifer Garland made a motion to schedule a public hearing on October 7, 2020, 

seconded by Mr. Warren Russell.  The motion carried by unanimous vote in favor. 

Zoning application [2020-416] for approximately 12.8 acres located along Veterans Parkway 

to be rezoned from CH to PRD (Sullivan’s Retreat PRD), Cornerstone Development 

applicant.  Ms. Marina Rush summarized the zoning request from the staff report which had been 

provided to the Planning Commission in the agenda packet. 

Ms. Marina Rush stated that Staff has concerns with this request and does not support it. She 

explained how the request is not consistent with the recommendations of the Murfreesboro 2035 

Comprehensive Plan. This property is in a developing commercial corridor, and the use appears 

to be incongruous with the adjacent uses. This proposal is to be located between commercial uses 

on three sides, including a grocery store, a veterinary clinic, and a proposed self-service storage 

facility. 

Continuing, Ms. Rush explained that, according to the Water Resources Department (MWRD), 

the area in the vicinity of the subject property needs to be assessed as to whether it meets the goal 

of 3.4 single-family unit equivalents per acre and whether the basin currently has greater than 

3.6% multi-family uses and 11% medium-density uses (townhomes). MWRD is not supportive of 

any increases in density until this assessment can be made due to potential limitations regarding 

sanitary sewer infrastructure in this area and it would not be supportive of any rezonings that 

would increase density, if it is determined that the stated goals are already being exceeded. 

In addition, Mr. Rush stated the site is within the Overall Creek Elementary School zone, a school 

zone which has seen rapid growth over the last several years.  According to Murfreesboro City 

Schools, the Overall Creek, Scales Elementary, and Salem Elementary schools are all at or near 

capacity.  In conclusion, contrary to the proposed rezoning request, Staff is supportive of the 

property developing with a commercial use under the existing CH zoning in order to limit impacts 

to these City services and to minimize incompatible land use.   
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Mr. Matt Taylor was in attendance to represent the application. Mr. Taylor came forward to 

address Staff’s comments regarding the property not being in compliance with the Future Land 

Use Map.  Due to the depth of property, the site has little visibility from Veterans Parkway. They 

have left a portion of the property out of this request to remain for commercial use. One of the 

areas fronts Veterans Parkway and the second area fronts the proposed townhomes.   To address 

sewer, a study would be completed that would determine the amount of uses for the basin.  Mr. 

Taylor asked for direction to address staff comments regarding the sewer limitations.  He 

commented that any residential development would have some impact on schools.  Mr. Taylor 

stated the proposed townhomes would have one- and two-car garages and all the end units have 

two-car garages. The interior units would have one-car garages.  The architecture would be like 

the townhome development along Joe B Jackson Parkway and Manchester Pike.  These 

townhomes would not be rentals. The townhomes would be for sale with a robust amenity 

package.  

Vice-Chairman Ken Halliburton wanted to know why this parcel could not be commercial.  Mr. 

Taylor explained due to the depth of the parcel it could be developer with a big box retail store; 

however, due to the current market, that is not feasible. Mr. Ronnie Martin commented that, when 

people are driving and cannot see a storefront, it would be difficult to know a storefront was there 

unless it was a destination location. He is not advocating for townhomes for the entire parcel, but 

he is not sure if commercial use would be the right use from a practical standpoint. 

Vice-Chairman Ken Halliburton made a motion to schedule a public hearing on October 7, 

2020, seconded by Mr. Chase Salas.  The motion carried by unanimous vote in favor.  

Zoning Application [2020-415] to amend the PS (Planned Signage) Overlay District zoning 

for Saint Thomas Rutherford Hospital for approximately 70.7 acres along North Thompson 

Lane, Medical Center Parkway, and Gateway Boulevard, Ascension Saint Thomas 

applicant. Ms. Jennifer Garland announced she would be abstaining from all discussion and vote. 
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Ms. Teresa Stevens summarized the zoning request from the staff report which had been provided 

to the Planning Commission in the agenda packet. She made known the PSO application package 

had been reviewed and approved by the Design Review Committee on August 4, 2020.  The 

hospital is requesting the PSO amendment to rebrand Saint Thomas Rutherford to Ascension Saint 

Thomas Rutherford and to increase the visibility of building identification signs.   Ms. Stevens 

began a PowerPoint presentation from the applicant’s pattern book.   

Ms. Denise Simmons was in attendance to represent the application.  

Vice-Chairman Ken Halliburton made a motion to schedule a public hearing on October 7, 

2020, seconded by Mr. Warren Russell. The motion carried by unanimous vote in favor with 

one abstention (Ms. Jennifer Garland).   

Staff Reports and Other Business 

Zoning application [2020-419] to amend the PRD zoning (The Arbors at Compton PRD) for 

approximately 73.9 acres located along Compton Road, Chad Christiansen and the City of 

Murfreesboro applicants. WITHDRAWN BY THE APPLICANT 

There being no further business the meeting adjourned at 5:35 p.m. 

 

 

___________________________ 

   Chair 

 

 

___________________________ 

   Secretary 

 

GM: cj 
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