Town of Thompson's Station
Municipal Planning Commission

Meeting Agenda

October 24, 2017
Meeting Called To Order
Pledge Of Allegiance
Minutes-

Consideration Of The Minutes Of The September 26, 2017 Meeting
Documents:

09262017 MINUTES.PDF

Public Comments-
Unfinished Business:

1. Land Development Ordinance Amendment As Presented By Alderman
Shepard (Zone Amend 2017-006)

Documents:

ITEM 1 LDO AMENDMENT MEMO.PDF
ITEM 1 LDO AUGUST STAFF REPORT.PDF

New Business:

2. Site Plan Approval For The Construction Of A 11,430-Square Foot Retail
Building (Thompson Machinery) Located At 4545 Columbia Pike (SP 2017-006)

Documents:

ITEM 2 STAFF REPORT.PDF
ITEM 2 SITE PLAN PACKET.PDF

3. Site Plan Approval For Construction Of A Gas Station/Convenience Center
(Twice Daily) Located At 4570 Columbia Pike (SP 2017-004)

Documents:

ITEM 3 STAFF REPORT.PDF
ITEM 3 SITE PLAN PACKET.PDF

4. Site Plan Approval For Five Mixed Use Buildings Located Along Tollgate
Boulevard Within Tollgate Village (SP 2017-005)

Documents:

ITEM 4 STAFF REPORT TV MIXED USE BLDGS.PDF
ITEM 4 SITE PLAN PACKET.PDF

5. Rezone Of 20.2 Acres From Neighborhood Commercial To D3 - High Intensity



Zoning Along Tollgate Boulevard (Rezone 2017-006)

Documents:

ITEM 5 STAFF REPORT.PDF

ITEM 5 TRIP GENERATION ASSESSMENT.PDF
ITEM 5 GENERAL PROPERTY SURVEY.PDF

ITEM 5 NATURAL RESOURCE.PDF

ITEM 5 PROPOSED CONCEPT PLAN REVISION.PDF
ITEM 5 PROPOSED ZONING MAP.PDF

ITEM 5 REZONING LEGAL DESCRIPTION.PDF

6. Preliminary Plat For The Creation Of Eight (8) Single-Family Lots And The Re-
Subdivision Of Lot 3304 Located On Americus Drive And Tollgate Boulevard (PP
2017-006)

Documents:

ITEM 6 STAFF REPORT TV PRELIM PLAT 18.PDF
ITEM 6 TV PRELIM PLAT 18.PDF

Adjourn

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


http://www.thompsons-station.com/c23c55b2-75bf-4dbd-b85d-3e4082bf98c4

Minutes of the Meeting
of the Municipal Planning Commission
of the Town of Thompson ’s Station, Tennessee
September 26, 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 26" day of September,2017 at the Thompson’s Station Community Center with
the required quorum. Members and staff in attendance were: Vice Chairman Mike Roberts;
Commissioner Shaun Alexander; Commissioner Brinton Davis; Alderman Ben Dilks; Commissioner
Trent Harris; Commissioner Bob Whitmer; Town Administrator Joe Cosentini; Town Planner Wendy
Deats; Town Attorney Todd Moore and Town Clerk, Jennifer Jones. Chairman Jack Elder was unable to
attend.

Pledge of Allegiance.
Minutes:
The minutes of the August 22, 2017 meeting were previously submitted.
Commissioner Davis made a motion to approve of the August 22", 2017 meeting minutes.

The motion was seconded and carried unanimously.

Public Comment:

Anne Goetze — 4080 Carters Creek Pike — Concerns regarding infrastructure.

Judy Skeen — 2093 Carters Creek Pike — Concerns about long term development, growth, planning and
land protection.

Jessica Beatty — 2752 Critz Lane — Wants update on the future status of Critz

Unfinished Business:

1. Land Development Ordinance Amendment as presented by Alderman Shepard (Zone
Amend 2017-006).

Mrs. Deats reviewed her report and requested that the Planning Commission provide a recommendation
to the Board of Mayor and Aldermen related to these amendments in the Land Development Ordinance.

Alderman Shepard came forward to answer questions on his behalf.

After discussion, Commissioner Alexander made a motion to defer Item 1, Land
Development Ordinance Amendment as presented by Alderman Shepard (Zone Amend
2017-006) so that another work session could be held in October prior to the October
meeting. The motion was seconded and carried by all.
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New Business:

2. Rezone 60 acres from D1 to D3 zoning located at Tom Anderson Road for the expansion
of the Fields of Canterbury neighborhood. (File: Rezone 2017-004).

Mrs. Deats reviewed her report and recommends that the Planning Commission amend the General Plan
sector for 60 acres (portion of Map 132 Parcel 006.09) as shown on the proposed growth sector map.
Based on the findings of consistency with the Town’s General Plan and that the proposed amendment to
the zoning will not have a deleterious effect on the community, Staff recommends that the Planning
Commission recommend the request for the rezoning of 60 acres of land from the D1 zone to the D3 zone
to the Board of Mayor and Aldermen.

Ragan Smith came forward to answer questions on the applicant’s behalf.

After Discussion, Commissioner Whitmer made a recommendation to the Board of Mayor
and Aldermen to approve Item 2, a Rezone of 60 acres from D1 to D3 zoning located at Tom
Anderson Road for the expansion of the Fields of Canterbury neighborhood (File: Rezone
2017-004) based on the findings of consistency with the Town’s General Plan and
that the proposed amendment will not have a deleterious effect on the community,
the Planning Commission recommends to the Board of Mayor and Aldermen the
request to rezone 60 acres from the D1 zone to the D3 zone with the remaining 106
acres to the T1 zoning district. The motion was seconded and carried by all.

3. Rezone 140.1 acres from D1 to D2 zoning located at 1824 Sedberry Road for the
development of a subdivision (File: Rezone 2017-005).

Mrs. Deats reviewed her report and based on the findings of consistency with the Town’s General Plan,
recommends that the Planning Commission recommend the request for the rezoning of 140.1 acres of
land (Map 131, Parcel 007.01) from the D1 zone to the D2 zone.

Ragan Smith came forward to answer questions on behalf of the applicant.

After discussion, Commissioner Dilks made a recommendation to the Board of Mayor and
Aldermen to approve Item 3, a Rezone of 140.1 acres from D1 to D2 zoning located at 1824
Sedberry Road for the development of a subdivision (File: Rezone 2017-005), based on the
findings of consistency with the Town’s General Plan, the Planning Commission
recommends to the Board of Mayor and Aldermen the request to rezone 140.1 acres
of land (Map 131, Parcel 007.01) from the D1 zone to the D2 zone with the land
designated as drip fields on the south side of State Route 840 to the T1 zoning
district.

Commissioner Davis was excused from the meeting at 8:58 pm.
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4. Land Development Ordinance Amendments to Table 2.1 Community Types Criteria,
Table 2.3 Community Types, Areas and Civic Spaces and Table 4.3 Transect Zone Non-
Residential Uses (Zone Amend 2017-007).

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

After discussion, Commissioner Dilks made a recommendation to the Board of Mayor and
Aldermen to approve Item 4, Land Development Ordinance Amendments to Table 2.1
Community Types Criteria, Table 2.3 Community Types, Areas and Civic Spaces and Table
4.3 Transect Zone Non-Residential Uses (Zone Amend 2017-007). The motion was seconded
and carried by all.

There being no further business, Commissioner Alexander made a motion to adjourn. The motion was
seconded and the meeting was adjourned at 9:06 p.m.

Jack Elder, Chairman

Attest:

Brinton Davis, Secretary



1550 Thompson's Station Road W.
P.0. Box 100
Thompson's Station, TN 37179

Phone: (615) 794-4333
Fax: (615) 794-3313
www thompsons-station.com

DATE: October 17, 2017
TO: Planning Commission
FROM: Wendy Deats, Town Planner

SUBJECT: Item ! - LDO Amendment Request File 2017-006

On January 24, 2017, the Planning Commission reviewed a request submitted by Aldermen Shepard for
revisions to the Town’s Land Development Ordinance. After review, the Planning Commission
recommended part of the amendments to the Board of Mayor and Aldermen and requested a work
session to further discuss the remaining items.

In May and June 2017, work sessions were held to discuss these amendments.
/

On August 22, 2017, the Commission reviewed the request again and after discussion deferred until the
September meeting to give opportunity for Aldermen Shepard to be present for questions.

On September 26, 2017, the Planning Commission addressed their questions regarding the amendments
with Aldermen Shepard. :

On October 9, 2017, another work session was held to further discuss the amendments. At which time,
it was determined to place the request on the agenda for the regular meeting of the Planning
Commission in October.

Attachments;
August 22, 2017 staff report




Thompson's Station Planning Commission
Staff Report — Item 3 (File: Zone Amend 2017-006)
August 22, 2017
Land Development Ordinance Amendments

PROJECT DESCRIPTION
A request from Alderman Shepard to amend the Land Development Ordinance.

PROPOSED REVISIONS
Section 1.2.2 The Town (page 2). This section states some goals and policies for the intent of future
development within the Town. The section includes the following statements:

a. The Town should retain its natural infrastructure and visual character derived from
topography, woodlands, farmlands, and riparian corridors.

b. Development contiguous to urban areas should be structured in the pattern of villages or
hamlets and be integrated with the existing community pattern.

c. Development non-contiguous to urban areas should be organized in the pattern of hamlet,
village, workplace or commercial center, depending upon adjacency to thoroughfares and
sewer capacity.

d. Transportation corridors should be planned and reserved in coordination with land use.

Trails and green corridors should be used to define and connect the urbanized areas.

f. The region should include a framework of pedestrian, and bicycle systems that provide
alternatives to the automobile.

@

The following statements are requested to be added into this section of the LDO:

g. Development should occur with a balanced mix of residential and commercial products.

h. Residential development should include both a balanced and diverse mix of housing
products.

i. It is the Town’s desire that non-modular single-family detached units remain the primary
dwelling type.

These recommended additions to the Land Development Ordinance are conflicting statements. The
first two statements (g and h) encourage a balanced and diverse mix of land uses along with housing
products. These statements for balance and diversity of land uses and housing lend to ensuring
consideration of good proportion or fair distribution and range of different types uses and products.
These two statements are appropriate and consistent with the Town’s General Plan. However, the
last statement (i) expresses a “town’s desire” that non-modular single-family detached be the primary
type of unit. Expressing “desire” to maintain one primary housing type does not provide for balance
or diversity in housing products. This statement is followed in a proposed amendment labeled
section 4.2.1 that the minimum for single-family units is 75% (excluding the G3 sector). Specifying
a desire for primarily one type of housing (single-family) and requiring a minimum of % of the units
in Town to be single-family would not create balance or diversity for the Town’s housing options
and would conflict with General Plan goals and policies to strive for diversity in housing.

Therefore, Staff recommends the inclusion of g and h as they are consistent with the goals and
policies of the General Plan, however does not recommend inclusion of i as proposed.

Section 1.2.3 The Community (page 2). Clarification to add “balanced” range of housing options
as follows:



e. Within neighborhoods, a balanced range of housing types should be provided to accommodate
diverse ages and incomes.

This statement is appropriate and consistent with the goals and policies within the Town’s General
Plan, therefore, Staff recommends the clarification.

Section 1.2.8 Subdivision Regulations (page 4). Clarification to add “balanced” in reference to
future growth as follows:

a. That future growth and development in the Town should be performed in an orderly, balanced,
incremental and predictable manner, in accordance with the General Plan, as adopted and amended.

This statement is appropriate and consistent with the goals and policies within the Town’s General
Plan, therefore, Staff recommends the clarification.

Section 4.1.1 Intent (Page 72). This is a new section proposed to express intent within the Article 4
— Zoning of the Land Development Ordinance.

The long-term intention of the Land Development Ordinance is to guide new commercial and
residential development in a balanced manner while preserving the small-town character of
Thompson’s Station.

The Land Development Ordinance will help the Town create the right balance of housing by:

e Ensuring new development preserves the distinctive, historical, and small town character of
Thompson’s Station for future generations.

e Encouraging home ownership as a means to foster long term commitment to neighborhoods,
promote pride and stability within a neighborhood, and create a higher rate of maintenance.

e Raising the quality standard of new and replacement construction in the Town.

e Encouraging a mix of housing options and lot sizes to provide opportunities to accommodate
a diverse population and wide variety of income levels.

Social and economic factors will change over time, as will the size and composition of the Town’s
population. These changes may alter housing preferences and influence the size, quality, and type of
homes in demand at any point in time. This Land Development Ordinance is designed to help the
Town ensure land use decisions are made in alignment with its long-term development goals.

Short-term market forces should not override the long-term development goals of the Town of
Thompson’s Station. It is the Town’s desire that Single-Family Detached units remain the primary
dwelling type in Thompson’s Station while simultaneously providing a significant amount of diverse
and affordable housing in the form of small detached single-family homes, townhouses, apartments,
and condominiums.

The LDO provide regulation that governs all development within Town. It is important to ensure
that the development considers the rural character of the community in addition to areas suitable to



more growth and this is accomplished with the establishment of zoning districts. The zoning districts
provide for a different density or intensity of development. The function of zoning is not to establish
or encourage home ownership, but rather to govern development for particular areas setting standards
including density limitations, setback requirements, lot sizes, etc. required during the development
process.

The following statements are consistent with the Town’s General Plan goals and policies and
therefore Staff recommends that the Planning Commission include the following section be included
into the LDO:

Section 4.1.1 Intent (Page 72).

The long-term intention of the Land Development Ordinance is to guide development in a balanced
manner while preserving the small-town character of Thompson’s Station. The Land Development
Ordinance will help the Town create the right balance of housing by:

e Ensuring new development preserves the distinctive, historical, and small town character of
Thompson’s Station for future generations.

e Encouraging a mix of housing options and lot sizes to provide opportunities to accommodate
a diverse population and wide variety of income levels.

e Raising the quality standard of new and replacement construction in the Town.

Section 4.1.2 Minimum Number Of Single-Family Detached Dwelling Units (Page 72). Thisisa
proposed new section which would include the addition of language to specify a set percentage
requirement for single family housing throughout the Town (excluding the G3 sector) as follows:

The total minimum number of non-modular single-family detached units in all zoning districts
throughout the Town of Thompson’s Station, excluding the “Town Center” G3 Targeted Growth
Sector, shall not be less than 75% of the total number of dwelling units within the Town of
Thompson’s Station.

Recommending a minimum percentage of a single type of housing throughout the Town (excluding
the G3 sector) does not meet goals and policies in the General Plan to provide for “a mix of housing
and commercial throughout the Town to accommodate a range of needs” (General Plan Goal 2,
Policy 2.1). Instead, the Town’s zoning districts are in place to regulate the type and density of
housing. Zoning identifies permitted housing types within each designation and also contains a set of
standards, which include lot sizes and other standards which consider what is appropriate for each
zone. The variety of zoning districts promotes a mix of housing while preserving and protecting
rural areas of the Town and permitting more density and housing types in certain areas. Therefore, it
is appropriate for the types of housing be specified by zoning and developed in accordance with
allowable standards without establishing a percentage minimum for one housing type.

RECOMMENDATION
Staff is requesting the Planning Commission provide a recommendation to the Board of Mayor and
Aldermen related to these amendments to the Land Development Ordinance.




Thompson's Station Planning Commission
Staff Report - Item 2 (SP 2017-006, DR 2017-004)
October 24, 2017
Request for site plan approval of a retail, rental and maintenance facility for Thompson
Machinery located at 4545 Columbia Pike.

REQUEST
The applicant, Kimley Horn on behalf of Thompson Machinery is requesting approval of a site plan to
construct an equipment sales, rental and maintenance facility for Thompson’s Machinery at 4545
Columbia Pike within the Community Commercial (CC) zoning district.
Vicinity Map
Columbia PK/Hwy 31

Parcel 132 04106 &
Parcel 145 00101

Industrial
Low Intensity

Legend
= Thompsen's Station Greenway
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—— Railroed

] Buidings
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Exception

BACKGROUND
On May 16, 2017, the Board of Zoning Appeals approved a special exception permit (File: BZA 2017-
002) to permit the construction of an equipment sales, rental and maintenance facility with the
following contingencies:
1. All storage of equipment shall be located behind the primary retail building and screened.
2. All maintenance activities shall be conducted within an enclosed building located in the rear of
the site.
3. The subject site shall be developed in accordance with all development standards identified
within the Land Development Ordinance and the Design Guidelines.
4. Access shall be improved to public roadway standards for the south access and one access to
the north is permitted and limited to a right-in/right-out access.

ANALYSIS

Site Plan

A site plan is a plan presenting the general details of the development proposal and review by the
Planning Commission is required for all multi-family and non-residential developments to ensure
“compliance with the development and design standards” (Section 5.4.4) of the Land Development
Ordinance.



Project Description
The subject site is two parcels totaling 12.65 acres and will be developed with a 11,430-square foot

building and a 225-square foot equipment enclosure on the northern parcel. The project site is
surrounded by vacant land to the north, the Mars Nutro research and development campus to the east
(across Columbia Pike), agricultural/residential to the south and the Town’s wastewater facility to the
west.

Zoning

The Community Commercial zone “includes a range of commercial activities that serve a community
or several neighborhoods, and allow larger commercial businesses” (LDO Section 1.2.7). Retail sales
are permitted and the equipment rental and maintenance was approved by the Board of Zoning
Appeals. permits this land use as a special exception, which was approved by the Board of Zoning
Appeals.

Community Commercial Standards

Primary frontage setback is a minimum of 10 feet with an eight-foot side yard setback and 15 feet for
the rear yard setback. The proposed building complies with minimum setback requirements. Access
consists of an existing driveway along the south property line to the Town’s wastewater facility, the
community gardens and the Mars Nutro dog park, an existing driveway that previously served the
residence, and a proposed two-way, 24-foot-wide driveway to provide a northern access directly to the
facility. This north access was conditioned by the Board of Zoning Appeals to be a right-in, right-out
only and TDOT approval will be necessary.

Section 4.11.1 Non-Residential Standards

Buildings should be located along road frontage with parking located in the rear.

The buildings are located along the road frontage with a 20-foot setback behind the landscaping with
all parking located in the interior and rear of the site.

Lot coverage shall not exceed the standards of Table 4.10 through Table 4.13, and shall include the
footprint of all structures on the site.

The allowable lot coverage is 70%. The project consists of two buildings totaling 11,430 square feet
and an additional 9,770 square feet of existing buildings for a total lot coverage of 4%.

Construction shall incorporate masonry and brick or shall match the character of the surrounding
area. No vinyl is permitted. Metal siding is discouraged and shall be used only as an accent treatment.
Building facades shall include varied wall planes and roof lines, projections and recesses, window
articulation and natural color schemes.

The proposed building materials are concrete block along the front elevation with a wood
trellis/canopy structure and a predominantly glass storefront. The side elevations have concrete block
as wainscoting, however, are predominantly metal siding and the building will have a metal roof.
Metal siding is discouraged and permitted only as an accent material. In order to comply with the
requirement to use metal siding as an accent material, the applicant is working on revisions to the
materials that will be presented to the Design Review Commission for architectural review on
November 1, 2017.

Groupings of buildings shall be used instead of long linear rows of buildings. Building massing shall
incorporate varied rooflines, building heights and other architectural features.

The project consists of two buildings, one fronting Columbia Pike and the other accessory building
located in the rear of the site. Building heights are limited to three stories. The proposed building will



have a maximum height of 36 feet, four inches and does not exceed three stories. The building is
designed with varied roofline for the retail area and the storage/warehouse area with the incorporation
of cupolas and as noted above the architecture will be reviewed by the DRC.

Entry drives shall be designed to incorporate enhanced paving, landscaping and other features which
complement the building architecture.
Enhanced paving will be incorporated using a 10-foot strip of stamped concrete at the project entrance.

Each development shall include trash areas that will be designed to accommodate two trash bins, one
which will be designed for recycling. The trash enclosure shall be enclosed by a masonry wall that
matches the architecture of the buildings on site. In addition, a landscape planter shall be utilized to
provide screening around the trash enclosure.

A trash area is located behind the proposed structure and will be enclosed by a block wall to match the
proposed building.

All ground or building mounted mechanical equipment shall be landscaped to reduce visibility from
adjacent properties, rights-of-way and parking areas.

Mechanical equipment is located along the north side of the building and will be screened by block
wing wall to match the proposed building.

No temporary structures shall be permitted.
No temporary structures are proposed.

Parking
Approximately 3,150 square feet of the building is designated as retail use which requires three spaces

for every 1,000 square feet thereby requiring 10 spaces. The remaining 8,280 square feet of the
building is designated as warehousing for the equipment rental which requires one space per 1,000
square feet thereby requiring 8 spaces for a total of 18 spaces. Eighteen spaces are provided on site to
meet the parking requirement and are provided in along the side and rear of the building.

Landscaping
The site is zoned Community Commercial and the properties to the north and south are zoned CC,

thereby requiring the type 1 buffer which is composed of “intermittent visual obstruction” along these
property lines. The plan shows adequate trees, however, additional shrubs should be incorporated
along south property line for the buffer. The landscaping also consists of a variety of trees and shrubs
throughout the site for tree replacement and to meet the general landscaping requirements, however a
revision to provide screening along the parking spaces within 25 feet to Columbia Pike will also be
necessary.

Tree Removal

The development of the site will result in the removal of 12 trees that exceed 18 inches in diameter for
a total of 291 inches. The Land Development Ordinance requires the replacement of trees 18 inches at
a ratio of one and a half inches for every inch removed. The landscape plan includes 146 replacement
trees that will be three inches in caliper and will be a variety of cedar, maple, magnolia, cherry, oak
and cypress trees. A total of 438 inches of replacement trees will be planted throughout the site in
accordance with the code.



Signage

The monument sign will be four feet in height by nine in length for a total of 36 square feet which
complies with the code. However, the wall sign exceeds the allowable height of two feet. The LDO
provides an option for additional sign height for buildings that have a greater linear building frontage.
The process for the request is a master sign plan which requires justification for the additional height
necessary to create a proportionate sign. Given the size of the building, the applicant intends to apply
for a master sign plan for the additional height.

RECOMMENDATION

Based upon approval of the special exception permit for the land use and the project’s consistency with
the Land Development Ordinance, Staff recommends that the Planning Commission approve the site
plan with the following contingencies:

1.
2.

3.

oo

The project shall comply with all Board of Zoning Appeals conditions of approval.

Prior to the issuance of building permits, TDOT approval shall be obtained for access on
Columbia Pike (SR6).

Prior to issuance of grading or building permits, construction plans shall be submitted and
approved. Any upgrades to the utility infrastructure necessary for the project shall be
incorporated into the construction plans and shall be completed by the applicant.

Prior to the installation of a building permit, approval from the Design Review Commission
shall be obtained.

Prior to the issuance of a building permit, the landscape plan shall be revised to include
additional shrubs along the south property line and the parking area within 25 feet of Columbia
Pike.

Prior to installation of the landscaping, the applicant shall meet with staff to confirm location of
all landscaping.

Prior to the installation of any lighting on site, a photometric survey shall be submitted and
subject to Planning Commission review and approval.

Prior to the installation of signage, a master sign plan approval shall be obtained.

Any change of use or expansion of the project site shall conform to the requirements set forth
within the Land Development Ordinance and shall be approved prior to the implementation of
any changes to the project.

ATTACHMENTS

Site plan packet
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