
 

 

 

 

 

 

 

 

 

 

 

 

Town of Thompson's Station
Municipal Planning Commission

REVISED Meeting Agenda
May 23, 2017

Meeting Called To Order

Pledge Of Allegiance

Minutes-

Consideration Of The Minutes Of The April 25, 2017 Meeting

Documents:

04282017 MINUTES.PDF

Public Comments-

Town Planner Report

New Business:

1. Final Plat For Sections 12A To Create 13 Single Family Lots, 34 Townhome Lots And Three (3)
Open Space Lots (FP 2017-005)

Documents:

ITEM 1 FC SECTION 12A.PDF
ITEM 1 FINAL PLAT FC 12A.PDF

2. Final Plat For Section 8B Of Bridgemore Village To Create 28 Single-Family Lots And Three (3)
Open Space Lots (FP 2017-006)

Documents:

ITEM 2 BV SECTION 8B.PDF
ITEM 2 FINAL PLAT BV 8B.PDF

3. Request To Amend The Town's Land Development Ordinance To Permit Golf Courses By A
Special Exception Within The D1 Zoning District And To Rezone 1,216 Acres Of Land To D1 And D3
Zoning Districts (Zone Amend 2017-003; Rezone 2017-003)

Documents:

ITEM 3 TWO FARMS STAFF REPORT.PDF
TWO FARMS CONCEPT PLAN.PDF
TWO FARMS EXISTING PROPERTY MAP.PDF
TWO FARMS LDO AMENDMENT REQUEST.PDF
TWO FARMS PROPOSED ZONING PLAN.PDF

At The Request Of The Applicant, Item #3 Has Been Postponed Until The June 27th Meeting

Adjourn

This meeting will be held at 7:00 p.m. at the Thompson's Station Community Center
1555 Thompson's Station Rd West



Minutes of the Meeting
of the Municipal Planning Commission

of the Town of Thompson ’s Station, Tennessee
April 25, 2017

Call to Order:
The meeting of the Municipal Planning Commission of the Town of Thompson's Station was called to 
order at 7:00 p.m. on the 25th day of April, 2017 at the Thompson’s Station Community Center with the 
required quorum.  Members and staff in attendance were: Chairman Jack Elder; Vice Chairman Mike 
Roberts; Alderman Ben Dilks; Commissioner Sarah Benson; Commissioner Trent Harris; Town Planner 
Wendy Deats; Town Attorney Todd Moore and Town Clerk, Jennifer Jones.  Commissioner Debra 
Bender and Town Administrator Joe Cosentini were unable to attend.

Pledge of Allegiance.

Minutes:
The minutes of the March 28, 2017 meeting were previously submitted.

Commissioner Benson moved for approval of the March 28, 2017 meeting minutes.   The 
motion was seconded and carried unanimously.

Public Comment:

Drew Hendry – 3809 Robbins Nest – Construction traffic concerns on Robbins Nest and Sporting Hill 
Bridge Rd. in Bridgemore Village.

Town Planner Report:

Mrs. Deats updated the Planning Commission on the project formerly known as Two Farms, and noted 
that a request has been submitted to amend the Town’s Land Development Ordinance to permit 
recreational uses as a special exception within the D1 and D3 zoning districts.  This request will formally 
be presented to the Planning Commission for a determination on May 23, 2017.  There will be an 
informational session held on May 10th at 6:00 pm at the community center.

MBSC now has a contractor under contract for the Tollgate Village light with a completion date 
sometime in September.  MBSC is also working on paving repairs in Section 12, 13 and 14 and anticipate
final paving to be completed in mid-May.  Engineers are working on a design for secondary access.  Once
they have a design, they will be working with TDOT to get approvals.

Commissioner Blair has resigned from the Planning Commission.  He was the Planning Commission 
Secretary, so a nomination for a new secretary will need to be made. This position will sign plats and
meeting minutes.

Alderman Dilks then made a motion for Commissioner Benson to be appointed as Planning 
Commission Secretary.  The motion was seconded and carried unanimously.

The work session that is scheduled for May 1st, only four commissioners can attend.  All revisions to the 
sign standards have been made, however, after reviewing with Attorney Moore and Mr. Cosentini, 
additional issues need to be addressed.  With hillside standards needing review and still no direction on 
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the General Plan, it is recommended to push the work session to a later date.  It was agreed to push the 
work session to a later date and Mrs. Deats will email everyone for availability.

Unfinished Business:

None

New Business:

1. Final plat for sections 4B and 7 of Bridgemore Village to create 26 single family lots and 
three open space lots (FP 2017-003).

Mrs. Deats reviewed her report and based on the project’s consistency with the approved preliminary plat 
and the Land Development Ordinance, recommends that the Planning Commission approve the final plat 
with the following contingencies:

1) Prior to the recordation of the final plat, a development agreement shall be approved and 
executed between the Town and the Developer for Phase 7.

2) Prior to the recordation of the final plat, a surety will be required in the amount of 
$240,000 for roads, drainage and erosion control.

3) Prior to the recordation of the final plat, a surety shall be required in the amount of 
$114,000 for sewer.

4) As built drawings shall be required for the drainage and sewer system with a letter from 
the Design Engineer that they are constructed per the approved drawings and functioning 
as intended.

Commissioner Harris made a motion to remove the plat suspension in Bridgemore Village.  The
motion was seconded and carried by all.

Commissioner Dilks then made a motion to approve final plat for sections 4B and 7 of 
Bridgemore Village to create 26 family lots and three open space lots (FP 2017-003) with Staff 
recommended contingencies and an additional contingency stating “prior to the recordation of 
the final plat, a surety shall be posted in the amount of $300,000 for the amenity center site plan
approval”.  The motion was seconded and carried by all.

2. Final plat for section 8A of Bridgemore Village to create 8 single-family lots (FP 2017-004).

Mrs. Deats reviewed her report and based on the project’s consistency with the approved preliminary plat 

and the Land Development Ordinance, recommends that the Planning Commission approve the final plat 

with the following contingencies:

1) Prior to the recordation of the final plat, a surety will be required in the amount of $4000 

for roads, drainage and erosion control.

2) Prior to the recordation of the final plat, a surety shall be required in the amount of 

$10,000 for sewer.

3) As built drawings shall be required for the drainage and sewer system with a letter from 

the Design Engineer that they are constructed per the approved drawings and functioning 

as intended.
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After discussion, Commissioner Harris made a motion to approve final plat for Section 8A of 

Bridgemore Village to create 8 single-family lots (FP 2017-004) with Staff recommended 

contingencies.  The motion was seconded and carried by all.

3. Amendment to Sections 1.3 – Definitions, 3.8.1 – Network of Thoroughfares, 3.9.20 – 
Sidewalks and Tables 4.10 and 4.11 D1 and D2 Standards in the Town’s Land Development 
Ordinance (Zone Amend 2017-004).

Mrs. Deats reviewed her report and requested that the Planning Commission recommend adoption of 
these amendments to the Land Development Ordinance to the Board of Mayor and Aldermen.

After discussion, Commissioner Roberts made a motion to recommend adoption of Item 
number 3, an amendment to Sections 1.3 – Definition, 3.8.1 – Network of Thoroughfares, 3.9.20 
– Sidewalks and Tables 4.10 and 4.11 D1 and D2 Standards in the Town’s Land Development 
Ordinance (Zone Amend 2017-004) to the Board of Mayor and Aldermen.  The motion was 
seconded and carried by a vote of 4 to 1 with Commissioner Benson casting the dissenting vote.

After further discussion, Alderman Dilks made a motion to waive the requirement of a 12 foot
driveway width while the LDO moves forward.  The motion was seconded and carried by all.

There being no further business, Commissioner Roberts made a motion to adjourn. The motion was 
seconded and the meeting was adjourned at 7:35 p.m.

____________________________________
                                   Jack Elder, Chairman

Attest:    ________________________________

 Sarah Benson, Secretary



Thompson's Station Planning Commission
Staff Report - Item 1 (FP 2017-005)

May 23, 2017
Final Plat Request for Fields of Canterbury, Section 12A for the creation of 50 lots.

PROJECT DESCRIPTION
A request for a final plat was submitted by Ragan Smith Associates on behalf of Hood
Development, LLC for the creation of 13 single-family lots, 34 townhome lots and three (3) open
space lots within section 12A of the Fields of Canterbury.

BACKGROUND
On June 28, 2016, the Planning Commission approved the preliminary plat for phase 12 which
included 47 single-family residences, 88 townhomes and three (3) open space lots along with the
removal of 45 trees. This plat is the first section within the phase.

ANALYSIS
Final Plat
The purpose of the final plat is to provide a legal instrument where the transfer of ownership of lots
is allowed and shall constitute a way where streets and other infrastructure can be accepted (LDO
Section 5.2.7).   

Section 12A consists of 13 single-family residential lots and 34 townhome lots which front Cloister
Drive and Wellesley Square Drive.  Single-family lot setbacks are 20 feet for the front yard, 7.5 for
the side yard, and 20 feet for the rear yard.  Lot sizes will range from .17 acres to .25 acres and will
have widths greater than 50 feet.  Townhome lot setbacks are 15 feet for the front yard, 15 feet for
the side yard between buildings and 20 feet for the rear yard.  Driveway lengths will be 20 feet.
Cloister Lane and Wellesley Square Drive are currently under construction and will have roadway
widths of 50 feet with a five-foot sidewalk and a five-foot landscape strip on both sides of the road.
The rights-of-way, setbacks, lot widths and lot sizes are all consistent with the approved Phase 12
preliminary plat and the LDO.



Open Space
The original development plan was approved with a 25% requirement for open space.  The final plat
includes three open space lots for a total of 3.78 acres which will result in a total of approximately
70 acres of open space in the development.  With the recordation of this plat, approximately 82% of
the community will be platted and 93% of the open space requirement.  Section 5.4.7 requires that
“final plats within subdivisions with common open space must include a proportionate amount of
the open space with each section.”  Therefore, recorded open space complies with the LDO.  

Sureties
Sureties are required prior to the recordation of any final plat to ensure that all necessary
improvements are guaranteed to be installed per approved construction plans.  The Fields of
Canterbury Phase 12 construction plans are approved and improvements have been started within
this phase.  Roadway work is ongoing with the aggregate base and curbs installed.  Drainage and
utilities are in place and erosion control is installed and is functioning as intended.  After an
evaluation of this section and the progress of the construction, the Town Engineer recommends that
the roads, drainage and erosion control surety should be set at $150,000.

Sewer is installed with the services are installed, the system has not been tested at this time, which
should occur after binder course is installed.  After an evaluation of this section and the progress of
the sewer, the Town Engineer recommends that the sewer surety be set at $97,000.

RECOMMENDATION
Based on the project’s compliance with the approved Phase 11 preliminary plat, Staff recommends
that the Planning Commission approve the final plat with the following contingencies:

1. Prior to recordation of the final plat, a surety shall be submitted to the Town in the amount
of $150,000 for roadways, drainage and utilities.

2. Prior to recordation of the final plat, a surety shall be submitted to the Town in the amount
of $97,000 for sewer.

3. As built drawings shall be required for the drainage and sewer system with a letter from the
Design Engineer that they are constructed per the approved drawings and functioning as
intended.  

ATTACHMENTS
Final Plat for Section 12A









Thompson's Station Planning Commission
Staff Report – Item 2 (FP 2015-004)

May 23, 2017
Final Plat for Section 8B within Bridgemore Village to create 31 lots.

PROJECT DESCRIPTION
A request for a final plat was submitted by Ragan Smith on behalf of MBSC, LLC for the creation of
28 single-family lots and three (3) open space lots within section 8B of Bridgemore Village.

BACKGROUND
On May 26, 2015, a preliminary plat for phases 5 -11 was approved by the Planning Commission.
However, due to the sale of 47 acres to the school district, a revision to the development was
reviewed and a new phase 7 was created for 16 single-family lots and approved on January 26, 2016.
The neighborhood as revised is 498 acres and approved for 477 single-family lots within eight (8)
phases.  

Phases 1 and 2 are predominantly built out, and phases 3, 4, 5 and 6 are currently under construction.
Sections 4B (10 lots), 7 (16 lots) and 8A (eight lots) were recently approved with 99 lots remaining
in Sections 5B and 8B, and phase 7.  This plat represents the remaining lots within phase 8.



ANALYSIS
Final Plat
The purpose of the final plat is to provide a legal instrument where the transfer of ownership of lots is
allowed and shall constitute a way where streets and other infrastructure can be accepted (LDO
Section 5.2.7).   

Section 8B consists of 28 single-family lots which front Pleasantville Bridge Road.  The single-
family lots are approximately .25 acres to .55 acres with a 25-foot front yard setback, a five and 15-
foot side yard setback (aggregate of 20 feet) and a 20-foot rear yard setback with lot widths of 70
feet. The lot widths for this section were approved under the previously adopted zoning ordinance
which permits the 70 foot widths.  All other standards conform to the Land Development Ordinance. 

Open Space
Section 8B includes three (3) open space lots totaling .41 acres, which will result in approximately
217 acres of open space within the development.  With the recordation of this plat, approximately
85% of the community will be platted and 80% of the open space.  The remaining open space is
located within phases 5 and 6 and will be recorded upon final plat approvals.  Section 5.4.7 requires
that “final plats within subdivisions with common open space must include a proportionate amount
of the open space with each section.”  All the open space within phase 8 will be recorded as part of
this plat.  Therefore, recorded open space complies with the LDO.  

Sureties
Sureties are required prior to the recordation of any final plat to ensure that all necessary
improvements are guaranteed to be installed per approved construction plans.  Bridgemore Phase 8
construction plans are approved and improvements have been started within this phase.  The
construction of the roadway is ongoing with the aggregate base being installed.  Curbing is not
installed; however, drainage and utilities are in place and the erosion control is installed and
functioning as intended.  Therefore, given the progress, the Town Engineer recommends that the
roads, drainage and erosion control surety should be set at $182,000.

Sewer infrastructure is in place however has not been tested at this time.  Therefore, given the
progress, the Town Engineer recommends that the sewer surety shall be set at $80,000.

RECOMMENDATION
Based on the project’s consistency with the Land Development Ordinance, Staff recommends that
the Planning Commission approve the preliminary plat with the following contingencies:



1. Prior to the recordation of the final plat, a surety will be required in the amount of $182,000
for roads, drainage and erosion control.

2. Prior to the recordation of the final plat, a surety shall be required in the amount of $80,000
for sewer.  

3. As built drawings shall be required for the drainage and sewer system with a letter from the
Design Engineer that they are constructed per the approved drawings and functioning as
intended.  

ATTACHMENTS
Final Plat for Section 8B







Thompson's Station Planning Commission
Staff Report – Item 3

May 23, 2017
Zoning Amendment and Rezone request for Two Farms at Thompson’s Station to permit 

golf courses as a special exception use within the D1 zoning district within the Land
Development Ordinance and to zone/rezone 828.66 acres to D1 and D3 zoning located at 
1350 King Lane (104 040.07; 104 039.04; and 119 002.00) and 1770 West Harpeth Road (a

portion of Tax Map 119 Parcel 001.00) to develop a residential community with a golf
course and ancillary uses.

PROJECT DESCRIPTION
A request from Discovery Land Company was submitted to amend the Town’s Land
Development Ordinance to permit golf courses as a special exception within the D1 zoning
district.  The applicant also requests to zone/rezone 828.66 acres to D1 and D3 zoning to develop
a golf course community.  The project site is located between Coleman Road and West Harpeth
Road, east of Carter’s Creek Pike.  

BACKGROUND
The property was recently annexed to develop a mixed-use project that would offer a variety of
housing options along with a golf course and other retail and restaurant uses.  The property is
surrounded by a mix of agriculture/vacant land and single-family housing.  The land south of
Coleman Road (Tax Map 104 Parcel 40.07, Tax Map 104 Parcel 39.04 and Tax Map 119 Parcel
002.00) totaling 686.92 acres was recently annexed by referendum and is not zoned.  The
remaining 529.36 acres of land north of West Harpeth Road (Tax Map 119 Parcel 1.00) is zoned
Transect Community (TC).  Under the TC zoning, 60% of the subject site would have been set
aside as open space and golf course and the remaining 40% of the property would be a mix of
residential and non-residential land uses.



ZONING AMENDMENT
The applicant is requesting an amendment to the Town’s Land Development Ordinance (LDO)
to permit golf courses as a special exception within the D1 zoning district.  In addition, the
proposal includes ancillary uses to support the golf course, such as practice areas, comfort
stations, retail and food and beverage.  Typically, developments that propose a mix of uses such
as golf, retail and restaurant as proposed with this project are considered a planned unit
development (PUD) which incorporates specific standards for approval. A PUD is an option to
establish flexibility to allow for multiple uses within a project site, however, the Town does not
have provisions for a PUD.  Instead, when the Town drafted the LDO, the development of mixed
use projects was to be achieved through the option of transect community zoning in the Town’s
LDO.  

Permitting additional uses as special exceptions with no standards to govern does not provide for
a balanced framework in which to approve development.  Therefore, Staff would recommend
appropriate regulations be incorporated into the Land Development Ordinance for the land use.
Staff recommends the following definition: “golf course: an area of land for playing golf with at
least nine holes that may include a driving range, putting green and other ancillary uses to
support the golf course, such as beverage and food concessions, comfort stations, restaurant and
related retail establishments not intended to serve the needs of the general public.”  Staff would
also recommend the inclusion of standards for the golf course use to include the following:

1. Development features (including structures, fairways, greens, service facilities) shall be
located to minimize impacts to the adjacent properties.

2. Any non-residential structures shall be set back 75 feet from any property line of a
residential lot.

3. The golf course shall comply with landscaping standards within Section 4.14 and shall
include a semi-opaque screen buffer between non-residential structures and residential
lots.

4. Ancillary uses shall be limited to practice and short game areas, sale and consumption of
food and beverage on the premises, comfort stations, and the sale and rental of golf
equipment. 

5. No more than 50% of the golf course can be counted toward the total open space
requirement. 

GROWTH SECTOR
Upon annexation of land, a growth sector must be identified for the annexed territory by the
Planning Commission.  This growth sector is intended to identify growth patterns throughout the
Town. The land south of West Harpeth Road, north of SR840 is designated as the O2 Growth
Sector, which “should consist of lands of rural character, including hamlets and villages in which
development should be limited to that which will not overburden resources or natural systems”
(LDO Section 1.2.5c).  The land north of West Harpeth is designated as G1- Controlled Growth,
which “should consist of lands of primarily rural character, including hamlets and villages”
(LDO Section 1.2.5.d) as allowed in the transect community zoning.  Therefore, it is appropriate
to designate the remaining land as G1- Controlled Growth. 

ZONING
The applicant is requesting to zone/rezone approximately 828.66 acres of the overall project site
as the D1 and D3 use districts.  Three parcels (Tax Map 104 Parcel 40.07, Tax Map 104 Parcel



39.04 and Tax Map 119 Parcel 002.00) for a total of 686.92 acres were annexed by referendum
in December 2016 and are not zoned.  The applicant is requesting that 572.77 acres of the
686.92-acre area be zoned D1 and the remaining 114.15 acres be zoned D3.  In addition, the
applicant is requesting the 141.74 acres of the land located to the south (portion of Tax Map 119
Parcel 001.00) within the transect community (TC) zoning be rezoned to D1.  The D1 district
permits a density of one unit an acre with lot widths of 85 feet while the D3 district permits a
higher density of three units per acre with lots widths of 50 feet.  Both zones require 45% open
space and the TC zone requires 60% open space.  The D3 zone is requested in order to allow for
smaller lots with a width of 55 feet identified as the “cabin” product on the concept plan.  The
Town does not have any land zoned D3 on the east side of the CSX and Staff has some concern
with increasing density, reducing lots sizes and reducing open space requirements on the west
side of the Town.  In addition, the land surrounding the subject property to the north, east and
west is predominantly zoned Rural Preservation RP-1 which is one unit an acre with land to the
south and east zoned Rural Preservation (RP)- 5 which is one unit per five acres.   Therefore,
Staff recommends that the amount of land zoned D3 should be limited to the location of the
“cabin” product around the golf clubhouse south of lake.   

p



RECOMMENDATION
Staff recommends that the Planning Commission recommend to the Board of Mayor and
Aldermen approval of the zoning amendment to permit golf courses as a special exception within
the D1 zoning district with the recommended definition along with development standards as
follows:

Section 1.3
Golf Course - an area of land for playing golf with at least nine holes that may include a driving
range, putting green and other ancillary uses to support the golf course, such as beverage and
food concessions, comfort stations, restaurant and related retail establishments not intended to
serve the needs of the general public.

Section 4.11.14 Golf Course Standards
1. Development features (including structures, fairways, greens, service facilities) shall be

located to minimize impacts to the adjacent properties.
2. Any non-residential structures shall be set back 75 feet from any property line of a

residential lot.
3. The golf course shall comply with landscaping standards within Section 4.14 and shall

include a semi-opaque screen buffer between non-residential structures and residential
lots.

4. Ancillary uses shall be limited to practice and short game areas, sale and consumption of
food and beverage on the premises, comfort stations, and the sale and rental of golf
equipment. 

5. No more than 50% of the golf course can be counted toward the total open space
requirement. 

Staff recommends that the Planning Commission designate the Tax Map 104 Parcel 040.07; Tax
Map 104 Parcel 039.04; and Tax Map 119 Parcel 002.00 as G1- Controlled Growth on the
Town’s Sector Map. 

Staff recommends that the Planning Commission recommend to the Board of Mayor and
Aldermen approval of the D1 and D3 zoning districts with the contingency that the D3 zoning
district be limited to the area designated on the concept plan for the “cabin” product.  

ATTACHMENTS
Applicant LDO Amendment Request
Two Farms Existing Property Map
Two Farms Proposed Zoning Plan
Two Farms Working Draft of the Concept Plan
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R.A. KEENAN AND WIFE, NELL KEENAN

TENNESSEE BUILDERS, INC

CALLISTO PROPERTIES
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CALLISTO PROPERTIES
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Town of Thompson’s Station

ZONING LAND DEVELOPMENT ORDINANCE

TAbLE 4.4 O2, G1, G2 USE ZONES LAND USE
USE D1 D2 D3 NC CC IL IM

Single family P P P
Senior housing P P P
Townhome P
LODGING
Bed & Breakfast (up to 6 rooms) P S P
Hotel (no room limit) P P
Inn (up to 12 rooms) S P
COMMERCIAL
Adult business S
Animal services

Breeding S S
Day care P P P
Grooming P P
Kennels P
Riding and livery stables S S
Veterinarian hospital/clinic P P P

Commercial laundries P P P
Coin operated laundromat P P
Dry cleaner P P P

Day care P P P
Drive through facility P P P
Equipment rental P P
Financial service P P P
Food truck P P
Funeral homes and crematory services P P P
Gallery P P
Kiosk P
Large format retail, over 50,000 sq. ft. P P
Live-work unit
Medical clinic P P P P
Microbrewery P
Microdistillery P
Mixed use building P P P
Non-banking financial services P P
Office building P P P P
Open market building P P
Personal service P P P
Recording studios P P P P
Retail building P P P P
Restaurant P P P P
Self-storage S S
INSTITUTIONAL
Cemetery P P
Clubs – public or private P P
Community buildings, public or private P P P P P
Convention or exhibition halls P P
Correction and detention institutions P
Cultural centers P P
Education

College P
Elementary, middle school P P P P P
High school P P

KEY: “P” = Permitted by Right; “S” = Special Exception (BZA Approval required); “ “ = Prohibited
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