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Metro Planning Commission Meeting of 4/28/2016

Mission Statement: The Planning Commission is to guide the future growth and development for
Nashville and Davidson County to evolve into a more socially, economically and environmentally
sustainable community with a commitment to preservation of important assets, efficient use of
public infrastructure, distinctive and diverse neighborhood character, free and open civic life, and

choices in housing and transportation.
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PREVIOUSLY CONSIDERED ITEMS

e Subdivision Regulations Amendment
e Community Plans

e Specific Plans

e Zone Changes

e Planned Units Developments

e Subdivision (Final)

e Subdivision (Final)
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NO SKETCH
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Metro Planning Commission Meeting of 4/28/2016 Item # 1

Project No. Subdivision 2015S-001R-001

Project Name Subdivision Regulations Amendments
Council District Countywide

School District Countywide

Requested by Metro Planning Department

Deferral This request was deferred from the November 12, 2015,

December 10, 2015, January 28, 2016, and February 11,
2016, Planning Commission Meetings. The public hearing

was not held.
Staff Reviewer Logan
Staff Recommendation Approve.
APPLICANT REQUEST Amend the Subdivision Regulations.
Amendment A request to amend the Subdivision Regulations of

Nashville-Davidson County, adopted on March 9, 2006,
and last amended on January 4, 2014,

AUTHORITY

Both the Metro Charter and Tennessee state law authorize the Commission to adopt Subdivision
Regulations. These regulations are intended to "provide for the harmonious development of the
municipality and its environs, for the coordination of streets within subdivisions with other existing
or planned streets or with the plan of the municipality or of the region in which the municipality is
located, for adequate open spaces for traffic, recreation, light and air, and for a distribution of
population and traffic which will tend to create conditions favorable to health, safety, convenience
and prosperity."”

PURPOSE

Housekeeping Amendments

The current Subdivision Regulations were adopted in March 2006. Several of the proposed
amendments are housekeeping amendments. These include:

e Removing the requirement for an additional railroad buffer,

e Adding language regarding fees and the Vested Property Rights Act of 2014, consistent with
the Zoning Code,

e Modifying various Chapters of the Subdivision Regulations to remove or add specific policy
categories after the adoption of the new Community Character Manual with NashvilleNext,
and

e Modifying various Chapters of the Subdivision Regulations to explain when Chapter 4
applies.

CHAPTER 4
In the current Subdivision Regulations, Chapter 4 is titled “Conservation Subdivisions”. This type
of subdivision was added to the Subdivision Regulations in 2006, but required a text amendment to
the Zoning Code to be implemented.
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These amendments would create Rural Character Subdivisions to replace Conservation
Subdivisions, to implement T2 Rural Neighborhood policies and to allow development with rural
character where property is already zoned one of the conventionally suburban zoning districts.

Three types of Rural Character Subdivisions are proposed:

e Open Alternative: Requires lots compatible in size, frontage and setback to existing lots
along existing public roads and prohibits development of sensitive environmental features,
including floodplain and slopes over 15%, but permits cluster lot development in the
remaining areas.

e Screened Alternative: Requires a buffer at a significant distance or a contextual distance
along existing public roads and prohibits development of sensitive environmental features,
including floodplain and slopes over 15%, but permits cluster lot development in the
remaining areas.

e Agricultural Character Option: Allows residential and agricultural development, where the
primary function of the subdivision is agricultural uses.

Since the December 10, 2015, Planning Commission meeting, revisions have been made based on
public input. The proposed Subdivision Regulations include changes posted in March and
comments from the April public meeting. The primary changes since December 2015 are:

e Clarification that T2 Conservation policy is also included,

e Reuvisions to primary conservation areas,

e Allowing lots, but not mass grading, in areas between 15% and 20% slope, and

e In subdivisions without new streets or access easements, ensuring that building placement

was outside of primary conservation areas.

Example Development Diagrams:
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PUBLIC OUTREACH

The proposed amendments and an online comment form were posted on the Planning Department
website and the link was included in the November 24, 2015, Development Dispatch to 1,751
addresses. The a link to the first draft of the revised regulations were sent in Development Dispatch
on March 11, 2016, to 1,727 email addresses. A public meeting was held on April 7, 2016, in the
Development Services Center of the Metro Office Building. The proposed Rural Subdivision
Regulations were also the topic of a community meeting in District 33 on April 16, 2016.

As required by State law, a notice was placed in the Tennessean on November 9, 2015, advertising
the December 10, 2015, Planning Commission consideration of the proposed amendment. At the
December 10, 2015 and subsequent meetings, the application was deferred to a date certain, which
does not require additional notice.

TIMING AND EXISTING APPLICATIONS

The Planning Commission has the authority to specify the effective date of the Subdivision
Regulation amendments. Approving the amendments without any timing would make them
effective immediately. However, the Planning Commission could approve the amendments with an
effective date. This could apply to all applications, including those already in process, or to only
new applications.

Three Whites Creek community meetings were held between July and October 2014. On June 22,
2015, the Planning Commission deferred action on 11 areas within the Whites Creek Study Area.
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The policy decision has been deferred several times and is currently tracking for the May 26, 2016,
Planning Commission meeting.

There is one application that would be impacted by the adoption of the Subdivision Regulation
amendments. This application is on one of the 11 properties still being reviewed in the Whites
Creek area with NashvilleNext. This subdivision application has been deferred indefinitely by the
applicant.

Given the extensive community process in Whites Creek during NashvilleNext and given that the
only pending subdivision application affected by the proposed regulations is in one of the contested
areas, staff recommends that the Planning Commission approve the Subdivision Regulation
amendments, effective immediately to all applications, including previously submitted applications.

STAFF RECOMMENDATION
Staff recommends approval.

PROPOSED AMENDMENTS
(Additions shown underlined. Deletions shown with strikethrough. Changes made since the
December 10, 2015, Planning Commission meeting are shown in red text.)

Introduction:

T2 Rural Conservation Rural Character
Subdivision Regulations provide for
significant preservation of resources
(natural, historical, cultural), views, and
the rural character of an area. This type
of subdivision is generaly limited to
those areas designated as Rural.

How to Use These Regulations

As noted above, an applicant may develop conventional suburban subdivisions, outside of
T2 Rural Neighborhood and/or T2 Conservation policies. The requirements of Chapter 3.
General Requirements for Improvements, Reservations, and Design will need to be met for
these types of subdivisions. Within T2 Rural Neighborhood and/or T2 Conservation
policies, the requirements of Chapter 4. Rural Character Subdivisions apply. Outside of T2
Rural Neighborhood and/or T2 Conservation policies, Aapplicants may, however, ept
choose to develop alternative subdivisions that are more rural or urban in nature. The
requirements of Chapter 4. Censervation Rural Character Subdivisions must be met for a
rural subdivision and the requirements of Chapter 5. Walkable Subdivisions must be met for
a more urban pattern of development. Where there are no alternative standards included in
Chapter 4- or Chapter 5, the regulations of Chapter 3 apply to these subdivisions.
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Table of Contents to be amended to reflect the changes below.

Chapter 1:

1-3.3. How to Use these Regulations. Within T2 Rural Neighborhood and/or T2 Conservation
policies, the requirements of Chapter 4. Rural Character Subdivisions apply. Outside of T2
Rural Neighborhood and/or T2 Conservation policies, Aan applicant may continue to develop
conventional suburban subdivisions using the requirements of Chapter 3. General Requirements
for Improvements, Reservations, and Design. Outside of T2 Rural Neighborhood and/or T2
Conservation policies, Aan applicant may ept choose to develop alternative subdivisions that are
more rural or urban in nature. The regulations of Chapter 3 apply to these subdivisions as well.
In addition, the requirements of Chapter 4. Conservation Rural Character Subdivisions must be
met for a rural subdivision and the requirements of Chapter 5. Walkable Subdivisions must be
met for a more urban pattern of development.

1-13 Fees, in-lieu contributions and other assessments, estimates or payments
1. Fees, in-lieu contributions and other assessments, estimates or payments required by
this these regulations or by the Metropolitan Government in furtherance of these regulations
for single or multi-phase developments shall be determined by the fee or rate at the time of
assessment or payment, whichever is later. The Metropolitan Government of Nashville &
Davidson County may update fees and rates over time to reflect current standards and/or
changes in market rates.

Chapter 2:

2-4.8. Vested Rights. No vested rights shall accrue to any plat by reason of concept plan,
final site plan, or final plat approval, except as provided by the Vested Property Rights Act
of 2014, until the actual signing of the final plat by the Secretary of the Planning
Commission and the recording of that plat with the Register of Deeds.

Chapter 3:

3-1.1 General Requirements. Unless otherwise specified in these regulations, all
subdivisions shall comply with the requirements of Chapter 3. Within T2 Rural
Neighborhood and/or T2 Conservation policies, the requirements of Chapter 4. Rural
Character Subdivisions apply. Outside of T2 Rural Neighborhood and/or T2 Conservation
policies, Aan applicant may ept choose to develop alternative subdivisions that are more
rural or urban in nature. The requirements of Chapter 4. Coenservation Rural Character
Subdivisions may be used to develop a rural subdivision and the requirements of Chapter 5.
Walkable Subdivisions may be used for a more urban pattern of development. For any
regulation not included in Chapters 4 or 5, the regulations of Chapter 3 shall apply.

3-4.2.d.7. The flag lot private drive and/or access easement shall be at least ten fifteen feet
wide for its entire length.

3-4.2.f. Additional Yard Area. Residential lots, including double frontage and corner lots,
shall be platted so that the depth of any yard abutting an arterial or collector street, limited
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access highway or railroad can conform to any additional yard requirements established by
the zone district requirements.

1. Inresidential areas, a setback of at least 25 feet in-depth-in-addition-to-the-setback
regquired-by-the-Zoning-Code shall be required adjacent to a railroad right-of-way
or I|m|ted access highway. Akternativelythis-additional-25-feet-may-be

2. In commercial or industrial areas, the nearest street extending parallel or
approximately parallel to a railroad right-of-way shall, wherever practicable, be
at a sufficient distance therefrom to ensure suitable depth for commercial or
industrial sites.

3-5.1. Infill Subdivisions. In areas outside of T2 Rural Neighborhood and/or T2
Conservation policies that are previously subdivided and predominantly developed,
residential lots resulting from a proposed subdivision within the R and RS zoning districts
on an existing street shall be compatible with the General Plan as outlined in Sections 3-5.2
through 3-5.6.

3-5.2. Criteria for Determining Compatibility for policy areas designated in the General
Plan as Neighborhood Maintenance, Residential-ow,ResidentialH-ow-Medium-and
Residential-Medium-pelicies—except where a Special Policy and/or a Designated Historic
District exists. The following criteria shall be met to determine compatibility of proposed
infill lots to surrounding parcels. For the purposes of this section, “surrounding parcels” is
defined as the five R, R-A, er RS or RS-A parcels oriented to the same block face on either
side of the parcel proposed for subdivision, or to the end of the same blockface, whichever is
less. Parcels may be excluded if used for a non-residential purpose, including but not limited
to a school, park or church. Where surrounding parcels do not exist, the Planning
Commission may grant an exception to the compatibility criteria by considering a larger area
to evaluate general compatibility. An exception to the compatibility criteria may be granted
by the Planning Commission for a SP, UDO, PUD or cluster lot subdivision by approval of
the rezoning or concept plan.

3-5.3. Criteria for Determining Compatibility for policy areas designated in the General
Plan as Neighborhood Evolving, Neighberheed-General and/or Special Policies, except
within Designated Historic Districts:

a. All minimum standards of the zoning code are met.

b. Each lot has street frontage or meets the requirements of Section 3-4.2.b for fronting onto
an open space or meets the requirements of Sections 4-6.3 or 5-3.1 fronting onto an open
space.

c. The current standards of all reviewing agencies are met.

d. The proposed lots comply with any applicable special policy. If the property is also
within Neighborhood Maintenance policy and the special policy was adopted to preserve
community character, not create infill opportunities, then the standards of Section 3-5.2 also

apply.

3-9.3. Additional Regulations for Private Streets. Private streets may be included in any
subdivision in conformity to these standards so long as the subdivision is included within a
PUD, a UDO, a SP, or is within eligible areas of the-Natural Conservation or T2 Rural
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Neighborhood 13 j j } i Aai
eemmemts,r—eharaeter—pollcy areas W|th lots flve acres or greater (as defined in Sectlon 7-2).

3-9.3.c. Private streets in subdrvrsrons W|th|n ellglble areas of the—Naturat Conservatlon and
T2 Rural Neighborhood 15

antenaneeeemmen%eharaeter—pollcy areas (as deflned in Sectlon 7- 2) shaII conform to

the following:

3-16.2. Mandatory Connectlon to Public Sewer System or PrOV|S|on for Future Connection.

santta:Fy—sewer—syet-enor Resrdentlal eereage—treet—elevelepmentseensretmgef Iots havmg an

area of one acre or more, exclusive of public ways, may be permitted without the provision
of publlc sanltary Sewers, |f such IS not reasonably accessrble prowded suehelevetepment

of sewage dlsposal is approved by the Metropolltan Health Department Commercial and
industrial development sites along existing publicly maintained streets, with no provision of
additional streets providing frontage or access of any site being developed may be permitted
without the provision of public sanitary sewers, if not reasonably accessible, provided that
the plan of subdivision indicates the proposed use of the sites being developed and that an
alternate method of sewage disposal for such use is approved by the Metropolitan Health
Department.

Chapter 6:

6-3.4. Release of Bonds in Genservation Rural Character Subdivisions. In addition to
requirements of Sections 6-3.1, 6.3.2 and 6.3.3, no bond shall be released for improvements
in a Conservation Rural Character Subdivision until the applicant demonstrates that the
impacts associated with the improvements have been mitigated and that all conditions
related to the improvements have been satisfactorily fulfilled.

Definitions:
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Lane. A road of low capacity and low speed serving eenservation Rural Character
subdivisions built at low gross densities in rural environments or providing access to low
density land uses on the neighborhood edge of Walkable Subdivisions. Lanes may intersect
to form a widely spaced organic grid, but should follow the terrain to minimize land
disturbance. Lanes provide circulation within rural areas by connecting eenservation Rural
Character subdivisions to one another and serve primarily vehicular travel. From centerline
to edge, the Lane’s architecture includes a vehicular travel lane, a grassed shoulder, ditch
drainage, and may provide for bicycle travel in a bike lane, wide outside lane, or on a multi-
use side path that simultaneously serves pedestrians and cyclists. Side plantings are
naturalistic rather than formal and take the place of buildings to create an acceptable ratio of
street enclosure. Buildings are well set back from the street. Driveways, if present, can be
spaced no closer than an average of 100 feet. A Lane is compatible with streets functionally
classified as Locals and Minor Locals. The Lane designation is dropped when the street exits
the rural area or neighborhood edge and enters a conventional suburban or urban area.

Infill Development. Refers to proposed development within previously subdivided er and
predominantly developed areas.

Subdivision, Infill. Refers to proposed development within previously subdivided er and
predominantly developed areas where new lot(s) are created. Consolidation plats and plats
for the purposes of shifting lot lines are not infill subdivisions.

Eligible Areas N&tH—Fal Conservatlon and T2 Rural Nelghborhood I:and—UsePelJretes—and

: er Policies.

Areas of the county that are ellglble for sudeV|S|0n on private streets because the property

to be subdmded lies W|th|n a Natural Conservatlon or T2 Rural Nelghborhood fand-use
/-ared /3 m Rura Aatntenanee community
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character policy areas (designated by the General Plan), is proposed for the creation of lots
of five acres or greater, has a predominance of steep topography or floodplain precluding
development of lots on less than five acres.

PROPOSED CHAPTER 4. RURAL CHARACTER SUBDIVISIONS
(Replacing Chapter 4. Conservation Subdivisions)

4-1. Intent

1. Purpose. Land designated in the General Plan as a T2 Rural Neighborhood policy reflects land
with sensitive and unique topographic and geological characteristics, scarce prime agricultural
land or landscapes with a historic rural community character. These areas provide living and
working options differentiated from the more suburban and urban parts of the county. The value
of rural and conservation land is recognized by the County in the General and Community
Plans, which aim to protect and preserve the rural character and sensitive environmental
resources on these lands. In areas designated as T2 Rural Neighborhood, the impact of land
subdivision, land development, and intensification of activities can have significant
ramifications to the region’s resources and health and well-being. Therefore, these lands must be
planned carefully to facilitate the maintenance of a harmonious development pattern,
preservation of prime agricultural lands and the conservation of sensitive environmental
resources and rural character is the key focus of any subdivision.

Development on the perimeter of the site should give consideration to protection of the property
from adverse surrounding influences, as well as protection of the surrounding areas from
potential adverse influences within the development. For example, development sites should not
be located in proximity to neighboring agriculture operations without proper buffering. In
addition, development sites should be located away from public roads and trails in order to
preserve homeowner privacy. Diversity and an irregular in lot layout are encouraged in order to
achieve the best possible relationship between the development and the land.

Through the application of Rural Character Subdivisions, it is the intent of the Planning
Commission to:

a. Provide for the preservation of open space as a watershed protection measure.

Minimize adverse impacts on important natural resources and rural land.

c. Preserve in perpetuity:

a. Unique or sensitive natural resources such as groundwater, floodplains and
floodways, wetlands, streams, steep slopes, prime agricultural land, woodlands and
wildlife corridors and habitat.

b. Scenic views.

c. Historic and cultural features of the rural landscape, including historic farmhouses
and outbuildings, stonewalls, and tree lines.

d. Historic and archaeological sites.

d. Permit flexibility of design of rural land that will result in a more efficient and
environmentally sensitive use of land, while being harmonious with adjoining
development and preserving rural character.

e. Minimize land disturbance and removal of trees, vegetation, and soil during construction
resulting in reduced erosion and sedimentation.

=
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f.  Permit grouping of houses and structures on less environmentally sensitive soils that will
reduce the amount of infrastructure, including paved surfaces and utility easements,
necessary for development and will provide larger buffer areas to achieve appropriate
rural development patterns.

g. Promote interconnected open space, greenways and undeveloped natural vegetated
corridors through the community for wildlife habitat, protection of watersheds and
enjoyment and use by the community.

h. Produce a development pattern in rural areas consistent with rural character through
variety in design rather than uniformity of appearance in siting and placement of
buildings and use of open space.

i.  Minimizing views of new development from existing roads.

2. Application. The Nashville-Davidson County General Plan and associated Community Plans
establish a community vision to guide development. Compliance with the goals and policies of
these plans ensures that new development is in harmony with existing and desired development
patterns and promotes the community’s vision. These regulations are designed to insure that the
rural character of the specified areas designated as T2 Rural Neighborhood policies on the
adopted General or Community Plan is maintained and enhanced to the greatest extent feasible.
All requests for the subdivision of land within areas so designated as T2 Rural Neighborhood
policies shall be reviewed and developed as a Rural Character Subdivision in accordance with
the provisions of this Chapter.

4-2.  Development Standards

1. Identification of Primary Conservation Land. Prior to design of any subdivision plan with new
streets or joint access easementferany-area-subjectto-this-chapter, Primary Conservation Land
shall be identified and, subject to the provisions of Sections 4-2.2 and 4-2.3, preserved from any
development or disturbance. Conservation-tand-shal-be-comprised-oftwo-areas-including—a-
Primary Conservation Areas include—Fhe-feHowing-shal-be-considered-Primary-Conservation
Samasendcbal Lo nclocedl oo Dpren o g L nnn

a. Land shown on FEMA maps as part of the 100 year floodplain or identified in

local studies confirmed by the Stormwater Division of Metro Water Services

(Stormwater Division)

All perennial and intermittent streams, floodways and associated buffers, as

determined by Metro Stormwater.

Areas over 10,000 square feet of €contiguous slopes over 15 percent.

Problem soil, as listed in Section 17.28.050 of the Metro Zoning Code.

Wetlands, as determined by Metro Stormwater.

Known habitat for rare, threatened, or endangered species.

Cedar Glade communities.

Archaeological sites, cemeteries and burial grounds.

Designated historic and specimen trees, as required by Section 17.40.450 of the

Metro Zoning Code.

j.  Scenic views onto the site from surrounding roads, as required by Section 4-2.5.

o

—SQ@ho® o0
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2. Preservation of Conservation Land. Unless an exception is granted under Section 4-2.3, all
pPrimary Conservation Areas shall be preserved and set aside through an appropriate means
such as conservation easements and/or open space. Secondary Conservation Areas are
encouraged to be preserved and set aside through an appropriate means, such as conservation
easements and/or open space, to eliminate the possibility of future development of these areas.
Examples of Secondary Conservation Areas are native forests, prime farmlands, wildlife
habitats and significant historical and cultural sites.

3. Development Footprint. The remaining land outside the boundary of the Primary Conservation
Land shall be designated as the Development Footprint. ‘A preliminary grading plan is required
with all concept plan applications.

a. The Planning Commission may approve an exception to permit land initially identified
as a Primary Conservation area within the development footprint for stream
erossihgpublic streets, joint access easements or other infrastructure, but not within lots,
provided the development of such area minimizes impacts to environmental resources.

b. The Planning Commission may approve an exception for lots within areas over 10,000
square feet of contiguous slopes between 15 and 20 percent, provided there is no grading
shown on the concept plan and/or final site plan within slopes over 15 percent. For lots
within continuous slopes between 15 and 20 percent, grading for the driveway and
structure shall be shown on a critical lot plan and shall tie into the natural grade within
ten feet of the structure or driveway. Driveway width shall be a maximum of 16 feet.
Grading is not permitted in areas over 20% slope.

4. Building Placement. In subdivisions without new streets or joint access easements, any
subdivision application shall note proposed building envelopes. Building envelopes shall not be
within areas listed in Section 4-2.1(a) through Section 4-2.1(j).

5. Rural Character Design. In order to preserve the desired rural character of these areas, two
Character Options exist for the development of land int. For the

a. Countryside Character Option. This option may be used for any rural character
subdivision. It is intended to maintain a natural, open rural character by minimizing the
visual intrusion of development along the primary roadways through the use of setbacks
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and building placement, existing vegetation and natural topographical features that
obscure the view of development from the street.

1. Open Alternative — Street frontage without existing vegetative or topographical
screening. For the purposes of this section, “surrounding parcels” is defined as the
five R, RS, AR2A or AG parcels oriented to the same block face on either side of the
parcel proposed for subdivision, or to the end of the same blockface, whichever is
less. If there are no surrounding parcels, the screened alternative shall be used.

a. Building Setback along existing public streets. The required building setback
shall be varied between lots. Where the minimum required street setback is less
than the average of the street setback of the two parcels abutting either side of the
lot(s) proposed to be subdivided, a minimum building setback line shall be
included on the proposed lots at the average setback of the abutting parcels.
When one of the abutting parcels is vacant, the next developed parcel shall be
used. For a corner lot, both block faces shall be used. Where the majority of the
abutting parcels are not developed, the minimum building setback shall be two
times the amount of lot frontage. However, in no instance shall the minimum
building setback be greater than 1,000 feet.

b. Lot Depth along existing public streets. The minimum depth for lots along
existing public streets shall be the building setback required by Section 4-2.5(a)
plus 300 feet.

c. Lot size along existing public streets.

1. Individual lot sizes shall vary in size to reflect the rural character.

2. The minimum lot size is either equal to or greater than 70% of the lot
size of the average size of the surrounding parcels or equal to or larger
than smallest of the surrounding parcels, whichever is greater.

3. Flag lots shall not be included in the analysis.

d. Lot frontage abutting existing public streets. Lot frontage is either equal to or
greater than 70% of the average frontage of the surrounding parcels or equal to or
greater than the smallest of the surrounding parcels, whichever is greater.

e. Street lights. Within the USD, street lighting shall be low intensity and shall be
projected downward with illumination that shields light from being emitted
upwards toward the night sky or on surrounding natural areas. Within the GSD,
no private street lights are permitted.

f. Cluster lot option. Development through the Countryside (Open Alternative)
Character Option may utilize the provisions of Cluster Lot Option (Section
17.12.090 of the Zoning Code) within the Development Footprint area, excluding
lots abutting existing public streets. Smaller lot sizes may be appropriate with
the application of a Specific Plan (SP) zoning district that addresses building
height, architecture, landscaping, building placement and detailed grading plan.

2. Screened Alternative — Street frontage utilizing existing vegetative or topographical
screening

a. Lot Screening. Lots shall be designed to minimize visibility from the existing
roadway network. Preservation of existing tree stands, existing topography,
natural berms, rock outcroppings, and other features that currently provide
visual screening shall be prioritized as the preferred means to minimize
visibility. The concept plan/final plat shall include a landscape plan stamped
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by a landscape architect indicating the method to minimize the visibility from
the adjacent roadway network. The Planning Commission shall determine
whether the proposed screening method is sufficient to achieve the purposes
of screening the development within a short (2-4 year) period and may
require a bond to ensure the protection or completion of this improvement.
The building envelopes shall be shown on the concept plan/final plat as a
means to evaluate the effectiveness of existing and/or proposed visual
screening techniques. All existing or proposed screening areas shall be
designated as Conservation Land. The depth of the screened area shall be
equal to the farthest building setback of primary structures on the surrounding
parcels plus 300 feet. If no surrounding parcels are developed, then the
screened area shall be 500 feet from the public right of way.

b. Street lights. Within the USD, street lighting shall be low intensity and shall
be projected downward with illumination that shields light from being
emitted upwards toward the night sky or on surrounding natural areas.
Within the GSD, no private street lights are permitted.

c. Cluster lot option. Development through the Countryside (Screened
Alternative) Character Option may utilize the provisions of Cluster Lot
Option (Section 17.12.090 of the Zoning Code) within the Development
Footprint area. Smaller lot sizes may be appropriate with the application of a
SP that addresses building height, architecture, landscaping, etc.

d. Use of Lot Screening Areas. Within the area designated for lot screening,
areas identified as Prime farmland soils and land in agricultural use may be
used for agricultural purposes, if permitted by the base zoning.

b. Agricultural Character Option. This option may be used at the choice of the property
owner when the primary function of the subdivision is for agricultural use and a more
open character is desired. A deeper building setback is required in order to maintain a
rural building framework along the street. Buffers shall be provided between houses and
agricultural lands to reduce the potential for conflict between residents and farming
activities.

1. Building Setback. The building setback from the front lot line shall be a minimum of
200 feet or 2 times the width of the lot along the lot frontage, whichever is greater.
However, in no instance shall the minimum building setback be greater than 1,000
feet.

2. Street lights. Within the USD, street lighting shall be low intensity and shall be
projected downward with illumination that shields light from being emitted upwards
toward the night sky or on surrounding natural areas. Within the GSD, no private
street lights are permitted.

3. Use of Conservation Areas. Within the designated Conservation Land, areas
identified as prime farmland soils and land already in agricultural use may be used
for agricultural purposes, if permitted by the base zoning.

4. Cluster lot option. Development through the Agricultural Character Option may
utilize the provisions of Cluster Lot Option (Code Sec 17.12.090 of the Zoning
Code) provided the Development Footprint is internal to the overall subdivision and
can be shown to comply with Subsection d of this Section.
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5. Supporting Agricultural Uses. The application of the Agricultural Character option
shall:

a. Support continuing or proposed new agricultural uses on the tract and adjacent
tracts by configuring lots in a manner that maximizes the usable area remaining
for such agricultural uses;

b. Include appropriate separations/buffers between agricultural uses and residential
structures to allow for the continued agricultural use;

c. Minimize impacts to prime farmland soils and large tracts of land in agricultural
use; and

d. Awvoid interference with normal agricultural practices.

c. Public Road Frontage. The Planning Commission may approve up to ten lots within a Rural
Character subdivision without direct frontage on a public street provided there is a joint
access easement to the lots.

d. Preservation of Tree Canopy. Prior to any land disturbance within the Development
Footprint, a tree survey shall be undertaken and all recommended canopy trees on the Urban
Forestry Foerester Recommended and Prohibited Tree and Shrub List that are 12” or greater
in diameter shall be identified. No such identified trees shall be removed unless the tree is
within the designated building envelope as designated on the final plat or approved for
removal by the Urban Forester due to condition, disease or damage.

e. Street Design. A primary objective of Rural Character Subdivisions is to maintain an open
space and environmental network through the uninterrupted connection of Conservation
Land. Buildings are often located and oriented on the land to reflect the natural features of
the land, and not a standardized streetscape. When creating any new roads in rural policy
areas, roads that complement the rural character of existing rural corridors by using a two-
lane rural cross section with swale and reflective striping (ST-255) shall be required. It is
anticipated that road connectivity in these subdivisions may be less than other parts of the
County. However, road connections may be required whenever necessary to further the
overall rural character of the area.

1. The street pattern shall be designed to minimize impacts to environmental resources and
follow existing terrain as much as possible to minimize earthmoving and disturbance of
the existing topography.

2. Streets and private driveways should avoid open fields, agricultural lands, and sensitive
lands, preferably along tree lines.

3. Wherever possible, streets and driveways shall follow existing fence lines, hedgerows,
and any existing gravel/dirt road.

4. Streets may be designed using the appropriate street types contained in the Contextual
Street Classification as defined in Section 7-2. Use of Public Works Street Cross Section
ST-255 or equivalent (Non Curb and Gutter Cross Section) is encouraged for all local
streets.

5. Driveway crossings on streets built without curb and gutters shall meet the standards for
driveway crossings contained in Volume 1 of the Stormwater Management Manual.

6. Cul-de-sacs are generally discouraged and shall be permitted only where all other street
design alternatives, such as loop streets or closes shown in Figure 4-1, are not feasible
and one of the following two conditions exists:
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a. Where natural features such as wetlands or steep slopes exist or other primary or
secondary conservation areas that are not desirable to remove.

b. Where connection to an existing or planned street is blocked by an existing
permanent structure, an existing or planned interstate, or a protected open space area.

Figure 4-1: Alternatives to Cul-de-sacs.

[@m) | 1
| I | . 1T
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o e il‘;“*_“““ Sz *J_L: : :
-Loop Street -Close

7. The street network shall be designed to:

Preserve existing tree lines, hedgerows, and watercourses.
Minimize alteration of natural, cultural, or historic features.
Promote pedestrian movement.

Secure the view to prominent natural vistas.

Minimize crossing of designated Conservation Land.

P00 T

f. Private streets as defined in Section 3-9 3 of these regulations (Requirements for Streets) are
appropriate as needed to maintain the rural character of proposed subdivision.

g. Drainage and Storm Sewers. The storm water system within a subdivision shall be designed
in accordance with the requirements of Section 3-14 of these regulations and the
requirements of the Metropolitan Stormwater Management Regulations. Use of rural
appropriate or light impact storm-water management designs is encouraged.

h. Public Water Facilities. The public water system shall be designed in accordance with the
requirements of Section 3-15 of these regulations and the requirements of the Metropolitan
Department of Water Services.

i. Utilities. All utilities shall be located underground in accordance with the provisions of
Section 3-17 of these regulations.

J.  Sewerage Facilities. All sewerage facilities shall be designed in accordance with the
requirements of Section 3-16 of these regulations.

k. Areas of Common Sewage Disposal for Individual Sewage Disposal Systems. The location
of all operating parts of the individual sewage disposal systems or other sewage disposal

Page 19 of 187




Metro Planning Commission Meeting of 4/28/2016

system approved by Metro Water Services, situated in lands held in common and any
easements shall be shown on the final subdivision plat.

I. Lands Set Aside. Land that is dedicated for use for a sanitary sewer disposal, whether for a
public system or an individual sewage disposal system or other sewage disposal system
approved by Metro Water Services, or land that is dedicated for conventional stormwater
management devices, that require a disturbance to the land, shall be set aside for such
purposes and not included as Conservation Lands.

4-3 Conservation Land and Common Property Management

1. Homeowners’ Association Required. A homeowners’ association shall be established and
membership in the association shall be mandatory for all purchasers of homes in the
development and their successors. The homeowners’ association bylaws shall guarantee
continuing maintenance of the open space and other common facilities.
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SEE NEXT PAGE
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2016CP-003-001

BORDEAUX-WHITES CREEK COMMUNITY PLAN AMENDMENT
Map 040, Parcel(s) 093 and 163

03, Bordeaux-Whites Creek

03 - Brenda Haywood
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Project No. Major Plan Amendment 2016CP-003-001

Project Name Bordeaux-Whites Creek Community Plan
Amendment

Associated Case 2009SP-022-011

Council District 3 — Haywood

School District 1 - Gentry

Requested by EDGE Planning, Landscape Architecture and Urban
Design, applicant; Linda Jarrett and Melvin Brown,
OWners.

Deferrals This request was deferred from the March 24, 2016,
Planning Commission Meeting. The public hearing was
not held.

Staff Reviewer McCaig

Staff Recommendation Disapprove.

APPLICANT REQUEST
A request to amend the Bordeaux-Whites Creek Community Plan by expanding Special
Policy Area 03-T2-CO-01.

BORDEAUX-WHITES CREEK COMMUNITY PLAN - MAJOR AMENDMENT
REQUEST

Current Policies

Conservation (COQ) is intended to preserve environmentally sensitive land features through
protection and remediation. CO policy applies in all Transect Categories except T1 Natural, T5
Center, and T6 Downtown. CO policy identifies land with sensitive environmental features
including, but not limited to, steep slopes, floodway/floodplains, rare or special plant or animal
habitats, wetlands, and unstable or problem soils. The guidance for preserving or enhancing these
features varies with what Transect they are in and whether or not they have already been disturbed.
Note: Applies to property at 4241 Whites Creek Pike.

Conservation (CO) (version from the previous CCM adopted on October 25, 2012, that was retained
for the deferred properties in Whites Creek) is intended to preserve environmentally sensitive land
features through protection and remediation. CO policy applies in all Transect Categories except T6
Downtown. CO policy identifies land with sensitive environmental features including, but not
limited to, steep slopes, floodway/floodplains, rare or special plant or animal habitats, wetlands, and
unstable or problem soils. The guidance for preserving or enhancing these features varies with what
Transect they are in and whether or not they have already been disturbed. Note: Applies to property
at Whites Creek Pike (unnumbered) which is deferred Area 8. On June 22, 2015, the MPC adopted
NashvilleNext with the exception of 11 areas in Whites Creek which were deferred.

T2 Rural Maintenance (T2 RM) is intended to preserve rural character as a permanent choice for
living within Davidson County and not as a holding or transitional zone for future urban
development. T2 RM areas have established low-density residential, agricultural, and institutional
development patterns. Although there may be areas with sewer service or that are zoned or
developed for higher densities than is generally appropriate for rural areas, the intent is for sewer
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services or higher density zoning or development not to be expanded. Instead, new development in
T2 RM areas should be through the use of a Conservation Subdivision at a maximum gross density
of 1 dwelling unit per 2 acres with individual lots no smaller than the existing zoning and a
significant amount of permanently preserved open space. Note: Applies to property at 4241 Whites
Creek Pike.

T2 Rural Neighborhood Maintenance (T2 NM) (version from the previous CCM adopted on
October 25, 2012, that was retained for the deferred properties in Whites Creek) is intended to
preserve the general character of rural neighborhoods. T2 Rural Neighborhood Maintenance Areas
will experience some change over time, primarily when buildings are expanded or replaced. When
this occurs, efforts should be made to retain the existing character of the neighborhood, in terms of
its development pattern, building form, land use, and public realm. Where not present,
enhancements may be made to improve pedestrian, bicycle, and vehicular connectivity. Note:
Applies to property at Whites Creek Pike (unnumbered) which is deferred Area 8.

T2 Rural Neighborhood Center (T2 NC) (the summaries for the version adopted on June 22, 2015
and October 25, 2012, are the same) is intended to preserve, enhance, and create rural neighborhood
centers that fit in with rural character and provide consumer goods and services for surrounding
rural communities. T2 NC areas are small-scale, pedestrian friendly areas generally located at
intersections. They contain commercial, mixed use, residential, and institutional uses. Note:
Applies to property at Whites Creek Pike (unnumbered) which is deferred Area 8.

Proposed Policy

CO and T2 RM policies are proposed to remain for property at 4241 Whites Creek Pike. The newer
CO, T2 RM, and T2 NC are proposed by staff for property at Whites Creek Pike (unnumbered),
deferred Area 8. On June 22, 2015, eleven areas in Whites Creek were deferred from the adoption
of NashvilleNext so that further study and community conversations could occur regarding the
appropriate policy. The policy for the eleven deferred areas is tracking for the May 26, 2016,
Planning Commission meeting. The latest deferral is to allow the Trust for Public Land and the
Land Trust for Tennessee to work with property owners on innovative ideas and programs for rural
conservation.

Applicant’s request: The applicant is not requesting to change the Community Character Policy.
The applicant’s request is to expand the currently adopted Special Policy for the adjacent Fontanel
property to include the properties at 4241 Whites Creek Pike and Whites Creek Pike (unnumbered).
Special Policy Area 03-T2-CO-01 balances preservation of the Fontanel property with limited
development of a unique product for a rural area, focused on recreation and entertainment.

Currently Adopted Special Policy Area 03-T2-CO-01 — the Current Fontanel property:
The following Special Policy was adopted by the Metropolitan Planning Commission on June 27,
2013: Commercial activities are not normally supported by Conservation policy. However, the
character and development pattern of the business that exists on the site provides a better
opportunity for site preservation than the suburban residential zoning that is found in this portion of
the surrounding Whites Creek Community. Commercial development that results in minimal
disturbance of the natural environment, significant open space preservation, and limited off-site
impacts on the surrounding rural community may be considered on its merits provided that:

e At least 75 percent of the site is permanently preserved as undisturbed open space;
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e Development techniques are used that cause minimal disturbance to sensitive environmental
features such as steep slopes, forested areas, floodplains, and water bodies;

¢ A development pattern is established that is appropriate to a rural environment in its
appearance and operations, including setbacks, parking, building types, landscaping, lighting,
road and driveway design, traffic, and noise management; and,

e Low impact development techniques are used for stormwater management.

BACKGROUND

The community plan amendment was requested in conjunction with zone change application
2009SP-022-011. Along Whites Creek Pike, the front part of the Fontanel site and all of the two
subject properties are part of the National Register-listed Whites Creek Rural Historic District.
Rural policy is complementary to the CO policy because it helps to protect the low-intensity rural
character of Whites Creek. Approximately 20.34 acres (of the total 31.18 acres) is in CO policy due
to its location in the floodway/floodplain.

In 2013, Fontanel applied to amend their Specific Plan to add a rural resort use in the rear of the
property that was not visible from Whites Creek Pike. At that time, a plan amendment to add a
Special Policy was also required due to the requested use’s location being in Conservation policy
and on steep slopes. In 2013, staff recommended the Special Policy could be supported since the
added use contributed to the entire project’s options for economic development, consumer services,
and community amenities and was within the existing Fontanel property and out of sight of Whites
Creek Pike. Adding a Special Policy allowed a portion of the existing Fontanel property to be
developed while guiding the nature and extent of the development and preserving 75 percent of the
area’s natural features. However, that does not mean that expanding the Special Policy to include
additional properties is appropriate.

COMMUNITY PARTICIPATION

On November 12, 2015, Councilmember Brenda Haywood held a community meeting to discuss
Fontanel’s proposed expansion. It was attended by approximately 200 people, including the
development team and a staff member from the Planning Department. After the applicant’s formal
application submittal, staff held another community meeting on Tuesday, February 23, 2016, to
discuss Fontanel’s proposal. The second meeting was attended by approximately 100 people,
including area councilmembers and the development team. Community meeting and public hearing
notices were mailed out to property owners within 1,300 feet of the amendment area on February 9,
2016, and the notice was also placed on the Planning Department website.

Similar questions and concerns were asked and shared at both meetings.

Some attendees support the expansion and relocation of the special policy and feel that it will
enhance the community, citing Fontanel has:

e Partnered with the community and has demonstrated a willingness to work with the

community on addressing past concerns;

e Improved Whites Creek’s property values and ambiance;

e Preserved open space;

¢ Created positive exposure for the community; and

¢ Created an enjoyable place for families and visitors to eat and be entertained.
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And that the proposed expansion will:
e Complement the aesthetics and character of the rural surroundings;
e Preserve the rural character and natural beauty of the community;
e Provide additional employment opportunities; and
e Be more acceptable than another residential subdivision.

Other attendees oppose the expansion and relocation of the special policy, citing concerns
regarding:

¢ A preference for the commercial development remaining in the rear of the property, out of
sight from Whites Creek Pike and away from adjacent residential;

e Additional commercial development impacts along the frontage of Whites Creek Pike,
including taller buildings, additional infrastructure, more people, lighting, maintenance
activities, and additional noise;

e Increased traffic as well as several additional entry points along Whites Creek Pike;

e The loss of another rural property to development that is out of character and does not
promote the rural community;

e Disturbing property with known archeological sites with some containing Native American
burials;

e Limiting opportunities for a diversity of local businesses by one business entity operating on
such a large area in Whites Creek;

e Expanding a business that caters mainly to tourists;

e Fontanel defining the larger appearance of rural Whites Creek and tying the success of the
community to the success of Fontanel; and

e The owners’ sense of urgency and not deferring this project until policy decisions regarding
the eleven deferred areas have been reached by the Metropolitan Planning Commission on
May 26.

Other attendees are undecided about Fontanel’s proposal, but do not wish the applications to move
ahead until:
e The Trust for Public Lands and the Land Trust for Tennessee have a chance to work with
property owners; and
e A decision is reached by the Metropolitan Planning Commission on policies for the eleven
deferred areas.

ANALYSIS

Staff does not support expanding the Special Policy to the proposed amendment area at this time
due to ongoing concerns about preserving the rural character of Whites Creek. Staff recommends
that enlarging Fontanel’s operations along Whites Creek Pike is not an appropriate development in
use and scale for a small rural area. The proposed use and location would be out of character with
the surrounding rural area in its appearance and operations, its scale, and its increased access points
for additional traffic, all visible from Whites Creek Pike. This request could also set a negative
precedent by allowing the expansion of non-residential uses, taller buildings, and parking areas
along White’s Creek Pike. Fontanel was originally proposed as an adaptive reuse of the existing
property where the Fontanel Mansion existed. Expanding to other surrounding properties for non-
residential uses could set a negative precedent.
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STAFF RECOMMENDATION
Staff recommends disapproval of the amendment request.
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2009SP-022-011

THE MANSION AT FONTANEL (AMENDMENT)
Map 040, Parcel(s) 093, 163

Map 049, Parcel(s) 200.01, 140, 319

03, Bordeaux — Whites Creek

03 (Brenda Haywood)
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Project No. Zone Change 2009SP-022-011

Project Name The Mansion at Fontanel (Amendment #5)
Associated Case No. 2016CP-003-001

Council District 3 — Haywood

School District 1 - Gentry

Requested by EDGE Planning, Landscape Architects, applicant;

Fontanel Properties LLC, Linda Jarrett, and Melvin
Brown, owners.

Deferrals This request was deferred from the March 24, 2016,
Planning Commission Meeting. The public hearing was
not held.

Staff Reviewer Swaggart

Staff Recommendation Disapprove.

APPLICANT REQUEST
Amend SP to add additional land into SP to permit the relocation of previously approved
hotel.

Preliminary SP Amendment

A request to amend the Mansion at Fontanel Specific Plan District for properties located at 4105,
4125, 4225, and 4241 Whites Creek Pike, and Whites Creek Pike (unnumbered), approximately
1,000 feet north of Lloyd Road (138.02 acres) and located within the Floodplain Overlay District to
add approximately 31.18 acres into the SP, and to relocate the proposed hotel from the previously
approved location to the newly added parcels.

Existing Zoning

One and Two-Family Residential (R15) requires a minimum 15,000 square foot lot and is intended
for single-family dwellings and duplexes at an overall density of 3.09 dwelling units per acre
including 25 percent duplex lots. R15 would permit a maximum of 90 lots with 22 duplex lots for a
total of 112 units. This is based on the approximately 31 acres proposed to be added to the SP. It
IS important to note that the number of units is the maximum permitted by zoning, and that the max
number of units may not be achieved due to required infrastructure such as roadways, stormwater
areas and open space, as well as, constraints such as floodplain, floodway, steep hillsides and other
constraints.

Specific Plan-Mixed Use (SP-MU) is a zoning district category that provides for additional
flexibility of design, including the relationship of streets to buildings, to provide the ability to
implement the specific details of the General Plan. This Specific Plan includes a mix of uses.

CRITICAL PLANNING GOALS
N/A
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Proposed Site Plan
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BORDEAUX/WHITES CREEK COMMUNITY PLAN

Current Policies

Conservation (CO) is intended to preserve environmentally sensitive land features through
protection and remediation. CO policy applies in all Transect Categories except T1 Natural, T5
Center, and T6 Downtown. CO policy identifies land with sensitive environmental features
including, but not limited to, steep slopes, floodway/floodplains, rare or special plant or animal
habitats, wetlands, and unstable or problem soils. The guidance for preserving or enhancing these
features varies with what Transect they are in and whether or not they have already been disturbed.
Note: Applies to property at 4241 Whites Creek Pike.

Conservation (CO) (version from the previous CCM adopted on October 25, 2012, that was retained
for the deferred properties in Whites Creek) is intended to preserve environmentally sensitive land
features through protection and remediation. CO policy applies in all Transect Categories except T6
Downtown. CO policy identifies land with sensitive environmental features including, but not
limited to, steep slopes, floodway/floodplains, rare or special plant or animal habitats, wetlands, and
unstable or problem soils. The guidance for preserving or enhancing these features varies with what
Transect they are in and whether or not they have already been disturbed. Note: Applies to property
at Whites Creek Pike (unnumbered) which is deferred Area 8. On June 22, 2015, the MPC adopted
NashvilleNext with the exception of 11 areas in Whites Creek which were deferred.

T2 Rural Maintenance (T2 RM) is intended to preserve rural character as a permanent choice for
living within Davidson County and not as a holding or transitional zone for future urban
development. T2 RM areas have established low-density residential, agricultural, and institutional
development patterns. Although there may be areas with sewer service or that are zoned or
developed for higher densities than is generally appropriate for rural areas, the intent is for sewer
services or higher density zoning or development not to be expanded. Instead, new development in
T2 RM areas should be through the use of a Conservation Subdivision at a maximum gross density
of 1 dwelling unit per 2 acres with individual lots no smaller than the existing zoning and a
significant amount of permanently preserved open space. Note: Applies to property at 4241 Whites
Creek Pike.

T2 Rural Neighborhood Maintenance (T2 NM) (version from the previous CCM adopted on
October 25, 2012, that was retained for the deferred properties in Whites Creek) is intended to
preserve the general character of rural neighborhoods. T2 Rural Neighborhood Maintenance Areas
will experience some change over time, primarily when buildings are expanded or replaced. When
this occurs, efforts should be made to retain the existing character of the neighborhood, in terms of
its development pattern, building form, land use, and public realm. Where not present,
enhancements may be made to improve pedestrian, bicycle, and vehicular connectivity. Note:
Applies to property at Whites Creek Pike (unnumbered) which is deferred Area 8.

T2 Rural Neighborhood Center (T2 NC) (the summaries for the version adopted on June 22, 2015
and October 25, 2012, are the same) is intended to preserve, enhance, and create rural neighborhood
centers that fit in with rural character and provide consumer goods and services for surrounding
rural communities. T2 NC areas are small-scale, pedestrian friendly areas generally located at
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Close-up of Proposed Site Plan
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intersections. They contain commercial, mixed use, residential, and institutional uses. Note:
Applies to property at Whites Creek Pike (unnumbered) which is deferred Area 8.

Special Policy Area 03-T2-CO-01 — the Current Fontanel property:
The following Special Policy was adopted by the Metropolitan Planning Commission on June 27,
2013: Commercial activities are not normally supported by Conservation policy. However, the
character and development pattern of the business that exists on the site provides a better
opportunity for site preservation than the suburban residential zoning that is found in this portion of
the surrounding Whites Creek Community. Commercial development that results in minimal
disturbance of the natural environment, significant open space preservation, and limited off-site
impacts on the surrounding rural community may be considered on its merits provided that:
e At least 75 percent of the site is permanently preserved as undisturbed open space;
e Development techniques are used that cause minimal disturbance to sensitive environmental
features such as steep slopes, forested areas, floodplains, and water bodies;
¢ A development pattern is established that is appropriate to a rural environment in its
appearance and operations, including setbacks, parking, building types, landscaping, lighting,
road and driveway design, traffic, and noise management; and,
e Low impact development techniques are used for stormwater management.

Proposed Policy
Expansion of Special Policy 03-T2-CO-01 to the two properties located along Whites Creek Pike
that are proposed to be added to the SP.

Consistent with policy?

The proposed expansion of the SP along Whites Creek Pike to permit a commercial use is not
consistent with the existing residential policy that applies to a majority of the area along Whites
Creek Pike. The T2 NC policy which only applies to a small portion of the property at the corner of
Whites Creek Pike and Knight Drive could support a nonresidential use; however, the proposed SP
does not propose any significant development of that area. The only improvements in the T2 NC
area include a walking path/greenway.

PLAN DETAILS

The Mansion at Fontanel Specific Plan was originally approved in 2009. It is located along the east
side of Whites Creek Pike, south of Old Hickory Boulevard. The site is within the National
Register Whites Creek Historic District. Since the original approval, there have been four
amendments. A 2013 amendment added a “rural resort” use with a maximum of 140 rooms to the
SP. The SP defined a rural resort as “facilities owned and operated by a non-government entity for
the purpose of providing a rural setting in which lodging, and/or conference, meeting and event
facilities are provided for compensation. The use may also include a restaurant and or/banquet
facilities and recreational amenities of a rural nature.” This use is similar to what the Zoning Code
would classify as a hotel and is referred to as a hotel in this report. The last amendment was
approved in 2014. The 2014 plan amended the 2013 Council approved plan by adding
approximately 1.97 acres to the SP boundary, increased the number of hotel rooms for the rural
resort from 140 to 150 rooms, and made changes to the requirements for the Seasonal Performance
Entertainment Venue.
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Plan layout
This proposal calls for the previously approved hotel to be moved from the back of the site to an

approximately 31 acre area along Whites Creek Pike that is proposed to be added into the SP
boundary. The plan calls for a maximum of 136 rooms, distributed within four buildings. The plan
also calls for a 13,300 square foot conference facility that includes a 5,273 square foot banquet hall
for up to 300 people, a kitchen and other services. All buildings are one or two stories. Buildings
have been designed so that the second story is accommodated within the roof structure. The tallest
building shown on the plan is approximately 34 feet. This building includes a structure that
resembles a silo, and is slightly taller than 34 feet.

The plan calls for three entrance drives onto Whites Creek Pike. This is in addition to existing
drives onto Whites Creek Pike within the existing development. As shown the existing
development would be connected to the proposed expansion. Parking is shown at the back or side
of the proposed buildings. The SP requires one space per room and one space per two employees
be provided. The plan identifies approximately 150 parking spaces. The plan proposes to extend
the existing Metro Parks Greenway along Whites Creek to Knight Road.

ANALYSIS

Staff recommends disapproval of the proposed SP amendment, as the request is not consistent with
the Bordeaux/Whites Creek Community Plan and staff is recommending disapproval of the
proposed Special Policy expansion. The plan calls for building massing that is not consistent with a
rural character of the area, or what is supported by the rural policy. The plan also calls for large
areas of parking which is also not consistent with the rural character of the area.

METRO HISTORICIAL COMMISSION RECOMMENDATION

Approve with conditions

The parcels proposed for addition to the Mansion at Fontanel Specific Plan District are located
within the National Register-listed Whites Creek Historic District. The Historical Commission
recommends that the site plan include landscape buffering along Knight Drive to preserve the rural
character of the National Register district.

FIRE MARSHAL RECOMMENDATION
Approved with conditions
e Fire Code issues for the structures will be addressed at permit application review.

STORMWATER RECOMMENDATION
Approved with conditions
e Add bearing reference information.

PUBLIC WORKS RECOMMENDATION
Approve with conditions
e The developer's final construction drawings shall comply with the design regulations
established by the Department of Public Works. Final design may vary based on field
conditions.
e Comply with the conditions of the MPW Traffic Engineer.
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o |f sidewalks are required along Whites Creek Pike, then they are to be built per MPW
standards and specifications, within ROW.

TRAFFIC AND PARKING RECOMMENDATION
Approve with conditions
In accordance with the updated TIS, the developer shall construct the following roadway
improvements.
e Internal cross-access between the proposed hotel buildings and the existing Fontanel property
shall be provided by developer for vehicular and pedestrian traffic.
e Driveways should be aligned with existing driveways/roads on Whites Creek Pk. if possible.
e A minimum of 150 parking spaces should be provided to accommodate the proposed hotel
with 140 guestrooms and assuming 20 employees.
e Comply with previously approved special event conditions for traffic and parking
management.

WATER SERVICES RECOMMENDATION
Approve with conditions
e Approved as a Preliminary SP only. The required capacity fees must be paid prior to Final
Site Plan/SP approval.

STAFF RECOMMENDATION
Staff recommends disapproval as the request is not consistent with the Whites Creek Community
plan.

CONDITIONS (if approved)

1. Uses within this SP shall be limited to the specific uses as described in the SP document.

2. Any additional development not shown on the Council approved plan shall require Planning

Commission and or Council approval.

3. All previous Public Works requirements related to access, traffic, special event traffic
management, reporting and number of parking spaces shall be met with all future development.

. Parking on the east side of Whites Creek shall be used for overflow parking only.

. For any development standards, regulations and requirements not specifically shown on the SP
plan and/or included as a condition of Commission or Council approval, the property shall be
subject to the standards, regulations and requirements of the CN zoning district as of the date of
the applicable request or application.

6. The requirements of the Metro Fire Marshal’s Office for emergency vehicle access and adequate

water supply for fire protection must be met prior to the issuance of any building permits.

o1~
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SEE NEXT PAGE
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2016CP-005-001

EAST NASHVILLE COMMUNITY PLAN AMENDMENT
Map 82-03, Parcels 218; 227-231; 412-417; and 551

05, East Nashville

05 — Scott Davis
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Project No. Major Plan Amendment 2016CP-005-001

Project Name East Nashville Community Plan Amendment

Associated Case 2016SP-024-001

Council District 5-S. Davis

School District 5-Kim

Requested by Hastings Architecture, applicant; various property owners.

Deferrals This request was deferred from the April 14, 2106,
Planning Commission meetings. The public hearing was
not held.

Staff Reviewer Wood

Staff Recommendation Approve T4 Urban Neighborhood Center Policy with a
Special Policy.

APPLICANT REQUEST

A request to amend the East Nashville Community Plan by amending the Community Character
Policies from T4 Urban Neighborhood Evolving and T4 Urban Neighborhood Maintenance to T4
Neighborhood Center Policy with a special policy for 900, 901, 902, 903, 905, 907, 908, 909, and
914 Meridian Street; 219, 307, and 309 Cleveland Street; and 206 VVaughn Street (4.38 acres).

EAST NASHVILLE COMMUNITY PLAN - MAJOR AMENDMENT REQUEST
Current Policies

T4 Urban Neighborhood Maintenance (T4 NM) is intended to preserve the general character of
existing urban residential neighborhoods. T4 NM areas will experience some change over time,
primarily when buildings are expanded or replaced. When this occurs, efforts should be made to
retain the existing character of the neighborhood. T4 NM areas are served by high levels of
connectivity with complete street networks, sidewalks, bikeways and existing or planned mass
transit. Enhancements may be made to improve pedestrian, bicycle and vehicular connectivity.

T4 Urban Neighborhood Evolving (T4 NE) is intended to create and enhance urban residential
neighborhoods that provide more housing choices, improved pedestrian, bicycle and vehicular
connectivity, and moderate to high density development patterns with shallow setbacks and minimal
spacing between buildings. T4 NE areas are served by high levels of connectivity with complete
street networks, sidewalks, bikeways and existing or planned mass transit. T4 NE policy may be
applied either to undeveloped or substantially under-developed “greenfield” areas or to developed
areas where redevelopment and infill produce a different character that includes increased housing
diversity and connectivity. Successful infill and redevelopment in existing neighborhoods needs to
take into account considerations such as timing and some elements of the existing developed
character, such as the street network and block structure and proximity to centers and corridors.

Proposed Policy

T4 Urban Neighborhood Center (T4 NC) is intended to preserve, enhance, and create urban
neighborhood centers that serve urban neighborhoods that are generally within a 5 minute walk. T4
NC areas are pedestrian friendly areas generally located at intersections of urban streets that contain
commercial, mixed use, residential, and institutional land uses. Infrastructure and transportation
networks may be enhanced to improve pedestrian, bicycle and vehicular connectivity.

Page 39 of 187




Metro Planning Commission Meeting of 4/28/2016

BACKGROUND

The community plan amendment was requested in conjunction with zone change application
2016SP-024-001, which is a request to change the zoning from RS5 and SP to SP-MU for 206
Vaughn Street and 900, 901, 902, 903, and 908 Meridian Street and 219, 307, and 309 Cleveland
Street.

The study area is part of the Cleveland Park Historic District, which is classified as National
Register Eligible (NRE). Several properties within the amendment study area are also individually
classified as historically significant. The historic classifications of the properties in the community
plan amendment study area are as follows:

e Properties that are part of the SP application and the community plan amendment study area:

¢ 900 & 902 Meridian Street houses proposed for demolition as part of the SP application are
individually classified as Worthy of Conservation (WOC).

¢ 901 Meridian Street (Ray of Hope Community Church) is individually classified as NRE.

¢ 908 Meridian Street (the McGavock House) is individually listed in the National Register of
Historic Places (NR) and is also classified as a local Historic Landmark (HL).

¢ 206 Vaughn Street; 219, 307 & 309 Cleveland Street; and 903 Meridian Street are non-
contributing properties to the Cleveland Park Historic District. 903 Meridian Street is
currently a parking lot and the other three properties contain structures.

e The retaining wall along Cleveland, Meridian, and Vaughn Streets is a contributing structure
to the Cleveland Park Historic District.

e Properties that are part of the community plan amendment study area but not the SP
application:
¢ 914 Meridian Street (Police Athletic League House, currently owned and occupied by the
non-profit NEON community organization) is individually classified as NRE and an HL.
¢ 905, 907 & 909 Meridian Street are non-contributing structures to the NRE District.

COMMUNITY PARTICIPATION

Combined community meeting and public hearing notices were mailed out to property owners
within 1,300 feet of the amendment area on February 19, 2016, and the notice was also placed on
the Planning Department website. Updated public hearing notices were sent out and posted in the
same manner on April 15, 2016. The community meeting was held on March 3, 2016, at the East
Police Precinct at 936 East Trinity Lane. It was attended by 75 people in addition to Councilman
Scott Davis, the development team, and Metro Planning staff. The attendees were generally
supportive of the proposed development, but asked several questions about the details of the
proposed development. Most of the questions were asked of the development team, although some
were also relevant to the community plan amendment proposal. The main concern connected with
the community plan amendment was whether the amendment would need to include provisions for
light industrial use. The development team clarified that light industrial uses were not being
requested.

The following questions and concerns were also discussed:
e \Would any jobs associated with the project be set aside for District 5 residents?
e \What would be the per square foot sales price for residential units?
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e Will any affordable housing be included in the development?

e Would the developer be willing to work with the NEON non-profit community organization
that owns the historically significant building north of the McGavock House to incorporate it
into the development? The questioners hoped that this could help bring the NEON building up
to code.

e Would the development be able to meet parking needs on-site for all of the uses that could
occupy the development?

e Some attendees did not want any lodging or event venue uses with amplified sound to be
included in the development.

e There were concerns about construction-related road closures.

e Some attendees expressed a preference for more traditional architecture for the new
construction in the development. The renderings shown by the development team were of a
more modern character than the typical architecture of most of the existing housing in the
neighborhood.

e There were some questions about the SP approval process and future public notification.

ANALYSIS

The proposed amendment area is generally a suitable location for T4 NC policy. It is located north
of the intersection of Cleveland Street, which is classified as a Collector-Avenue (T4-R-CA4) in the
Major and Collector Street Plan, and Meridian Street, which is classified as a Collector-Avenue
(T4-M-CAZ2) south of Cleveland Street, making it a significant and accessible intersection within
the neighborhood. Amending the policy to T4 NC for the amendment study area would essentially
be an extension of the T4 NC policy south of Cleveland Street, which is separated from the existing
T4 NC area by Cl policy that applies to Glenn Elementary School and Metro Fire Station #3.

Another factor that supports the proposed amendment to T4 NC policy is that the amendment to a
neighborhood-scaled mixed-use policy would provide additional options for adaptive reuse of the
historically significant structures in the community plan amendment study area. Adaptive reuse of
historically significant structures can not only help preserve the integrity of the structures, but can
also help ensure that building form and site design remain compatible with the character of the
surrounding neighborhood.

Encouraging the preservation of the historic resources should be strengthened by a Special Policy.
All of the Community Character Policies call for careful consideration of the potential impacts of
proposed developments on historically significant sites and strongly encourage developers to work
with the Metropolitan Historical Commission to protect and preserve them in conjunction with any
proposed development of such sites. A Special Policy is also needed for the community plan
amendment study area to ensure appropriate transitions to and livability of the surrounding
residential policy areas. There are two primary reasons for this. The first is that the surrounding
properties are also in the NRE district. The second is that the eastern, western, and northern
boundaries of the proposed T4 NC policy area are either across a local street (Vaughn Street) or are
adjacent to residential properties with no alleys to separate them from the community plan
amendment study area.

Given these factors, staff recommends including the following Special Policy in the community
plan amendment to T4 NC policy:
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Any zoning changes within this T4 NC area must be to a design-based zoning district that:

e Ensures the preservation of any structures and their settings within the area that are classified
as listed in the National Register of Historic Places (NR), National Register Eligible (NRE), or
local Historic Landmark (HL);

e Ensures that any new development or redevelopment of properties that are adjacent to any
historically significant features classified as listed above protects the historic integrity of those
features;

e Strongly encourages the preservation of any other contributing structures to the Cleveland
Park Historic District;

e Provides appropriate transitions in scale, massing, building orientation, and site design to
surrounding properties in residential policy areas;

e Limits the use of properties that are adjacent to residential policy areas to residential and/or
small office uses that are limited in height generally to two stories;

¢ Results in no additional property access along the street frontages of the Special Policy Area;
and,

e Provides appropriate on-site transitions to surrounding properties in residential policy areas
through measures such as landscape buffering and distance between structures.

STAFF RECOMMENDATION
Staff recommends approval of the amendment request with the described Special Policy.
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SEE NEXT PAGE
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2016SP-024-001

MCGAVOCK HOUSE SP

Map 082-03, Parcel(s) 218, 227-229, 231, 415-417, 551
05, East Nashville

05 (Scott Davis)
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Project No