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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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Item #1

Metro Planning Commission Meeting of 2/26/2026

Specific Plan 2025SP-048-001

Project Name New Hope Gardens SP

Council District 12 — Evans

School District 4 — Nabaa-McKinney

Requested by Dale and Associates, Inc, applicant. Proverbs Build
Homes, owner.

Deferrals This item was deferred at the February 12, 2026, Planning
Commission meeting. No public hearing was held.

Staff Reviewer Commey

Staff Recommendation Defer to the March 12, 2026, Planning Commission
meeting.

APPLICANT REQUEST

Rezone from RS1S5 to SP to permit 47 multi-family residential units.

Preliminary SP

A request to rezone from Single-Family Residential (RS15) to Specific Plan (SP) zoning for
property located at 6114 North New Hope Road, approximately 352 feet north of Central Pike (3.0
acres), to permit 47 multi-family residential units.

STAFF RECOMMENDATION

Staff recommends deferral to the March 12, 2026, Planning Commission meeting.
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Item #2 Specific Plan 2026SP-002-001

Project Name 3033, 3221 & 3255 Melvin Road

Council District 12 — Evans

School District 04 — Nabaa-McKinney

Requested by Dewey Engineering, applicant; Various owners.

Deferrals This item was deferred at the February 12, 2026, Planning
Commission meeting. No public hearing was held.

Staff Reviewer Schenk

Staff Recommendation Approve with conditions and disapprove without all
conditions.

APPLICANT REQUEST

Preliminary SP to permit 164 single-family lots.

Preliminary SP

A request to rezone from Single-Family Residential (RS80) and Single-Family Residential (RS15)
to Specific Plan (SP) zoning for properties located at 3033, 3221, 3255 Melvin Road, 6227, 6237,
6317 North New Hope Road, Melvin Road (unnumbered), and North New Hope Road
(unnumbered), located east of North New Hope Road, north of Central Pike and south of Landings
Way (50 acres), to permit 164 single-family residential lots.

Existing Zoning

Single-Family Residential (RS15) requires a minimum 15,000 square foot lot and is intended for
single-family dwellings at a density of 2.9 dwelling units per acre. Based on acreage alone, the
RS15 zoned portion of the site would permit a maximum of 67 lots. This does not account for
compliance with the Metro Subdivision Regulations and compliance with these regulations may
result in fewer lots.

Single-Family Residential (RS80) requires a minimum 80,000 square foot lot and is intended for
single-family dwellings at a density of 0.54 dwelling units per acre. Based on acreage alone, the
RS80 zoned portion of the site would permit a maximum of 14 lots. This does not account for
compliance with the Metro Subdivision Regulations and compliance with these regulations may
result in fewer lots.

Proposed Zoning

Specific Plan-Residential (SP-R) 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 only one residential building type.
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DONELSON-HERMITAGE-OLD HICKORY COMMUNITY PLAN

T3 Suburban Neighborhood Evolving (T3 NE) is intended to create and enhance suburban
residential neighborhoods with more housing choices, improved pedestrian, bicycle, and vehicular
connectivity, and moderate density development patterns with moderate setbacks and spacing
between buildings. T3 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, block structure,
and proximity to centers and corridors. T3 NE areas are developed with creative thinking in
environmentally sensitive building and site development techniques to balance the increased growth
and density with its impact on area streams and rivers.

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.

SITE CONTEXT AND PLAN DETAILS

The site consists of the entirety of six parcels and portions of two other parcels, totaling
approximately 50 acres in size. The site has frontage along North New Hope Road, which is
classified as a Collector-Avenue in the Major and Collector Street Plan (MCSP). The site is split-
zoned between RS15 and RS80, with Parcels 47.04, 47.05, 132, and 156 zoned RS15 since 1998,
and Parcels 076, 176, 177, and 178 zoned RS80 since 1998. The site is currently developed with
single-family residential and vacant land uses. The surrounding parcels are zoned RS15 and RS80,
with a Specific Plan (SP) located to the south of the site that permits single-family and multi-family
residential uses. The site is also adjacent to Wilson County to the east.

The proposed SP is for 164 single-family lots, with a minimum lot size of 6,300 square feet. The
plan proposes 14.98 acres, or approximately 29.96 percent of the site as open space, including 8.05
acres to be retained as natural open space area, specifically retaining areas of stream buffers and
trees. The proposed lots would all front public streets, meeting the lot frontage requirement. The
proposed street network includes a road connection to North New Hope Road, extensions of the
three existing roadway stubs to the south and west, and new stub roads to the north and east for
future connectivity. The plan proposes architectural standards, including material and glazing
standards. Formal landscaping requirements are included in the plan. The plan proposes a Type B
landscape buffer along the northern, southern, and eastern property boundaries, as well as portions
of the western property boundary.

ANALYSIS

The proposed SP is located within the T3 Suburban Neighborhood Evolving (T3 NE) policy and
Conservation (CO) policy areas. The T3 NE policy is intended to promote a broader range of
housing types, improved connectivity, and moderate density development. The Conservation (CO)
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policy on the site includes areas of streams and stream buffers along the western portions of the site,
and areas of slopes on the southern and western portions of the site. The proposed plan incorporates
several policy goals of the T3 NE policy. The plan proposes a single-family residential
development, at a density consistent with the policy. The plan includes improved connectivity
through the extensions of three existing stub streets from the south and west and includes two
additional stubs for further connectivity. The plan does not extend the westernmost stub from the
south, Bournemouth Lane, through the site in order to set aside that area for open space and
preserve additional natural features within the development. The proposed density of approximately
3.28 single-family lots per acre, and a minimum lot size of 6,300 square feet, is similar in density to
some of the surrounding neighborhoods, including an adjacent SP to the south, which has a
minimum single-family lot size of 5,000 square feet, while providing a modest increase in density to
others. The plan’s bulk standards, including building height, massing, and setbacks are also
consistent with a suburban development form.

The plan preserves areas of natural features along the western and southern portions of the site near
the North New Hope Road entrance, including stream buffer areas identified by the CO policy, as
well as areas of mature trees. The plan also proposes additional preserved natural areas along
portions of the northern property boundaries. With the preservation of these natural areas,
particularly on the western portion of the site, lots are arranged towards the center of the site and
adjacent to subdivisions with similar lot sizes to the south. The CO policy indicated on the southern
portion of the site is a wet weather conveyance and is not a blueline stream. Since this feature has
been determined to not be a stream, disturbance of this area would not be in conflict with the CO

policy.

FIRE MARSHAL RECOMMENDATION
Approve

STORMWATER RECOMMENDATION
Approve with conditions
e Approved as a Preliminary review only. Must comply with all regulations in the Stormwater
Management Manual at the time of final submittal for approval.

WATER SERVICES RECOMMENDATION
Approve with conditions

e Approved as a Preliminary SP only.

e Public and/or private Water and Sanitary Sewer construction plans must be submitted and
approved prior to Final Site Plan/SP approval.

e The approved construction plans must match the Final Site Plan/SP plans.

e Submittal of an availability study is required before the Final SP can be reviewed. Once this
study has been submitted, the applicant will need to address any outstanding issues brought
forth by the results of this study.

¢ A minimum of 30% Water and Sanitary Sewer Capacity Fees must be paid before issuance
of building permits.

e Unless and until 100% of Capacity Charge has been paid, No Water/Sanitary Sewer
Capacity is guaranteed.

10
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NASHVILLE DOT RECOMMENDATION
Approve with conditions

Prior to Final SP approval, the applicant shall coordinate with NDOT to develop road
construction plans that present geometric traffic calming design elements for managing
speeds at long distances and to provide improved pedestrian accessibility.

The existing "Temporary dead-end street/future road extension' signage on Bournemouth
lane shall be removed and Construct end cap for terminus of Bournemouth Lane including if
needed storm infrastructure, curb/ gutter, sidewalk, appropriate MUTCD dead end and no
parking signage, etc. Final signage and design shall be included in the Final SP construction
plans.

Comply traffic conditions of approval and MMTA recommendations.

On construction plan set provide road details of vertical and horizontal curvature and profile
and plan views. Roads are to be compliant with the NDOT Subdivision Street Design
Standards and Specifications.

On construction plan set justify/ present warrants all way stop at intersection of proposed
Road A and Road D (Lionheart Drive).

On construction plan set justify/ present warrants for all way stop at intersection of proposed
Road A and Road B.

On construction plan set provide stop bar and stop sign on Road E (Godwin Road) and Road
D (Lionheart Drive) intersection.

TRAFFIC & PARKING RECOMMENDATION
Approve with conditions

Prior to Final SP approval, the applicant shall coordinate with NDOT to develop road
construction plans that present geometric traffic calming design elements for managing
speeds at long distances and to provide improved pedestrian accessibility.

The existing "Temporary dead-end street/future road extension' signage on Bournemouth
lane shall be removed and Construct end cap for terminus of Bournemouth Lane including if
needed storm infrastructure, curb/ gutter, sidewalk, appropriate MUTCD dead end and no
parking signage, etc. Final signage and design shall be included in the Final SP construction
plans.

Due to the topography along N New Hope Rd, a sight distance exhibit shall be submitted for
the new public road intersection. The exhibit shall include Intersection Sight Distance (ISD)
(turning out from a stop position), as well as Stopping Sight Distance (SSD) per AASHTO
(green book). State what’s required versus what’s available be it existing and proposed road
grades. Based on the required sight triangle legs, show profile views w/ line of sight between
turning and approaching vehicles. Include existing and proposed road grades on profile view
SSD exhibits.

The Southbound LTL on N New Hope Rd at the new public street shall comply with
AASHTO/MUTCD requirements for taper lengths/transitions and necessary signage for the
new intersection (including but not limited to W2-2). It shall also be noted that the
installation of the LTL will require the reconstruction of neighboring properties access
points and relocation of existing utilities along N New Hope Rd.

11
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e With this proposed development being an extension of the Aaron's Cress sub-division, the
development team shall coordinate with NDOT through the 'Developer-Funded Traffic
Calming' process to create a mitigation plan that identifies the appropriate locations for
speed cushions and/or other traffic calming measures on the existing streets (Wallace Way
& Lionheart Drive), prior to Final SP approval. Additionally, pending community approval
of the traffic calming measures, the development team shall place $30,000 in escrow prior to
receiving a grading permit to fund the proposed traffic calming measures. A note will be
added to the corrected copy of the Preliminary SP to ensure its inclusion in the approval
process.

e The applicant's final construction drawings shall comply with the design regulations
established by the Nashville Department of Transportation, in effect at the time of the
approval of the preliminary development plan or final development plan or building permit,
as applicable. Final design may vary based on field conditions.

Maximum Uses in Existing Zoning District: RS80

Land Use Total Daily Trips | AM M
(ITE Code) Acres FAR/Density | Floor ( ee}l; da I)) Peak Peak
Area/Lots/Units | \"" Y Hour Hour
Single-Family
Residential 26.88 0.54F 14U 170 15 16
(210)
Maximum Uses in Existing Zoning District: RS15
Total . . AM PM
5?1“1;1(1 g:ge) Acres FAR/Density | Floor :)a;:’)lf(;‘;l[))s Peak Peak
Area/Lots/Units | \"" Y Hour Hour
Single-Family
Residential 23.12 29F 67U 719 52 70
(210)
Maximum Uses in Proposed Zoning District: SP
Total . . AM PM
5?1“1;1(1 g:ge) Acres FAR/Density | Floor :)a;:’)lf(;‘;l[))s Peak Peak
Area/Lots/Units | "' y Hour Hour
Single-Family
Residential 50 - 164 U 1,639 121 163
(210)
Traffic changes between maximum: RS15, RS80 and SP
Total q ] AM
zi?l"lgl (I?Jos:;e) Acres FAR/Density | Floor R:;‘;g{g:ll)’s Peak II_’II:)’queak
Area/Lots/Units y Hour
- - - - +750 +54 +77

METRO SCHOOL BOARD REPORT
Projected student generation existing RS15/RS80 district: 7 Elementary 5 Middle 6 High
Projected student generation proposed SP-R district: 14 Elementary 11 Middle 11 High

12
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The proposed SP zoning is expected to generate 18 additional students than the existing RS15 and
RS80 zoning districts. Students would attend Dodson Elementary School, DuPont Tyler Middle
School, and McGavock High School. Dodson Elementary School is identified as overcapacity,
DuPont Tyler Middle School is identified as at capacity, and McGavock High School is identified
as undercapacity. This information is based upon the 2025-2026 MNPS School Enrollment and
Utilization report provided by Metro Schools.

STAFF RECOMMENDATION
Staff recommends approval with conditions and disapproval without all conditions.

CONDITIONS

1. Permitted uses shall be limited to a maximum of 164 single-family residential lots. Short term
rental property, owner occupied and short term rental property, not owner occupied shall be
prohibited.

2. On the corrected copy, remove the following height standard “3 stories and 30 feet to the
roofline height” and replace with the following: “Maximum height shall be 3 stories in 35 feet.”

3. With the submittal of the final site plan, provide architectural elevations complying with all
architectural standards and conceptual elevations outlined on the preliminary SP for review and
approval.

4. With submittal of the final site plan, a tree survey and tree preservation plan shall be provided
for the tree preservation areas. Any areas of preserved trees shall be required to have tree
protection measures consistent with the requirements of the Metro Zoning Code.

5. Landscape buffers shall meet the requirements of the buffer type as shown on the preliminary
plan. Landscape buffers identified within the natural open space shall be used to supplement
existing vegetation only. If the buffer is to utilize existing vegetation, details of the existing
vegetation shall be reviewed by staff with the landscaping plan included with the final site plan.

6. Where retaining walls are required in buffer areas to mitigate grade, additional ground plantings
are required. Additional plantings shall be reviewed on the landscaping plan with the final site
plan.

7. The clearing, grading, and disturbance of natural open space shall be prohibited, unless

otherwise identified in the preliminary plan. Minor changes may be allowed during review of

the final SP based on engineering and construction plans.

Driveways to individual lots shall meet NDOT spacing requirements.

9. On corner lots, the minimum glazing requirement shall apply to each fagade fronting a public
right-of-way.

10. If a development standard, not including permitted uses, is absent from the SP plan and/or
Council approval, the property shall be subject to the standards, regulations and requirements of
the RS5 zoning district. Uses are limited as described in the Council ordinance.

11. The Preliminary SP plan is the site plan and associated documents. If applicable, remove all
notes and references that indicate that the site plan is illustrative, conceptual, etc.

12. Minor modifications to the Preliminary SP plan may be approved by the Planning Commission
or its designee based upon final architectural, engineering or site design and actual site
conditions. All modifications shall be consistent with the principles and further the objectives of
the approved plan. Modifications shall not be permitted, except through an ordinance approved
by Metro Council, that increase the permitted density or floor area, add uses not otherwise

*

13
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permitted, eliminate specific conditions or requirements contained in the plan as adopted
through this enacting ordinance, or add vehicular access points not currently present or

approved.
13. 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.
14. A final plat is required prior to permitting.
15. No master permit or HPR shall be recorded on the property prior to final site plan approval.

14
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SEE NEXT PAGE
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Item #3 2026CCO-001-001 Commercial Compatibility
Overlay

Project Name Buchanan Street Commercial Compatibility
Overlay

Council Bill No. BL2025-1168

Council District 21— Taylor

School District 05 — Fayne

Requested by Councilmember Brandon Taylor, applicant; various

property owners.

Deferrals This item was deferred at the January 08, 2026, Planning
Commission meeting. A public hearing was held and
closed on January 08, 2026.

Staff Reviewer Commey
Staff Recommendation Approve with a substitute ordinance.
APPLICANT REQUEST

Apply a Commercial Compatibility Overlay District.

Commercial Compatibility Overlay
A request to apply a Commercial Compatibility Overlay District for various properties located on
Buchanan Street between 21st Avenue North and Interstate 65 (15.78 acres).

Existing Zoning
Commercial Service (CS) is intended for retail, consumer service, financial, restaurant, office, self-
storage, light manufacturing, and small warehouse uses.

Single Family Residential (RS5) requires a minimum 5,000 square foot lot and is intended for
single-family dwellings at a density of 8.71 dwelling units per acre.

Mixed Use Limited-Alternative (MUL-A) is intended for a moderate intensity mixture of
residential, retail, and office uses and is designed to create walkable neighborhoods through
appropriate building placement and bulk standards

Mixed Use Neighborhood-Alternative (MUN-A) is intended for a low intensity mixture of
residential, retail, and office uses and is designed to create walkable neighborhoods through
appropriate building placement and bulk standards.

Proposed Zoning Overlay

Commercial Compatibility Overlay District (CCO) provides prohibitions and regulations on certain
nonresidential uses along collector and local streets in proximity to residential lots to create a
commercial development pattern that is compatible and harmonious with adjacent residential
neighborhoods.

17
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Note that the existing zoning listed above will remain on the subject properties and the proposed
overlay would be applied.

NORTH NASHVILLE COMMUNITY PLAN

T4 Urban Mixed-Use Corridor (T4 CM) is intended is to enhance urban mixed use corridors by
encouraging a greater mix of higher density residential and mixed use development along the
corridor, placing commercial uses at intersections with residential uses between intersections;
creating buildings that are compatible with the general character of urban neighborhoods; and a
street design that moves vehicular traffic efficiently while accommodating sidewalks, bikeways, and
mass transit.

T4 Urban Neighborhood Maintenance (T4 NM) is intended to maintain 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.

Conservation (CO) is intended to preserve environmentally sensitive land features through
protection and remediation. CO policy applies in all Transect Categories except T1 Natural, TS
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.

CASE HISTORY

This item was presented and was deferred at the January 08, 2026, Metro Planning Commission
meeting after a public hearing was held. The Commission deferred the item and directed staff to
review the following items:

e Review peer cities, such as Memphis, to see if they have distance requirements or other
regulations for bars and nightclubs.

e Understand how this overlay would apply in other parts of the city with commercial-
residential adjacency, such as Broadway, Wedgewood-Houston, Five Points, 12 South or
county-wide.

e Clarify how this proposal and other similar proposals are initiated.

e Examine how this aligns with the existing noise ordinance and to what extent it fills gaps in
that ordinance.

e Consider ways to increase dialogue and engagement with the community.

Peer City Review

Staff reviewed the regulations in other cities, including Memphis, Austin, Charlotte, and Atlanta, to
determine whether they impose distance requirements or other operational restrictions on bars and
nightclubs that are not currently addressed in Nashville’s code. The review found that most of these
cities have distance requirements for locating bars and nightclubs near residential districts, and
some have additional restrictions for establishments in neighborhood commercial areas.

18
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In Memphis, bars and nightclubs must be located at least 500 feet from single-family residential
zoning districts. Memphis also prohibits amplified sound after 11:00 p.m. for bars and nightclubs.
Atlanta requires a minimum separation of 300 feet and imposes limits on the hours of operation for
bars, nightclubs, restaurants, and other commercial uses in neighborhood commercial districts.
Atlanta also prohibits nightclubs in certain residential neighborhoods and requires that outdoor
amplified music not be plainly audible beyond the property line. Austin requires a minimum
distance of 50 feet from single family uses in neighborhood commercial districts. The city also
prohibits outdoor sound amplification in such districts. Charlotte requires a minimum separation of
at least 100 feet for a bar and nightclub from single family zoning districts and enforces decibel
limits after 11:00 p.m.

Outside of the CCO regulations Nashville does not have any distance requirements for bars and
nightclubs from other uses. In certain districts (Mixed-Use Neighborhood, Commercial
Neighborhood, and Shopping Center Neighborhood) there are limitations on the permitted square
footage and a maximum of one establishment per lot. The noise ordinance requires that outdoor
amplified music not be plainly audible beyond the property line for residentially occupied
properties, as outlined below in the noise ordinance section. Based on the review of bar and
nightclub regulations in peer cities, it is not uncommon for jurisdictions to regulate the location and
operation of bars and nightclubs near residentially zoned properties. These provisions typically
apply in specific zoning contexts such as commercial districts or areas adjacent to residentially
zoned property.

Application of the overlay in the County

The Commission directed staff to identify areas where the CCO could be applied, including
locations such as Broadway, Wedgewood-Houston, Five Points, 12 South, or potentially county-
wide. The CCO is only applicable to commercially zoned properties that have one or more
frontages on either a collector street or a local street and are located within 100 feet of residentially
zoned properties. The application of the overlay along collectors and locals was considered in the
creation of the CCO as they are lower classification streets, more likely to be found in a
neighborhood context. Staff found it appropriate that higher classification streets would have a
broader mix of non-residential land uses, including bar or nightclub. Twelfth Avenue South is
classified as an arterial street and therefore does not meet the applicability requirements. Similarly,
Broadway is also classified as an arterial and would not qualify. Broadway and areas within the
Downtown Code (DTC) are zoned for more intense commercial uses, including bars and nightclubs,
which does not align with the intent of the CCO which was intended to be applied at a
neighborhood scale. The CCO exempts DTC properties. Eligibility in the Wedgewood-Houston
area is not likely due to a majority of the properties not meeting the 100 foot distance from
residential requirement. Staff reviewed several areas where bars and nightclubs are located
throughout the county that could meet the criteria for application of the overlay. The identification
of these areas as potential candidates for the overlay to be applied was to provide the Commission
with an example of places throughout the county where the overlay could be applied, if determined
by the councilmember and/or property owners that this could be an appropriate tool for their
neighborhood.

Location 1 — The northeast corner of Fatherland Avenue and N. 11th Street

19
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Location 2 — The south side of Woodland Street between S 8th Street and S 10th Street
Location 3 — The west side of Brick Church Pike between Fern Avenue and Weakley Avenue
Location 4 — The southeast corner of Gallatin Avenue and Sharpe Avenue

Proposal Initiation

The commission also directed staff to clarify how the proposal to adopt the CCO is initiated. The
process begins when a property owner(s) or Metro Councilmember submits an application to the
Planning Department for review. Planning staff then evaluates the application against the
established applicability criteria and prepares a recommendation for the Planning Commission.
After the Planning Commission makes a motion on the case, the proposal proceeds to the Metro
Council for public hearing and final consideration.

Noise Ordinance

Title 9 of the Metro Code contains regulations pertaining to noise. There are restrictions and
limitations that apply during specific times of the day. Outside of the DTC area and properties
zoned Core Frame (CF), the ordinance requires that noise or outdoor sound amplification not be
plainly audible from the boundary line of the nearest residentially occupied property. Within the
DTC and for properties zoned CF, there are specific decibel limits and regulations that apply during
certain times of the day. Commercial noise is limited to 85 decibels between the hours of 9:00 p.m.
and 6:00 a.m. Sound amplification is also limited to 85 decibels during business operating hours.
Other than during business operating hours, sound amplification is limited to 70 decibels.

With the creation of the CCO, staff did not want an out-right prohibition of outdoor sound
amplification as it could be perceived as an over-regulation of live music. Providing more
regulations surrounding live music and barriers to the operations of independent music venues
conflicts with the recommendations provided in the Nashville Independent Venues Study to use
planning and regulatory tools to support independent music venues, not hinder them.

The CCO prohibits outdoor sound amplification between 9:00 p.m. and 10:00 a.m. In addition, bars
and nightclubs are not permitted to operate between 12:00 a.m. and 9:00 a.m., which means there
would be no noise or sound amplification during those hours. The CCO introduces time-based
restrictions on outdoor sound amplification that are not currently addressed in the code for
properties not zoned DTC or CF. By limiting the hours of operation for bars and nightclubs, these
provisions could help reduce noise impacts on surrounding residential properties. A barrier to the
enforcement of the noise ordinance by Metro Codes is typically that the hours of complaints are
outside of the operating hours of the department. The Codes Department will investigate noise
complaints on a limited basis depending on the frequency. Metro Police also has the ability to
enforce the noise ordinance.

Community Engagement

The commission directed the Councilmember to explore ways to increase dialogue and engagement
with the community. Beyond the standard notice requirements, Planning staff does not typically
hold community meetings for rezoning requests. Typically, this is facilitated by the sponsor of the
legislation. At the time this report was prepared, the Councilmember had scheduled a community
meeting for February 21st. The staff report was published prior to this meeting.

20
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ANALYSIS

The Commercial Compatibility Overlay (CCO), as proposed, would apply to approximately 15.78
acres for properties located on Buchanan Street between 21st Avenue North and Interstate 65. This
area consists of numerous properties with the CS, MUN-A, and MUL-A zoning districts. These
properties have primarily been developed with commercial and a mix of residential and non-
residential land uses. The CCO was created by Metro Council in 2025 (BL2025-909). The CCO
provides prohibitions and regulations on certain nonresidential uses along collector and local streets
in close proximity to residential lots to create a commercial development pattern that is compatible
and harmonious with adjacent residential neighborhoods. The range of land uses permitted within
the overlay district are those allowed by the underlying zoning district with the exception of
alternative financial services and beer and cigarette markets, which are prohibited. For any existing
land use in conflict with the application at the time of this overlay, the use would likely be
considered legally non-conforming. Compliance with CCO standards would not be required for
legally non-conforming land uses.

Per the applicability requirements, parcels within the CCO district should be contiguous, have
frontage on a collector or local street and should be less than 50 acres. The subject properties are
contiguous and have frontage along either Buchanan Street, which is classified as a collector
Avenue in the Major and Collector Street Plan (MCSP), or Arthur Avenue, which is a local street.
The proposed parcels within the overlay area are located within one hundred feet of parcels zoned
RS, R, or RM, satisfying adjacency requirements to residential zoning. The total area of 15.78 acres
is below the fifty-acre maximum. Eligible zoning districts within the CCO are limited to mixed-use,
office, commercial, and shopping center zoning districts. The proposed parcels are zoned CS,
MUN-A, and MUL-A, which meet this requirement, with the exception of one split-zoned property
for which staff has proposed to modify the boundary. The proposed overlay district meets the other
requirements of the CCO.

The substitute ordinance removes the RS5-zoned portion of Parcel 447, as the residential zoning

does not meet the applicability requirements for inclusion in the CCO district. The area of the
proposed substitute is approximately 15.58 acres.
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Proposed Substitute

STAFF RECOMMENDATION
Staff recommends approval of a substitute ordinance.
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SEE NEXT PAGE
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BUCHANAN STREET COMMERCIAL COMPATIBILITY OVERLAY

Various Properties

2026CCO0O-002-001

N

North Nashville
21 (Brandon Taylor)

08,
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Item #4 2026CCO0O-002-001 Commercial Compatibility
Overlay

Project Name Buchanan Street Commercial Compatibility
Overlay

Council Bill BL2025-1169

Council District 21— Taylor

School District 05 — Fayne

Requested by Councilmember Brandon Taylor, applicant; various

property owners.

Deferrals This item was deferred at the January 08, 2026, Planning
Commission meeting. A public hearing was held and
closed on January 08, 2026.

Staff Reviewer Commey
Staff Recommendation Approve with a substitute ordinance.
APPLICANT REQUEST

Apply a Commercial Compatibility Overlay District.

Commercial Compatibility Overlay
A request to apply a Commercial Compatibility Overlay District for various properties located on
Buchanan Street between 24th Avenue North and 21st Avenue North (4.53 acres).

Existing Zoning
Commercial Service (CS) is intended for retail, consumer service, financial, restaurant, office, self-
storage, light manufacturing, and small warehouse uses.

Single Family Residential (RS5) requires a minimum 5,000 square foot lot and is intended for
single-family dwellings at a density of 8.71 dwelling units per acre.

Mixed Use Limited (MUL) is intended for a moderate intensity mixture of residential, retail, and
office uses.

Proposed Zoning Overlay

Commercial Compatibility Overlay District (CCO) provides prohibitions and regulations on certain
nonresidential uses along collector and local streets in proximity to residential lots to create a
commercial development pattern that is compatible and harmonious with adjacent residential
neighborhoods.

Note that the existing zoning listed above will remain on the subject properties and the proposed
overlay would be applied.
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NORTH NASHVILLE COMMUNITY PLAN

T4 Urban Mixed-Use Corridor (T4 CM) is intended to enhance urban mixed use corridors by
encouraging a greater mix of higher density residential and mixed use development along the
corridor, placing commercial uses at intersections with residential uses between intersections;
creating buildings that are compatible with the general character of urban neighborhoods; and a
street design that moves vehicular traffic efficiently while accommodating sidewalks, bikeways, and
mass transit.

T4 Urban Neighborhood Maintenance (T4 NM) is intended to maintain 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.

CASE HISTORY

This item was presented and was deferred at the January 08, 2026, Metro Planning Commission
meeting after a public hearing was held. The Commission deferred the item and directed staff to
review the following items:

e Review peer cities, such as Memphis, to see if they have distance requirements or other
regulations for bars and nightclubs.

e Understand how this overlay would apply in other parts of the city with commercial-
residential adjacency, such as Broadway, Wedgewood-Houston, Five Points, 12 South or
county-wide.

e Clarify how this proposal and other similar proposals are initiated.

e Examine how this aligns with the existing noise ordinance and to what extent it fills gaps in
that ordinance.

e Consider ways to increase dialogue and engagement with the community.

Peer City Review

Staff reviewed the regulations in other cities, including Memphis, Austin, Charlotte, and Atlanta, to
determine whether they impose distance requirements or other operational restrictions on bars and
nightclubs that are not currently addressed in Nashville’s code. The review found that most of these
cities have distance requirements for locating bars and nightclubs near residential districts, and
some have additional restrictions for establishments in neighborhood commercial areas.

In Memphis, bars and nightclubs must be located at least 500 feet from single-family residential
zoning districts. Memphis also prohibits amplified sound after 11:00 p.m. for bars and nightclubs.
Atlanta requires a minimum separation of 300 feet and imposes limits on the hours of operation for
bars, nightclubs, restaurants, and other commercial uses in neighborhood commercial districts.
Atlanta also prohibits nightclubs in certain residential neighborhoods and requires that outdoor
amplified music not be plainly audible beyond the property line. Austin requires a minimum
distance of 50 feet from single family uses in neighborhood commercial districts. The city also
prohibits outdoor sound amplification in such districts. Charlotte requires a minimum separation of
at least 100 feet for a bar and nightclub from single family zoning districts and enforces decibel
limits after 11:00 p.m.
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Outside of the CCO regulations Nashville does not have any distance requirements for bars and
nightclubs from other uses. In certain districts (Mixed-Use Neighborhood, Commercial
Neighborhood, and Shopping Center Neighborhood) there are limitations on the permitted square
footage and a maximum of one establishment per lot. The noise ordinance requires that outdoor
amplified music not be plainly audible beyond the property line for residentially occupied
properties, as outlined below in the noise ordinance section. Based on the review of bar and
nightclub regulations in peer cities, it is not uncommon for jurisdictions to regulate the location and
operation of bars and nightclubs near residentially zoned properties. These provisions typically
apply in specific zoning contexts such as commercial districts or areas adjacent to residentially
zoned property.

Application of the overlay in the County

The Commission directed staff to identify areas where the CCO could be applied, including
locations such as Broadway, Wedgewood-Houston, Five Points, 12 South, or potentially county-
wide. The CCO is only applicable to commercially zoned properties that have one or more
frontages on either a collector street or a local street and are located within 100 feet of residentially
zoned properties. The application of the overlay along collectors and locals was considered in the
creation of the CCO as they are lower classification streets, more likely to be found in a
neighborhood context. Staff found it appropriate that higher classification streets would have a
broader mix of non-residential land uses, including bar or nightclub. Twelfth Avenue South is
classified as an arterial street and therefore does not meet the applicability requirements. Similarly,
Broadway is also classified as an arterial and would not qualify. Broadway and areas within the
Downtown Code (DTC) are zoned for more intense commercial uses, including bars and nightclubs,
which does not align with the intent of the CCO which was intended to be applied at a
neighborhood scale. The CCO exempts DTC properties. Eligibility in the Wedgewood-Houston
area is not likely due to a majority of the properties not meeting the 100 foot distance from
residential requirement. Staff reviewed several areas where bars and nightclubs are located
throughout the county that could meet the criteria for application of the overlay. The identification
of these areas as potential candidates for the overlay to be applied was to provide the Commission
with an example of places throughout the county where the overlay could be applied, if determined
by the councilmember and/or property owners that this could be an appropriate tool for their
neighborhood.

Location 1 — The northeast corner of Fatherland Avenue and N. 11th Street

Location 2 — The south side of Woodland Street between S 8th Street and S 10th Street
Location 3 — The west side of Brick Church Pike between Fern Avenue and Weakley Avenue
Location 4 — The southeast corner of Gallatin Avenue and Sharpe Avenue

Proposal Initiation

The commission also directed staff to clarify how the proposal to adopt the CCO is initiated. The
process begins when a property owner(s) or Metro Councilmember submits an application to the
Planning Department for review. Planning staff then evaluates the application against the
established applicability criteria and prepares a recommendation for the Planning Commission.
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After the Planning Commission makes a motion on the case, the proposal proceeds to the Metro
Council for public hearing and final consideration.

Noise Ordinance

Title 9 of the Metro Code contains regulations pertaining to noise. There are restrictions and
limitations that apply during specific times of the day. Outside of the DTC area and properties
zoned Core Frame (CF), the ordinance requires that noise or outdoor sound amplification not be
plainly audible from the boundary line of the nearest residentially occupied property. Within the
DTC and for properties zoned CF, there are specific decibel limits and regulations that apply during
certain times of the day. Commercial noise is limited to 85 decibels between the hours of 9:00 p.m.
and 6:00 a.m. Sound amplification is also limited to 85 decibels during business operating hours.
Other than during business operating hours, sound amplification is limited to 70 decibels.

With the creation of the CCO, staff did not want an out-right prohibition of outdoor sound
amplification as it could be perceived as an over-regulation of live music. Providing more
regulations surrounding live music and barriers to the operations of independent music venues
conflicts with the recommendations provided in the Nashville Independent Venues Study to use
planning and regulatory tools to support independent music venues, not hinder them.

The CCO prohibits outdoor sound amplification between 9:00 p.m. and 10:00 a.m. In addition, bars
and nightclubs are not permitted to operate between 12:00 a.m. and 9:00 a.m., which means there
would be no noise or sound amplification during those hours. The CCO introduces time-based
restrictions on outdoor sound amplification that are not currently addressed in the code for
properties not zoned DTC or CF. By limiting the hours of operation for bars and nightclubs, these
provisions could help reduce noise impacts on surrounding residential properties. A barrier to the
enforcement of the noise ordinance by Metro Codes is typically that the hours of complaints are
outside of the operating hours of the department. The Codes Department will investigate noise
complaints on a limited basis depending on the frequency. Metro Police also has the ability to
enforce the noise ordinance.

Community Engagement

The commission directed the Councilmember to explore ways to increase dialogue and engagement
with the community. Beyond the standard notice requirements, Planning staff does not typically
hold community meetings for rezoning requests. Typically, this is facilitated by the sponsor of the
legislation. At the time this report was prepared, the Councilmember had scheduled a community
meeting for February 21st. The staff report was published prior to this meeting.

ANALYSIS

The Commercial Compatibility Overlay (CCO) as proposed would apply to approximately 4.53
acres located on Buchanan Street between 24th Avenue North and 21st Avenue North. This area
consists of numerous properties zoned CS and MUL that have been developed with commercial and
a mix of residential and non-residential land uses. The CCO provides prohibitions and regulations
on certain nonresidential uses along collector and local streets in close proximity to residential lots
to create a commercial development pattern that is compatible and harmonious with adjacent
residential neighborhoods. The range of land uses permitted within the overlay district are those
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allowed by the underlying zoning district with the exception of alternative financial services and
beer and cigarette markets, which are prohibited. For any existing land use in conflict with the
application at the time of this overlay, the use would likely be considered legally non-conforming.
Compliance with CCO standards would not be required if the property is a legally non-conforming
use.

Per the applicability requirements, parcels within the CCO district should be contiguous, have
frontage on a collector or local street and should be less than 50 acres. The subject properties are
contiguous and have frontage along either Buchanan Street, 22nd Avenue North, and 23rd Avenue
North. Buchanan Street is classified as a collector avenue in the Major and Collector Street Plan
(MCSP). Twenty-second Avenue North and 23rd Avenue North are classified as local streets. The
parcels within the proposed overlay area are located within one hundred feet of parcels zoned RS,
R, or RM, satisfying adjacency requirements to residential zoning. The total area of 4.53 acres is
well below the fifty-acre maximum. Eligible zoning districts within the CCO are limited to mixed-
use, office, commercial, and shopping center zoning districts. The proposed parcels are zoned CS
and MUL which meet this requirement with the exception of one parcel which is split zoned. The
proposed overlay district meets all other requirements of the CCO.

The substitute ordinance removes the RS5-zoned portion of Parcel 291, as this residential zoning
does not meet the applicability requirements for inclusion in the CCO district. The area of the
proposed substitute is approximately 4.17 acres.

(37337 7T
72 37 '4?6,3}91

‘93‘4 = 1 —
%Eﬁlf
3 | _mﬂ.,

} 1
| 441 436 ﬂjypf I
E2 17
‘ 443 laas] 445.
|4J1;444 44.’7449

41543& 436
455{4
fis2”]

GUM'S\ 46h 12
7 405 40$ 4oi il
4 bod | %ﬁ 1454.;3;;5 1. 469
5 |

o2 | 46;!1 o 18“”1&5?
[402_

' %73‘ I'RSS |BUCHANANST T *.' -
'.‘- 200

di

?w028 \lgugl
03 020 |1
036 02 n._\uul

4[06 127 llﬁsr uzx ‘
128126 124 %

| lo72 j.l F‘_l i
ﬁfﬁﬁgﬂ,‘x m ﬁf 355'6?
o3| ! I,mh' L
T
\RB

Proposed Substitute

29




Metro Planning Commission Meeting of 2/26/2026

STAFF RECOMMENDATION
Staff recommends approval of a substitute ordinance.
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SEE NEXT PAGE
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Final Plat 2025S-145-001
Re-Subdivision of Part of Lot 40 Plan of
Clifton

Council District 21 — Taylor

School District 05 — Fayne

Requested by Dale & Associates, applicant; Rightway Properties Plus II,
LLC, owner.

Deferrals This item was deferred at the September 11, 2025, October
23,2025, November 13, 2025, December 11, 2025,
January 8, 2026, and February 12, 2026, Planning
Commission meetings. No public hearing was held.

Staff Reviewer Konigstein

Staff Recommendation Defer to the March 12, 2026, Planning Commission
meeting.

APPLICANT REQUEST

Request for final plat approval to create four lots.

Final Plat

A request for final plat approval to create four lots on property located at 39th Avenue North
(unnumbered), approximately 218 feet north of Alameda Street, zoned Single Family Residential

(RS7.5) (0.69 acres).

STAFF RECOMMENDED ACTION

Staff recommends deferral to the March 12, 2026, Planning Commission meeting.
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2026S-016-001

JENKINS LANDING SUBDIVISION
Map 109, Parcel(s) 176.01

Map 110, Parcel(s) 171

14, Donelson-Hermitage-Old Hickory
12 (Erin Evans)
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Project Name
Council District
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Concept Plan 2026S-016-001

Jenkins Landing Subdivision
12 — Evans

School District 04 — Nabaa-McKinney

Requested by Kimley Horn, applicant; Richard and Barbara Jenkins,
owners.

Deferrals This case was deferred at the February 12, 2026, Planning
Commission meeting. No public hearing was held.

Staff Reviewer Schenk

Staff Recommendation Defer to the March 12, 2026, Planning Commission
meeting.

APPLICANT REQUEST

Request for final plat approval to create 87 lots.

Concept Plan

A request for concept plan approval to create 87 lots utilizing conservation development standards
on properties located at Stewarts Ferry Pike (unnumbered), approximately 482 feet west of South
New Hope Road, zoned Single-Family Residential (RS15) (47.61 acres).

STAFF RECOMMENDATION

Staff recommends deferral to the March 12, 2026, Planning Commission meeting.
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Item #7 PUD Amendment 154-73P-002

Project Name Hermitage Woods (Amendment)

Council District 12 - Evans

School District 04 — Nabba-McKinney

Requested by Thomas and Hutton, applicant; Universal Builders, owner.

Deferrals This item was deferred at the February 12, 2026 Planning
Commission meeting. No public hearing was held.

Staff Reviewer Garland

Staff Recommendation Approve with conditions and disapprove without all
conditions.

APPLICANT REQUEST

Amend a Planned Unit Development.

PUD Amendment

A request to amend a portion of a Planned Unit Development (PUD) Overlay District on properties
located at Old Lebanon Dirt Road (unnumbered) and 1704 Robards Way, at the terminus of
Dutchfalls Cove (11.4 acres), zoned Multi-Family Residential (RM9), located within a Planned Unit
Overlay District, to permit 77 multi-family residential units.

Existing Zoning

Multi-Family Residential (RM9) is intended for single-family, duplex, and multi-family dwellings
at a density of nine dwelling units per acre. Based on acreage alone, RM9 would permit a maximum
of 107 units.

Planned Unit Development Overlay District (PUD) is an alternative zoning process that allows for
the development of land in a well-planned and coordinated manner, providing opportunities for
more efficient utilization of land than would otherwise be permitted by the conventional zoning
provisions of Title 17. The PUD district may permit a greater mixing of land uses not easily
accomplished by the application of conventional zoning district boundaries, or a framework for
coordinating the development of land with the provision of an adequate roadway system or essential
utilities and services. In return, the PUD district provisions require a high standard for the protection
and preservation of environmentally sensitive lands, well-planned living, working and shopping
environments, and an assurance of adequate and timely provision of essential utilities and streets.
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Proposed Site Plan
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DONELSON-HERMITAGE-OLD HICKORY COMMUNITY PLAN

T3 Suburban Neighborhood Evolving (T3 NE) is intended to create and enhance suburban
residential neighborhoods with more housing choices, improved pedestrian, bicycle, and vehicular
connectivity, and moderate density development patterns with moderate setbacks and spacing
between buildings. T3 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, block structure,
and proximity to centers and corridors. T3 NE areas are developed with creative thinking in
environmentally sensitive building and site development techniques to balance the increased growth
and density with its impact on area streams and rivers.

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.

PUD HISTORY

The existing PUD (154-73P-001) received approval from Metro Council in 1973 and permitted a
total of 1,701 single-family and multi-family residential units in sixteen separate phases on 215.97
acres. Several portions of the PUD have been amended over the years. At the November 28, 1979,
Planning Commission meeting, northern portions of the PUD along Old Lebanon Dirt Road were
amended to change the residential unit type from multi-family residential to single-family
residential. Previous amendments did not alter the number of residential units permitted in the PUD.
In 2005, the PUD was amended to remove a portion of the PUD for a different parcel and reduce
the number of residential units permitted by 74 units, resulting in a total of 1,627 residential units
allowed within the PUD. Currently, 1,070 residential units have been constructed within the PUD.

SITE CONTEXT AND PLAN DETAILS

The application consists of two parcels totaling 11.23 acres located along the west side of
Dutchfalls Cove terminus. The subject site is a portion of Phase 3. Phase 3 was originally approved
for 48 single-family lots. The wider surrounding area includes properties zoned Multi-Family
Residential (RM9 and RM15), Single-Family Residential (RS7.5 and RS15), One and Two-Family
Residential (R8), and Shopping Center Community (SCC). The surrounding properties to the north,
west, and outh, are also located within the PUD. The surrounding land uses include multi-family
residential, single-family residential, vacant, and commercial.

The proposal is to amend the PUD to permit 77 multi-family residential units. The multi-family
residential units are townhomes proposed with a maximum height of two stories in 35-feet. Each
unit is front loaded from the private drive. The proposed plan has two access points. The first is
from a proposed private drive that is an extension from Dutch Falls Cove to the east. The existing
temporary turnaround off Dutch Falls Cove is to be removed and a new Nashville Department of
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Transportation (NDOT) standard turnaround will be built and tie-in to existing curb, sidewalk, and
pavement. The Dutch Falls entrance is proposed to be gated for emergency access only. The second
vehicular access point is from Rockwood Drive to the west. This access point uses an existing 50-
foot-wide access easement recorded with a previous plat (Book 4460, Page 82).

The plan shows a five-foot sidewalk down the north side of the private drive. There are several
areas of surface parking spaces shown on the plan for a total of 39 additional spaces.

Dry Fork Creek runs along the northern boundary of the subject site. The plan identifies the
stormwater management area, floodway zone 1 and zone 2 buffers, and the 100-year floodplain.
The plan outlines the existing tree canopy and the area of preservation. As this is an amendment to
the preliminary PUD plan, a subsequent final site plan would be required and evaluated against the
preliminary plan, if approved. A full landscaping plan will be provided with the PUD final site plan
submittal.

ANALYSIS

The PUD amendment is requesting to change from single-family residential to multi-family
residential for this phase and to permit an access point along Dutch Falls Cove. The PUD as a whole
includes a mix of multi-family and single-family land uses. The majority of the PUD to the north of
the site is single-family and the PUD portion south of the site is multi-family. However, since this
request is changing the approved unit type from single-family to multi-family, a PUD amendment is
required. This request also introduces one new vehicular access point to an existing street which
also requires an amendment.

The site is within the Suburban Neighborhood Evolving (T3 NE) policy area which intends to create
and enhance suburban neighborhoods with the best qualities of classic suburban neighborhoods —
greater housing choice, improved connectivity, and more creative, innovative, and environmentally
sensitive development techniques. The site is also within the Conservation (CO) policy which is
intended to preserve environmentally sensitive land features through protection and remediation.

This plan provides greater housing choice with the proposed 77 townhomes consistent with the T3
NE policy. The previously approved plan for this phase only permitted vehicular access from
Market Square to the north which would necessitate a stream crossing and increased disturbance to
the floodplain area of the site. With the proposed plan, no access points will cross the creek. The
plan also identifies the conservation areas along the northern boundary of the site where the creek is
located. The plan shows the zone 1 and zone 2 floodway buffers and the 100-year floodplain. The
CO policy goals are met with all the proposed townhomes shown outside of the areas of sensitive
environmental features. Overall, the proposed amendment meets the general goals of the T3 NE
policy and CO policies, as well as the original intent of the PUD to provide residential
opportunities. The relocation of the access points better addresses the goals of the CO policy.

The Planning Commission may approve changes to an approved PUD without Council approval if
they do not go beyond the standards outlined below in Section 17.40.120.G of the Zoning Code,
which specifies what types of changes to a PUD must be approved by Council. Since the proposed
amendment introduces a new vehicular access point (e) to an existing street and is requesting to
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change from a single-family unit type to a multi-family unit type (g), this proposal is classified as an
amendment to the currently approved plan and requires Council approval.

G. Status of Earlier Planned Unit Developments (PUDs) The proposed amendment meets the
criteria in 17.40.120.G of the Metro Zoning Code. The criteria include:

a.

b.
C.

In the judgment of the commission, the change does not alter the basic development concept of
the PUD;

The boundary of the planned unit development overlay district is not expanded;

There is no change in general PUD classification (e.g. residential to any classification of
commercial or industrial PUD; any change in general classification of a commercial PUD; or
any change in general classification of an industrial PUD);

There is no deviation from special performance criteria, design standards, or other specific
requirements made part of the enacting ordinance by the council;

There is no introduction of a new vehicular access point to an existing street, road or
thoroughfare not previously designated for access;

There is no increase in the total number of residential dwelling units originally authorized by the
enacting ordinance;

There is no change from a PUD approved exclusively for single-family units to another
residential structure type;

The total floor area of a commercial or industrial classification of PUD shall not be increased
more than ten percent beyond the total floor area last approved by the council,

If originally limited to office activities, the range of permitted uses in a commercial PUD shall
not be expanded to broader classifications of retail, commercial or industrial activities, unless
such activities are otherwise permitted by the underlying base zone district. The permitted uses
within the planned unit development shall be those specifically authorized by the council
through the adopted master development plan, or by the existing base zone district beneath the
overlay, whichever is more permissive.

If originally limited to office, retail and other general commercial activities, the range of
permitted uses in a commercial PUD shall not be expanded to include industrial activities,
unless such activities are otherwise permitted by the underlying base zone district. The
permitted uses within the planned unit development shall be those specifically authorized by the
council through the adopted master development plan, or by the existing base zone district
beneath the overlay, whichever is more permissive.

If originally limited to commercial activities, the range of permitted uses in a commercial PUD
shall not be expanded to broader classifications of retail, commercial, or industrial activities,
unless such activities are otherwise permitted by the underlying base zone district. The
permitted uses within the planned unit development shall be those specifically authorized by the
council through the adopted master development plan, or by the existing base zone district
beneath the overlay, whichever is more permissive.

In the determination of the commission, the nature of the change will have no greater adverse
impact on those environmentally sensitive features identified in Chapter 17.28 of this code than
would have occurred had the development proceeded in conformance with the previous
approval.

In the judgment of the commission, the planned unit development or portion thereof to be
modified does not meet the criteria for inactivity of Section 17.40.120.H.4.a.
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COMMENTS FROM OTHER REVIEWING AGENCIES

FIRE RECOMMENDATION
Approve

Dutch Falls Dr. will require shown emergency drive connection or approved turnaround at
dead-end.

STORMWATER RECOMMENDATION
Approve with conditions

Approved as a Preliminary review only. Must comply with all regulations in the Stormwater
Management Manual at the time of final submittal for approval.

WATER SERVICES RECOMMENDATION
Approve with conditions

Approved as a Preliminary PUD only. Public and/or private Water and Sanitary Sewer
construction plans must be submitted and approved prior to Final Site Plan/SP approval. The
approved construction plans must match the Final Site Plan/SP plans. A minimum of 30% of
W&S Capacity must be paid before issuance of building permits. (Water & Sewer Capacity
Fee Permit No’s. T2025095766 & T2025095769). Unless and until 100% of capacity charge
has been paid, no water/sewer capacity is guaranteed.

NASHVILLE DOT RECOMMENDATION
Approve with conditions

Final constructions plans shall comply with the design regulations established by NDOT.
Final design and improvements may vary based on actual field conditions. The following are
general approval comments and conditions; All public commercial ramps, residential
driveways and street intersections shall meet code spacing requirements. Any public access
point(ramps, drives) and/or intersection should meet AASHTO stopping sight distance
requirements. At final, Call out and dimension any ROW dedications that are to
accommodate public ROW requirements. In general, with a final: Any proposed roadway
sections, ramps, driveways, sidewalks, curb & gutter, etc. shall be designed and called outed
per NDOT standard details. There shall be no earthen retaining walls installed in the public
ROW. There should be no vertical obstructions in new public sidewalks and the removal, or
relocation, of utilities will be required to accommodate new public sidewalks. Note: A
private hauler will be required for waste/recycle disposal. Contact Metro Water services for
waste disposal requirement (solidwastereview(@nashville.gov). Additional 1-1/2' mill and
overlay may be required to cover full extents of utility, and/or road widening, work in the
public ROW. Coordinate w/ NDOT traffic on MMTA requirements. On final, Provide full
extents of offsite improvements over the cross access easement adjacent.

TRAFFIC AND PARKING RECOMMENDATION
Approve with conditions

Per review of the MMTA, the applicant shall install Left and Right turn lanes with 100' of
storage on the Westbound approach of Hermitage Woods Drive and Old Hickory Blvd. A
supplemental 'Be prepared to stop' (W3-4) sign shall also be installed on the Westbound
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approach. The location of the stop bar shall be shifted closer to Old Hickory Blvd to
maintain sight visibility.

e NDOT is supportive of further sidewalk connective along Hermitage woods Drive, however
given that this is a private road further coordination with the adjacent property owners on the
exact limits of the sidewalk connectivity.

e The applicant's final construction drawings shall comply with the design regulations
established by the Nashville Department of Transportation, in effect at the time of the
approval of the preliminary development plan or final development plan or building permit,
as applicable. Final design may vary based on field conditions.

Maximum Uses in Existing Zoning District: PUD

Total
Land Use . Daily Trips AM Peak | PM Peak
A FA Fl
(ITE Code) eres R/Density oor (weekday) Hour Hour
Area/Lots/Units
Single-Family
Residential 11.23 - 48U 529 39 51
(210)
Maximum Uses in Proposed PUD: Addition
Total
Land Use . Daily Trips AM Peak | PM Peak
A FA Fl
(ITE Code) eres R/Density oor (weekday) Hour Hour
Area/Lots/Units
Multi- Family
Residential 11.23 - 77U 418 27 34
(221)
Traffic changes between maximum: PUD and PUD
Total . . AM
(;:;::1 %:)J;Z) Acres FAR/Density Floor lz:l‘:zk’l(;lz“lp)s Peak Pl;/ll(zlerak
Area/Lots/Units v Hour
- - - - -111 -12 -17
STAFF RECOMMENDATION

Staff recommends approval with conditions and disapproval without all conditions.

CONDITIONS

1. This PUD amendment permits a maximum of 77 multi-family residential units.

2. Prior to the submittal of the final site plan, coordinate with the property owner of parcel

08600018800 to improve the existing access easement. If this access easement is unable to be

improved, it may result in changes to the approved plan and may impact the permitted number

of units on the parcel.

Comply with all conditions and requirements of Metro Reviewing Agencies.

4. This approval does not include any signs. Signs in planned unit developments must be approved
by the Metro Department of Codes Administration except in specific instances when the Metro
Council directs the Metro Planning Commission to review such signs.

5. 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.

[98)
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6. Prior to any additional development applications for this property, and prior to or with final
PUD plan application, the applicant shall provide the Planning Department with a corrected
copy of the preliminary PUD plan.
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SEE NEXT PAGE
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Item #8 Zone Change 2025Z-109PR-001

Council District 02 — Toombs

School District 01 — Taylor

Requested by Nevada Scott Davis, applicant; 26 Nashville Select, LLC,
owner.

Deferrals This item was deferred at the December 11, 2025 January
8, 2026, and February 12, 2026, Planning Commission
meetings. No public hearing was held.

Staff Reviewer Konigstein

Staff Recommendation Defer to the March 26, 2026, Planning Commission
meeting.

APPLICANT REQUEST

Zone change from RM20-A to RM40-A.

Zone Change

A request to rezone from Multifamily Residential - Alternative (RM20-A) to Multifamily
Residential - Alternative (RM40-A) zoning for property located at 26 Lucile Street, located
approximately 150 feet west of Elmhurst Avenue (0.67 acres).

STAFF RECOMMENDATION

Staff recommends deferral to the March 26, 2026, Planning Commission meeting.
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NO SKETCH
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Item #9 Text Amendment 2026Z-003TX-001
Project Name Bar or Nightclub Use in Shopping Centers
Council Bill No. BL2026-1195

Council District Countywide

School District Countywide

Requested by Councilmember Joy Styles

Deferral/ MPC Rules

and Procedures This item will need to be deferred to the March 26, 2026,
Planning Commission meeting per the MPC Rules and
Procedures following a public hearing.

Staff Reviewer Konigstein

Staff Recommendation Defer to the March 26, 2026, Planning Commission
meeting.

APPLICANT REQUEST

Amend the Zoning Code to remove “bar or night club” use from being permitted within
shopping center zoning districts.

PROPOSED AMENDMENT TO TITLE 17

A request to amend Title 17 of the Metropolitan Code of Laws, to remove the “bar or night club”
use from being permitted within the shopping center zoning districts (SCN, SCC, SCR) (Chapter
17.08.030).

BACKGROUND

In 2022, the Commission considered a text amendment (2021Z-018TX-001/BL2021-922) that
proposed to create a definition for “bar or nightclub” and amend the code to add minimum distance
requirements from certain uses (single-family, two-family, daycares, and other institutional and
educational land uses). This was ultimately withdrawn at the Council level.

In 2024, the Zoning Code was amended to add a definition of “bar or nightclub” (2024-022TX-
001/BL2024-594). Bar or nightclub was defined as “any establishment primarily in the business of
the sale of alcoholic beverages for on-premises consumption and possessing the appropriate licenses
for such.” This is the current definition in the Code.

SUMMARY

The proposed amendment would remove the bar or nightclub use from being a use permitted by
right or a use permitted with conditions in the shopping center zoning districts. Bar or nightclub is a
permitted use (P) in Shopping Center Regional (SCR) and Shopping Center Community (SCC)
zoning districts and permitted with conditions use (PC) in Shopping Center Neighborhood (SCN)
zoning district. The conditions applicable to SCN limit a bar or nightclub to two thousand five
hundred square feet of gross floor area per establishment, with no more than one establishment per
lot permitted. The conditions are not applicable to establishments located in SCC or SCR where the
use is permitted by right.
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ANALYSIS
Throughout the analysis of the report, for simplicity staff will use the term “bar” to represent “bar or
nightclub.”

Staff has completed preliminary research on the number of bars throughout the county. This is a
challenging estimate to achieve as there is no comprehensive database of bars and distinguishing
between a bar and restaurant is based on food and beverage sales of the establishment, which is
information not easily available to staff. In order to estimate the number of bars throughout the
county, staff used the following factors: personal property classification, building permits,
assessor’s property classifications, and beer board permits. Properties zoned Downtown Code
(DTC) were not included in this analysis. For any establishment that met the criteria above, staff
completed additional research into these specific locations to determine if they were a bar. The total
number of bars was approximately 142.

Through discussions with Councilmember Styles, it was determined her goal with the amendment
was to prohibit bars in strip shopping centers. Strip shopping centers are typically single-story,
multi-tenant buildings with shared surface parking lots. While this built form is found in the SC-
zoning districts, it is also found in mixed-use and other commercial zoning districts. From a land
use perspective, a shopping center can be an appropriate location for a bar. Bars are typically open
later at night when other retail or office establishments in the same building may be closed,
allowing for a shared parking arrangement to serve the different uses throughout the day. Modifying
the amendment to prohibit bars in all zoning districts that might permit strip shopping center
building forms is likely not appropriate nor in line with land use policies and goals.

Of the 142 bars that staff identified, approximately five are located in SC- zoning districts. If the
amendment is adopted, any existing bar in these zoning districts would be considered legally non-
conforming. By state and local laws, existing establishments would be permitted to remain and
would be able to continue to operate.

Staff acknowledges that bars may at times result in complaints from nearby neighbors in addition to
instances of crime. Data from Metro Police was used to determine crime reports and data from
HubNashville to determine if there is a pattern of complaints around bars.

HubNashville data indicated that proximity to residential properties is a factor in the number of
complaints. Data sets used in the complaint category included noise violations, beer permit
complaint, and narcotics/prostitution/loitering. Staff found that complaints would generally increase
with nearby residences, but the highest complaints are not necessarily those with the most homes
nearby. Most bars have zero or few complaints while there are few bars with high numbers of
complaints. The number of bars with zero complaints is over 120 while on the far end, there are a
few bars with complaints ranging from 50 to 80 and with one bar, over 300 complaints. The bars
with the highest number of complaints were not zoned SC-, but were zoned mixed use (MU-),
commercial (CS), or Specific Plan (SP).
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Using Metro Police data from the time period of 1/1/2024 through 2/17/2026, staff looked at data to
identify crimes within 100 feet of a parcel with an identified bar. This data set includes larceny,
aggravated assault, auto theft, commercial burglary, street robbery, residential robbery, commercial
robbery, and homicide. Within 100 feet of a parcel with a bar, approximately 60 percent of parcels
with bars had zero reported crimes and approximately 30 percent of bars had crimes counts under
five. Two of the four highest counts of crimes (one in the 16-20 category and one in the 11-15
category) were from parcels with bars in Councilmember Style’s district. The parcels where these
four bars are located are zoned mixed-use (MUG, MUL) and commercial (CL).

While staff has identified the zoning districts of bars with the highest number of complaints and
reports of crime, it is not to imply that removing the bar use from other zoning districts will remedy
the issues of complaints or crime. Staff has concerns that excluding the use from zoning districts
would not get at the larger issue of crime or complaints associated with a few establishments as
based on analysis of available data there is not a singular characteristic of bars that results in high
numbers of complaints although there may be some relationship between complaints and proximity
to residential uses. The data may be indicating that the bar use is not the problem, but there are
problems with certain bar establishments. There may be other tools outside of zoning that could be
used to target bars with high noise complaints or records of crime which could include targeted
Codes enforcement or coordination with Metro Police Department for certain locations.

The recommendation at this time is for deferral to continue to review the data collected and to have
a public hearing. This deferral is consistent with the process for text amendment considerations.

FISCAL IMPACT RECOMMENDATION
There is no fiscal impact identified with this amendment.

COUNCIL
The proposed text amendment passed on first reading at the February 3, 2026, Metro Council
meeting. The public hearing at council is scheduled for the April 7, 2026 Metro Council meeting.

MPC RULES AND PROCEDURES/TEXT AMENDMENT REVIEW PROCESS

The Planning Commission adopted amended Rules and Procedures (Section VIII. D) on October 24,
2024, requiring zoning text amendments to go through a two-step process at the Planning
Commission to allow a public hearing at the first meeting where it is considered, then a deferral of
two regularly scheduled meetings (four weeks), and then final consideration at a second meeting.

The Planning Commission public hearing is scheduled for February 26, 2026. This item will then
need to be deferred to the March 26, 2026, Planning Commission meeting for consideration.

STAFF RECOMMENDATION
Staff recommends deferral to the March 26, 2026, Planning Commission meeting.
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ORDINANCE NO. 2026-1195

An ordinance amending Title 17 of the Metropolitan Code of Laws, to remove the “bar or night club”
use from being permitted within the shopping center zoning districts (Proposal No. 2026Z-003TX-
001).

BE IT ENACTED BY THE COUNCIL OF THE METROPOLITAN GOVERNMENT OF
NASHVILLE AND DAVIDSON COUNTY:

Section 1. That Section 17.08.030 of the Metropolitan Code, the district land use tables, is hereby
amended by removing "bar or night club" as a commercial use permitted with conditions (PC) in the
SCN zoning districts and by removing "bar or night club" as a commercial use permitted (P) in the
SCC and SCR zoning districts.

Section 2. The Metropolitan Clerk is directed to publish a notice announcing such change in a
newspaper of general circulation within five days following final passage.

Section 3. This Ordinance shall take effect upon publication of the above said notice, the welfare of
The Metropolitan Government of Nashville and Davidson County requiring it.

INTRODUCED BY:

Joy Styles
Members of Council
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SEE NEXT PAGE
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NO SKETCH
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Item #10 Text Amendment 2026Z-005TX-001
Project Name DADUs and Non-Conforming Lots
Council Bill No. BL2026-1257

Council District Countywide

School District Countywide

Requested by Councilmember Sean Parker

Deferral/ MPC Rules

and Procedures This item will need to be deferred to the March 26, 2026,
Planning Commission meeting per the MPC Rules and
Procedures following a public hearing.

Staff Reviewer Garland
Staff Recommendation Approve.
APPLICANT REQUEST

Amend the Zoning Code relating to the detached accessory dwelling unit (DADUs)
regulations.

PROPOSED AMENDMENT TO TITLE 17
The proposed ordinance would amend Title 17 of the Metropolitan Code to revise certain sections
of the DADU Regulations (Chapters 17.16 and 17.40).

BACKGROUND

The purpose of the amendment is to permit detached accessory dwelling units (DADUs) on legally
created residential lots with non-conforming lot area. The code currently permits DADUs as an
accessory structure to a principal structure subject (Chapter 17.16.030.G). Currently, Metro Code
defines DADUSs as limited to lots meeting specific conditions, including no more than one DADU
per lot; bulk and massing standards are limited, including a maximum living space of 700 square
feet for lots under 10,000 square feet and a maximum 850 square feet of living space for lots greater
than 10,000 square feet. The size of the DADU is not to exceed the principal structure on the
property. If a DADU is constructed, restrictive covenants require the DADU structure on the
property to remain under the same ownership as the property owner.

Bill 2025-1007 (2025Z-011TX-001), recently amended Title 17 to amend regulations pertaining to
DADUs and the DADU Overlay. Guidance from the Housing & Infrastructure (H&I) Study also
comes from the Planning Department’s Unified Housing Strategy (UHS), a comprehensive look at
housing needs in Nashville across multiple Metro agencies, led by the Housing Division. Strategy C
of the UHS is to “Create a range of new and affordable housing choices for all Nashvillians as
appropriate across the county.” As part of that strategy, the UHS also includes Action 13, to
“Evaluate and adjust zoning and land use policies to unlock development opportunities, expand
housing types, and increase annual housing production.” Approximately 21 percent of one and two
family (R) lots and 13 percent of single-family residential (RS) lots are currently substandard and
would not be permitted to have a DADU based on the lot size.
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SUMMARY

This ordinance proposes updates to Chapters 17.16 and 17.40 of the Metropolitan Code, which
regulates Land Use Development Standards and Administration and Procedures throughout
Nashville and Davidson County. This amendment would allow for lots that exceed 3,750 square
feet but do not meet the required area of the zoning district that have been legally created to be
permitted a DADU. The DADU must be accessory to a primary structure on the lot.

ANALYSIS

There are a significant number of non-conforming but legally created lots currently existing. This
amendment would allow for those legal lots to expand their housing options with a smaller,
detached unit. With research completed for BL2025-1007, staff found that where DADUs were
currently permitted in the County, the number of permits issued is a relatively small percentage of
the overall parcels, meaning that the estimated impact on infrastructure is minimal. All building
permits, including those for DADUSs, require a determination of water and sewer capacity in
advance of permitting, and all construction is required to meet stormwater regulations. These
reviews ensure that infrastructure needs are being met. Overall, the proposed changes broaden
DADU eligibility, which is in line with the recommendations of the H&I Study and the goals of
NashvilleNext.

FISCAL IMPACT RECOMMENDATION
There is no fiscal impact identified with this amendment.

COUNCIL
The proposed text amendment passed on first reading at the February 3, 2026, Metro Council
meeting. The public hearing at Council is scheduled for April 7, 2026.

MPC RULES AND PROCEDURES/TEXT AMENDMENT REVIEW PROCESS

The Planning Commission adopted amended Rules and Procedures (Section VIII. D) on October 24,
2024, requiring zoning text amendments to go through a two-step process at the Planning
Commission to allow a public hearing at the first meeting where it is considered, then a deferral of
two regularly scheduled meetings (four weeks), with final consideration at a second meeting.

The Planning Commission public hearing is scheduled for February 26, 2026. This item will then
need to be deferred to the March 26, 2026, Planning Commission meeting for consideration.

STAFF RECOMMENDATION
Staff recommends approval.
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ORDINANCE NO. BL2026-1257

An ordinance amending Chapters 17.16 and 17.40 of the Metropolitan Code of Laws, to permit
detached accessory dwelling units (DADUs) on legally created residential lots with non-
conforming lot area (Proposal No. 2026Z-005TX-001).

BE IT ENACTED BY THE COUNCIL OF THE METROPOLITAN GOVERNMENT OF
NASHVILLE AND DAVIDSON COUNTY:

Section 1. That Section 17.16.030 of the Metropolitan Code is hereby amended by deleting
Subsection G.2 in its entirety and renumbering subsequent subsections.

Section 2. That Section 17.40.670 of the Metropolitan Code is hereby amended by deleting
Subsection A in its entirety and replacing it with the following:

A. Single Family Structures in Residential and Agricultural Districts.

1. Within the R and R-A, RS and RS-A, RM, RM-NS, RM-A, RM-A-NS, AR2a and AG districts,
a single-family structure may be constructed on a legally created lot that contains less than the
minimum lot area required by Tables 17.12.020A, 17.12.020B, 17.12.020C or 17.12.020D,
provided the lot contains a minimum area of three thousand seven hundred fifty square feet
and existed prior to the effective date of the ordinance codified in this title. Single Family
Structures in R and R-A, RS and RS-A, RM, RM-A districts shall comply with the bulk
standards of the district within the same classification of zoning district (R/R-A and RS/RS-
A, RM or RM-A) in which the lot area would be conforming. If the application of these bulk
standards results in a change in the minimum side setback, then the height of the single family
structure shall be limited to 35 feet, including foundation height. Lots less than 5,000 square
feet shall build to the 3' side setback for at least 25% of the depth of the structure beginning
at the street setback.

2. Within the R and R-A, RS and RS-A, RM, RM-NS, RM-A, RM-A-NS, AR2a and AG districts,
a detached accessory dwelling unit (DADU) may be constructed as an accessory to a single
family structure provided that such DADU meets the requirements of Subsection 17.16.030.G
and all other relevant requirements of the Metropolitan Code.

Section 3. The Metropolitan Clerk is directed to publish a notice announcing such change in a
newspaper of general circulation within five days following final passage.

Section 4. This Ordinance shall take effect upon publication of the above said notice, the welfare of
The Metropolitan Government of Nashville and Davidson County requiring it.

INTRODUCED BY:

Sean Parker
Member of Council

57




Metro Planning Commission Meeting of 2/26/2026

\WD
102418 158 SP .I
) i
\ P |
100 5 ML s 8P AR A i MUl-A
20 %
Cs
119
A SN\
\ 170/ TR 010N
\ / 1318 1300 A €

/ 33‘2 20 3304
13554 1310
RG\ 1326 1398/
079 N 10(];3 I3 ¢
.. NP <L
01 100

N\ _AB02 \
\ AL Kuug_
KA 1902

2026SP-010-001

100 TAYLOR STREET
Map 082-09, Parcel(s) 147
08, North Nashville

19 (Jacob Kupin)

58




Metro Planning Commission Meeting of 2/26/2026

Item #11 Specific Plan 2026SP-010-001

Project Name 100 Taylor Street

Council District 19 — Kupin

School District 05 — Fayne

Requested by SoBro Law Group, PLLC, applicant; I Mancini, G.P.,
owner.

Staff Reviewer Ordonez

Staff Recommendation Approve with conditions and disapprove without all
conditions.

APPLICANT REQUEST

Zone change from IG to SP.

Zone Change
A request to rezone from Industrial General (IG) to Specific Plan (SP) zoning for property located

at 100 Taylor Street, approximately 194 feet east of 2" Avenue North (1.32 acres) to permit a
mixed-use development.

Existing Zoning
Industrial General (IG) is intended for a wide range of intensive manufacturing uses.

Proposed Zoning

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 uses of MUL-A-NS.

NORTH NASHVILLE COMMUNITY PLAN

T4 Urban Mixed Use Neighborhood (T4 MU) is intended to maintain, enhance, and create urban,
mixed use neighborhoods with a development pattern that contains a variety of housing along with
mixed use, commercial, institutional, and even light industrial development. T4 MU areas are
served by high levels of connectivity with complete street networks, sidewalks, bikeways, and
existing or planned mass transit.
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Regulatory Specific Plan (SP) Data Table
2026SP-010-001 Site Data 1.32 Acres

Existing Zoning IG Light Manufacturing

Summary of Site Proposed Zoning- SP
SP Name- 100 Taylor
Map/Parcel- 082 09 0 147.00

SP Standards:

Uses with this SP shall be limited to:

N e —

General Office

Manufacturing, Artisan

Multi-Media Production

Restaurant, Take-Out

Restaurant, Full-Service

Personal Care Services

Retail

Commercial Amusement (Indoor) limited to 2,000 square feet, primarily reserved for art shows

The fallback zoning for this SP will be MUL-A-NS

Additional Comments:

The preliminary site plan was included in the original submittal. No alterations or construction
which would affect the exterior of the existing building or any alteration to the existing
landscaping are proposed.

2. Prolibited Uses: Short term rental, owner occupied and non-owner occupied.
3. The event space shall be limited to 2,000 square feet and 1s primarily used for art installations
provided by local artists.
4. No additions to the existing structure are permitted by the SP. All proposed uses to be permitted
within the existing structure
5. No new streets or parking spaces are proposed. There are over 130 dedicated parking spaces.
Proposed Regulatory SP
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SITE CONTEXT

The subject site consists of one parcel, totaling 1.32 acres, approximately 194 feet east of 2"
Avenue North and to the west of the Cumberland River Greenway. The property has been zoned IG
since 1974 and currently includes a small warehouse with a mix of uses including retail, restaurants
and general office. Surrounding properties are zoned Mixed-Use Limited (MUL-A), Mixed Use
Neighborhood (MUN), Industrial Restrictive (IR) and Specific Plan (SP), while surrounding land
uses include retail, office, industrial, and residential. The site is located east of 2" Avenue north
which is identified as an Arterial Boulevard in the Major and Collector Street Plan (MCSP). Taylor
Street is a local street.

PLAN DETAILS

The proposed SP is regulatory and would allow the following uses: General Office, Manufacturing
(Artisan), Multi-Media Production, Restaurant (Take-Out), Restaurant (Full-Service), Personal Care
Services, Retail, and Commercial Amusement (Indoor). Indoor Commercial Amusement is the
typical code classification for event centers. The space for these uses is limited to 2,000 square feet
and primarily intended to be used for art installations and shows featuring local artists. The plan
does not permit residential land uses. Short-term rental uses, both owner-occupied and non-owner-
occupied, are prohibited.

All permitted uses shall take place entirely within the existing structure. No additions to the existing
building, no exterior alterations, and no changes to the existing landscaping are permitted by this
SP. No new streets or parking areas are proposed. The site contains over 130 dedicated parking
spaces to serve the proposed uses.

ANALYSIS

The site is located within the T4 Urban Mixed-Use Neighborhood (T4-MU) policy area. The T4
MU policy is intended to maintain, enhance, and create urban, mixed-use neighborhoods with a
development pattern that contains a variety of housing along with mixed use, commercial,
institutional, and even light industrial development. The proposed Regulatory SP would permit a
mix of uses within an existing warehouse building through adaptive reuse of the structure.
Reinvesting in the existing building minimizes site disturbance, leverages existing infrastructure,
and supports the policy intent in the continued evolution of the area without the impacts associated
with new construction. Permitting a variety of uses within the structure allows the site to function as
supported by the mixed-use policy while remaining compatible with surrounding development,
including nearby residential properties.

The site is approximately 0.04 miles east from 1st Avenue North, and approximately 0.10 miles east
from 2nd Avenue North, both classified as Arterial-Boulevard in the Major and Collector Street
Plan (MCSP) as well as the railroad and an existing greenway east of the site. The property is served
by an existing sidewalk network that provides pedestrian connectivity to the surrounding area. The
property is also approximately a five-minute walk from WeGo Route 9 on 2nd Avenue North,
supporting access to transit and multimodal transportation options. The combination of adaptive
reuse, existing connectivity, and proximity to transit allows the proposal to integrate naturally into
the existing urban framework and supports the area’s continued transition into a walkable mixed-
use neighborhood. Staff recommends approval.
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FIRE MARSHAL RECOMMENDATION
Approve

NASHVILLE DOT RECOMMENDATION
Approve with conditions
e Final constructions plans shall comply with the design regulations established by NDOT.

Final design and improvements may vary based on actual field conditions. The following are
general approval comments and conditions; Any public access point(ramps, drives) and/or
intersection should meet AASHTO stopping sight distance requirements. Any proposed
roadway sections, ramps, driveways, sidewalks, curb & gutter, etc. shall be designed and
called outed per NDOT standard details. There should be no vertical obstructions in new
public sidewalks and the removal, or relocation, of utilities will be required to accommodate
new public sidewalks. A private hauler may be required for waste/recycle disposal. Contact
Metro Water services for waste disposal requirement (solidwastereview(@nashville.gov).
Additional 1-1/2' mill and overlay may be required to cover full extents of utility, and/or
road widening, work in the public ROW. (cont.) Comply w/ NDOT traftic
comments/conditions of approval.

TRAFFIC & PARKING RECOMMENDATION
Approve

STORMWATER RECOMMENDATION
Approve

WATER SERVICES RECOMMENDATION
Approve with conditions
e Approved as a Preliminary SP only. Public and/or private water and sanitary sewer

construction plans must be submitted and approved prior to Final SP approval. The
approved construction plans must match the Final Site Plan/SP plans. A Capacity Study
must take place and the required capacity reserved by confirmation of capacity fee payment
prior to Final Site Plan/SP approval. Unless and until 100% of capacity charge has been
paid, no water/sewer capacity is guaranteed.

Maximum Uses in Existing Zoning District: IG

Total . . AM PM
zi?l"lgl (I?Jos:;e) Acres FAR/Density | Floor :ﬁiﬁ;gs Peak Peak

Area/Lots/Units y Hour Hour
Warchousing 1.32 0.6F 34,499 SF 100 6 7

(150)

Maximum Uses in Proposed Zoning District: SP-MU

Total . . AM PM
zi?l"lgl gos:;e) Acres FAR/Density | Floor :ﬁiﬁ;gs Peak Peak
Area/Lots/Units y Hour Hour
Retail
(820) 0.44 0.6 F 11,499 SF 434 11 44
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Maximum Uses in Proposed Zoning District: SP-MU

Land Use Total Daily Trips | AN PM
(ITE Code) Acres FAR/Density | Floor ( ee}l; da I)) Peak Peak
Area/Lots/Units | " y Hour Hour
Restaurant
(932) 0.44 0.6 F 11,499 SF 1,290 114 113
Maximum Uses in Proposed Zoning District: SP-MU
Total . . AM PM
a?l“lgl g:ge) Acres FAR/Density | Floor :)a;:’)lf(;‘;l[))s Peak Peak
Area/Lots/Units | " y Hour Hour
Office
(710) 0.44 0.6 F 11,499 SF 130 37 14
Traffic changes between maximum: IG and SP-MU
Land Use Total Daily Trips | M | PM Peak
(ITE Code) Acres FAR/Density | Floor ( ee}l; da I)) Peak Hour
Area/Lots/Units | " y Hour "
- - - - +1,754 +156 +164

METRO SCHOOL BOARD REPORT
This regulatory SP does not permit residential uses; therefore, there is no anticipated impact on

schools.

STAFF RECOMMENDATION
Staff recommends approval with conditions and disapproval without all conditions.

CONDITIONS

1. Permitted uses shall be limited to general office, artisan manufacturing, multi-media production,
take-out restaurant, full-service restaurant, personal care services, retail, and a maximum of
2,000 square feet of commercial amusement (indoor) uses. Short-term rental properties, owner-

occupied and short-term rental properties, not-owner occupied shall be prohibited.

2. All permitted uses must be located in the existing structure. No additions or expansions to the

footprint of the existing structure are permitted with this SP.

3. The Preliminary SP plan is the site plan and associated documents. If applicable, remove all

notes and references that indicate that the site plan is illustrative, conceptual, etc.

4. The final site plan shall label all internal driveways as “Private Driveways.” A note shall be

added to the final site plan that the driveways shall be maintained by the Homeowner’s

Association.

5. 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.

>

Comply with all conditions and requirements of Metro reviewing agencies.
7. If a development standard, not including permitted uses, is absent from the SP plan and/or
Council approval, the property shall be subject to the standards, regulations, and requirements of

the MUL-A-NS zoning district, as of the date of the applicable request or application.
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8. A corrected copy of the preliminary SP plan incorporating the conditions of approval by Metro
Council shall be provided to the Planning Department prior to or with final site plan application.

9. Minor modifications to the preliminary SP plan may be approved by the Planning Commission
or its designee based upon final architectural, engineering or site design and actual site
conditions. All modifications shall be consistent with the principles and further the objectives of
the approved plan. Modifications shall not be permitted, except through an ordinance approved
by Metro Council that increase the permitted density or floor area, add uses not otherwise
permitted, eliminate specific conditions or requirements contained in the plan as adopted
through this enacting ordinance, or add vehicular access points not currently present or
approved.

10. No master permit/HPR shall be recorded prior to final SP approval.

11. Final plat may be required prior to permitting.
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SEE NEXT PAGE

65




Metro Planning Commission Meeting of 2/26/2026

191 NTF / o ARG AORS ;
== 187 IIHISZ 7 g4 1757 N | | 0B b e
100 | @ N\ | A f o RO .
B ARl *’180,/ LB N F 2 A g0y Sl N
o ||—{_ /oK o 2 g
A 068067/ ,/ NN ] =g . 4a00 T Aoty > A% ‘ AﬁgﬁA 8}
AR TS L . \ v e e Py v
/ / /N ] - \ / \ A038]
0 | \ 072/ 0‘? = \( { lﬁ%?[’]}é/i(}@f
015 085 /1 1o,/ 00 A 073/ NGl | : N | AOG3] AD: A
e ! , 74/ ™ eyl _ 7 578
01 | —
017 087 ¢
168045
04Y,~
104

12'3 |. 117 |
| 126 ‘ 116 w,. 106

uagu 127 | [ 107
/ ,0411 A2E 11f§ iz

/ ,'040;,\; ; e B ) ,.{_ 108

2026SP-014-001 (Formerly 2026Z-014PR-001)
5309 WEBER ROAD

Map 075, Parcel(s) 048

14, Donelson — Hermitage — Old Hickory

14 (Jordan Huffman)

66




Metro Planning Commission Meeting of 2/26/2026

Item #12a Specific Plan 2026SP-014-001
(Formerly 2026Z-014PR-001)

Project Name 5309 Weber Road

Associated Case # 95P-004-003

Council District 14 — Huffman

School District 04 — Nabaa-McKinney

Requested by Stone Ridge Engineering, applicant; Kirk A & Cynthia
Donna Knight Living Trust, owner.

Staff Reviewer Konigstein

Staff Recommendation Approve with conditions and disapprove without all
conditions.

APPLICANT REQUEST

Preliminary SP to permit a multi-family development.

Preliminary SP

A request to rezone from One- and Two-Family (R10) to Specific Plan (SP) zoning district for
property located at 5309 Weber Road, at the southwest corner between Weber Road and Andrew
Jackson Parkway (2.02 acres)

Existing Zoning

One and Two-Family Residential (R10) requires a minimum 10,000 square foot lot and is intended
for single -family dwellings and duplexes at an overall density of 4.36 dwelling units per acre.
Based on acreage alone, R10 would permit a maximum of eight duplex lots. This does not account
for compliance with the Metro Subdivision Regulations and compliance with these regulations may
result in fewer lots.

Planned Unit Development Overlay District (PUD) is an alternative zoning process that allows for
the development of land in a well-planned and coordinated manner, providing opportunities for
more efficient utilization of land than would otherwise be permitted by the conventional zoning
provisions of Title 17. The PUD district may permit a greater mixing of land uses not easily
accomplished by the application of conventional zoning district boundaries, or a framework for
coordinating the development of land with the provision of an adequate roadway system or essential
utilities and services. In return, the PUD district provisions require a high standard for the protection
and preservation of environmentally sensitive lands, well-planned living, working and shopping
environments, and an assurance of adequate and timely provision of essential utilities and streets.

Proposed Zoning

Specific Plan-Residential 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 only one residential building type.
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DONELSON - HERMITAGE - OLD HICKORY COMMUNITY PLAN

T3 Suburban Neighborhood Evolving (T3 NE) is intended to create and enhance suburban
residential neighborhoods with more housing choices, improved pedestrian, bicycle, and vehicular
connectivity, and moderate density development patterns with moderate setbacks and spacing
between buildings. T3 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, block structure,
and proximity to centers and corridors. T3 NE areas are developed with creative thinking in
environmentally sensitive building and site development techniques to balance the increased growth
and density with its impact on area streams and rivers.

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.

PLANNED UNIT DEVELOPMENT OVERLAY HISTORY

The Allen Estates PUD was approved by Council 1996 and subsequently amended by Council in
1997. The approved PUD was for two parcels totaling 5.46 acres, which has since been subdivided
to create three parcels. The entirety of the PUD was permitted for permitted for a total of 45 units
including 40 multi-family residential units, two two-family residential units, and one single-family
residential structure. The subject parcel, Parcel 048, was permitted with the single-family residential
use. All other units were permitted on the parcels to the north, now parcels 215 and 049.

In 2024, Council approved an amendment to the PUD (95P-004-001/BL2024-289) on parcel 049 to
increase the number of permitted units to 46 multi-family units. The amended plan did not include
any changes to the subject parcel.

SITE CONTEXT

The subject property consists of a 2.02-acre parcel located along the west side of Weber Road and
has frontage on Weber Road. The property is zoned R10 and is part of the Allen Estates Planned
Unit Development (PUD). Adjacent properties are zoned RS80 to the south and east with R10 to the
west and north. The subject property currently contains one single family dwelling unit.
Surrounding uses include one- and two-family residential.

PLAN DETAILS

The plan proposes 18 multi-family units in the form of townhouses attached in groups of three. All
units share access through a private drive which is lined with surface parking. All front facades of
units face internally toward the private drive.
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All units are proposed with a maximum height of 30 feet measured from the average finished grade
to the midpoint of the primary roof pitch. Units are either one and half stories or two stories. Units
1-3 and 10-12 are one and a half stories and corresponding elevations are provided. The rest of the
units are two stories tall.

As shown on the site layout, the front street setback is 40 feet from Weber Road with 10 foot side
and 20 foot rear setbacks. Sidewalks line the private drive and connect to the sidewalk proposed
along the Weber Road frontage. Weber Road is a local street and the plan proposes a five-foot
sidewalk. A condition has been added to include the four-foot planting strip on the corrected copy to
satisfy local street requirements.

Areas of tree preservation are proposed along the southern and western property lines encompassing
the majority of the proposed 20-foot B-1 landscaping buffer. No grading shall occur in these areas
in order to preserve the existing tree canopy. The 20-foot B-1 landscape buffer extends to the
northwestern border and a 10-foot B-3 landscape buffer is proposed along the northern property
line. With the internal unit orientation, staff determined that a substantial landscaping buffer along
Weber Road is appropriate. As such, a 10-foot landscape buffer is also shown along the Weber
Road frontage between the stormwater detention and sidewalk. A mix of six-foot tall evergreen
trees and 2 inch caliper deciduous canopy trees are proposed to be planted along Weber Road to
screen the development. Conditions have been added to specify the type of evergreen tree to be
pyramidal with a mature height of 30 feet or greater, specify the cultivar of trees, and to include 30-
inch tall shrubs along the length of the Weber Road frontage in the identified 10-foot landscape
buffer.

ANALYSIS

The site is located within T3 Neighborhood Evolving (T3 NE) policy. The T3 NE policy is intended
to create and enhance suburban residential neighborhoods with more housing choices, improved
pedestrian, bicycle, and vehicular connectivity, and a moderate density development pattern. The
area surrounding the subject property includes various housing types including, existing attached
duplexes and single-family residential, and approved attached multi-family to the north.

The 18 units proposed on 2.02 acres results in a density of approximately nine units per acre, which
is consistent with the policy guidance of moderate density and a diversity of housing types.
Additionally, the density proposed acts as a transition from the approximately 13 units an acre
approved for the PUD to the north.

The policy emphasizes existing vegetation should be retained to preserve mature vegetation and
trees. In the proposed plan, there are either 10- or 20-foot landscape buffers on all property lines and
tree preservation on the southern and western boundaries. The landscaping provides screening
between the proposed development and existing development to the south and west.

The plan limits the heights of the units to 30 feet with a mix of one and a half and two-story blocks

of townhomes, which will retain the existing architectural pattern of the one- and two-story homes
in the broader area and is reflective of the suburban character.
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The proposed plan includes sidewalks joining units to Weber Road. The addition of sidewalks along
Weber Road will connect with the approved PUD plan to the north contributing to the overall
evolving sidewalk network in the area.

Since staff finds that the proposed SP is consistent with the land use policy, the cancelation of a
portion of the PUD is necessary for the development of the proposed SP. The proposed plan is
consistent with the T3 NE policy. The proposed design introduces a different unit type to the area,
contains a development density and form compatible with the policy goals, and contributes to the
pedestrian connectivity in the area aligning with T3 NE guidance. For these reasons, staff
recommends approval with conditions and disapproval without all conditions

FIRE MARSHAL RECOMMENDATION
Approve

STORMWATER RECOMMENDATION
Approve with conditions
e Approved as a Preliminary review only. Must comply with all regulations in the Stormwater
Management Manual at the time of final submittal for approval.

NDOT ROADS RECOMMENDATION
Approve with conditions
¢ Final constructions plans shall comply with the design regulations established by NDOT.
¢ Final design and improvements may vary based on actual field conditions.
e The following are general approval comments and conditions; All public commercial ramps,
residential driveways and street intersections shall meet code spacing requirements.
e Any public access point(ramps, drives) and/or intersection should meet AASHTO sight
distance requirements.
e In general, with the final: Call out any proposed roadway sections, ramps, driveways,
sidewalks, curb & gutter, etc. shall be designed and called outed per NDOT standard details.
e There shall be no earthen retaining walls installed in the public ROW.
e There should be no vertical obstructions in new public sidewalks and the removal, or
relocation, of utilities will be required to accommodate new public sidewalks.
e A private hauler will be required for waste/recycle disposal. Contact Metro Water services
for waste disposal requirement (solidwastereview(@nashville.gov).
e Additional 1-1/2"' mill and overlay may be required to cover full extents of utility, and/or
road widening, work in the public ROW.

TRAFFIC & PARKING RECOMMENDATION
Approve with conditions
e Comply with the MCSP requirements along Weber Rd.
e Comply with NDOT Roads Conditions of approval.
e The applicant's final construction drawings shall comply with the design regulations
established by the Nashville Department of Transportation, in effect at the time of the
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approval of the preliminary development plan or final development plan or building permit,
as applicable. Final design may vary based on field conditions.

METRO WATER SERVICES
Approve with conditions

Approved as a Preliminary SP only. Public and/or private water and sanitary sewer
construction plans must be submitted and approved prior to Final SP approval. The
approved construction plans must match the Final Site Plan/SP plans. A Capacity Study
must take place and the required capacity reserved by confirmation of capacity fee payment
prior to Final Site Plan/SP approval. Unless and until 100% of capacity charge has been
paid, no water/sewer capacity is guaranteed.

STAFF RECOMMENDATION
Staff recommendation is to approve with conditions and disapprove without all conditions.

CONDITIONS

1.

10.

11

13.

Permitted uses shall be limited to a maximum of 18 multifamily residential units. Short term
rental property, owner occupied and short-term rental property, not-owner occupied, shall be
prohibited.

On the corrected copy, show the four-foot wide planting strip along Weber Road to meet the
requirements for local streets.

On the corrected copy, add the “Note: No grading shall occur in area of tree preservation.”
on pages 5 and 8.

On the corrected copy, remove note 12 on the cover sheet.

On the corrected copy, add 30-inch tall shrubs throughout the 10-foot buffer along the
Weber Road frontage to screen the base of proposed trees.

On the corrected copy, add a note to the landscaping plan that all evergreen trees will be
pyramidal in shape and have a minimum height at maturity of 30 feet.

On the corrected copy, add a note to the landscaping plan that all canopy trees will have a
minimum height at maturity of 30 feet.

With the final site plan, specify cultivars of canopy trees on the landscaping plan. Cultivars
will be subject to staff review.

With the final site plan, for the areas identified as no grading, a tree survey shall be
provided. Any additional plantings to meet the required landscape buffer yard standards will
be a requirement.

With the submittal of the final site plan, provide architectural elevations complying with all
architectural standards and conceptual elevations outlined on the preliminary SP for review
and approval.

. Comply with all conditions and requirements of Metro reviewing agencies.
12.

A corrected copy of the Preliminary SP plan, incorporating the conditions of approval by
Metro Council, shall be provided to the Planning Department prior to or with final site plan
application.

If a development standard, not including permitted uses, is absent from the SP plan and/or
Council approval, the property shall be subject to the standards, regulations, and
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requirements of the RM9 zoning district as of the date of the applicable request or
application. Uses are limited as described in the Council ordinance.

The final site plan shall label all internal driveways as “Private Driveways.” A note shall be
added to the final site plan that the driveways shall be maintained by the Homeowner’s
Association.

The Preliminary SP plan is the site plan and associated documents. If applicable, remove all
notes and references that indicate that the site plan is illustrative, conceptual, etc.

Minor modifications to the Preliminary SP plan may be approved by the Planning
Commission or its designee based upon final architectural, engineering or site design and
actual site conditions. All modifications shall be consistent with the principles and further
the objectives of the approved plan. Modifications shall not be permitted, except through an
ordinance approved by Metro Council, that increase the permitted density or floor area, add
uses not otherwise permitted, eliminate specific conditions or requirements contained in the
plan as adopted through this enacting ordinance, or add vehicular access points not currently
present or approved.

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.

No master permit/HPR shall be recorded prior to final SP approval.

Final plat may be required prior to permitting.
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Item #12b PUD Cancelation 95P-004-003

Project Name Alan Estates PUD (Cancelation)

Associated Case # 2026SP-014-001 (formerly 2026Z-014-001)

Council District 14 — Huffman

School District 04 — Nabaa-McKinney

Requested by Stone Ridge Engineering, applicant; Kirk A & Cynthia
Donna Knight Living Trust, owner.

Staff Reviewer Konigstein

Staff Recommendation Approve if the associated SP is approved and disapprove if

the associated SP is not approved.

APPLICANT REQUEST
Cancel a portion of a Planned Unit Development.

PUD Cancelation

A request to cancel a portion of a Planned Unit Development Overlay District located at 5309
Weber Road, approximately 85 feet west of Andrew Jackson Parkway (2.02 acres), zoned One- and
Two-Family Residential (R10).

Existing Zoning

One and Two-Family Residential (R10) requires a minimum 10,000 square foot lot and is intended
for single -family dwellings and duplexes at an overall density of 4.36 dwelling units per acre.
Based on acreage alone, R10 would permit a maximum of eight duplex lots. This does not account
for compliance with the Metro Subdivision Regulations and compliance with these regulations may
result in fewer lots.

Planned Unit Development Overlay District (PUD) is an alternative zoning process that allows for
the development of land in a well-planned and coordinated manner, providing opportunities for
more efficient utilization of land than would otherwise be permitted by the conventional zoning
provisions of Title 17. The PUD district may permit a greater mixing of land uses not easily
accomplished by the application of conventional zoning district boundaries, or a framework for
coordinating the development of land with the provision of an adequate roadway system or essential
utilities and services. In return, the PUD district provisions require a high standard for the protection
and preservation of environmentally sensitive lands, well-planned living, working and shopping
environments, and an assurance of adequate and timely provision of essential utilities and streets.

DONELSON - HERMITAGE - OLD HICKORY COMMUNITY PLAN

T3 Suburban Neighborhood Evolving (T3 NE) is intended to create and enhance suburban
residential neighborhoods with more housing choices, improved pedestrian, bicycle, and vehicular
connectivity, and moderate density development patterns with moderate setbacks and spacing
between buildings. T3 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
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and some elements of the existing developed character, such as the street network, block structure,
and proximity to centers and corridors. T3 NE areas are developed with creative thinking in
environmentally sensitive building and site development techniques to balance the increased growth
and density with its impact on area streams and rivers.

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.

PLANNED UNIT DEVELOPMENT OVERLAY HISTORY

The Allen Estates PUD was approved by Council 1996 and subsequently amended by Council in
1997. The approved PUD was for two parcels totaling 5.46 acres, which has since been subdivided
to create three parcels. The entirety of the PUD was permitted for permitted for a total of 45 units
including 40 multi-family residential units, two two-family residential units, and one single-family
residential structure. The subject parcel, Parcel 048, was permitted with the single-family residential
use. All other units were permitted on the parcels to the north, now parcels 215 and 049.

In 2024, Council approved an amendment to the PUD (95P-004-001/BL2024-289) on parcel 049 to
increase the number of permitted units to 46 multi-family units. The amended plan did not include
any changes to the subject parcel.

ANALYSIS

This application is associated with a preliminary SP proposal, case number 2026SP-014-001. The
proposed SP would allow for 18 multi-family units. The site is located within the T3 Suburban
Neighborhood Evolving (T3 NE) which intends to encourage a greater variety of residential uses.

The proposed SP is being evaluated with the land use policy. The proposed SP plan would not be
permitted under the existing entitlements of the PUD as only one single-family residential unit was
permitted. Staff recommends approval of the PUD cancelation if the associated SP rezoning is
approved.

FIRE MARSHAL RECOMMENDATION
Not applicable

STORMWATER RECOMMENDATION
Approve

NDOT ROADS RECOMMENDATION
Approve

NDOT TRAFFIC & PARKING RECOMMENDATION
Approve
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METRO WATER SERVICES
Approve

STAFF RECOMMENDATION

Staff recommendation is to approve if the associated SP is approved and disapprove if the
associated SP is not approved.
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2026NL-001-001 (Formerly 2026SP-007-001)
3700 OLD CLARKSVILLE PIKE

Map 021, Parcel(s) 227

01, Joelton

01 (Joy Kimbrough)
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Item #13 Neighborhood Landmark Overlay
2026NL-001-001 (Formerly 2026SP-007-001)

Project Name 3700 Old Clarksville Pike

Council District 01 — Kimbrough

School District 01 - Taylor

Requested by Dawn Michelle Wray, applicant; Donna Sabella, owner.

Staff Reviewer Konigstein

Staff Recommendation Defer to the March 12, 2026, Planning Commission

meeting or approve with conditions if all agency
recommendations are provided prior to the February 26,
2026, Planning Commission meeting.

APPLICANT REQUEST
Apply a Neighborhood Landmark Overlay District.

Neighborhood Landmark Overlay

A request to apply a Neighborhood Landmark Overlay District on property located at 3700 Old
Clarksville Pike, at the northwest corner of Old Clarksville Pike and Eatons Creek Road, zoned
Single-Family Residential (RS40) (1.18 acres), to permit medical office, general office, and
residential use within an existing structure.

Existing Zoning

Single-Family Residential (RS40) requires a minimum 40,000 square foot lot and is intended for
single-family dwellings at a density of 1.09 dwelling units per acre. Based on acreage alone, RS40
would permit a maximum of one lot. This does not account for compliance with the Metro
Subdivision Regulations.

Proposed Overlay

Neighborhood Landmark Overlay District (NLOD) is intended to preserve and protect landmark
features whose demolition or destruction would constitute an irreplaceable loss to the quality and
character of the neighborhood or community.

JOELTON COMMUNITY PLAN

T2 Rural Countryside (T2 RCS) is intended to maintain rural character as a permanent choice for
living within Davidson County and not as a holding or transitional zone for future urban
development. T2 RCS areas have an established development pattern of very low-density residential
development, secondary agricultural uses, and institutional land uses. The primary purpose is to
maintain the area’s rural landscape. New development in T2 RCS areas should be through the use of
a Conservation Subdivision at a maximum gross density of one dwelling unit/five acres with
individual lots no smaller than the existing zoning and a significant amount of permanently
preserved open space.
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Neighborhood Landmark Overlay District
Case Number: 2026NL-001-001

Property Address: 3700 Old Clarksville Pike, loelton, TN 37080
Parcel Number: 02100022700

Existing Zoning: RS540

Proposed Zoning: Neighborhood Landmark Overlay District
Property Owner: Donna Sabella

Applicant/ Tenant: Dawn Michelle Wray

Development Summary

Council District: 1

Council Member: Joy Kimbrough Owner of Record: Donna Sabella
Applicant (Tenant): Dawn Michelle Wray

Parcel Acreage: 1.8 acres

Existing Use: Single-family residence

Proposed Uses: Medical Office, General Office, all uses of RS540
Flood Zone: FEMA Zone X (Area of Minimal Flood Hazard)

Purpose Note

The purpose of this Neighborhood Landmark Overlay District (NLOD) is to allow medical office,
general office and residential uses within an existing residential structure while preserving the
residential character of the property and surrounding area. The NLOD establishes clear use
limitations, operational conditions, and standards to ensure neighborhood compatibility and
long-term regulatory clarity.

Development/ Site Data Table

Total Parcel Acreage 1.8 Acres

Existing Zoning R540

Proposed Zoning NLOD

Existing Use Single-family residential
Proposed Uses Medical Office, General Office, all uses of R540
Existing Structure (Gross Floor Area) 3,650 sq ft

Area Devoted to Residential Use 2,650 sqg ft

Area Devoted to Mon-residential Uses Up to 1,000 sq ft {maximum)
New Canstruction MNone

Building Expansion None

Parking On-site driveway

Phasing Not Applicable

Site & Building Description
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Existing single-family residential structure only. Mo new construction, demolition, or changes to
existing utilities. Existing driveway utilized for all required parking.

Parking & Access

Parking is fully accommadated on-site. No on-street parking is required.

Uses
Existing Use: Residential
Proposed Use: Medical office, general office, all uses of RS540,

Notes
1. Permitted uses shall be limited to medical office, general office, and all uses of R540.
2. The total floor area devoted to non-residential uses shall not exceed 1,000 square feat
within the existing structure.
. Hours of operation shall be limited to Monday through Thursday, 8:00 a.m. to 5:00 p.m.
. No outdoor waiting areas shall be permitted.
. All parking shall be provided on-site.
. Noilluminated signage shall be permitted.
. The residential architectural character of the structure shall be maintained.
. No retail sales shall be permitted on-site.
. Any expansion beyond the limits established herein shall require an amendment ta NLOD.

Neighborhood Landmark Standards

W00 w0 U s L

T2 Rural Maintenance (T2 RM) is intended to maintain 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 one dwelling unit/two acres with individual lots no smaller than the existing zoning and a
significant amount of permanently preserved open space.

Site

The site is located at 3700 Old Clarksville Pike and has frontage along Old Clarksville Pike and
Eatons Creek Road. The site is one parcel, approximately 1.18 acres, with two existing houses and
several accessory structures. It is located at an intersection that has different uses on the corners
including a fire station at the southwest corner and an office building at northeast corner.

Based on information provided by the Metro Historic Zoning Commission staff, the approximately
3,650 square foot structure at the corner was constructed in 1932 and has operated with various uses
since then. Previous uses have included a grocery, gas and service station, residence, and salon.
Uses proposed in the development plan include uses of RS40, medical office, and general office. No
changes are proposed to any of the structures or the site.

Analysis

The purpose and intent of the Neighborhood Landmark District (NL) is to preserve and protect
features that are important to maintain and enhance neighborhood character by allowing for
adaptive reuse of the feature. Applications to establish a NL district follow similar procedures as a
rezoning application because the creation of an overlay district is considered an amendment to the
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Official Zoning Map. The NL District process includes establishment of the NL District and
concurrent approval of the proposed development plan. Therefore, this request is for establishment
of the Neighborhood Landmark District and approval of the development plan outlining the
proposed reuse of the feature. The role of the Planning Commission for this application is to
consider the criteria to establish a Neighborhood Landmark District and make a recommendation
to the Metro Council.

Section 17.40.160.H. of the Metro Zoning Code provides findings for approval for the Planning
Commission to consider in the review of a Neighborhood Landmark District. These include:
a. The feature is a critical component of the neighborhood context and structure
b. The retention of the feature is necessary to preserve and enhance the character of the
neighborhood
c. That adaptive reuse, as described in the development plan, will facilitate protection and
preservation of the identified feature
d. That the proposed use(s) in the development plan is compatible with and sensitive to
abutting properties and the overall neighborhood fabric and appropriate to preserve and
maintain the district.

Staff finds that the proposed development plan meets all the above criteria. The proposal does not
include any interior or exterior changes to the structure, including no expansion of the footprint.
The proposed uses are limited to the structure on the corner of the lot. The retention of the feature
is necessary to preserve the neighborhood character, and the proposed reuse of the building will
facilitate its preservation. Without the Neighborhood Landmark designation, the opportunity to
preserve and enhance the existing structure is limited.

Additionally, the Rural policy in the Community Character Manual supports the preservation of
structures important to the community’s history through adaptive reuse provided the proposed
development is consistent with the character of the Rural policy. The proposed uses are sensitive
to surrounding properties considering the use will occupy an existing structure and not expand
beyond those limitations. The proposed uses are also low in intensity and not anticipated to
generate heavy traffic due to the square foot limitations. The Neighborhood Landmark is
intended to be applied in unique circumstances, and not intended to serve as an impetus for more
commercial development in the area.

NDOT and Traffic and Parking are still reviewing the case and have not provided conditions of
approval at the time of publishing. Planning staff recommends approval of the Neighborhood
Landmark District and the proposed Development Plan with conditions if all agency
recommendations are provided prior to the February 26, 2026, Planning Commission meeting. If
they are not provided, staff recommends deferral to the March 12, 2026 Planning Commission
meeting.

FIRE MARSHALL RECOMMENDATION
Not applicable
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NASHVILLE DOT RECOMMENDATION
Recommendation Pending

TRAFFIC & PARKING RECOMMENDATION
Recommendation Pending

STORMWATER RECOMMENDATION
Approve

WATER SERVICES RECOMMENDATION
Approve

STAFF RECOMMENDATION

Staff recommends deferral to the March 12, 2026, Planning Commission meeting or approval with
conditions if all agency recommendations are provided prior to the February 26, 2026, Planning
Commission meeting.

CONDITIONS (if approved)

1.
2.

3.

Permitted uses are limited to the uses of RS40, medical office, and general office.

With the development plan, a historic landmark shall be applied for through the Metro
Historic Zoning Commission and the Planning Department.

This approval does not include any changes to the exterior or the footprint of the structure. If
any changes are proposed, it may require a new development plan.

Signage on the property shall not exceed a total of 30 square feet. Signage shall not be
internally illuminated.

Any changes to the NL District and/or its associated development plan are subject to the
provisions of Section 17.40.160.

83




Metro Planning Commission Meeting of 2/26/2026

SP 064 564
AR2A

R10
134

PIR032 iy
for/ mo21
hoadfRp20 Aogw‘mﬁ 2343 }\540
1 /\U/‘b 12 AT

.'Q'\'\f‘ )
AN N 2 A
f“}\uﬂ 5 A000 "\

\ 135

\ D?} ; 7050\ AB33A036
na7 \ | A070 7505 3
0381007 a035

2025S-203-001

HARPETH OVERLOOK — PHASE 2
Map 126, Parcel(s) 141

06, Bellevue

35 (Jason Spain)

84




Item #14
Project Name

Metro Planning Commission Meeting of 2/26/2026

Concept Plan 2025S-203-001
Harpeth Overlook — Phase 2

Council District 35 — Spain

School District 09 — Tylor

Requested by Catalyst Design Group, applicant; William & Shawna
Travis II, owners.

Staff Reviewer Konigstein

Staff Recommendation Defer to the March 12, 2026, Planning Commission
meeting.

APPLICANT REQUEST

Request for concept plan approval to create nine lots.

Concept plan

A request for concept plan approval to create nine lots utilizing conservation development standards
on property located at 7934 McCrory Lane, approximately 770 feet north of Beautiful Valley Drive,
zoned Single Family Residential (RS10) (5 acres).

STAFF RECOMMENDATION
Staff recommends deferral to the March 12, 2026, Planning Commission meeting.
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Item #15 Final Plat 2026S-029-001

Project Name MLN. Youngs Inglewood Annex Resub Lots 1-
2-3&4

Council District 07 — Benedict

School District 03 — Young

Requested by William E. Crenshaw, applicant; The Stewart Tennessee

Community Property Trust, owner.

Staff Reviewer Marton

Staff Recommendation Approve with conditions, including exceptions to Section
3-5.2.

APPLICANT REQUEST

Request for final plat approval to create one lot.

Final Plat

A request for final plat approval to create one lot on property located at 3902A Katherine Street,
approximately 165 feet southeast of Norvel Avenue, zoned Single-Family Residential (RS7.5) (0.23
acres).

SITE DATA AND CONTEXT

Location: The site consists of one property located on the east side of Katherine Street.

Street Type: The site has frontage on Katherine Street which is classified as a local street.
Approximate Acreage: 0.23 acres or approximately 10,050 square feet.

Parcel/Site History: The site consists of one parcel. The subject property (3902A Katherine Street)
was created by deed in 1974 into its current configuration and is described as Lot 81 and part of Lot
80 in M.N. Young’s Inglewood Annex Subdivision (Book 547, Page 197). The original plat
creating Lots 80 and 81 was recorded in 1929.

Zoning History: The property has been zoned Single-Family Residential (RS7.5) since 1998.

Existing Land Use: The property previously contained a duplex that has recently been demolished.

Surrounding Land Use and Zoning:
e North: Single Family Residential/RS7.5
e South: Single Family Residential/RS7.5
e East: Single Family Residential/RS7.5
e West: Single Family Residential/RS7.5
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Zoning: Single-Family Residential (RS7.5)

Min. lot size: 7,500 square feet

Max. building coverage: 0.45

Min. rear setback: 20 feet

Min. side setback: 5 feet

Max. height: 3 stories

Min. street setback: Contextual per Metro Zoning Code.

PROPOSAL DETAILS
Number of lots: 1

Lot sizes: Proposed Lot 1 has a lot size of 10,050 square feet.
Access: The lot will retain access from Katherine Street.

Subdivision Variances or Exceptions Requested: An exception is required for the compatibility
criteria for Lot 1.

APPLICABLE SUBDIVISION REGULATIONS

Volume III of NashvilleNext, the General Plan for Nashville and Davidson County, contains the
Community Character Manual (CCM) which establishes land use policies for all properties across
the county. The land use policies established in CCM are based on a planning tool called the
Transect, which describes a range of development patterns from most to least developed.

Prior versions of Subdivision Regulations for Nashville and Davidson County contained a uniform
set of standards that were applied Metro-wide. This did not take into account the diverse character
that exists across the County. In order to achieve harmonious development within the diversity of
development patterns that exist in Nashville and Davidson County, the Planning Commission has
adopted the current Subdivision Regulations. The Subdivision Regulations incorporate the General
Plan policies by including rules or standards for each specific transect. This allows policies of the
General Plan to be followed through application of the varying Subdivision Regulations to reflect
the unique characteristics found in the different transects. The site is within the Suburban
Neighborhood Maintenance (T4 NM) policy. For T4 NM, the conventional regulations found in
Chapter 3 are utilized.

3-1  General Requirements
The proposal meets the requirements of 3-1.

3-2  Monument Requirements
Permanent monuments, in accordance with this section of the regulations, shall be placed in
all subdivisions when new streets are to be constructed. The proposal does not propose any
new streets.

3-3  Suitability of the Land
Staff finds that the land is suitable for development consistent with this section.
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Lot Requirements

Lot 1 complies with the minimum standards of the zoning code. The lot exceeds the 7,500
square foot minimum lot size of the RS7.5 zoning district. Any development proposed on
the resulting lots will be required to meet the bulk standards and all other applicable
regulations of RS7.5 zoning at the time of building permit.

Infill Subdivisions

In order to ensure compatibility with the General Plan, the Commission has adopted specific
regulations applicable to infill subdivisions, defined as residential lots resulting from a
proposed subdivision within the R, R-A, RS, and RS-A zoning districts on an existing street.
If a proposed infill subdivision meets all of the adopted applicable regulations, then the
subdivision is found to be harmonious and compatible with the goals of the General Plan.
An exception to the compatibility criteria may be granted by the Planning Commission for a
SP, UDO or cluster lot subdivision by approval of the rezoning or concept plan.

Criteria for Determining Compatibility for policy areas designated in the General Plan
as Neighborhood Maintenance, except where a Special Policy and/or a Designated
Historic District exists.

a. All minimum standards of the zoning code are met.
Complies. The proposed lot meets the minimum standards of the zoning code.

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.

Complies. The proposed lots have frontage along a public street.

c. The resulting density of lots does not exceed the prescribed densities of the policies for
the area. To calculate density, the lot(s) proposed to be subdivided and the surrounding
parcels shall be used. For a corner lot, both block faces shall be used.

The T4 NM policy that applies to the site does not specifically identify an appropriate
density; however, the policy supports the underlying RS7.5 zoning district and its
prescribed density.

d. The proposed lots are consistent with the community character of surrounding parcels
as determined below:
1. Lot frontage is either equal to or greater than 70% of the average frontage of
surrounding parcels or equal to or greater than the surrounding lot with the least
amount of frontage, whichever is greater. For a corner lot, only the block face to which
the proposed lots are to be oriented shall be used; and
The proposed Lot 1 has a frontage width of 60 feet along Katherine Street. The required
lot frontage per the compatibility criteria is 99 feet.

Per Section 3-5.2, in cases where lots do not meet the required minimum lot frontage,
the Planning Commission may grant an exception to the compatibility requirement by
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considering a larger area to evaluate general compatibility. More information is provided
in the Variance/Exceptions Analysis section below.

2. Lot size is either equal to or greater than 70% of the lot size of the average size of
surrounding parcels or equal to or larger than smallest surrounding lot, whichever is
greater. For a corner lot, only the block face to which the proposed lots are to be
oriented shall be used; and

Proposed Lot 1 has an area of 10,050 square feet (0.23 acres). The required lot size per
the compatibility criteria is 16,708 (0.37 acres).

Per Section 3-5.2, in cases where lots do not meet the required minimum lot size, the
Planning Commission may grant an exception to the compatibility requirement by
considering a larger area to evaluate general compatibility. More information is provided
in the Variance/Exceptions Analysis section below.

3. 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 proposed to be subdivided, a
minimum building setback line shall be included on the proposed lots at the average
setback. 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; and

With future development on Lot 1, a new home will be required to meet the contextual
setback requirement of approximately 30 feet per the Metro Zoning Code.

4. Orientation of proposed lots shall be consistent with the surrounding parcels. For a
corner lot, both block faces shall be evaluated.

Proposed Lot 1 is oriented to Katherine Street which is in keeping with the lot
orientation of surrounding parcels.

The current standards of all reviewing agencies are met.
All agencies have recommended approval or approval with conditions.

If the proposed subdivision meets subsections a, b, ¢ and e of this section but fails to
meet subsection d, the Planning Commission, following a public hearing in accordance
with the Planning Commission Rules and Procedures, may consider whether the
subdivision can provide for the harmonious development of the community by otherwise
meeting the provisions of TCA 13-4-303(a). In considering whether the proposed
subdivision meets this threshold, the Commission shall specifically consider the
development pattern of the area, any unique geographic, topographic and environmental
factors, and other relevant information. The Commission may place reasonable
conditions, as outlined in Section 3-5.6, necessary to ensure that the development of the
subdivision addresses any particular issues present in an infill subdivision and
necessary to achieve the objectives as stated in TCA 13-4-303(a).

Lot 1 does not meet the compatibility requirement for minimum lot frontage and lot area.
The Planning Commission may grant an exception to the compatibility criteria by
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considering a larger area to evaluate general compatibility. The following section
discusses the exception for lot frontage and lot size.

Variances/Exceptions Analysis

In cases where compatibility criteria is not met, Section 3-5.2 of the Subdivision Regulations allows
the Planning Commission to grant exceptions to compatibility requirements by considering a larger
area to evaluate general compatibility. This request requires exceptions from Section 3-5.2
pertaining to lot frontage and lot size.

Lot Frontage
The proposed Lot 1 frontage is approximately 60 feet while the compatibility criteria required 99

feet. Only one parcel located at 3900 Katherine Street (parcel 286) was used when evaluating
compatibility per the Subdivision Regulation requirements, as this is the only property on the same
side of the block face as the subject property.

When evaluating a larger area to analyze lot frontage, staff considered additional parcels along
Katherine Street. On the west side of Katherine Street, on the opposite block face of the subject
property, there are four parcels all with 55 feet of frontage, which is shorter than the proposed lot
frontage. Therefore, the requested lot frontage width for Lot 1 is similar to nearby parcels in the
larger area.

Lot Size
The proposed Lot 1 has an area of 10,050 square feet (0.23 acres) while the compatibility criteria
required 16,708 square feet.

When evaluating a larger area to analyze the proposed lot size, staff considered the same parcels as
mentioned in the analysis for lot frontage above. In reviewing the properties on the opposite block
face of Katherine Street, the parcels range between 8,285 to 8,650 square feet, which is smaller than
the proposed Lot 1 size. Therefore, the proposed lot size for Lot 1 is not uncharacteristic of the area
as a whole.

Staff finds that the proposed lot layout has appropriate lot frontage and lot size to provide for
harmonious development. Given this information, staff finds the proposed lots to be consistent with
the larger area and that an exception to compatibility requirements would be appropriate.

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

Not applicable to this case.

3-5.4 Criteria for Determining Compatibility for Designated Historic Districts.
Not applicable to this case.

3-5.5 Infill Subdivision Frontage
Not applicable to this case.
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Reasonable Conditions
Not applicable to this case.

Blocks
Not applicable. No new blocks are being created.

Improvements

No public infrastructure or improvements are required with this subdivision. Construction
plans for any required private improvements (private stormwater, water and sewer lines and
connections) will be reviewed at the time of building permit.

Requirements for Sidewalks and Related Pedestrian and Bicycle Facilities

For subdivisions, sidewalks are not required along existing streets. Per a recent court case,
the section of the Zoning Code that requires sidewalks along existing streets has been
voided.

Requirements for Streets
Not applicable. The proposal is for an infill subdivision located on an existing street. No
new streets are proposed.

Requirements for Dedication, Reservations, or Improvements

Katherine Street is classified as a local street with a total right-of-way width of 50 feet. The
plat identifies that the full 50 feet of right-of-way exists and therefore no dedication is
necessary.

Inspections During Construction

This section is applicable at the time of construction, which for this proposed subdivision,
will occur only after issuance of a building permit approved by Metro Codes and all other
reviewing agencies.

Street Name, Regulatory and Warning Signs for Public Streets
Not applicable. No new streets are proposed.

Street Names, Regulatory and Warning Signs for Private Streets
Not applicable. No private streets are proposed.

Drainage and Storm Sewers

Drainage and storm sewer requirements are reviewed by Metro Stormwater. Metro
Stormwater has reviewed the proposed plat and found it to comply with all applicable
standards of this section. Stormwater recommends approval.

Public Water Facilities

Water is provided by the Madison Suburban Utility District (MSUD). Staff has included a
condition of approval that approval by the MSUD be provided prior to plat recordation.
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3-16 Sewerage Facilities
Metro Water Services has reviewed this proposed plat for sewer and has recommended
approval with conditions.

3-17 Underground Utilities
Utilities are required to be located underground whenever a new street is proposed. The plat
is not proposing a new street and the requirement is not applicable.

PLANNING STAFF COMMENTS - SUBDIVISION REGULATIONS

With the exception for the compatibility criteria, the proposed subdivision meets the standards of
the Metro Subdivision Regulations and Metro Zoning Code. Future development will be required to
meet the standards of the Metro Zoning Code in regard to setback, building heights, etc. Staff
recommends approval with conditions based on a finding that the proposal can provide for
harmonious development.

POLICY CONSIDERATIONS

A recent appeals court decision (Hudson et al v. Metro) upheld a lower court decision which
outlined that the Planning Commission has the authority to determine whether the plat complies
with the adopted General Plan (NashvilleNext). Per the Court, the Planning Commission may not
evaluate each concept plan to determine whether it is harmonious generally but may consider
policy. Policy information is provided below for consideration.

NashvilleNext includes a Community Character Manual (CCM) which established character areas
for each property within Metro Nashville. The community character policy applied to the entirety of
this property is T4 NM (Urban Neighborhood Maintenance). The goal of the T4 NM Policy is to
maintain urban neighborhoods as characterized by their moderate- to high-density residential
development pattern, building form/types, setbacks, and building rhythm along the street. The
policy states that these areas will experience some change over time, and when such change occurs,
efforts should be made to retain the existing character of the neighborhood. Appropriate land uses in
the T4 NM policy include residential, open space, and institutional uses.

According to the T4 NM policy, density is secondary to the form of development; however, these
areas are meant to be moderate- to high-density. Since T4 NM policy is applied to predominantly
developed neighborhoods whose character is intended to be maintained, the appropriate density is
determined by the existing character of each individual neighborhood in terms of its mix of housing
types, setbacks, spacing between buildings, and block structure.

COMMENTS FROM OTHER REVIEWING AGENCIES

FIRE MARSHAL RECOMMENDATION
Approve

STORMWATER RECOMMENDATION
Approve
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NASHVILLE DOT RECOMMENDATION
Approve

TRAFFIC AND PARKING RECOMMENDATION
Approve with conditions
e Traffic conditions to be set at the time of final site plan or building permit approval for
individual lots. (Traffic studies, driveway distances, access sight triangles, etc.)

WATER SERVICES RECOMMENDATION
Approve with conditions
e Attached is a copy of the above-referenced subdivision (uploaded by planning on January
21, 2026) on which we recommend approval. The Sewer Capacity fees must be paid prior to
service connections. Water is provided by the Madison Suburban Utility District.

STAFF RECOMMENDATION
Staff recommends approval with conditions, including exceptions to Section 3-5.2.

CONDITIONS

1. Comply with all conditions and requirements of Metro reviewing agencies.

2. Letter of availability and approval from the Madison Suburban Utility District shall be provided
prior to plat recordation.

3. Prior to final plat recording, submit a letter on each company’s letterhead or documentation that
the individual is authorized on behalf of the entity. Provide this documentation for the Stewart
Tennessee Community Property Trust.

4. Pursuant to 2-4.7 of the Metro Subdivision Regulations, the approval shall expire if the plat is
not recorded with the Register of Deeds within one year of the Planning Commission’s
approval.

RECOMMENDED ACTION

Motion to approve proposed subdivision Case No. 2026S-029-001 with conditions including
exceptions to Section 3-5.2 based upon finding that the subdivision complies with the applicable
standards of the Metro Subdivision Regulations, Metro Zoning Code, and other applicable laws,
ordinances and resolutions as noted in the staff report, subject to all the staff recommended
conditions.
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Item #16 Final Plat 2026S-034-001

Project Name Pulliam Subdivision

Council District 35 — Spain

School District 09 — Tylor

Requested by Chap Surveyor, applicant; Robert P. Pulliam, owner.

Staff Reviewer Schenk

Staff Recommendation Defer to the March 12, 2026, Planning Commission
meeting.

APPLICANT REQUEST

Request for final plat approval to create one lot.

Final Plat
A request for final plat approval to create one lot on a portion of property located at Highway 100

(unnumbered), approximately 215 feet northwest of Hester Beasley Road, Agricultural/Residential
(AR2a) (3.37 acres).

STAFF RECOMMENDATION
Staff recommends deferral to the March 12, 2026, Planning Commission meeting.
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Item #17 Final Plat 2026S-037-001

Project Name Callie Subdivision Phase 2

Council District 26 — Johnston

School District 08 — O’Hara Block

Requested by Dale and Associates, Inc, applicant. Church Holding
Company, LLC, owner.

Staff Reviewer Commey

Staff Recommendation Defer to the March 12, 2026, Planning Commission
meeting.

APPLICANT REQUEST

Request for final plat approval to create 36 lots.

Final Plat

A request for final plat approval to create 36 lots on property located at 5693 Cloverland Drive, at
the northwest corner of Cloverland Drive and Church Street East, zoned Specific Plan (SP) (8.28
acres).

STAFF RECOMMENDATION
Staff recommends deferral to the March 12, 2026, Planning Commission meeting.
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Item #18 Final Plat 2026S-043-001

Project Name 2805 & 2807 Lincoya Drive

Council District 15 — Gregg

School District 04 —Nabaa-McKinney

Requested by B2L Land Surveyors, applicant; Lee Lunsford and Mason
Harris, owners.

Staff Reviewer Chen

Staff Recommendation Disapprove.

APPLICANT REQUEST

Request for final plat approval to create two lots.

Final Plat

A request for final plat approval to create two lots on properties located at 2805 and 2807 Lincoya
Drive, approximately 329 feet northwest of Knobview Drive, zoned Single Family Residential
(RS20) (3.26 acres) and within a Two-Story Residential Overlay District.

SITE DATA AND CONTEXT

Location: The site consists of two properties located west of the intersection of Lincoya Drive and
Knobview Drive.

Street Type: The site has frontage on Lincoya Drive, a local street.
Approximate Acreage: 3.26 acres or approximately 141,872 square feet.

Parcel/Site History: The site consists of two parcels. The northern property was originally platted
as Lot 62 in 1961, on the Plan of Lincoya Hills (Book 1835, Page 91). The southern parcel in its
current configuration was created by deed in 2021 (Instrument# 20210308 0029723).

Zoning History: The property has been zoned Single-Family Residential (RS20) since 1990, and
within a Two-Story Residential Overlay since 2023.

Existing Land Use: The northern property currently contain a single-family land use, which is
identified to be retained on proposed Lot 1. The southern parcel is currently vacant.

Surrounding Land Use and Zoning:
e North: Single Family Residential/RS20
e South: Single Family Residential/RS10
e East: Single Family Residential/RS20
e West: Single Family Residential/RS20
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Zoning: Single Family Residential (RS20)

Min. lot size: 20,000 square feet

Max. building coverage: 0.35

Min. rear setback: 20 feet

Min. side setback: 5 feet

Max. height: 2 stories in 35 feet (Two-Story Overlay)
Min. street setback: Contextual per Zoning Code.

PROPOSAL DETAILS
Number of lots: 2

Lot sizes: Proposed Lot 1 has a lot size of 89,553 square feet (2.06 acres) while proposed Lot 2 has
a lot size of 52,318 square feet (1.20 acres).

Access: Each lot will be accessed from Lincoya Drive.

Subdivision Variances or Exceptions Requested: An exception is required for the compatibility
criteria for Lot 2, as the lot does not meet the requirement for minimum lot frontage.

APPLICABLE SUBDIVISION REGULATIONS

Volume III of NashvilleNext, the General Plan for Nashville and Davidson County, contains the
Community Character Manual (CCM) which establishes land use policies for all properties across
the county. The land use policies established in CCM are based on a planning tool called the
Transect, which describes a range of development patterns from most to least developed.

Prior versions of Subdivision Regulations for Nashville and Davidson County contained a uniform
set of standards that were applied Metro-wide. This did not take into account the diverse character
that exists across the County. In order to achieve harmonious development within the diversity of
development patterns that exist in Nashville and Davidson County, the Planning Commission has
adopted the current Subdivision Regulations. The Subdivision Regulations incorporate the General
Plan policies by including rules or standards for each specific transect. This allows policies of the
General Plan to be followed through application of the varying Subdivision Regulations to reflect
the unique characteristics found in the different transects. The site is within the Suburban
Neighborhood Maintenance (T3 NM) policy. For T3 NM, the conventional regulations found in
Chapter 3 are utilized.

3-1 General Requirements
The proposal meets the requirements of 3-1.

3-2  Monument Requirements
Permanent monuments, in accordance with this section of the regulations, shall be placed in
all subdivisions when new streets are to be constructed. The proposal does not propose any
new streets.
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Suitability of the Land
Staff finds that the land is suitable for development consistent with this section.

Lot Requirements

Lot 1 and Lot 2 comply with the minimum standards of the zoning code. The lots exceed the
20,000 square foot minimum lot size of the RS20 zoning district. Any development
proposed on the resulting lots will be required to meet the bulk standards and all other
applicable regulations of RS20 zoning at the time of building permit. Lot 1 and Lot 2 will be
accessed by Lincoya Drive, a public street.

Infill Subdivisions

In order to ensure compatibility with the General Plan, the Commission has adopted specific
regulations applicable to infill subdivisions, defined as residential lots resulting from a
proposed subdivision within the R, R-A, RS, and RS-A zoning districts on an existing street.
If a proposed infill subdivision meets all of the adopted applicable regulations, then the
subdivision is found to be harmonious and compatible with the goals of the General Plan.
An exception to the compatibility criteria may be granted by the Planning Commission for a
SP, UDO, or cluster lot subdivision by approval of the rezoning or concept plan.

Criteria for Determining Compatibility for policy areas designated in the General Plan
as Neighborhood Maintenance, except where a Special Policy and/or a Designated
Historic District exists.

g.  All minimum standards of the zoning code are met.
Complies. The proposed lot meets the minimum standards of the zoning code.

h. 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.

Complies. The proposed lot has frontage along a public street.

i. The resulting density of lots does not exceed the prescribed densities of the policies for
the area. To calculate density, the lot(s) proposed to be subdivided and the surrounding
parcels shall be used. For a corner lot, both block faces shall be used.

The T3 NM policy that applies to the site does not specifically identify an appropriate
density; however, the policy supports the underlying RS20 zoning district and its
prescribed density.

J. The proposed lots are consistent with the community character of surrounding parcels

as determined below:

1. Lot frontage is either equal to or greater than 70% of the average frontage of
surrounding parcels or equal to or greater than the surrounding lot with the least
amount of frontage, whichever is greater. For a corner lot, only the block face to which
the proposed lots are to be oriented shall be used; and
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Lots 1 and 2 have frontage onto Lincoya Drive. The proposed Lot 1 has a frontage width
of 139.50 feet, and Lot 2 has frontage width of 80 feet. The required frontage per the
compatibility standards for surrounding parcels along Lincoya Drive is 115.50 feet. The
proposed Lot 2 does not meet the minimum required frontage requirements.

Per Section 3-5.2, in cases where lots do not meet the required minimum lot frontage,
the Planning Commission may grant an exception to the compatibility requirement by
considering a larger area to evaluate general compatibility. More information is provided
in the Variance/Exceptions Analysis section below.

2. Lot size is either equal to or greater than 70% of the lot size of the average size of
surrounding parcels or equal to or larger than the smallest surrounding lot, whichever
is greater. For a corner lot, only the block face to which the proposed lots are to be
oriented shall be used; and

Lot 1 has a proposed area of 89,553 square feet or 2.06 acres and Lot 2 has a proposed
area of 52,318 square feet or 1.20 acres. The required lot size per compatibility standards
for surrounding parcels is 40,033 square feet or 0.91 acres. The proposed Lot 1 and Lot 2
meet the minimum required lot size requirements.

3. 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 proposed to be subdivided, a
minimum building setback line shall be included on the proposed lots at the average
setback. 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; and

The existing structure is identified to be retained on proposed Lot 1. For any future
development on the proposed lots, structures will be required to meet the contextual
setback standards per the Metro Zoning Code.

4. Orientation of proposed lots shall be consistent with the surrounding parcels. For a
corner lot, both block faces shall be evaluated.

Proposed Lots 1 and 2 are oriented to Lincoya Drive which is in keeping with the lot
orientation of surrounding parcels.

The current standards of all reviewing agencies are met.
All other agencies have recommended approval or approval with conditions.

If the proposed subdivision meets subsections a, b, ¢ and e of this section but fails to
meet subsection d, the Planning Commission, following a public hearing in accordance
with the Planning Commission Rules and Procedures, may consider whether the
subdivision can provide for the harmonious development of the community by otherwise
meeting the provisions of TCA 13-4-303(a). In considering whether the proposed
subdivision meets this threshold, the Commission shall specifically consider the
development pattern of the area, any unique geographic, topographic and environmental
factors, and other relevant information. The Commission may place reasonable
conditions, as outlined in Section 3-5.6, necessary to ensure that the development of the
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subdivision addresses any particular issues present in an infill subdivision and
necessary to achieve the objectives as stated in TCA 13-4-303(a).

The proposed Lot 2 does not meet the compatibility requirement for minimum lot
frontage. The Planning Commission may grant an exception to the compatibility criteria
by considering a larger area to evaluate general compatibility. The following section
discusses the exceptions for lot frontage.

Variances/Exceptions Analysis
This request requires exceptions from Section 3-5.2 pertaining to lot frontage.
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Lot Frontage
The proposed frontage for Lot 2 is 80 feet. The parcels used for evaluating compatibility include the

five adjacent parcels to the west and the one adjacent parcel to the east. The proposed frontage is
less than the required amount, per the Subdivision Regulations. Therefore, staff considered a larger
area to evaluate compatibility. When evaluating a larger area to analyze the lot frontage, staff
considered the parcels along Lincoya Drive from the intersection with Knobview Drive to the east
to the intersection with McGavock Pike to the west. The map above shows these parcels outlined in
blue. This analysis included 16 parcels with a wide range of lot frontage sizes, the smallest frontage
being 110 feet, and the largest frontage being 225 feet.

The smallest lot frontage within the larger area is approximately 110 feet. The proposed frontage for
Lot 2 is approximately 80 feet, which is 30 feet less than the smallest lot frontage in the larger area.
This reduction in frontage does not maintain consistency with the established development pattern
of existing lots. Given this information, staff finds the proposed Lot 2 frontage to be inconsistent
with the larger area and that an exception to the compatibility criteria would be inappropriate.
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Exhibit: Surrounding Parcels

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

Not applicable to this case.

3-5.4 Criteria for Determining Compatibility for Designated Historic Districts.
Not applicable to this case.

3-5.5 Infill Subdivision Frontage
Not applicable to this case.

3-5.6 Reasonable Conditions
Not applicable to this case.

3-6  Blocks
Not applicable. No new blocks are being created.

3-7 Improvements
No public infrastructure or improvements are required with this subdivision. Construction
plans for any required private improvements (private stormwater, water and sewer lines and
connections) will be reviewed at the time of building permit.

3-8  Requirements for Sidewalks and Related Pedestrian and Bicycle Facilities
For subdivisions, sidewalks are not required along existing streets. Per a recent court case,
the section of the Zoning Code that requires sidewalks along existing streets has been
voided.

3-9  Requirements for Streets
Not applicable. The proposal is for an infill subdivision located on an existing street. No
new streets are proposed.

3-10 Requirements for Dedication, Reservations, or Improvements
Lincoya Drive is a local street. The plat does not propose to dedicate any right-of-way, as
the standard half right-of-way already being met.

3-11 Inspections During Construction
This section is applicable at the time of construction, which for this proposed subdivision,
will occur only after issuance of a building permit approved by Metro Codes and all other
reviewing agencies.

3-12  Street Name, Regulatory and Warning Signs for Public Streets
Not applicable. No new streets are proposed.
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3-13 Street Names, Regulatory and Warning Signs for Private Streets
Not applicable. No private streets are proposed.

3-14 Drainage and Storm Sewers
Drainage and storm sewer requirements are reviewed by Metro Stormwater. Metro
Stormwater has reviewed the proposed plat and found it to comply with all applicable
standards of this section. Stormwater recommends approval.

3-15 Public Water Facilities
Metro Water Services has reviewed this proposed plat for water and has recommended
approval with conditions.

3-16 Sewerage Facilities
Metro Water Services has reviewed this proposed plat for sewer and has recommended
approval with conditions.

3-17 Underground Utilities
Utilities are required to be located underground whenever a new street is proposed. The plat
is not proposing a new street and the requirement is not applicable.

PLANNING STAFF COMMENTS - SUBDIVISION REGULATIONS

The proposed subdivision meets the general requirements of Chapter 3 in the Subdivision
regulations; however, it does not meet the requirements for 3-5.2. The proposed plat requires an
exception for lot frontage. Staff found that the exception for lot frontage is not consistent with the
surrounding development pattern; therefore, staff recommends disapproval.

POLICY CONSIDERATIONS

A recent appeals court decision (Hudson et al v. Metro) upheld a lower court decision which
outlined that the Planning Commission has the authority to determine whether the plat complies
with the adopted General Plan (NashvilleNext). Per the Court, the Planning Commission may not
evaluate each concept plan to determine whether it is harmonious generally but may consider
policy. Policy information is provided below for consideration.

NashvilleNext includes a Community Character Manual (CCM) which established character areas
for each property within Metro Nashville. The community character policy applied to the entirety of
this property is T3 NM (Suburban Neighborhood Maintenance). The goal of the T3 NM Policy is to
maintain suburban neighborhoods as characterized by their development pattern, building form,
land use and associated public realm. The policy states that these areas will experience some change
over time, and when such change occurs, efforts should be made to retain the existing character of
the neighborhood. Appropriate land uses in the T3 NM policy include single-family residential, one
and two-family residential, open space, and institutional uses.

According to the T3 NM policy, density is secondary to the form of development; however, these

areas are meant to be low- to moderate-density. Since T3 NM policy is applied to predominantly
developed neighborhoods whose character is intended to be maintained, the appropriate density is
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determined by the existing character of each individual neighborhood in terms of its mix of housing
types, setbacks, spacing between buildings, and block structure.

COMMENTS FROM OTHER REVIEWING AGENCIES

FIRE MARSHAL RECOMMENDATION
Approve

STORMWATER RECOMMENDATION
Approve

NASHVILLE DOT RECOMMENDATION
Approve

TRAFFIC AND PARKING RECOMMENDATION
Approve
e Traffic conditions to be set at the time of final site plan or building permit approval for
individual lots. (Traffic studies, driveway distances, access sight triangles, etc.)

WATER SERVICES RECOMMENDATION
Approve with Conditions
e Attached is a copy of the above-referenced subdivision (uploaded by planning on February
13, 2026) on which we recommend approval. The W&S Capacity fees must be paid prior to
service connections.

STAFF RECOMMENDATION
Staff recommends disapproval.

RECOMMENDED ACTION

Motion to disapprove proposed subdivision Case No. 2026S-043-001 based upon findings that the
subdivision does not comply with the applicable standards of the Metro Subdivision Regulations,
and other applicable laws, ordinances and resolutions as noted in the staff report.

CONDITIONS (IF APPROVED)

1. Comply with all conditions and requirements of Metro reviewing agencies.

2. On the corrected copy, fix the parcel number for Lot 2 to be (221).

3. On the corrected copy, add the following note in the Notes section: When a boundary line is
shifted between two parcels/lots, the owner must also record a new deed reflecting the new
lot lines; otherwise the Tax Assessor will show ‘dual ownership’ on each lot, as plats cannot
change ownership.

4. On the corrected copy, identify a 25-foot setback adjacent to the railroad right-of-way.

On the corrected copy, spell out Two-Story Overlay where it says TSO in Note 2.

6. Pursuant to 2-4.7 of the Metro Subdivision Regulations, the approval shall expire if the plat
is not recorded with the Register of Deeds within one year of the Planning Commission’s
approval.

N
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Item #19 Zone Change 2026Z-015PR-001

Council District 01 — Kimbrough

School District 01 — Taylor

Requested by Robert Smith, applicant; Kimberly Smith & Robert Smith,
OWners.

Staff Reviewer Chen

Staff Recommendation Approve.

APPLICANT REQUEST

Zone change from RS10 to R10.

Zone Change
A request to rezone Single-Family Residential (RS10) to One and Two-Family Residential (R10)

zoning for the properties located at 1715 County Hospital Road, approximately 184 feet northeast of
Hydes Ferry Road (0.37 acres).

Existing Zoning

Single-Family Residential (RS10) requires a minimum 10,000 square foot lot and is intended for
single-family dwellings at a density of 4.36 dwelling units per acre. Based on acreage alone, RS10
would permit a maximum of one single-family lot.

Proposed Zoning

One and Two-Family Residential (R10) requires a minimum 10,000 square foot lot and is intended
for single -family dwellings and duplexes at an overall density of 4.36 dwelling units per acre.
Based on acreage alone, R10 would permit a maximum of one duplex lot.

BORDEAUX—WHITES CREEK—HAYNES TRINITY COMMUNITY PLAN

T3 Suburban Neighborhood Evolving (T3 NE) policy is intended to create and enhance suburban
residential neighborhoods with more housing choices, improved pedestrian, bicycle, and vehicular
connectivity, and moderate density development patterns with moderate setbacks and spacing
between buildings. T3 NE policy may be applied either to undeveloped or substantially
underdeveloped “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 need to take into account considerations such as timing
and some elements of the existing developed character, such as the street network, block structure,
and proximity to centers and corridors. T3 NE areas are developed with creative thinking in
environmentally sensitive building and site development techniques to balance the increased growth
and density with its impact on area streams and rivers.

ANALYSIS

The application consists of two parcels totaling 0.54 acres located at 1715 County Hospital Road,
approximately 184 feet northeast of Hydes Ferry Road. The subject parcel has a residential structure
on site and has been zoned Single Family Residential (RS10) since 1998. The land uses of the
surrounding properties are predominantly single family and two-family residential with some
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commercial and industrial uses. The subject properties have frontage along County Hospital Road,
which is an arterial-boulevard in the Major and Collector Street Plan (MCSP). The surrounding
parcels are zoned R10, RS10, RM9-A-NS (Multi-Family Residential-Alternative-No STRP), CS
(Commercial Service), and IWD (Industrial Warehousing/Distribution). The RM9-A-NS, CS, and
IWD-zoned properties are located towards the intersection of County Hospital Road and Hydes
Ferry Road, to the west.

The application proposes to rezone the property from Single Family Residential (RS10) to One and
Two-Family Residential (R10). The requested R10 zoning district could potentially allow one
duplex lot for a total of up to two units. The properties are located within the Suburban
Neighborhood Evolving (T3 NE) policy area, which is intended to create and enhance suburban
neighborhoods with more housing choices, improved connectivity, and moderate density patterns.
The proposed R10 zoning allows for one or two-family residential uses, which would increase
housing choice in the area. Several surrounding parcels have recently been rezoned to permit similar
densities. There is existing transit service with bus stops located approximately 0.5 miles to the
southeast along Clarksville Pike. The proposed zoning is appropriate given the subject site’s
location along an arterial-boulevard, as well as its proximity to higher intensity zoning and policy
areas to the west, towards the intersection of County Hospital Road and Hydes Ferry Road, where
there are a mixture of uses and where the policy transitions to District Industrial.

The proposed R10 zoning represents a modest increase in intensity, consistent with the surrounding
context and goals of the policy. Therefore, staff recommends approval.

FIRE RECOMMENDATION
Approve
Maximum Uses in Existing Zoning District: RS10
Total
Land U Daily Tri AM Peak | PM Peak
(TECode | A® | FARDemsity | Floor | ey | Hou | Hour
Area/Lots/Units o

Single-Family
Residential 0.37 435F 1U 15 5 1
(210)

Maximum Uses in Proposed Zoning District: R10

Total
Land Use ota Daily Trips AM Peak | PM Peak

Acres FAR/Density Floor
(ITE Code) Area/Lots/Units (weekday) Hour Hour

One and Two-
Family Residential* 0.37 4.55F 2U 28 7 2
(210)

*Based on all duplex lots. Counts may vary depending on the number of units developed
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Traffic changes between maximum: RS10 and R10

Total AM
L Daily Tri PM Peak
(I;E%g;:) Acres FAR/Density Floor (aleZk dl:p)s Peak Ho era
Area/Lots/Units W ¥ Hour "
+13 +2 +1

METRO SCHOOL BOARD REPORT

Projected student generation existing RS10 districts: 0 Elementary 0 Middle 0 High
Projected student generation proposed R10 district: 0 Elementary 0 Middle 0 High

The proposed zoning is not expected to generate any additional students than the existing RS10
zoning district. Students would attend Cumberland Elementary School, Haynes Middle school, and
Whites Creek High School. Cumberland Elementary School is identified at exceedingly under
capacity. Haynes Middle School is identified at exceedingly under capacity and Whites Creek High

school are identified as under capacity. This information is based upon the 2025-2026 MNPS
School Enrollment and Utilization report provided by Metro Schools.

STAFF RECOMMENDATION

Staff recommends approval.
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Item #20 Zone Change 2026Z-016PR-001

Council District 05 — Parker

School District 01 — Taylor

Requested by AMA Investments, applicant; Michael & Vickie
Williamson, owners.

Staff Reviewer Dhital

Staff Recommendation Approve.

APPLICANT REQUEST

Zone change from RSS to MUN-A-NS.

Zone Change
A request to rezone from Single-Family residential (RS5) to Mixed-Use Neighborhood Alternative

No STRP (MUN-A-NS) zoning for properties located at 1304 and 1306 Jones Avenue, located
approximately 191 feet north of Douglas Avenue (0.21 acres).

Existing Zoning

Single Family Residential (RS5) requires a minimum 5,000 square foot lot and is intended for
single-family dwellings at a density of 8.71 dwelling units per acre. Based on acreage alone, RS5
would permit a maximum of one lot.

Proposed Zoning

Mixed-Use Neighborhood Alternative-No STRP (MUN-A-NS) is intended for a low intensity
mixture of residential, retail, and office uses and is designed to create walkable neighborhoods
through appropriate building placement and bulk standards. The -NS designation prohibits Short
Term Rental Property — Owner Occupied and Short-Term Rental Property — Not-Owner Occupied
uses from the district.

EAST NASHVILLE COMMUNITY PLAN

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.

Supplemental Policy Area: 05-Highland Heights

The Highland Heights supplemental policy incorporates a Building Regulating Plan as well as a
Mobility Plan which address unique features of the area and expands upon the standard guidance of
the Community Character Manual in order to tailor policy to the needs of the Highland Heights
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study area. The Building Regulating Plan identifies nine subdistricts intended to create areas with
specific design characteristics in order to achieve the overall vision of the community. The subject
property is located in subdistrict M1 in the Building Regulating Plan which is supportive of a range
of building types and zoning districts, including multi-family, office, and mixed-use districts. It
promotes walkable neighborhood centers that integrate residential and small-scale commercial uses.
This area encourages development that introduces plex or manor house, low-rise townhouse, low-
rise or mid-rise flats, and low-rise mixed use buildings.. The policy promotes flexibility in design
while ensuring consistency with surrounding residential areas. The goal of the mobility plan is to
increase connectivity within the study area through public street and pedestrian friendly pathways.

ANALYSIS

The application consists of two parcels totaling 0.21 acres, located on the west side of Jones
Avenue, north of Douglas Avenue. The properties have been zoned Single Family Residential
(RS5) since 1998 and are currently vacant. Surrounding properties are zoned RS5, Commercial
Service (CS), Specific plan (SP), and Multi-Family (RM20-A). Surrounding land uses include
single- and two-family residential, multi-family residential, and commercial uses. The properties
have frontage on Jones Avenue, a local street. The subject site is located adjacent to an existing
commercial use to the south and across the street from a multi-family development which wraps
Douglas Avenue to the south.

Although the properties are located within the T4 Neighborhood Evolving (T4 NE) policy area,
which generally supports residential uses, the properties are also located within the Highland
Heights Supplemental Policy Area, M1 Subdistrict, which provides additional guidance beyond that
of the base policy. Given that supplemental policy guidance of the M1 subdistrict is more detailed
than that of the base policy, staff applied the guidance of Highland Heights Supplemental Policy to
review this proposal.

The Building Regulating Plan of Subdistrict M1 focuses on creating neighborhood-scale centers
that integrate residential and office or commercial uses to serve daily needs of urban neighborhoods.
These centers are envisioned as walkable hubs supported by surrounding residential development,
adequate infrastructure, and strong access points. The subject properties have frontage along Jones
Avenue, which is identified as a North-South Connector in the Highland Heights Mobility Plan. The
planned cross section for Jones Avenue includes wider sidewalks than typical local streets. The
properties are also located approximately 140 feet north of Douglas Avenue, which is classified as a
Collector Avenue in the Major and Collector Street Plan (MCSP). Douglas Avenue also serves as a
key east-west connector within the Highland Heights Mobility Plan, identified as a Primary Avenue.
The site is also proximate to an existing WeGo bus route along Lischey Avenue to the west. The
existing and planned infrastructure improvements proximate to the site align with the goals of
Highland Heights Mobility Plan to enhance pedestrian connectivity in urban neighborhoods.

The proposed MUN-A-NS district is supported by the supplemental policy, M1 Subdistrict, as it

provides opportunities for residential and nonresidential uses near the intersection of Jones Avenue
and Douglas Avenue, where there is added focus on activating the area as a neighborhood center.
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adjacency to residential policy areas.

FIRE RECOMMENDATION
Approve
Maximum Uses in Existing Zoning District: RS5
Total
Land U Daily Tri AM Peak | PM Peak
(nf‘]f:1 CO(SIZ) Acres | FAR/Density Floor (:ledezlp)s Houera Houe:
Area/Lots/Units v
Single-Family
Residential 0.21 8.71F 1U 15 5 1
(210)
Maximum Uses in Proposed Zoning District: MUN-A-NS
Total . q
T R BT R
Area/Lots/Units y
Multi- Family
Residential 3-10 0.10 0.6 F 4U 20 1 2
(221)
Maximum Uses in Proposed Zoning District: MUN-A-NS
Total . q
(?;E%U;e) Acres FAR/Density Floor ]zallyk"l(;lz“lp)s Aﬁ P(;ak Pl}_/ll Pe:k
ode Area/Lots/Units weexeay. ou ou
Retail
0.05 0.6 F 1,306 SF 49 1 5
(820) 3065
Maximum Uses in Proposed Zoning District: MUN-A-NS
Total
Land U Daily Tri AM Peak | PM Peak
(nf‘]f:1 CO(SIZ) Acres | FAR/Density Floor (:ledezlp)s Houera Houe:
Area/Lots/Units v
Restaurant
932) 0.05 0.6 F 1,306 SF 147 13 13
Traffic changes between maximum: RS5 and MUN-A-NS
Total . . AM
Land Use . Daily Trips PM Peak
(ITE Code) Acres FAR/Density Floor ) Peak Hour
Area/Lots/Units y Hour
- - - - +201 +10 +19
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Metro Planning Commission Meeting of 2/26/2026

METRO SCHOOL BOARD REPORT

The proposed MUN-A-NS zoning district includes a mix of uses which could vary and an
assumption of school impact at this point is premature. Students would attend Shwab Elementary
School, Jere Baxter Middle School, and Maplewood High School. Shwab Elementary School and
Jere Baxter Middle School are identified as under capacity. Maplewood High School is identified as
exceedingly under capacity. This information is based on the 2025-2026 MNPS School Enrollment
and Utilization report provided by Metro Schools.

STAFF RECOMMENDATION
Staff recommends approval.
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