
CITY OF MURFREESBORO 
PLANNING COMMISSION 

AGENDA 
 
 

City Hall, 111 W. Vine Street, Council Chambers 
 

JUNE 3, 2026       Ken Halliburton 
6:00 PM          Chair 
 

1. Call to order.  

2. Determination of a quorum.  

3. Public Comments.   

4. Approve minutes of the May 20, 2026 Planning Commission regular meeting. 

5. Old Business: 

a. Zoning application [2026-407] for approximately 1.37 acres located along 
Rushwood Drive to be rezoned from OG and RS-8 to PCD (Bellwood Office 
Park PCD), Wayne Belt applicant.  (Project Planner: Brad Barbee)  

6. Public Hearings and Recommendations to Council: 

a. Zoning application [2026-412] for approximately 30.17 acres located along 
Elam Road and Joe B Jackson Parkway to be rezoned from G-I to G-I and 
PSO (Buc-ee’s PSO), Buc-ee’s LTD applicant. (Sign Administrator: Teresa 
Stevens) 
 

b. Annexation petition and plan of services [2026-503] for approximately 35.3 
acres located along Franklin Road, Gresham Lane, and Almar Knot Drive, 
including an approximately 2,400-foot segment of Franklin Road right-of-way 
and a 975-foot segment of Almar Knot Drive right-of-way, Franklin Road 
Baptist Church applicant. (Project Planner: Holly Smyth) 
 

c. Zoning application [2026-411] for approximately 1.9 acres located along 
Franklin Road to be rezoned from PUD to CF and for approximately 25.1 acres 
to be zoned CF simultaneous with annexation, Franklin Road Baptist Church 
applicant. (Project Planner: Holly Smyth)   
 

d. Annexation petition and plan of services [2026-502] for approximately 16.78 
acres located along Shelbyville Pike, Joe Avery Curtis, Jr. applicant. (Project 
Planner: Brad Barbee) 
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e. Zoning application [2026-410] for approximately 16.78 acres located along 
Shelbyville Pike to be zoned PCD (Lowes Home Center PCD) simultaneous 
with annexation, Lowe’s Home Centers, LLC applicant.  (Project Planner: Brad 
Barbee) 
 

f. Proposed amendment to the Zoning Ordinance [2026-804] related to 
Automotive/Motor Vehicle Repair and Service uses and pertaining to Chart 1: 
Uses Permitted (including Chart 1 Endnotes), City of Murfreesboro Planning 
Department applicant.  (Project Planner: Matthew Blomeley) 
 

7. Staff Reports and Other Business. 
 

8. Adjourn.   
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1:00 P.M.     Council Chambers 
 
MEMBERS PRESENT    STAFF PRESENT 
Ken Halliburton, Chair    Ben Newman, Dir. of Land Mngt. & Planning 
Jami Averwater, Vice-Chair    Matthew Blomeley, Assistant Planning Director 
Reggie Harris     Holly Smyth, Principal Planner 
Bryan Prince      Ryan Robeson, Principal Planner 
Kelly G Rollins     Brad Barbee, Principal Planner 
Shawn Wright     Molly Gilliland, Planner 
       Katie Noel, Project Engineer 
       Maria Routon, Dev. Services Coordinator 
       Lee Holliman, Project Engineer 
       Carolyn Jaco, Recording Assistant 
       John Tully, Assistant City Attorney 
 
1. Call to order. 

 Chair Ken Halliburton called the meeting to order. 

2. Determination of a quorum.   

 Chair Ken Halliburton determined that a quorum was present.  

3. Public Comments.   

Chair Ken Halliburton announced that no one signed up to speak during the Public 

Comment portion of the Agenda. 

4. Approve minutes of the May 6, 2026 Planning Commission regular meeting. 

Vice-Chair Jami Averwater made a motion to approve the minutes of the May 6, 2026 

Planning Commission regular meeting; the motion was seconded by Mr. Reggie Harris and 

carried in favor by the following vote: 

Aye: Jami Averwater 

 Reggie Harris 
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 Bryan Prince 

 Kelly G Rollins 

 Shawn Wright 

 Ken Halliburton 

Nay: None 

5. Consent Agenda: 

Homeplace, Section 1 [FPL26-0009] final plat for 110 lots on 39.05 acres zoned RS-6 

located along Florence Road, Ashton Woods developer.  

Alexander Square, 2nd Resubdivision of Lot 1 [FPL26-0011] final plat for 2 lots on 4.7 

acres zoned CH located along South Rutherford Boulevard, Alexander Square Partnership 

developer.  

Shelton Square, Section 12 [FPL26-0013] final plat for 6 lots on 0.9 acres zoned PRD 

located along Lennis Lane, Shelton Square, LLC developer. 

Steagall [FPL26-0014] final plat for 3 lots on 2.14 acres zoned RS-10 located along Dill 

Lane, Terry and Tim Steagall developer.  

The Courtyards at Franklin Road (FPL26-0008) final plat for 47 lots on 19.95 acres 

zoned RS-8 located along Franklin Road and Rucker Lane, Epcon Communities developer. 

Hooper, Resubdivision of Lot 3 (FPL26-0010) final plat for 2 lots on 9.86 acres zoned 

RS-15 located along Siegel Road, Annette Sharp developer.  

MTE Elam Road Substation (FPL26-0012) final plat for 2 lots on 57.9 acres zoned G-I 

& County RM located along Elam Road, Elam Road Ventures, LLC and J.C. Odom Estate 

developers.  
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Chestnut Hill, Section 6 (PP26-0007) preliminary plat for 16 lots on 16.1 acres zoned RS-

12 & RS-15 located along County Farm Road, Salem Creek Partnership developer.  

Hayes Pipe (Lot 3, NHK Subdivision) [SP26-0021] site plan for a gate and outdoor 

storage area at an existing industrial facility on 6.19 acres zoned H-I located at 1740 Joe B 

Jackson Parkway, Hayes Pipe developer.  

There being no further discussion, Mr. Shawn Wright made a motion to approve the 

Consent Agenda subject to all staff comments; the motion was seconded by Mr. Kelly G 

Rollins and carried in favor by the following vote: 

Aye: Jami Averwater 

 Reggie Harris 

 Bryan Prince 

 Kelly G Rollins 

 Shawn Wright 

 Ken Halliburton 

Nay: None 

6. GDO 

On Motion 

Mazda Office and Off-site Inventory Storage [2026-3038/SP-0020 & 2026- 6003] final 

design review and site plan review for a 6,027 ft2 office and vehicle preparation 

building and excess inventory storage parking area on 2.49 acres zoned PCD and 

GDO-1 located along John R Rice Boulevard, Nelson Mazda Murfreesboro 

developer. Mr. Brad Barbee presented the Staff Comments regarding this item, a copy of 

which is maintained in the permanent files of the Planning Department and incorporated 

into these Minutes by reference. 
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There being no further discussion, Vice-Chair Jami Averwater made a motion to approve 

the final design review and site plan review subject to all staff comments; the motion was 

seconded by Mr. Bryan Prince and carried in favor by the following vote: 

Aye: Jami Averwater 

 Reggie Harris 

 Bryan Prince 

 Kelly G Rollins 

 Shawn Wright 

 Ken Halliburton 

Nay: None 

7. Plats and Plans 

Cummings Corner [SP26-0023] site plan for two warehouse buildings totaling 

approximately 302,400 ft2 located on 20.1 acres zoned H-I along North Thompson 

Lane, Alliance Industrial developer. Mr. Brad Barbee presented the Staff Comments 

regarding this item, a copy of which is maintained in the permanent files of the Planning 

Department and incorporated into these Minutes by reference. 

Mr. Matt Taylor (design engineer) was in attendance representing the application. 

There being no further discussion, Mr. Shawn Wright made a motion to approve the site 

plan subject to all staff comments; the motion was seconded by Mr. Reggie Harris and 

carried in favor by the following vote: 

Aye:  Reggie Harris 

  Bryan Prince 

  Kelly G Rollins 

  Shawn Wright 
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  Ken Halliburton 

Abstain: Jami Averwater 

Nay:  None 

Barfield Creek [PP26-0008] preliminary plat for 16 lots on 15.51 acres zoned RS-A, 

Type 1 located along Barfield Road, Jeeten “Joe” Patel developer. Mr. Brad Barbee 

presented the Staff Comments regarding this item, a copy of which is maintained in the 

permanent files of the Planning Department and incorporated into these Minutes by 

reference. 

Ms. Katie Noel stated that this property is in a floodway and floodplain.  Further, she stated 

that there are currently outstanding issues regarding the drainage design.   

Mr. Bill Huddleston (design engineer) stated that he would continue working with Ms. 

Katie Noel to address the drainage concerns during the construction plan design and review 

process.   

There being no further discussion, Vice-Chair Jami Averwater made a motion to approve 

the preliminary plat subject to all staff comments; the motion was seconded by Mr. Shawn 

Wright and carried in favor by the following vote: 

Aye: Jami Averwater 

 Reggie Harris 

 Bryan Prince 

 Kelly G Rollins 

 Shawn Wright 

 Ken Halliburton 

Nay: None 
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St. Karas Coptic Orthodox Church [SP26-0012] site plan for 12,268 ft2 accessory 

classroom building at an existing church on 3.6 acres zoned RS-15 located along 

Southeast Broad Street, St. Karas Coptic Orthodox Church developer. Ms. Holly 

Smyth presented the Staff Comments regarding this item, a copy of which is maintained in 

the permanent files of the Planning Department and incorporated into these Minutes by 

reference. 

Mr. Rob Molchan (landscape architect) was in attendance representing the application.   

There being no further discussion, Mr. Bryan Prince made a motion to approve the site plan 

subject to all staff comments; the motion was seconded by Mr. Reggie Harris and carried 

in favor by the following vote: 

Aye: Jami Averwater 

 Reggie Harris 

 Bryan Prince 

 Kelly G Rollins 

 Shawn Wright 

 Ken Halliburton 

Nay: None 

8. New Business 

Zoning application [2026-412] for approximately 30.17 acres located along Elam 

Road and Joe B Jackson Parkway to be rezoned from G-I to G-I and PSO (Buc-ee’s 

PSO), Buc-ee’s LTD applicant. Ms. Teresa Stevens presented the Staff Comments 

regarding this item, a copy of which is maintained in the permanent files of the Planning 

Department and incorporated into these Minutes by reference. 
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There being no further discussion, Vice-Chair Jami Averwater made a motion to schedule 

a public hearing on June 3, 2026; the motion was seconded by Mr. Shawn Wright and 

carried in favor by the following vote: 

Aye: Jami Averwater 

 Reggie Harris 

 Bryan Prince 

 Kelly G Rollins 

 Shawn Wright 

 Ken Halliburton 

Nay: None 

Annexation petition and plan of services [2026-504] for approximately 10.97 acres 

located along Elam Road, NG Elam, LLC applicant. Ms. Holly Smyth presented the 

Staff Comments regarding this item, a copy of which is maintained in the permanent files 

of the Planning Department and incorporated into these Minutes by reference. 

Mr. Matt Hamilton with Kimley-Horn (landscape architect) and Chase Kerley with Cresent 

Communities (developer) were in attendance representing the application.  

There being no further discussion, Mr. Shawn Wright made a motion to schedule a public 

hearing on July 1, 2026; the motion was seconded by Vice-Chair Jami Averwater and 

carried in favor by the following vote: 

Aye: Jami Averwater 

 Reggie Harris 

 Bryan Prince 

 Kelly G Rollins 

 Shawn Wright 

 Ken Halliburton 

Nay: None 
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Proposed amendment to the Zoning Ordinance [2026-804] related to 

Automotive/Motor Vehicle Repair and Service uses and pertaining to Chart 1: Uses 

Permitted (including Chart 1 Endnotes), City of Murfreesboro Planning Department 

applicant. Mr. Matthew Blomeley presented the Staff Comments regarding this item, a 

copy of which is maintained in the permanent files of the Planning Department and 

incorporated into these Minutes by reference. 

There being no further discussion, Mr. Bryan Prince made a motion to schedule a public 

hearing on June 3, 2026; the motion was seconded by Mr. Reggie Harris and carried in 

favor by the following vote: 

 Aye: Jami Averwater 

 Reggie Harris 

 Bryan Prince 

 Kelly G Rollins 

 Shawn Wright 

 Ken Halliburton 

Nay: None 

9. Staff Reports and Other Business. 

Monthly update from Director of Land Management and Planning. 

Mr. Ben Newman provided updates on a variety of topics, including efforts with consultant 

Thrivence, CityWorks, Design Guidelines, and staffing.   
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10. Adjourn. 

 There being no further business, the meeting adjourned at 2:00 P.M. 

 

 

 

 ______________________________________________ 

      Chair 

 

 

 

 _______________________________________________ 

      Secretary 
 
 BN:  cj 
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5.a. Zoning application [2026-407] for approximately 1.37 acres located 
along Rushwood Drive to be rezoned from OG and RS-8 to PCD 
(Bellwood Office Park PCD), Wayne Belt applicant. 

Project Overview: 

The proposal concerns Bellwood Office Park, a planned professional office 
development on approximately 1.37 acres along Rushwood Drive in Murfreesboro. 
The applicant seeks rezoning from OG (Office General) and RS-8 (Residential 
Single-Family) to PCD (Planned Commercial District) to allow development of a 
six-building office park totaling 12,928 square feet.  

During the April 8, 2026, Planning Commission public hearing, citizens expressed 
concerns over potential negative impacts of additional traffic congestion and the 
access point onto Rushwood Drive as a result of this development. 

It was requested that the applicant reach out to the owner of the adjacent property 
to the west and inquire about obtaining a driveway access through that property 
so that the proposed development would have access to South Church Street and 
that a connection to Rushwood Drive would not be needed.  The applicant has 
contacted the adjacent property owner about vehicular access through his 
property, but the adjacent property owner has indicated that he has plans to 
construct an additional building on the east side of his property that would conflict 
with driveway access from Mr. Belt’s development.   

In addition, the applicant has provided a traffic study for the Rushwood Drive area 
and provided a Traffic Analysis Memorandum with the findings from the study. 

The Public Infrastructure Department reviewed the project’s Traffic Analysis 
Memorandum and concurred with the design engineer that transportation impacts 
to Rushwood Drive from the development will be minimal. 

 

 

 



Key findings: 

• Expected traffic generation: 209 daily trips, 25 AM peak-hour trips, and 32 
PM peak-hour trips, considered very low for a development of this type.  

• Existing traffic volumes on Rushwood Drive and South Church Street have 
sufficient capacity to absorb projected traffic without degrading operations.  

• Traffic volumes do not meet thresholds for signalization.  
• Measured roadway speeds on Rushwood Drive align with expected 

conditions for a collector street; no operational or regulatory intervention is 
indicated.  

• No traffic mitigation measures are recommended, and the department 
concurs that the project will produce “little to no traffic impacts.”  

Staff Recommendation: 

Planning staff support approval of the rezoning request for following reasons: 

1) The request is consistent with the recommendations of the Murfreesboro 
2035 Comprehensive Plan.  

2) Landscape buffers will be provided to mitigate any potential negative 
impacts to the neighboring properties. 

3) Uses will primarily be daytime-oriented uses, so as to minimize intrusion 
on adjacent residential uses. 

4) The traffic analysis indicates that the proposed development will have 
minimal impact to Rushwood Drive.   

 
Action Needed: 
 
Because a public hearing has already been conducted, no additional public 
hearing is required.  The Planning Commission should discuss the application 
and then formulate a recommendation for City Council.  Included in the agenda 
packet for reference are the staff comments from the April 8th Planning 
Commission meeting as well as traffic analysis, a memorandum from the City’s 
Public Infrastructure Division, and a copy of the PCD pattern book.   
 



The Public Infrastructure Department has completed its review of the submitted Traffic Analysis 

Memorandum for the proposed Bellwood Office Park located on the north side of Rushwood Drive east 

of South Church Street. The analysis evaluates anticipated traffic impacts associated with the 

development of 12,928 square feet of office space across six buildings. 

Based on the trip-generation data provided, the development is expected to generate 209 daily trips, 25 

AM peak-hour trips, and 32 PM peak-hour trips. As noted in the report, “These volumes are very low: 

209 total trips daily, 25 total trips in the AM Peak Hour and 32 total trips in the PM Peak Hour.” This 

level of activity is consistent with typical small office development and is not anticipated to create 

operational concerns. 

Peak-hour turning-movement counts collected on April 21, 2026, at the intersection of Rushwood Drive 

and South Church Street indicate that the majority of traffic volume is carried by US-231 (South Church 

Street), with Rushwood Drive contributing a comparatively small share. The additional site-generated 

trips represent a minor increase relative to existing conditions and are not expected to degrade intersection 

performance. The volumes observed during both peak hours do not meet the minimum thresholds for 

traffic signalization. 

The speed data collected along Rushwood Drive indicates prevailing operating speeds that are consistent 

with expected driver behavior on a lower-volume collector facility. The memorandum notes that “the 

speeds recorded…follow a normal bell curve,” reflecting the typical distribution of free-flow speeds 

observed on similar roadway types. The measured 85th-percentile speeds of 32 mph eastbound and 34 

mph westbound fall within the range FHWA identifies as characteristic of urban and suburban collectors 

with comparable geometric and roadside conditions. According to FHWA guidance, operating speeds in 

this range generally represent reasonable and stable driver behavior and do not, by themselves, suggest a 

need for geometric, operational, or regulatory intervention. Based on these findings, the observed speeds 

on Rushwood Drive are consistent with the functional classification and surrounding land-use context, 

supporting the conclusion that the corridor is operating within normal parameters for a collector street.  

The City’s traffic calming program is a partnership with the community and requires a neighborhood 

representative to work with staff to communicate concerns and desired outcomes. This process includes 

collecting signatures from impacted residents to demonstrate support for any proposed traffic-calming 

measures. 

Impact study was not asked to conduct pedestrian counts to address the concerns for bus pick up along 

Rushwood Dr.  Student pickup is determined by each school system.  In the event the current pickup area 

needs to be adjusted, the appropriate school systems will need to be notified, and suitable pickup locations 

will need to be determined by the school system deploying the bus.  

Based on the information provided, the Traffic Analysis concludes that “there will be little to no traffic 

impacts on Rushwood Drive and South Church Street or the surrounding roadway network.” The Public 

Infrastructure Department concurs with this assessment. The projected trip volumes are low, the roadway 

network has adequate capacity, and no mitigation measures are warranted from the Development Team. 

Public Infrastructure Department - City of Murfreesboro 
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PROJECT PLANNER: BRAD BARBEE 

5.c. Zoning application [2026-407] for approximately 1.37 acres located
along Rushwood Drive to be rezoned from OG and RS-8 to PCD 
(Bellwood Office Park PCD), Wayne Belt applicant. 

The subject property is approximately 1.37 acres in size and is located along the 
north side of Rushwood Drive.  The main subject parcel is identified as Tax Map 
102C, Group F, Parcel 12.00.  The requested area also includes a strip of property 
identified as Tax Map 102C, Group F, Parcel 5.00 (addressed as 123 Rushwood 
Drive).  The applicant, Mr. Wayne Belt, is requesting to rezone the subject 
property from OG (Office General District; 1.3 acres) and RS-8 (Single Family 
Residential District; 0.07 acres) to PCD (Planned Commercial District).   

Adjacent Land Use and Zoning 
The adjacent properties consist of a mix of commercial and residential uses. To 
the north is a similar office complex named Jefferson Square, which is zoned CH 
(Commercial Highway District).  To the south are residential single-family detached 
homes zoned RS-8.  The property to the east is developed as an apartment 
complex, Bellwood Trace Apartments, and is zoned RM-16 (Multi-Family 
Residential District).  To the west is a commercial building with multiple office 
users, also zoned CH. 

Bellwood Office Park PCD 

The Bellwood Office Park Planned Commercial Development (PCD) is a proposed 
professional office development along the north side of Rushwood Drive. The 
project consists of approximately 1.37 acres and six office buildings totaling 12,928 
square feet.  

Four buildings will contain approximately 1,952 square feet and one tenant space 
in each, while two larger buildings will contain 2,560 square feet each and may be 
subdivided into smaller office units. The development is intended to provide flexible 
office space for small professional users such as personal service providers and 
small businesses.  

Original Staff Comments from April 8th PC meeting
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Allowed Uses 

The proposed PCD allows a limited range of professional and service-oriented 
commercial uses compatible with an office park environment. Permitted uses 
include (complete listing): 

• Financial services 
• Fitness studio or personal instruction facility (≤ 5,000 sq. ft.)  
• Flower or plant store 
• Interior decorator 
• Art or photography studio or gallery 
• Bank or credit union (branch or main office) 
• Barber or beauty shop 
• Business and communication services 
• offices 

Access 

Sole vehicular access to the development will be provided from Rushwood Drive, 
which is classified as a “residential collector” roadway.  

Key access characteristics include: 

• Single vehicular access point from Rushwood Drive 
• No secondary vehicular access to the adjacent Jefferson Square Business 

Park to the north. 
• Internal circulation organized around a central parking area serving the six 

buildings 
• Buildings oriented towards the parking lot. 

The roadway network in the area includes nearby connections to South Church 
Street to the west and a residential area to the east that provides vehicular access 
to Southeast Broad Street and Middle Tennessee Boulevard. 

Buffering and Landscaping 

The development incorporates multiple landscaping and buffering treatments to 
ensure compatibility with surrounding land uses, particularly nearby residential 
properties. 

Proposed landscape treatments include: 

• Type “B” buffer along the southern property boundary 
• Type “A” buffer along the east property line 
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• Perimeter planting yard along the northern and western property boundaries 
• Landscaping along both sides of the access drive 
• Additional foundation plantings along building facades 
• Formal open space areas integrated into the site plan  

The site provides approximately 2,000 square feet of formal open space.  The 
formal open spaces consist of stamped concrete patio areas with benches for 
seating and trach receptacles provided for convenience. 

Architectural Design Standards 

The proposed buildings will follow a consistent architectural character intended to 
match nearby office developments. 

Primary design features include: 

• Masonry (brick) construction on all elevations 
• Architectural shingles on roofs 
• Vinyl soffit and trim as secondary materials 
• Consistent building forms modeled after nearby buildings in the Jefferson 

Square office development 
• Building heights approximately 10–11 feet to roofline 
• Maximum height limited to 25 feet, which is lower than typical comparable 

commercial zoning standards (45 feet)  

These design standards are intended to create a cohesive office park appearance 
with durable construction materials. 

Parking 

The development includes on-site parking designed to accommodate professional 
office uses. 

Parking summary: 

• Total parking spaces provided: 44 spaces 
• Required parking spaces: 43 spaces 
• ADA accessible spaces: 4 spaces 
• Parking ratio required: 1 space per 300 sq. ft. 
• Parking ratio provided: 1 space per 293 sq. ft.  

The parking layout is centrally located to serve all six buildings and provides 
adequate capacity to meet the City’s minimum parking requirements. 



4  

Future Land Use Map: 
The main parcel included in this request is recommended to be developed 
consistent with the “Business Park (BP)” land use character, as recommended by 
the adopted future land use map (see excerpt of map below).  The purpose of the 
BP land use character is to foster stability and growth of high-quality office, 
technology, research and development centers, and similar industries that provide 
desirable employment opportunities for the general welfare of the community. 
Business Parks are suburban in character, are typically developed in a campus-
style setting that features reduced site coverage and increased open space; and 
may include offices and associated administrative, executive professional uses, 
and specified institutional and limited commercial uses.  
 
Suggested City Zoning Districts:  
 

• General Office District (OG)  
• General Office District - Residential (OG-R)  
• Medical District - Commercial (CM)  
• Planned Commercial District (PCD)  
• Planned Institutional District (PND)  
• Zoning districts other than the suggested districts may be evaluated on a 

case-by case basis. 
The zoning request and uses proposed are consistent with the recommendation 
of the Murfreesboro 2035 Comprehensive Plan.   
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Murfreesboro 2035 Comprehensive Plan Future Land Use Map (excerpt) 

  

Neighborhood Meeting: 
At the request of staff, the applicant conducted a neighborhood meeting on the 
proposed rezoning request. This meeting was held at Portico Pregnancy Support 
Center on Monday, February 23rd, at 5:30 PM. 
 
No residents attended the meeting. 
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Recommendation: 
Staff is supportive of this zoning request as described above for the following reasons: 

1) The request is consistent with the recommendations of the Murfreesboro 2035 
Comprehensive Plan.  

2) Landscape buffers will be provided to mitigate any potential negative impacts 
to the neighboring properties. 

3) Uses will primarily be daytime-oriented uses, so as to minimize intrusion on 
adjacent residential uses. 

 
 
Action Needed 
 
The applicant will make a presentation at the meeting.  The Planning Commission will 
need to conduct a public hearing prior to formulating a recommendation to the City 
Council. 
 
 
 
 
Attachments 
Non-Ortho Map 
Ortho Map 
Program Book 
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BELLWOOD OFFICE PARK PCD

Residential Multi Family Planned Unit Development Medium Density Residential

Planned Residential Development Planned Commercial DevelopmentPRD

ZONING AND FUTURE LAND USE

Legend

PAGE 3

The City of Murfreesboro Future Land Use Plan designates the majority of the project site as Business 

(Office) Park (BP) Character. This designation supports office, medical, and limited commercial uses 

within a suburban-style setting that includes 20–30% open space, enhanced landscaping, and special 

design treatments. The proposed development emphasizes indoor operations with no outdoor storage 

and utilizes existing infrastructure, consistent with the intent of the BP Character and the requested 

PCD zoning. A portion of the property is designated AUR (Urban Residential). The proposed PCD 

provides a cohesive master-planned approach that creates an appropriate transition between the BP 

and AUR areas, ensuring compatibility in scale, buffering, and overall site design while remaining 

consistent with the City’s long-term growth framework.

The property is currently zoned Office General (OG), and the request is to rezone the site to 

Planned Commercial Development (PCD). A portion of the property is currently zoned RS-8, 

which is also included in this rezoning request to PCD.

Adjacent zoning includes RM-16 along the eastern boundary, developed as an existing 

apartment complex. Property to the south is zoned RS-8, while properties to the north and 

west are zoned CH.

ZONING FUTURE LAND USE
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Water Line

Fire Hydrant

• MWRD will provide Sewer Services. The current plan is to tie into the sewer line to 

the north in the Jefferson Square development.

Water Services will be provided by MWRD. The current plan is to tie into the 

water line to the north in the Jefferson Square development.

WATER SEWER

Not to Scale Not to Scale

EXISTING WATER AND SEWER

SITE

Legend Legend

Map Summary Map Summary

Existing Sewer Gravity Main

Existing Sewer Manhole

Proposed Sewer Extension

Site 

boundary
Site 

boundary

SITE
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Community 

Collector

Residential 

Collector

Major Arterial Local Collector

Minor Arterial

• Primary access to the site will be from Rushwood Drive. Rushwood Drive is is 

classified as a residential collector. No secondary access is planned to 

connect to the Jefferson Square Business Park.

PAGE 5

ROADWAY

Site 

boundary

Not to Scale

Access Point

ROADWAY MAP

Map Summary

Legend

SITE

Rushwood Dr
2-Lane, 60’ Right-of-Way, Residential 

Collector

Naylor Avenue
2-Lane, 42’ Right-of-Way, Local Street

Access 
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The property is generally flat with 0’-4’ of fall from a south-to-north direction.  The property 

has been graded and in near pad ready conditions.

SOILS TOPOGRAPHY

Not to Scale Not to Scale

TrC GRC

BrB TaB2

Ar

LoB

CuB

LoA

HcA

BtC

Other Water Flow Direction Index Contours

Intermediate contours

SOILS AND TOPOGRAPHY

• BrB - Bradyville silt loam, 2 to 5 percent slopes.

• HcA - Harpeth silt loam, 0 to 2 percent slopes.

• Ar- Talbott-Barfield-Rock outcrop complex, 2 to 12 percent slopes.

• BrA - Bradyville-Rock outcrop complex, 2 to 12 percent slopes.

Legend Legend

Map Summary Map Summary

Site 

boundary
Site 

boundary
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STORMWATER EASEMENTS

Not to Scale Not to Scale

STORMWATER AND EASEMENTS

Water Easement Sidewalk  Easement

Drainage Easement

Construction Open Channel

Collection 

Legend Legend

• No Easements are currently impacting subject property.• Stormwater is to tie into existing systems servicing the Jefferson Square Office Park.

Map Summary Map Summary

Site 

boundary
Site 

boundary
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Not to Scale

AERIAL MAP

AERIAL

The subject property is located in an existing 

neighborhood with a mixture of uses 

surrounding the development.  To the north is 

the Jefferson Square Business Park, to the east 

is the Belllwood Trace Apartments, to the south 

are single family detached homes, and to the 

west is a free-standing commercial building.  It 

is believed that many of the homes along 

Rushwood Drive are rental properties up tp 

Naylor Avenue.

Map Summary

Rushwood DR

Naylor Avenue

Jefferson Square

Office Park

SITE

Bellwood Trace 

Apartments
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Not to Scale

EXISTING CONDITION PHOTOS
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Not to Scale

EXISTING CONDITION PHOTOS (CONT’D)

AERIAL
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Not to Scale

EXISTING CONDITION PHOTOS (CONT’D)
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The office park will consist of six commercial 

buildings, including two 2,560-square-foot 

buildings and four 1,952-square-foot buildings. All 

buildings will be oriented toward the parking lot, 

consistent with the established character 

of Jefferson Square. The development will 

provide 45 parking spaces, with primary access 

from Rushwood Drive.

SITE PLAN PAGE 12

Not to Scale

SITE PLAN SITE DATA

Total Area (SF) 56,628

Total Acreage 1.30

Building Area (SF)
(2) 2,560

(4) 1,952

Total Building Area (SF) 12,928

PARKING

Reg Parking Required 43

Reg Parking Provided 44

ADA Compliant Parking 4

PARKING RATIO

Parking Ratio Required 1 space per 300sf

Parking Ratio Provided 1 space per 293sf

Parking Ratio w/ ADA 1 space per 269sf

SETBACK

Front 42

Side 10

Rear 20

Parking Summary

Formal Open Space

Formal Open Space

Sidewalk to Trash Container
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Building Elevations Materials

Front Elevation: Brick

Side 

Elevations:
Brick

Rear 

Elevations:
Brick

Alternate 

Materials:
Vinyl Soffit & Trim

*Different colors, cuts and patterns will be allowed

BrickShingles (Arch.)

PAGE 13ARCHITECTURAL PLANS

• The new buildings will be consistent in character with the existing buildings located in the Jefferson 

Square development.  The developer will be providing all brick buildings, with vinyl trim, and asphalt 

shingles to match the existing roofs.  The bricks at Jefferson Square are discontinued, so the 

developer will match the existing brick as closely as possible. The Asphalt shingles will be an exact 

match. Vinyl will be used to accent materials.

Developmental Standards

Concrete Detail

Garbage Enclosure
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Rear Elevation

ARCHITECTURAL PLANS - OPTION A

Front Elevation

Right Side Elevation

Right Side Elevation

Architectural Shingles 

(Typical) on Main Roofs

Brick

11FT +/-

10FT +/-

Vinyl Siding

Vinyl Trim
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Rear Elevation

ARCHITECTURAL PLANS - OPTION B

Front Elevation

Right Side Elevation

Right Side Elevation

11FT+/-

10FT +/-

Asphalt Shingle Roof

Vinyl Siding

Brick
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OPEN SPACE PLAN

PAGE 16

• The site plan provides substantial green space 

along the rear and side perimeters of the 

proposed commercial buildings. Addit ional 

landscaped areas are incorporated between the 

sidewalk and building façade to accommodate 

foundation plantings and enhance the overall 

streetscape appearance.

OPEN SPACE PLAN

Map Summary

OPEN SPACE

Formal Open Space 

Required
2,000 SF

Formal Open Space 

Provided
2,000 SF

Pervious Area 
48,338sf

50,084sf w/ Church Building

Impervious Area
11,126sf

9,380sf w/ Church Building

Not to Scale

Formal Open Space

Formal Open Space

Picnic Table

Garbage Screening

Concrete Patio

Proposed Building

Proposed
Building

Formal Open Space Plan
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• The development will incorporate a Type “B” buffer along the southern property line, with 

Type “A” buffers provided along the eastern property line. A perimeter planting yard will be 
installed along the western and northern property boundaries. Additionally, the access 

drive will be landscaped on both sides to create separation from the adjacent residential 

properties.

PAGE 17LANDSCAPE PLAN

Map SummaryLANDSCAPE

Not to Scale

Perimeter Planting Yard

Type ‘B’ Buffer

Type ‘A’ 

Buffer

Picnic Table

Garbage Screening

Concrete Patio

Proposed Building

Proposed
Building

Formal Open Space Plan
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LAND USE PARAMETERS AND BUILDING SETBACKS

ZONING (COMPARABLE VS PROPOSED)
COMPARABLE 

(OG)
PROPOSED DIFFERENCE

MINIMUM EXTERNAL SETBACK REQUIREMENTS

MINIMUM FRONT SETBACK (FT.) 30 20 -10

MINIMUM SIDE SETBACK (FT.) 10 10 -

MINIMUM REAR SETBACK (FT.) 20 5 -15

MAX HEIGHT (FT.) 45 25 -20

PAGE 18DEVELOPMENT STANDARDS

Setback Information

ZONING:  PCD
FRONT SETBACK: 22’
SIDE SETBACK:  10’
REAR SETBACK:  5’

5
’

2
0
’

PERMITTED USES

FINANCIAL SERVICES

FITNESS STUDIO/ PERSONAL INSTRUCTION <= 5,000 SF

FLOWER OR PLANT STORE

INTERIOR DECORATOR

ART OR PHOTO STUDIO OR GALLERY

BANK OR CREDIT UNION, BRANCH OFFICE OR MAIN

BARBER OR BEAUTY SHOP

BUSINESS AND COMMUNICATION SERVICE

OFFICES

PCD
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1. Identification of existing utilities, easement, roadways, rail lines and public right-of-way 

crossings and adjacent to the subject property: Shown in pattern book on pages 3-8.

2. A graphic rendering of the existing conditions and/or aerial photograph(s) showing the 

existing conditions and depicting all significant natural topographical and physical 

features of the subject property; Shown in pattern book on pages 9-10.

3. A plot plan, aerial photograph, or combination thereof depicting the subject and 

adjoining properties including the location of structure on-site and within two hundred 

feet of the subject property and the identification of the use thereof; Shown in pattern 

book on Page9 .

4. A drawing defining the general location and maximum number of lots, parcels or sites 

proposed to be developed or occupied by buildings in the planned development; the 

general location and maximum amount of area to  be developed for parking; Shown in 

pattern book on Page 11.

5. A tabulation of the maximum number of dwelling units proposed including the number 

of units with two or less bedrooms and the number of units with more than two 

bedrooms; Not Applicable in this situation.

6. A tabulation of the maximum floor area proposed to be constructed, the F.A.R. (floor 

area ratio), the L.S.R. (livability space ratio), and the O.S.R. (open space ratio); Not 

applicable in this situation.

7. A written statement generally describing the relationship of the proposed planned 

development to the current policies and plans of the City and how the proposed planned 

development is to be designed, arranged and operated in order to permit the 

development and use of neighboring property in accordance with the applicable 

regulations of this article; Shown in pattern book pages .

8. If the planned development is proposed to be constructed in stages or units during a 

period extending beyond a single construction season, a development schedule 

indicating: (aa) the approximate date when construction of the project can be expected  

to begin; (bb) the order in which the phases of the project will be built; (cc) the 

minimum area and the approximate location of common space and  public 

improvements that will be required at each stage; and, (dd) a breakdown by phase for 

subsections [5] and [6] above; Development will be constructed in single phase.

9. Proposed means of assuring the continued maintenance of common space or other 

common elements and governing the use and continued protection of the planned 

development. For this purpose, the substance of  any proposed restrictions or covenants 

shall be submitted; The development will be recorded as one lot of record and 

maintained by a commercial association. Not applicable in this situation.

10. A statement setting forth in detail either (1) the exceptions which are required  from the 

zoning and Subdivision Regulations otherwise applicable to the property to permit the 

development of the proposed planned development or (2) the bulk, use, and/or other 

regulations under which the planned development is proposed; 

• EXCEPTION 1: The access drive functions as an extension of the subject property 

and, as designed, effectively establishes east, west, and south property lines. 

Accordingly, we are respectfully requesting an exception to the requirement for a 

Type “B” buffer along the access drive.

• EXCEPTION 2:  And provide 3’ Planters with shrubs used to create visual separation 

from the adjacent homes. In this instance a type 'B' would be required.

• EXCEPTION 3: Reduce Front Setback from 30' to 20'. Reduce Rear Setback From 

20' to 5'

11. The nature and extent of any overlay zone as described in Section 24 of this  article and 

any special flood hazard area as described in Section 34 of this article; The project is not 

within any overlays.

12. The location and proposed improvements of any street depicted on the Murfreesboro 

Major Thoroughfare Plan as adopted and as it may be amended from time to time; Not 

applicable in this situation.

13. The name, address, telephone number, and facsimile number of the applicant and any 

professional engineer, architect, or land planner retained by the applicant to assist in the 

preparation of the planned development plans. A primary representative shall be designated; 

Shown in pattern book on page 2.

14. Architectural renderings, architectural plans or photographs of proposed structures with 

sufficient clarity to convey the appearance of proposed structures. Shown in pattern book on 

pages 13 - 15

15. If a development entrance sign is proposed the application shall include a description of 

the proposed entrance sign: The sign will be provided in a 3' x 6' area and will be 

designed to specifications with TAE current sign ordinance.

PAGE 19DEVELOPMENT STANDARDS

City of Murfreesboro General Applicability Section 13b for Planned Development
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SIGN ADMINISTRATOR: TERESA STEVENS 

 

6.a. Zoning application [2026-412] for approximately 30.17 acres located along 
Elam Road and Joe B Jackson Parkway to be rezoned from G-I to G-I and PSO 
(Buc-ee’s PSO), Buc-ee’s LTD applicant. 

  
The subject property is located at 3355 Elam Road, the corner of Joe B Jackson 
Parkway and Elam Road. The property consists of approximately 30.17 acres. The 
property is zoned G-I (General Industrial District).  The applicant has requested PSO 
(Planned Signage Overlay District) zoning for the property as well.  The subject 
property is currently being developed as a Buc-ee’s gas station/convenience 
market. 

 
The purpose of the PSO zone is to allow the applicant an opportunity to present a 
cohesive plan for the entire project that addresses everything from permanent 
building signage to temporary signs. The property has no existing signs.  
 
The proposed PSO would allow 3 attached building signs, 3 attached canopy signs 
for each gas canopy, an interstate ground sign, a painted roof sign as well as 
directional, enter/exit signs and temporary signs, including a number of grand 
opening temporary signs. The following table provides information as pertains to the 
current Sign Ordinance as well as the signage proposed in the Planned Sign 
Overlay.  

 
Allowed by Sign Ordinance Proposed PSO with Sheet Number  
Attached Wall Signs 

 3 signs per building  
 Allowed 2 sq ft per linear foot of 

building front, with a maximum of 150 
sf  

 Internal illumination  

Attached Wall Signs (page 15-18) 
 3 attached signs  
 Each sign measures, per the sign 

ordinance at 575 sf  
 Internal illumination  

  Ground SignOne sign per parcel; two 
are allowed with two street fronts 
exceeding 100 ft 

 Interstate on site sign can be up to 50 
ft in overall height. 

 Sign face area size is max of 200 sf  
 Internal illumination 

 
 

  Ground Sign (page 25) One 
ground sign at 125 ft in overall 
height  

 Total of 750 sf in sign face area  
 Internal illumination  

Roof Sign 
 Prohibited  

Roof Sign (page 27)  
 Painted roof sign at 5674.5 sf  

Canopy Sign 
 One per canopy side, three maximum 
 50 sf each, maximum  
 25 ft max height   

Canopy Sign (page 19) 
 One Buc-ee logo on the north, 

east, and west elevations, with a 



maximum of three per canopy @ 
64 sf each 

 Two fuel description signs on the 
north elevation at 11 sf each  

 30 ft max height   
Equipment Machinery Sign 

 Signs allowed up to 2 sf per linear foot 
of equipment side to which they’re 
attached.  

Equipment Machinery Sign (pages 
30,40,51,53) 

 Various sizes on ice machines, 
gas pumps, air compressor pump.  

Convenience Sign  
 Defined as a sign 3sqft or less in 

surface area 
 Exempt from permitting (must 

following ordinance regulations) 
 Illumination allowed with electric 

permit 
 

Convenience Sign (page 
31,32,33,35,3738,39) 

  Various convenience signs 
posted throughout the property all 
are 5 sf or less 

Temporary Signs  
 ‘Other Temporary Sign’, allowed to 

have 3 per parcel, 16 sqft maximum 
sign face area, 6 feet overall height, 
one foot from ROW, illumination is not 
allowed, timing is 10 days after 
conclusion of temporary purpose, 
multiple signs shall not be placed to 
appear to be one sign that exceeds the 
16 sf, all zones, on-site only 

  Banner 120 sf, allowed over a sign 
provided there is a sign permit 
application on file. Allowed for up to 90 
days 

Temporary Signs (page 34) 
 ‘Other Temporary Sign’ less than 

the allowable square feet at 12 sf, 
3 feet in overall height  

  Banner over the ‘Murfreesboro’ 
part of the interstate on site sign to 
read ‘coming soon’, will be 
removed at opening.  

Temporary Signs Grand Opening 30 days  
 Not addressed in our Sign Ordinance 

specifically for Grand Openings   
 ‘Streamers’, allowed three linear ft of 

street frontage, 25’ maximum height, 
attached to private perimeter pole, 
light pole, or canopy pole, but not utility 
or flag poles  

 ‘Inflatable’, 7 consecutive days with a 
temporary sign permit, 100 sf of sign 
area 

Temporary Signs Grand Opening 30 days 
(page 56-57) 

 ‘Streamers,5-7 strands per 
perimeter light pole  

 ‘Inflatable’ one 25’ tall mascot at 
approx. 700 sf, one 12’ tall mascot 
at 175 sf 

    
 

A Buc-ee’s representative and City Staff will make a brief presentation regarding the 
proposed PSO request at the Planning Commission meeting, after which the 
Planning Commission should conduct a public hearing and then formulate a 
recommendation for City Council.    
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PROPOSED MASTER SIGNAGE PLAN 
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BUC-EE’S MURFREESBORO: CONCEPTUAL SITE PLAN RENDERING 
 

 

 

 

 

 

 

 

BUC-EE’S MURFREESBORO: CONCEPTUAL SITE PLAN RENDERING 

AUGUST 2025 
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BUC-EE’S MURFREESBORO: ALLOWED BY ORDINANCE 
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BUC-EE’S MURFREESBORO: PROPOSED SIGNAGE 
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WALL SIGNS – Sign Type A – Rendering 
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WALL SIGNS – Sign Type A – Dimensions 
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WALL SIGNS – Sign Type A - ALLOWED BY ORDINANCE vs. PROPOSED 
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WALL SIGN COVERAGE ANALYSIS 
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CANOPY SIGNS – Sign Type B – Rendering 
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CANOPY SIGNS – Sign Type B – Dimensions 
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CANOPY SIGNS – Sign Type B – Fuel Canopy 1 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
22 

 

 

CANOPY SIGNS – Sign Type B – Fuel Canopy 2 
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CANOPY SIGNS – Sign Type B – DEF/ETHANOL FREE Canopy Signage 
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FREESTANDING POLE SIGN – Type IOS #1 – Rendering 
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FREESTANDING POLE SIGN – Type IOS #1 – Dimensions 
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POLE SIGN COMPARISON – VARIANCES APPROVED 
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PAINTED FLAT ROOF SIGN 
7,225 SQ FT (ORDINANCE) 

5,674.50 SQ FT (ACTUAL) 

QTY: 1 
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PAINTED FLAT ROOF SIGN  

AERIAL VIEW 
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OVERALL EXTERIOR SIGNAGE 
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OUTSIDE ICE MERCHANDISER, DOOR DECALS 
6.263 SQ FT 

QTY: 40 

TOTAL: 251 SQ FT 
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DOUBLE SIDED “NO 18-WHEELER” 
4.833 SQ FT 

QTY: 12 

TOTAL: 116 SQ FT 
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CUSTOMER PARKING 
1.5 SQ FT 

QTY: 60 

TOTAL: 90 SQ FT 

 

 

 

 

 

 

 

 

 

 



 
33 

 

 

DOUBLE SIDED DOGGY DUTY (A) 
3 SQ FT 

QTY: 24 

TOTAL: 144 SQ FT 

 

 

*Design may vary 
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DOUBLE SIDED DOGGY DUTY (B) 
12 SQ FT 

QTY: 12 (12 SETS) 

TOTAL: 288 SQ FT 

 

 

*Design may vary 
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GLADIATOR WASTE STATION (6.08’ H x 1.5’ W) 
3.75 SQ FT 

QTY: 24  

TOTAL: 90 SQ FT 

 

 

 

 

 

 

 

 

*Design may vary 
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DOUBLE SIDED WINDMASTER 
INSERT: 8.56 SQ FT 

QTY: 8 

TOTAL: 136.96 SQ FT 

 

 

 

 

 

 

 

 

 

 

*Design may vary 
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ADA PARKING 
3 SQ FT 

QTY: 20 

TOTAL: 60 SQ FT 
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SNAKE OR ALLIGATOR 
1.5 SQ FT 

QTY: 10 

TOTAL: 15 SQ FT 

 

 

 

 

 

 

 

 

*Signage depends on wildlife presence 
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TOWING 
5 SQ FT 

QTY: 8 

TOTAL: 40 SQ FT 

 

 

 

 

 

 

 

 

*Towing signs, provided by the towing company, vary by size and local requirements and are typically placed on 
entrance light poles. 
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AIR & WATER STATION 
9.25 SQ FT 

QTY: 1 

TOTAL: 9.25 SQ FT 

 

 

 

 

 

 



 
41 

 

 

DOOR DECALS (OVERALL) 
QTY: 96 (32 PER SET OF DOORS X 3) 

TOTAL: 67.092 SQ FT (22.364 SQ FT PER SET OF DOORS X 3) 
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DOOR DECAL 

AUTOMATIC DOOR – KEEP MOVING 

0.4 SQ FT (ESTIMATE) 

QTY: 18 

TOTAL: 14.4 SQ FT 
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DOOR DECAL 

STAND CLEAR – AUTOMATIC SLIDING DOOR 

0.1875 SQ FT (ESTIMATE) 

QTY: 18 

TOTAL: 6.75 SQ FT 
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DOOR DECAL 

IN EMERGENCY PUSH TO OPEN 

0.234 SQ FT (ESTIMATE) 

QTY: 18 

TOTAL: 8.424 SQ FT 

 

 
  



 
45 

 

 
DOOR DECAL 

NO PETS 

0.651 SQ FT (ESTIMATE) 

QTY: 12 

TOTAL: 15.624 SQ FT 
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DOOR DECAL 

NO SMOKING INCLUDING VAPOR & E-CIGS 

0.33 SQ FT (ESTIMATE) 

QTY: 6 

TOTAL: 1.98 SQ FT 
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DOOR DECAL 

FOOD ALLERGY WARNING 

0.243 SQ FT (ESTIMATE) 

QTY: 6 

TOTAL: 1.458 SQ FT 
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DOOR DECAL 

NOTICE - AV 

1.66 SQ FT (ESTIMATE) 

QTY: 6 

TOTAL: 9.96 SQ FT 
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DOOR DECAL 

WE CARD 

0.354 SQ FT (ESTIMATE) 

QTY: 6 

TOTAL: 4.248 SQ FT 
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DOOR DECAL 

WE’RE SERIOUS 

0.354 SQ FT (ESTIMATE) 

QTY: 6 

TOTAL: 4.248 SQ FT 
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FUELING POSITION 
BUC-EE’S LOGO 

4 SQ FT 

QTY: 58 

TOTAL: 232 SQ FT 

FUELING POSITION NUMBER 

0.2 SQ FT 

QTY: 120 

TOTAL: 24 SQ FT 

BEAVER LOGO 

6.25-8 SQ FT (STD/STD+DEF) 

QTY: 120 

TOTAL: 757 SQ FT 

STATE-SPECIFIC 

 

 

 

 

 

 

 

 

 

 

 

 

**Pump decals vary from state to state 
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PUMP TOPPERS 
1.625 SQ FT 

QTY: 60 

TOTAL: 97.5 SQ FT 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

*Signage will vary based on current marketing promotion 
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TESLA SUPERCHARGERS 
2 SQ FT 

QTY: 16 

TOTAL: 64 SQ.FT.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

*Signage may or may not have the “Except for EV Charging” topper.  
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MERCEDES SUPERCHARGERS 
2 SQ FT 

QTY: 10 

TOTAL: 40 SQ.FT.  
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TEMPORARY SIGNAGE 
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OPENING SOON BANNER 
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25’ INFLATABLE MASCOT AT ENTRANCE 
+/- 700 SQ FT 

 

12’ INFLATABLE MASCOT ON SIDEWALK 
+/- 175 SQ FT 

 

PENNANTS/BANNER = 5-7 STRANDS PER PERIMETER LIGHT POLES 

7,364 SQ FT 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

*USED AT GRAND OPENING FOR 30 DAYS 
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DIFFERENTIATION FROM MURFREESBORO MASTER SIGN PLAN 
 

Request for Exception to City of Murfreesboro Signage Ordinance 

On behalf of Buc-ee’s, this letter formally requests an exception to the City of Murfreesboro’s current signage ordinance. 
The proposed signage for the Murfreesboro location includes pole signs, wall signs, and canopy signs that exceed the 
specifications outlined in the city’s regulations. Below is a summary of the requested exceptions and the rationale for each: 

 

1. Pole Signage 

The ordinance allows a pole sign with a maximum height of 55 feet and a surface area of 200 square feet, or a maximum 
height of 40 feet with a surface area of 345 square feet. The proposed pole sign is 125 feet in height with a surface area of 
616 square feet. This design significantly exceeds the current limits and is essential to meet branding and visibility 
requirements. 

 

2. Wall Signage 

The ordinance permits wall signage up to 250 square feet per sign. The proposal includes 3 wall signs, each measuring 285 
square feet—35 square feet over the allowable size. The combined square footage of the three wall signs is 855 square 
feet, 2.19% of the cumulative surface area of the store frontage. These signs are critical for visibility given the property’s 
scale and the need to engage customers from multiple directions. 

 

3. Canopy Signage 

The ordinance limits canopy signs to 50 square feet. The proposed canopy signs measure 50.24 square feet each, a 
minimal increase necessary to maintain brand design specifications. The proposal includes a total of 6 canopy signs with a 
combined square footage of 301.44 square feet, 3.32% of the cumulative surface area of the gas canopies. 

 

Consideration of these exceptions will support the successful establishment of Buc-ee’s in Murfreesboro, contributing to 
local economic growth and community development. The signage plan has been designed to balance functionality, brand 
alignment, and respect for the city’s regulatory framework. 

Additional information, including design plans or further justification, can be provided upon request.  
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STATEMENT OF GENERAL CONDITIONS 
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MURFREESBORO PLANNING COMMISSION  
STAFF COMMENTS, PAGE 1 
JUNE 3, 2026 
PROJECT PLANNER: HOLLY SMYTH 
 
6.b.  Annexation petition and plan of services [2026-503] for approximately 35.3 

acres located along Franklin Road, Gresham Lane, and Almar Knot Drive, 
including an approximately 2,400-foot segment of Franklin Road right-of-
way and a 975-foot segment of Almar Knot Drive right-of-way, Franklin 
Road Baptist Church applicant. 

 
Franklin Road Baptist Church (FRBC) has submitted a petition requesting annexation for 
seven parcels into the City of Murfreesboro.  The subject parcels are located on the north 
side of Franklin Road, on the west side of Gresham Lane, and both sides of Almar Knot 
Drive per the attached maps.  Additionally, right-of-way (ROW) of both Almar Knot Drive 
and Franklin Road are included in the annexation study area.  The Tennessee Department 
of Transportation granted its consent for the annexation of Franklin Road and, at its April 6th 
meeting, the County Road Board granted its consent for the annexation of Almar Knot Drive.  
The total study area consists of approximately 35.3 acres and the following components:   
 
 A portion of Tax Map 092, Parcel 47.00 containing approximately 24.18 acres (with the 

majority of the parcel on the south side of Almar Knot Drive with the main church campus & 
school buildings and a smaller portion on the north side with a single-family home)  
 Tax Map 092, Parcel 40.00 with approximately 1.72 acres with a single-family home 
 Tax Map 092, Parcel 50.00 with approximately 0.82 acres that is vacant 
 Tax Map 092, Parcel 51.00 with approximately 0.58 acres that is vacant  
 Tax Map 092, Parcel 55.00 with approximately 1.0 acres with a single-family home  
 Tax Map 092, Parcel 56.00 containing approximately 0.55 acres that is vacant 
 Tax Map 092, Parcel 56.01 containing approximately 0.4 acres that is vacant 
 
 Almar Knot Drive ROW:  Approximately 975 linear feet (or 1.12 acres)   
 Franklin Road (State Route 96) ROW: Approximately 2,400 linear feet (or 4.93 acres)  

 
The annexation study area is contiguous to the existing City limits along its western and 
eastern property lines as well as a portion of the southern property line.  The study area 
is located within the adopted Urban Growth Boundary as well as within the Infill Service 
Area Boundary contained within the Murfreesboro 2035 Comprehensive Plan Future 
Land Use Map (see below map).  Zoning application #2026-411 was submitted 
simultaneously with this annexation petition to zone the FRBC parcels south of Almar 
Knot Drive to CF (Commercial Fringe District) to allow for future expansion of the church 
and school campuses.  The portion of Parcel 47.00 north of Almar Knot Drive will come 
into the City with an interim zoning classification of RS-15 (Residential Single-Family 
District), if annexed.  The church is currently an outside-city sewer customer. 
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The church/school parcels are designated as “Public / Private/ Institutional (PI)” on the adopted 
Murfreesboro 2035 Comprehensive Plan Future Land Use Map.  An excerpt from the future land 
use map can be found below.  All of the church/school parcels are currently zoned RM (Medium-
Density Residential) in the unincorporated County. All existing uses on the property would be 
allowed to continue under the proposed zoning, except for 2 homes that would become legal 
non-conforming uses.  However, all future uses or expansions to existing uses would be required 
to comply with the City’s zoning regulations.   
 

 
Staff has prepared a Plan of Services for the proposed annexation, which has been 
provided to the Planning Commission in the agenda packet.  It demonstrates how 
services can be provided to the subject property upon annexation.  No significant 
difficulties in providing services to the property as it exists today are identified in the plan 
of services.  However, the sewer usage for any future development on the property will 
need to be evaluated to determine that it conforms to the Sewer Allocation Ordinance.  
Any new sanitary sewer extensions proposed or required will be done at the expense of 
the property owner or developer.   
  

Site 
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Staff Recommendation: 
 

Staff supports the subject annexation for the following reasons:  
 

1) Annexation of these properties in the City, as well as their future development, 
may help create potential opportunities for improvements to Gresham Lane.   
 

2) The area is within the adopted Service Infill Line and the City’s Urban Growth 
Boundary.  It is also contiguous with the existing City limits on 3 sides. 

 
3) Annexation of the subject parcels in their current state will not pose any issues for 

delivery of services, especially given existing City services are already being 
provided in the form of outside the City sewer customer. In addition, City “rolling 
services” are already serving the area around the subject property.   

 
Action Needed: 
 
The applicant will be available at the Planning Commission meeting to discuss this 
proposed annexation petition and plan of services.  The Planning Commission will need 
to conduct a public hearing, after which it will need to discuss this matter and then 
formulate a recommendation to City Council.   
 
Attachments: 
-Ortho Map 
-No Ortho Map 
-Owner Annexation petition application  
-Draft combination Plat #2 
-Plan of Service 
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#1 

PETITION FOR ANNEXATION BY THE CITY OF MURFREESBORO 

 

 The undersigned is the only owner / are all of the owners of the property identified in the 

attached legal description (including street address and tax map / parcel number), and hereby 

petitions the City of Murfreesboro to annex such property into the City. 

  

Signatures must be by owners or those with an appropriate written Power of Attorney 

from an owner.  If the owner is not an individual (eg. corporation, trust, etc.), list the 

entity’s name, the name of the individual signing on behalf of the entity and the status of 

the individual (eg. president, trustee, partner).  If you are signing this Petition based on a 

Power of Attorney, you must also attach a copy of the Power of Attorney.   

 
1.              
Printed Name of Owner (and Owner’s Representative, if Owner is an entity) 
  
Signature:      Status:     Date:    
  
              
Mailing Address (if not address of property to be annexed) 
 
2.              
Printed Name of Owner (and Owner’s Representative, if Owner is an entity) 
 
Signature:      Status:     Date:    
  
              
Mailing Address (if not address of property to be annexed) 
 
3.              
Printed Name of Owner (and Owner’s Representative, if Owner is an entity) 
 
Signature:      Status:     Date:    
  
              
Mailing Address (if not address of property to be annexed) 
 

4.              
Printed Name of Owner (and Owner’s Representative, if Owner is an entity) 
 
Signature:      Status:     Date:    
  
              
Mailing Address (if not address of property to be annexed) 
 

(Attach additional signature pages if necessary) 
 

Legal Description is attached:  _______ Yes 
 

Power of Attorney applies and is attached:  _____ Yes  _____ No 

Joel Norris

3/12/26Senior Pastor

Franklin Road Baptist Church Primary Contact: Sam Huddleston

    X
  X

               3148 Franklin Road Murfreesboro TN 37128













 1 

 
ANNEXATION REPORT FOR PROPERTY LOCATED  

ALONG THE NORTH SIDE OF FRANKLIN ROAD  
INCLUDING PLAN OF SERVICES 

(FILE 2026-503) 
 

 
 
 
 

PREPARED FOR THE 
MURFREESBORO PLANNING COMMISSION 

JUNE 3, 2026 
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INTRODUCTION   
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OVERVIEW 
The property owner, Franklin Road Baptist 
Church, has submitted a petition requesting 
its 7 parcels be annexed into the City of 
Murfreesboro.  Also included in the 
annexation study area is approximately 
2,400 linear feet of Franklin Road right-of-
way (ROW) and approximately 975 linear 
feet of Almar Knot Drive ROW.  TDOT and 
the County Road Board have both granted 
consent for the annexation of those two 
roadways, respectively.  The study area is 
located along the north side of Franklin 
Road, on the west side of Gresham Lane, 
and both sides of Almar Know Drive.  The 
total study area is 35.3 acres and includes 
the following: 

 A portion of Tax Map 092, Parcel 47.00 
containing approximately 24.18 acres (with 
the majority of the parcel on the south side 
of Almar Knot Drive with the main church & 
school campus and a smaller portion on the north side with a single-family home)  
 Tax Map 092, Parcel 40.00 containing approximately 1.72 acres with a single-family home 
 Tax Map 092, Parcel 50.00 containing approximately 0.82 acres that is vacant 
 Tax Map 092, Parcel 51.00 containing approximately 0.58 acres that is vacant  
 Tax Map 092, Parcel 55.00 containing approximately 1.0 acres with a single-family home  
 Tax Map 092, Parcel 56.00 containing approximately 0.55 acres that is vacant 
 Tax Map 092, Parcel 56.01 containing approximately 0.4 acres that is vacant 
 Almar Knot Drive ROW: approximately 975 linear feet (or 1.12 acres) 
 Franklin Road (State Route 96) ROW: approximately 2,400 linear feet (or 4.93 acres) 
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The study area is located within the City of Murfreesboro’s Urban Growth Boundary, is contiguous to the City limits 
along its western and eastern boundaries.  It is also within the City’s Infill Service Area Boundary.   

The study area is currently zoned Single Family Residential – Medium Density (RM) in the unincorporated County.  
There is a zoning application submitted simultaneously with this annexation request, to zone the portion of the 
study area south of Almar Knot Drive to CF (Commercial Fringe District) simultaneously with annexation.  The 
reason for the annexation and zoning request is to allow the provision of sanitary sewer to serve the growing 
church campus. 

SURROUNDING ZONING 

The subject property is currently zoned 
RM (Residential Medium Density) in 
unincorporated Rutherford County. The 
surrounding properties to the south and 
north are zoned RM (Residential 
Medium Density) and OP (Office 
Professional) within unincorporated 
Rutherford County.  Properties along 
the east side of Gresham Lane are 
zoned either RS--15 (Residential 
Single-Family) or CH (Commercial 
Highway) in the City limits. Several  
properties owned by the church on the 
west side of Gresham Lane are zoned 
CH, CL (Commercial Local), and RS-15 
(with the CL & RS-15 parcels in 
process of being rezoned to PND – 
Planned Institutional District).  
Properties south of Old Fort Parkway 
are zoned CH (Highway Commercial) 
in the City.    
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PRESENT AND SURROUNDING  
LAND USE 
 
The study area contains 3 single-
family homes, some sports fields, 
and the church and school campus.  
A mixture of uses are developed on 
the properties in the surrounding 
area.  Surrounding parcels contain 
single-family detached homes to the 
north, east, and south. To the west 
are multi-family apartments.  There 
are also various commercial uses to 
the south along Old Fort 
Parkway/Franklin Road.   
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TAXES AND REVENUE 

The first City tax bill for all property annexed during the calendar year of 2026 will be due on December 31, 2027.  
City taxes are calculated upon the property appraisal and assessment of the Rutherford County Property 
Assessor’s Office.  The current tax rate for the City of Murfreesboro is $0.9526/$100 assessed value.  Residential 
property is assessed at a rate of 25% of its appraised value and commercial property is assessed at a rate of 40% 
of its appraised value.  Table I below shows total assessment and estimated City taxes that would be collected, if 
the property were to be annexed in its present state.   

Table I 
Estimated Taxes from Site 

 
Owner of Record Acres Land Value Improvements 

Value 
Total 

Assessment 
Estimated 
City Taxes 

Franklin Road Baptist Church 24.18 $577,900 $12,380,200 $0 $0 
Franklin Road Baptist Church 1.72 $129,300 $242,600 $92,975 $885.68 
Franklin Road Baptist Church 0.82 $62,000 $ 0 $15,500 $147.65 
Franklin Road Baptist Church 0.58 $48,700 $0 $12,175 $115.98 
Franklin Road Baptist Church 1.0 $78,400 $287,400 $91,450 $871.15 
Franklin Road Baptist Church 0.55 $43,100 $0 $10,775 $102.64 
Franklin Road Baptist Church 0.4 $11,200 $0 $2,800 $26.67 
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PLAN OF SERVICES
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POLICE PROTECTION 
At present, the study area receives police 
services through the Rutherford County 
Sheriff’s Department.  If annexed, the 
Murfreesboro Police Department could 
begin providing services that include patrol-
related functions, criminal investigations, 
and community engagement initiatives. 
These services would be provided 
immediately upon the effective date of 
annexation. The current police zone that 
borders the study area is Zone 4.     
ELECTRIC SERVICE 
Middle Tennessee Electric (MTE) currently 
serves the existing development on the 
various properties and will serve any future 
development that occurs in the study area.  
MTE has capacity to accommodate any 
such future development in the study area.  
All new electrical infrastructure installed to 
serve the future development will be 
required to adhere to MTE standards. 
STREET LIGHTING 
Streetlights exist along the south side of the 
segment of Franklin Road within the study 
area.  However, no streetlights exist along 
the segments of Gresham Lane or Almar 
Knot Drive within the study area.  No new 

street lighting is anticipated with this annexation.  Streetlights will 
be installed by the developer if new public roadways are 
constructed.    
SOLID WASTE COLLECTION 
The study area currently contains three homes with private solid 
waste service.  Curbside solid waste collection service would be 
available to the study area upon annexation.  The cost of the solid 
waste cart is $74.75 per residence.  Any future development of 
single-family detached homes can also receive City services but 
church or school expansion would need to be served by a private 
solid waste hauler.   
RECREATION 
Murfreesboro’s Parks and Recreation facilities will be immediately 
available to any potential occupants of the study area.  Currently 
Murfreesboro has two multi-purpose facilities, one community 
center, a wilderness facility, over 1,000 acres of parks, a network 
of greenways, and recreational sports.  These facilities and 
programs are wholly funded by the Murfreesboro taxpayers.  
Children who are residents of the City of Murfreesboro, attend 
Murfreesboro Elementary Schools, and receive free or reduced 
lunches also receive free or reduced recreational fees.  
Considering both the existing and proposed use of the study area, 
it would have minimal impact to the Recreation Department.  
CITY SCHOOLS 
The Murfreesboro City School (MCS) system serves grades 
kindergarten through sixth and is offered to students who reside 
within the jurisdiction of the City of Murfreesboro.  The subject 
parcel contains three existing single-family homes.   
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The study area is currently located outside 
of the Scales Elementary School zone and 
would become part of this schools’ zoned 
area once annexed into the city limits. 

In the property’s present state, this 
annexation would have minimal impact on 
the school system.  Current K-6 enrollment 
at Scales Elementary is 896 students and a 
capacity up to 960.  Should there be any 
children in these 3 homes, they could be 
accommodated at the school. 

BUILDING AND CODES 

The property will come within the City’s 
jurisdiction for code enforcement 
immediately upon the effective date of 
annexation.  The City’s Building and Codes 
Department will begin issuing building and 
construction permits and enforcing the 
codes and inspecting new construction for 
compliance with the City’s construction 
codes immediately upon the effective date of 
annexation.  The Building and Codes 
Department will also ensure that any new 
signs associated with the development of 
the property comply with the Sign 
Ordinance.  No additional costs are 
expected.   

PLANNING, ENGINEERING, AND ZONING SERVICES 

The property will come within the City’s jurisdiction for planning and 
engineering code enforcement immediately upon the effective date 
of annexation.  As new development occurs, the Planning 
Commission will review all site plans, preliminary plats, and final 
plats.  Among other duties, the Planning and Engineering 
Departments will inspect and monitor new construction of streets 
and drainage structures for compliance with the City’s 
development regulations.   

GEOGRAPHIC INFORMATION SYSTEMS 

The property is within the area photographed and digitized as part 
of the City’s Geographic Information Systems (G.I.S.) program.   

STREETS AND ACCESS  

The annexation study area includes approximately 2,400 linear 
feet of Franklin Road ROW. The City currently provides routine 
maintenance of this State ROW within the study area under a 
ROW/Street Maintenance contract with TDOT.  Any new 
connections to Franklin Road must be approved by the City 
Engineer and TDOT.  
The annexation study area also includes approximately 975 linear 
feet of Almar Knot Drive.  Almar Knot drive was built to City 
standards including curb and gutter and sidewalks.  Based on a 
15-year repaving cycle and routine right-of-way mowing, 
annualized roadway maintenance costs are estimated at $2,600 
for this roadway.  Any new connections to Almar Knot Drive must 
be approved by the City Engineer.  
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The study area contains 200 linear feet of 
roadway striping on Almar Knot Drive, one 
turn arrow, and one stop bar. Based on a 5-
year restriping schedule, the annualized 
costs are estimated at $200 a year. The 
study area also contains an overhead school 
zone flasher, flasher control cabinet, and 
one (1) school zone sign. The condition of 
the equipment is unknown, but based on a 
10-year replacement schedule, the 
annualized cost would be $300. Combining 
the roadway striping, signage, and school 
zone equipment, the total annualized cost 
for the annexation request is $500 a year. 
The annexation study area also has access 
to Gresham Lane.  As a substandard street, 
any development along this roadway will 
need to dedicate appropriate ROW and 
participate in the upgrade of the roadway to 
current City standards.  Any new 
connections to Gresham Lane must be 
approved by the City Engineer. 
Any new public roadways to serve the study 
area must be constructed to City Standards.  
REGIONAL TRAFFIC & TRANSPORTION 
The study area is served by Franklin Road 
as the major roadway facility.  The 2014 
Level of Service Model in the 2040 Major 
Transportation Plan shows Franklin Road to 

be operating at a Level of Service C in the study area using 
average daily traffic (ADT) counts.  Without the recommended 
improvements in the 2040 Major Transportation Plan, the Level of 
Service falls to D. 
SANITARY SEWER SERVICE 

Map 92, Parcel 47 is currently an approved outside the City sewer 
customer. Murfreesboro Water Resources Department (MWRD) 
8-inch gravity public sanitary sewer lines run within this parcel both 
near its southwest corner and from Almar Knot Drive.  Portions of 
this sewer are adjacent to Franklin Road right-of-way and portions 
of this sewer lie within the Almar Knot Drive right-of-way area 
included within the annexation area. 
In their current state, all other parcels within this annexation would 
require installation of public sewer extensions and dedication of 
public sewer easements, to have MWRD sanitary sewer available 
to them.  The two single-family home parcels (Map 92, Parcel 40 
and Map 92, Parcel 55) are currently served sewer via on-site 
private septic systems.  Should all these parcels remain 
unchanged, Parcels 40 and 55 could continue to utilize their 
existing septic systems, so long as they are functioning properly.  
Should these parcels be altered in the future, MWRD may require 
public sewer extensions to serve them dependent on the site 
design and parcel re-configuration of said development. In 
particular, public gravity sewer may need to be extended to meet 
MWRD’s maximum sewer service line length requirement of 150 
linear feet.  Either the southwest corner or Almar Knot Drive sewer 
lines could be used as tie-in points for these extensions.  
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SANITARY SEWER SERVICE (cont.) 
All main line extensions are the financial 
responsibility of the developer and may be 
extended in accordance with the 
Development Policies and Procedures of 
the Murfreesboro Water Resources 
Department  
 
Regarding the Sewer Allocation Ordinance 
(SAO), the City will continue to serve the 
existing development as it is today with no 
sewer variance request.  However, MWRD 
will need to evaluate sewer usage of future 
development based on the SAO. The CF 
zoned areas will allow a maximum 
wastewater generation of 650 gallons/day 
(gpd) per acre, or 2.5 single-family unit 
equivalents (SFU’s).  The RS-15 zoning 
areas would allow for 780 gpd, or 3.0 SFU’s 
per acre.  Should new development exceed 
the SAO thresholds, a variance to the SAO 
must be approved by City Council.   
 
This property is located within the Overall 
Creek Sanitary Sewer Assessment District, 
which is an additional sewer fee over and 
above the standard sewer connection fee.  
These fees are paid at the time of 
connection or prior to any future building 
permits.  
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WATER SERVICE 

The study area is located within the service 
boundary of Consolidated Utility District of 
Rutherford County (CUDRC).  There is 
existing CUDRC water service to the 
existing developed properties and 
structures. 

Future development in the study area would 
be best served by either the twelve (12) inch 
water main along Almar Knot Drive or the 
twelve (12) inch water main along Gresham 
Lane, as illustrated in the exhibit on this 
page.   

Any future development would require the 
owner/developer to submit a Water Service 
Availability Request for CUDRC to 
determine feasibility.  The developer would 
be required to complete CUDRC’s 
Developer Packet through the Engineering 
Department at CUDRC. 
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FIRE AND EMERGENCY 
SERVICE 

The study area contains 
structures of Franklin Road 
Baptist Church, Franklin Road 
Christian School at 3124 Franklin 
Rd, a storage barn at 236 
Gresham, and residential 
structures on the property   

The Murfreesboro Fire Rescue 
Department can provide fire and 
medical response to the 
requesting parcels and existing 
structures immediately upon the 
effective date of annexation.  

Fire Station 9, located at 802 
Cason Lane, is 1.5 miles from the 
study area. In addition, Fire 
Station 11, located at 3924 Blaze 
Dr, is 1.6 miles from the study 
area.  

The yellow line on the adjacent 
map represents the linear driving distance 
from the nearest fire station.   

 



 15 

FLOODWAY 
 
The study area is located within 
Zone X on the Flood Insurance Rate 
Maps (FIRM) developed by the 
Federal Emergency Management 
Agency (FEMA) per the May 23, 
2023 FIRM panel 47149C0255J. It 
contains no floodplain or floodway, 
except for a portion of the Franklin 
Road ROW.  
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DRAINAGE  

Public Drainage System 
Public drainage facilities available to the 
study area are located within the ROW of 
Franklin Road.   The drainage facility within 
Franklin Road is the responsibility of TDOT.  
Routine maintenance for these facilities are 
typically provided by TDOT with assistance 
from the City under the State Maintenance 
Contract with TDOT. Funding for 
maintenance is anticipated to be provided by 
TDOT and Stormwater Utility Fee. 
Public Drainage facilities available to the 
study area are also located within the ROW 
of Almar Knot Drive and Gresham Lane.  
The annualized operation and maintenance 
cost for these systems is included in the 
public roadway sections above as they are 
internal roadway drainage systems. 
Additional public drainage facilities are 
located on the property and recorded in plat 
book 23, page 258. 
Any new public drainage facilities proposed 
to serve the study area in the future must 
meet City standards. New connections to 
the public drainage system must be 
approved by the City Engineer and TDOT. 

 
 

Regional Drainage Conditions 
A review of the regional drainage patterns indicates the study area 
drains to primarily to the existing rights-of-way. 

Stormwater Management and Utility Fees 

Upon annexation, stormwater management services provided by 
the City of Murfreesboro will be available to the study area.  The 
study area currently has three single-family residences, church 
campus, and school campus and will generate approximately $401 
per month in revenue for the Stormwater Utility Fee.  

The red lines on the following map represent ten-foot contours.  
The grey lines represent two-foot intervals. 

PROPERTY AND DEVELOPMENT 
Any new connections to Franklin Road must be approved by the 
City Engineer and TDOT. 
Any new connections to Almar Knot Drive or Gresham Lane must 
be approved by the City Engineer. 
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ANNEXATION FOLLOW-UP 
The Murfreesboro City Council will be responsible for 
ensuring that this property will receive City services 
described in this plan.  According to the Tennessee 
Growth Policy Act, six months following the effective 
date of annexation, and annually thereafter until all 
services have been extended, a progress report is to be 
prepared and published in a newspaper of general 
circulation.  This report will describe progress made in 
providing City services according to the plan of services 
and any proposed changes to the plan.  A public 
hearing will also be held on the progress report. 



2026-411_Franklin Road Baptist Church to CF and RS-15_PC PH_MTB Final.docx Page 1 of 3 
  6/3/2026 

MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
JUNE 3, 2026 
PROJECT PLANNER: HOLLY SMYTH 
 
6.c. Zoning application [2026-411] for approximately 1.9 acres located along 

Franklin Road to be rezoned from PUD to CF and for approximately 25.1 
acres to be zoned CF simultaneous with annexation, Franklin Road 
Baptist Church applicant.  

 
The subject area involves 7 parcels, all outside the City limits and zoned RM (Medium 
Density Residential) in the County, except for a 1.9-acre portion of Parcel 47.00 along 
its western boundary, which is in the City limits and zoned PUD (Planned Unit District).  
All properties are owned by Franklin Road Baptist Church (FRBC).  The study area 
contains approximately 27 acres as follows: 
 
 A portion of Tax Map 092, Parcel 47.00 containing approximately 20 acres along the 

south side of Almar Knot Drive developed with Franklin Road Baptist Church and 
School to be zoned CF (Commercial Fringe District) simultaneous with annexation  
 A portion of Tax Map 092, Parcel 47.00 containing approximately 1.9 acres along the 

south side of Almar Knot Drive to be rezoned from PUD (Planned Unit District) to CF 
 Tax Map 092, Parcel 40.00 with approximately 1.72 acres with a single-family home 
 Tax Map 092, Parcel 50.00 with approximately 0.82 acres that is vacant 
 Tax Map 092, Parcel 51.00 with approximately 0.58 acres that is vacant  
 Tax Map 092, Parcel 55.00 with approximately 1.0 acres with a single-family home  
 Tax Map 092, Parcel 56.00 containing approximately 0.55 acres that is vacant 
 Tax Map 092, Parcel 56.01 containing approximately 0.4 acres that is vacant 
(Parcels 40.00, 50.00, 51.00, 55.00, 56.00, & 56.01 are proposed to be zoned CF 
simultaneous with annexation.) 
 
Note: The portion of Parcel 47.00 north of Almar Knot Drive will automatically come into 
the City with an interim RS-15 (Residential Single-Family District) zoning classification if 
annexed, per Section 17 of the Zoning Ordinance; therefore, it is not a part of this zoning 
request.   
 
The zoning application proposes to zone all the project area south of Almar Knot Drive 
to CF.  If the property was annexed into the City without a companion zoning request, it 
would be zoned RS-15 making the church facility in its current state a legal non-
conforming use, as church uses in the City RS-15 zone are required to obtain a special 
use permit from the Board of Zoning Appeals.  The church has asked for CF zoning, 
which allows the church and school uses by right without a special use permit; however, 
the two existing single-family homes at 206 & 164 Gresham Lane will be made legal 
non-conforming uses if annexed and zoned CF, as residential uses are not permitted in 
the CF zone.    
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The above zone change is separate from the one filed recently by FRBC, for zone 
change #2026-402 by the church to rezone the CL (Commercial Local District) and RS-
15 parcels that contain the existing Franklin Road Christian School soccer field to PND 
(Planned Institutional District) in order to allow the lighting of that field.  These 2 lots are 
already in the City limits and are not part of the current bulk zoning process to CF but 
are within the church’s campus.  The CH zoning of the FRBC-owned property at the 
corner of Franklin Road and Gresham Lane is not proposed to change.   
 
The study area is bordered by RM (Medium Density Residential) zoning within the 
unincorporated County to the north and south of the entire project area.  To the west is 
a large PUD (Planned Unit District) in the City limits with apartments and single-family 
detached homes.  The portion of the FRBC property zoned PUD was acquired from the 
developer of that PUD.  To the east is a CH-zoned gas station and RS-15-zoned single-
family detached homes along Gresham Lane. 
 
Future Land Use Map 
 
According to the Murfreesboro 2035 Comprehensive Plan Future Land Use Map the site 
is designated PI – Public/Private/Institutional.   Development Types include various 
publicly owned facilities, schools, religious facilities, recreational facilities, hospitals, and 
similar uses.  Characteristics usually incorporate a high degree of visitation, multiple 
buildings arranged in a campus-like setting, and careful consideration of transportation 
patterns and surrounding open space.  Suggested zoning districts are CU, PND, P, 
and other districts as evaluated on a case-by-case basis.   
 
 

  

Site 

2035 Future Land Use Map 
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The portion of Parcel 47.00 north of Almar Knot Drive, which is not a part of this zoning 
request, is recommended to develop with a “Suburban Residential - SR” land use 
character (see excerpt map below).  Suburban Residential generally consists of 
“detached residential dwellings” with a “typical density ranging from 1.0 to 4.0 dwelling 
units per acre.”   Suggested City Zoning Districts include RS-15, RS-12, RS-10, PRD, 
and other districts may be evaluated on a case-by-case basis. 
 
In the 2040 Major Transportation Plan, Franklin Road is classified as a Major Arterial with 
a 7-lane cross-section and 100-110 feet of right-of-way (ROW) and no future widenings 
identified.  Gresham Lane is classified as a Community Collector with a 2-lane cross-
section and some 3-lane portions at intersections ranging from 50 – 60 feet of ROW.  A 
resubdivision plat to combine all of the church parcels was approved by the City and 
County Planning Commissions and contained dedication of additional ROW along 
Gresham Lane, as determined by the Engineering Department.   
 
Based on the above Comprehensive Plan policies, staff believes that zoning the church 
and school campus south of Almar Knot Drive to CF is consistent with the 
recommendations of the Comprehensive Plan’s PI land use character for the subject 
property, as the CF zone permits many public and institutional uses, including churches 
and schools.  The residential property north of Almar Knot Drive changing to the RS-15 
zone automatically upon annexation is consistent with the Comprehensive Plan SR land 
use character.  
 
Recommendation:  
 
Staff supports the zoning request to CF for the following reasons:  
 

1) The zoning request is generally compatible with the PI Land use designation.   
2) The CF zone district is a good transition zone between the RS-15 properties on 

the eastern side of Gresham Lane as well as the CH zoning at the intersection of 
Franklin Road and Gresham Lane.  

3) This property being at the intersection of a major arterial roadway and a community 
collector roadway would seem to support a higher intensity zoning district, such as 
the CF zone.   

4) The CF zone district gives the church greater flexibility in financing and 
development of future expansions with just a standard site plan review process by 
the Planning Commission;  rather than submitting a special use permit application 
to the Boad of Zoning Appeals for a church expansion or rezoning to a Planned 
Institutional District for certain types of school expansions, both of which would be 
the case in certain other lower-intensity zoning districts.   

 

Action needed 

The applicant will be available at the Planning Commission meeting to discuss the 
proposed rezoning request. The Planning Commission will need to conduct a public 
hearing, after which it will need to discuss this matter and then formulate a 
recommendation to City Council.   
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Attachments:  
 Ortho Zone Map 
 No-ortho Zone Map 
 Applicant’s zoning map 
 Draft Resubdivision plat 
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MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
JUNE 3, 2026 
PROJECT PLANNER: BRAD BARBEE 
 
6.d. Annexation petition and plan of services [2026-502] for approximately 

16.78 acres located along Shelbyville Pike, Joe Avery Curtis, Jr. 
applicant.   

 
Joe Avery Curtis, Jr., has submitted a petition requesting annexation of a portion of 
his property into the City of Murfreesboro. The annexation area includes a 16.78-
acre portion of a parcel located on the east side of Shelbyville Pike also connecting 
to the southern terminus of Christie Knob Way. The study area is identified as a 
portion of Tax Map 136, Parcel 26.00 and is currently developed with a single-family 
detached house and two accessory structures. 
 
The study area is currently zoned RM (Residential Medium Density) in the 
unincorporated County.  A companion zoning application to rezone the subject 
property to Planned Commercial District (Lowes PCD) simultaneous with annexation 
has also been submitted. This rezoning would permit the 16.78 acres to be 
developed as a Lowe’s Home Center. 
 
The annexation study area is located within the City’s Urban Growth Boundary.  In 
addition, it is contiguous with the City Limits along its northern and western 
boundaries. The Murfreesboro 2035 Comprehensive Plan Future Land Use Map 
identifies the subject parcel as Future Study Area (FSA) and as being outside of the 
Service Infill Line.  This line is to help facilitate growth and development in the City 
in an orderly, planned, and sustainable manner and to help plan for future City 
services. A Small Area Study is currently being conducted for this area with the 
expectation that the Service Infill Line will be shifted to include the subject property 
and that the subject property will be designated as General Commercial (GC) to 
match the current development pattern along South Church Street / Shelbyville Pike. 
 
Staff has prepared a Plan of Services for the proposed annexation to study the 
annexation of the property in its current state. The Plan of Services is included as a 
part of the agenda packet.  Sewer service can be extended to the property via a 800 
ft gravity line extension located along Shelbyville Pike.  Water service will be 
provided by Consolidated Utility District.  Police protection, solid waste collection, 
and electric service, will all be available to the property immediately upon 
annexation. 
 
 
 



2  

Staff Recommendation: 
Staff is supportive of the annexation request for the following reasons: 
 

1. The subject property is contiguous with the existing City Limits. 
2. It is located within the Urban Growth Boundary.   
3. Services can be extended to the subject property upon annexation. 
4. A Small Area Study is currently being conducted for this area with the 

expectation that the Service Infill Line will be shifted to include the subject 
property. 

 
 
 Action Needed: 
 
The Planning Commission will need to conduct a public hearing on this matter, after 
which it will need to formulate a recommendation for City Council. 
 
 
Attachments:  
Ortho Map  
Non-ortho Maps  
Plan of Services 
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INTRODUCTION   



 4 

OVERVIEW 

The annexation study area includes a 
portion of one parcel located on the east side 
of Shelbyville Pike and at the southern 
terminus of Christie Knob Way.  It is 
currently owned by Joe Avery Curtis, Jr. 
and developed with a single-family 
residence, barn, and other accessory 
structures.  The annexation study area 
includes the following: 

 A portion of Tax Map 136, Parcel 26.00 
(approximately 16.78 acres) 

The annexation study area is located within 
the City’s Urban Growth Boundary and is 
contiguous to the existing City limits on its 
north and west sides. 

A companion zoning request has also been 
submitted to have the property zoned PCD 
(Planning Commercial District) 
simultaneous with annexation for the 
development of a Lowe’s Home Center.   
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SURROUNDING ZONING 
 
The surrounding area to the east and south are 
located in the unincorporated Rutherford County 
and zoned RM (Residential Medium Density).  
The property to the north is in the City limits and 
is zoned CH (Highway Commercial).  Land to the 
west across Shelbyville Pike is located in 
unincorporated Rutherford County and is zoned 
RM (Residential Medium-Density).  There is one 
property to the west directly across Shelbyville 
Pike that is located inside the City limits and is 
zoned CF (Commercial Fringe). 
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SURROUNDING LAND USE 

The surrounding area consists of a mixture of 
residential and commercial uses.  To the north is 
Pep Boys auto service facility and a vacant 
commercial lot and Tiger Hill Townhomes, 
which is zoned PRD (Planned Residential 
District). To the east, in addition to the vacant 
balance of the subject parcel, there are three 
vacant lots, one single-family detached dwelling, 
and a cellular transmission tower, all of which 
are located outside of the City limits. To the 
south is a large vacant property and a property 
developed as a foundation and crawl space repair 
business, both of which are located outside the 
City limits. Across Shelbyville Pike, at the 
northwest corner of Shelbyville Pike and 
Volunteer Road, is the Murfreesboro Medical 
Clinic medical facility and two properties 
developed with single-family detached homes 
that are located in the unincorporated area of 
Rutherford County. 
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TAXES AND REVENUE 

The first City tax bill for all property annexed during the calendar year of 2026 will be due on December 31, 2027.  City taxes 
are calculated upon the property appraisal and assessment of the Rutherford County Property Assessor’s Office.  The current 
tax rate for the City of Murfreesboro is $0.95260/$100.00 assessed value.  Residential property is assessed at a rate of 25% 
of its appraised value.  Table I below shows total assessment and estimated City taxes that would be collected if the property 
were to be annexed in its present state. 
 

Table I 
Estimated Taxes from Site 

 
Owner of 
Record 

Tax Map and 
Parcel 

Acres Land Value* Improvements 
Value 

Total 
Assessment 

Estimated 
City Taxes 

Joe Avery 
Curtis, Jr. 

A portion of     
136-02600 

16.78 $187,072 $229,200 $104,055 $991.22 

 
These figures are for the property in its current state.   
 
*Because only a portion of the subject parcel is requested for annexation, the land value above has been estimated based on 
the percentage of the property included in the petition.   
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PLAN OF SERVICES 
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POLICE PROTECTION 

At present, the study area receives police services through 
the Rutherford County Sheriff’s Department and Tennessee 
Highway Patrol.  If annexed, the Murfreesboro Police 
Department could begin providing services that include 
patrol-related functions, criminal investigations, and 
community engagement initiatives. These services would be 
provided immediately upon the effective date of annexation. 
The current police zone that borders the study area is Zone 
3.  

ELECTRIC SERVICE 

The existing home is served by Middle Tennessee Electric 
(MTE) and Middle Tennessee Electric will provide service 
to any future development. 

STREET LIGHTING 

Street lighting would not be installed by the City in 
conjunction with the annexation.  Any new development 
would need to provide appropriate street lighting at the 
developer’s expense.  There is currently no street lighting 
along the frontage of this site. 

 

 

 

 

SOLID WASTE COLLECTION 

In its current state, no additional equipment or manpower 
will be needed to serve the study area.  The current day of 
service is Thursday.  Curbside solid waste collection service 
and brush and debris removal will be provided for the 
existing house upon the effective date of annexation, and the 
cost of the cart will be $74.75. 

RECREATION 

Murfreesboro’s Parks and Recreation facilities will be 
immediately available to any potential occupants of the study 
area.  Currently Murfreesboro has two multi-purpose 
facilities, one community center, a wilderness facility, over 
1,000 acres of parks, a network of greenways, and 
recreational sports.  These facilities and programs are wholly 
funded by the Murfreesboro taxpayers.  Children who are 
residents of the City of Murfreesboro attend Murfreesboro 
Elementary Schools and receive free or reduced lunches also 
receive free or reduced recreational fees. 

CITY SCHOOLS 

The Murfreesboro City Schools (MCS) system serves grades 
kindergarten through sixth and is offered to students who 
reside within the City of Murfreesboro.  In its current state, 
there would be minimal impact on the school system, as there 
is only one house on the subject property.  The property will 
be zoned for Black Fox Elementary upon annexation. 
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BUILDING AND CODES 

The property will come within the City’s jurisdiction for 
code enforcement immediately upon the effective date of 
annexation.  The City’s Building and Codes Department will 
begin issuing building and construction permits and 
enforcing the codes and inspecting new construction for 
compliance with the City’s construction codes immediately 
upon the effective date of annexation.  The Building and 
Codes Department will also ensure that any new signs 
associated with the development of the property comply with 
the Sign Ordinance.  No additional costs are expected.   

PLANNING, ENGINEERING, AND ZONING 
SERVICES 

The property will come within the City’s jurisdiction for 
planning and engineering code enforcement immediately 
upon the effective date of annexation.  If new development 
occurs, the Planning Commission will review all site plans, 
preliminary plats, and final plats.  Among other duties, the 
Planning and Engineering Departments will inspect and 
monitor new construction of streets and drainage structures 
for compliance with the City’s development regulations.   

GEOGRAPHIC INFORMATION SYSTEMS 

The property is within the area photographed and digitized 
as part of the City’s Geographic Information Systems 
(G.I.S.) program. 

 

 

STREETS AND ACCESS  

The annexation study area does not include any existing 
public right-of-way (ROW) or roadways.  The annexation 
study area has access to existing Shelbyville Pike and 
Christie Knob Way.  Any new connections to Christie Knob 
Way must be approved by the City Engineer.  Any new 
connections to Shelbyville Pike must be approved by the 
City Engineer and TDOT.  Any new public roadways to 
serve the study area must be constructed to City Standards. 
 
REGIONAL TRAFFIC & TRANSPORTATION 

The study area has access to Shelbyville Pike.  The 2014 
Level of Service Model in the adopted 2040 Major 
Transportation Plan shows Shelbyville Pike to be operating 
at a Level of Service C adjacent to the study area using 
average daily traffic (ADT) counts.  The 2040 Level of 
Service Model indicates that Shelbyville Pike operates at a 
Level of Service of D without the proposed improvements 
recommended in the 2040 Plan.  
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SANITARY SEWER SERVICE 

Currently sanitary sewer is not available to the property in 
question. To provide public sanitary sewer service for the 
study area, the owner/developer would extend gravity sewer 
from MH070WW05C, located in the eastern ROW of the 
Shelbyville Pike, approximately 800-ft to the property where 
gravity sewer could be extended throughout a proposed 
development. In addition, the owner/developer, per our 
Policies and Procedures, will be required to extend gravity 
sewer to the remainder of the parcel that is not included in 
the annexation study area. Regarding the Sewer Allocation 
Ordinance (SAO), the proposed PCD zone will be under the 
density per acre allotted for PCD therefore will not be 
required to request a variance. While there is limited sewer 
capacity in the area, the proposed development is projected 
to be relatively low flow and would not pose an issue for the 
existing infrastructure.  
 
This property is not located within any special sanitary sewer 
assessment districts. All main line extensions are the 
financial responsibility of the developer and may be 
extended in accordance with the Development Policies and 
Procedures of the Murfreesboro Water Resources 
Department.   
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WATER SERVICE 
 
The study area is located within Consolidated Utility District 
of Rutherford County’s (CUDRC) service area. CUDRC 
currently provides water service to the existing house on the 
subject property.   

Prior to any future development, the developer of the 
property will be required to submit a Water Availability 
Application to determine feasibility and to complete 
CUDRC’s Developer Packet through CUDRC’s 
Engineering Department prior to entering the construction 
phase.  Any new water line development must be done in 
accordance with CUDRC’s development policies and 
procedures.  Future development in the study area would be 
best served by the existing 30” water main along Shelbyville 
Pike. 
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FIRE AND EMERGENCY SERVICE 
 

The Murfreesboro Fire Rescue Department can provide fire protection and medical response services to the study area 
immediately upon annexation. Fire Station 2, located at 2880 Runnymeade Dr, is 1.3 miles from the area.  
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FLOODWAY  

No portion of the study area is located within the 100-year floodplain or within the regulatory floodway as delineated on the 
Flood Insurance Rate Map (FIRM) developed by the Federal Emergency Management Agency (FEMA).  See map below. 
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DRAINAGE  

Public Drainage System 
Public drainage facilities available to the study area are located within the ROW of Shelbyville Pike.  No additional public 
drainage facilities are included in the study area.  Any new public drainage facilities proposed to serve the study area in the 
future must meet City standards. 
 
 

Regional Drainage Conditions 
A review of the regional drainage patterns indicates that most of the study area drains to the Shelbyville Pike right-of-way. 
 
 

Stormwater Management and Utility Fees 

Upon annexation, stormwater management services provided by the City of Murfreesboro will be available to the study area 
and existing and new improvements will be subject to the Stormwater Utility Fee.  The property currently has 1 single-family 
residence and will generate approximately $39 per year in revenue for the Stormwater Utility Fee.  
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PROPERTY AND DEVELOPMENT 

New developments should comply with the City’s Stormwater Quality Regulations by providing stormwater quality, 
streambank protection, and detention.   
 
Any new connections to Shelbyville Pike will require approval by the City Engineer and TDOT. 
 
Any new connections to Christie Knob Way will require approval from the City Engineer. 
 
ANNEXATION FOLLOW-UP 

The Murfreesboro City Council will be responsible for ensuring that this property will receive City services described in this 
plan.  According to the Tennessee Growth Policy Act, six months following the effective date of annexation, and annually 
thereafter until all services have been extended, a progress report is to be prepared and published in a newspaper of general 
circulation.  This report will describe progress made in providing City services according to the plan of services and any 
proposed changes to the plan.  A public hearing will also be held on the progress report. 



 
 
MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
JUNE 3, 2026 
PROJECT PLANNER: BRAD BARBEE 
 

6.e. Zoning application [2026-410] for approximately 16.78 acres located 
along Shelbyville Pike to be zoned PCD (Lowes Home Center PCD) 
simultaneous with annexation, Lowe’s Home Centers, LLC applicant. 

The subject parcel is approximately 16.78 acres in size and is located along the 
east side of Shelbyville Pike south of Joe B Jackson Parkway and at the southern 
terminus of Christie Knob Way.  The subject property is identified as part of Tax 
Map 136, Parcel 26.00.  Lowe’s Home Centers, LLC, is requesting to zone the 
subject property to Planned Commercial District (PCD) simultaneous with 
annexation. The parcel is currently zoned RM (Residential Medium-Density) in the 
unincorporated County and is developed with a single-family dwelling and several 
accessory structures. 
Adjacent Land Use and Zoning 
The adjacent properties consist of a mix of vacant land, commercial, and 
residential uses.  To the north is Pep Boys auto service facility and a vacant 
commercial lot, both are zoned CH (Commercial Highway District).   Tiger Hill 
Townhomes is also located to the north and is zoned PRD (Planned Residential 
District).  To the east there are three vacant lots, one single-family detached 
dwelling, and a cellular transmission tower, all of which are located in the 
unincorporated areas of Rutherford County. To the south is a large vacant property 
and a property developed as a foundation and crawl space repair business, both 
of which are located outside the City limits.  Across Shelbyville Pike, at the 
northwest corner of Shelbyville Pike and Volunteer Road, is the Murfreesboro 
Medical Clinic medical facility, which is located in the City and zoned CF 
(Commercial Fringe District), as well as two properties developed with single-
family detached homes that are located in the unincorporated area of Rutherford 
County. 

Proposed PCD 

The applicant, Lowe’s Home Centers, LLC, is requesting annexation into the City 
of Murfreesboro and zoning to Planned Commercial District (PCD) for 
development of a retail home improvement store with the following specifics: 



• Site area: 16.78 acres  
• Proposed building:  

o 107,136 ft2 main structure  
o 30,360 ft2 garden center  

• Existing zoning: Rutherford County RM  
• Proposed zoning: PCD (Planned Commercial District)  
• Development type: Single-user retail (Lowe’s) with integrated outdoor 

sales/display areas  

The attached plan, specific to a home center, governs land use, site design, 
architecture, access, and operational characteristics. 

Allowed Uses 

The PCD is specific to operations and associated retail functions of a home center. 

Primary Uses: 

• Home improvement retail store  
• Sales of lumber, building materials, paint, hardware, etc.  
• Nursery/garden center  

Accessory / Ancillary Uses: 

• Outdoor sales, storage, and display (permanent and seasonal)  
• Garden center operations  
• Promotional events (e.g., grand openings, seasonal sales)  

Key Limitation: 

• Uses are restricted to those included in this PCD. 

Access and Circulation 

The primary access will be from Shelbyville Pike through a dedicated right-in, right-out, 
left in configuration.  The center median will be modified to provide for the south bound 
left hand turn lane.  The new intersection is proposed to be signalized.  

o Right-in / right-out / left-in configuration  
o Anticipated to be a signalized intersection (see image below) 



 

• Secondary access to Christie Knob Way via access easement across the 
adjacent property to the north. 

o Provides indirect access to signalized intersection  

Buffering and Landscaping 

Perimeter Buffers 

• South Property Line 
o Type A buffer (10’ planting zone noted in detail plan)  

• North Property Line  
o Type C buffer (12’ planting zone noted in detail plan)  

• East Property Line  
o Variable width buffer utilizing existing vegetation  

Frontage Landscaping Treatment 

• 10’-wide front planting yard along Shelbyville Pike  
• Includes:  

o Shade trees  
o Evergreen shrubs  
o Decorative fencing 

• Designed to mimic nearby Walmart streetscape character  

Parking Lot Landscaping 

• Interior planting areas with:  
o Shade trees  
o Shrubs  
o Landscape islands  

 



Foundation Landscaping 

• Required but modified via exception (see Exceptions section below)  

Screening Elements 

• Outdoor sales areas will be screened by utilizing a temporary, movable screen 
fence.  

• Garden center screened with:  
o Split-face brick and integrally-colored split-face block columns  
o Steel pickets + chain link fence with screen fabric installed in addition to 

the pickets on the inside. 
• Trash enclosure:  

o Fully enclosed integrally-colored split face block structure  
• Loading dock:  

o Oriented away from ROW and screened by building/walls  

Design Standards 
Building Standards 

• Maximum building height: 40 feet  
• Architectural consistency required across:  

o Building  
o Signage  
o Waste enclosures  

Materials (with modifications requested in Exceptions section below) 

• Standard commercial materials with proposed additions:  
o Integrally-colored split-face block 
o Quik-Brick system  

Mechanical Equipment 

• Ground and rooftop equipment:  
o Must be screened from public view  

Parking 
• Total spaces provided: 305  
• Parking ratio:  

o Hardware store 1 space for every 400 square feet of floor area 
 107,136 sq ft/400=268 spaces 



o Greenhouse or nursery, commercial – with no mulch sales 1 for each 
2 acres of land within of the premises where the greenhouse or 
nursery is located or 5 spaces, whichever is greater, plus 1 for each 
business vehicle. 

 30,360 sq ft – Less than 2 acres – 5 spaces required 
• Total spaces required:  

o 273 
• Exclusions:  

o 11 spaces for utility trailer/building display not counted  
o 30 spaces for outdoor display of inventory not counted  

Parking Design Features 

• Front parking field separated from ROW by:  
o Stormwater facility  
o Landscaping buffer  

• Layout complies with:  
o City standards for dimensions and surfacing  

Exceptions (Deviations from Ordinance) 
The applicant requests several explicit PCD exceptions: 

1. Building Materials 

o Exception from Murfreesboro Design Guidelines to allow integrally colored 
split-faced block (east elevation) as a primary building material instead of 
brick or stone. 

2. Foundation Plantings (required 3ft wide bed along the front and sides) 

• Eliminate requirement on north side  
• Relocate base of building plantings on south side of building to adjacent areas. 

Future Land Use Map: 

The Murfreesboro 2035 Comprehensive Plan identifies the subject property as “FUTURE 
STUDY AREA (FSA)”.   According to the adopted plan, the Future Study Area category 
consists mostly of lands that are characterized as agricultural, undeveloped, or suburban 
or exurban areas developed with single-family residential. These areas fall outside of the 
current City limits but within the Urban Growth Boundary. It is important to note that 
development utilizing County regulations may continue in the Future Study Area without 
annexation.  Typically, public sanitary sewer availability is limited or unavailable.  Roads 
are typically substandard, ditch-section, no sidewalks, and no streetlights.  The Future 



Study Area lies outside the edge of the infill service area, which depicts the area where 
the City encourages most of the City growth to develop in a fashion that maximizes use 
of existing road and utility infrastructure. The land within the Future Study Area 
classification is not anticipated to be developed within the City limits within the next 14 
years. These areas are not excluded from development, but they will require future study 
to designate an appropriate land use.  Planned infrastructure improvements may open 
these areas to development in the future.  A Small Area Plan that coordinates the physical 
development of these areas is recommended prior to removing these areas from the 
Future Study Area designation.  The boundary of the Small Area Plan shall be determined 
by the Planning Director and public infrastructure departments.  

 

Development Types:  

• Residential homesteads;  

• Large lot, single-family detached;  

• Agricultural uses, storage and support uses, e.g., barns and related 

   outbuildings;  

• Agriculture-focused businesses; and  

• Rural hamlets or villages.  

Characteristics:  

• Rural character resulting from wide open landscapes, with minimal sense of 
enclosure and open views of the surrounding landscape in most places.  

• Scattered residential development on relatively large acreages, resulting in very 
high open space ratios and very low site coverage (sometimes with residential 
“estate” areas providing a transition from rural to suburban densities, with estate 
lots typically being one to 5+ acres);  

• Typically, no centralized water or sanitary sewer service available; thus, requiring 
the utilization of on-site septic (STEP) systems. Also, much greater reliance on 
natural drainage systems, except where it has been altered significantly by 
agricultural operations.  

• Typically ditch-section roads without dedicated pedestrian facilities or streetlights. 

• Potential for conservation developments that further concentrate the overall 
development footprint through cluster designs, with increased open space set-
aside to maintain the overall rural character and buffer adjacent properties (may 



also make alternative community wastewater treatment methods feasible to 
eliminate the need for individual on-site septic [STEP] systems).  

Suggested City Zoning Districts:  

• Not Applicable 

While this zoning application is not consistent with the aforementioned 
adopted Comprehensive Plan Future Land Use Map, a Small Area Study is 
currently being conducted for this area with the expectation that this corridor will 
be designated as General Commercial (GC) to match the current development 
pattern along South Church Street / Shelbyville Pike.  The Planning Commission 
will need to determine whether this is an appropriate instance to deviate from the 
adopted future land use map in order to allow this rezoning application to move 
forward.   

Murfreesboro 2035 Comprehensive Plan Future Land Use Map (excerpt) 

 
 

 
 
 
 



Recommendation: 
Staff is supportive of this zoning request as described above for the following reasons: 

1. The proposed commercial use and zoning is consistent with the commercial 
development pattern and zoning along South Church Street. 

2. The proposed use has been designed to be compatible with adjacent uses.   
3. The proposed development will provide a needed service to the south side of the 

City and unincorporated areas to the south eliminating vehicular travel further 
north into the City.   

4. The property is located within the Urban Growth Boundary. 
  

Action Needed 

The Planning Commission will need to conduct a public hearing prior to formulating a 
recommendation to the City Council. 
 
 

Attachments 

Non-Ortho Map 
Ortho Map 
Program Book 
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DESCRIPTION
The site is located on the
east side of Shelbyville

Pike, opposite of Volunteer
Rd.  The subject parcel is

currently located in
Rutherford County with a
zoning designation of RM.

ANNEXATION & ZONING
Joe Avery Curtis, Jr. is

requesting the
Murfreesboro to annex the

Lowe’s portion of Parcel
136-026.00-000 as shown
on the Annexation Exhibit.

ZONING
Lowe’s is requesting the
City of Murfreesboro to

zone the annexed portion
for the proposed Lowe’s as

Planned Commercial
Development (PCD).



EXISTING CONDITIONS
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EXISTING CONDITIONS (Cont.)

05-20-2026

UTILITY PROVIDERS
Water: Consolidated Utility District
Sewer: Murfreesboro Water Resources Dept.
Electric: Middle Tennessee Electric
Telephone: AT&T
Gas: Atmos Energy
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EXISTING CONDITIONS (Cont.)

05-20-2026

County CS ZoningCounty CS Zoning

County RM ZoningCounty RM Zoning

Residual parcel
to remain
under County
jurisdiction.

Annexation Area
Zoned PCD
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ANNEXATION EXHIBIT
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PROPOSED SITE CHARACTERISTICS

05-20-2026

PROPOSED
• Front parking field to be separated from public rights-of-way by

proposed stormwater management facility and proposed landscaping.
• Minimum 20’ wide buffer with Type A, Option 1 landscaping along

southern property line consisting of both existing and proposed
vegetation.

• Minimum 25’ wide buffer with Type C  landscaping along the northern
property line consisting of proposed vegetation and will supplement with
additional plants if existing vegetation does not satisfy ordinance
requirements.

• Variable width landscape buffer along the eastern property line
consisting of existing vegetation

• 284 parking spaces provided for a proposed parking ratio of 1.06
spaces / 400 sf GFA which does not include 11 utility trailers/building
spaces where the code required spaces are 107,136 sf @ 1/400 sf GFA
+ 1 per 2 ac or min. 5 spaces (268+5=273 total required).

• 30 proposed spaces for permanent outdoor sales/display area which are
not included in provided parking space ratio calculations.  A screen fence
is proposed to screen product from the front parking field view.

• 21 spaces for seasonal sales/display are not included in the total
provided spaces and will be surrounded with a screen fence.

• Front sidewalk to be used for permanent outdoor sales/display area.
• Proposed entrance from Shelbyville Pike to be right-in/right-out/left-in

only.  It is anticipated that this will be a signalized movement.
• Garden Center to be screened with spilt-face CMU columns and black

tube steel pickets (with black chain link inside of the pickets for security
and screening.)

• Trash compactor is fully screened by a CMU enclosure with tube steel
gates for access.

• Monument sign will have maximum 16’ tall sign with maximum display
area of 57 sf and push-thru or indirect illumination only.

• Building signage to be no greater than allowed by ordinance.
• Loading dock is designed to face away from public rights-of-way and

screened by the building on the north and west sides and a screen wall on
the east side.

• Lighting to be designed to comply with the CH District regulations.
• Provided parking space count to satisfy minimum number required for

Hardware Stores as prescribed in Appendix A. Chart 4 of the City of
Murfreesboro Zoning Ordinance

EXCEPTIONS
1)    Building materials:
Ø Request use of integrally colored split face CMU on the east elevation as

an approved material.
Ø Request use of Quik-Brick on the North, West & South elevations as an

approved material.
2)   Outdoor sales storage & display
Ø Request ability to display merchandise in exterior portions of the

development in locations shown on the plan.
3)   Foundation Planting
Ø Request elimination of requirement on North side of building.
Ø Request alternate location for required plantings as shown on this plan,

for east and south elevations.
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DEVELOPMENT STANDARDS & ALLOWABLE USES

05-20-2026

Development Standards

• The development will consist of 16.781 acres for
the anticipated use of Lowe’s  home improvement
store.

• Lowe’s building shall have a maximum of 107,136
sf of floor area and 30,360 sf of garden center
area.

• Building height shall not exceed 40 feet in height.
• All signage shall have materials consistent with the

building architecture and be accented with
landscaping.

• Banners and promotional banners are proposed
for the following events: Opening, Grand Opening,
Spring Sales events

• Any solid waste enclosures shall be constructed of
materials consistent with building architecture and
in line with city standards.

• All mechanical equipment located on the ground
(i.e. hvac and transformers) or on the roof of
building and shall be screened from public right-
of-way.

• All on-site utilities will be underground.
• On site lighting will comply with Murfreesboro

Zoning Ordinance performance standards to
reduce light pollution while providing safety for
customers and employees.

• Parking for patrons will comply with the
Murfreesboro Zoning Ordinance in surface
material and size of spaces.  The proposal
provides 294 regular spaces + 11 accessible
spaces for a total of 305 available customer
spaces.

• Outdoor sales / storage / display will be limited
to the areas shown on the attached plan.

Proposed Allowable Uses

This PCD request is to allow all uses
associated Lowe’s Home Improvement
Retail Facility (retail, lumber, paint,
nursery, etc.).  Additionally, both
permanent and seasonal outdoor sales
/ storage / display will be allowed as
noted on the attached site plan.  No
temporary or permanent vendors (ie
mobile food service vehicles & etc.)
are proposed to be permitted.
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OVERALL SITE PLAN
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INGRESS/EGRESS

05-20-2026

PROPOSED ACCESS
• The development team has had

multiple discussions with both TDOT &
City regarding proposed vehicular
access.  The access noted below and
depicted on the site plan is a result of
those discussions.

• Direct access to Shelbyville
Pike will be on the southern
side of the site via a right-
in/right-out/left-in only
drive.  It is anticipated that
this movement will be
signalized.

• The existing intersection of
Volunteer Drive @
Shelbyville Pike is proposed
to be modified to be a left-
in/right-in/right-out only
intersection where left turns
from Volunteer Drive to
Shelbyville Pike are
restricted.

• Internal connectivity is
proposed with the existing
development to the north
via a connection to Christie
Knob Way.  This will
provide access to the signal
and the Wal-Mart
development without
accessing Shelbyville Pike.
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CONCEPTUAL LANDSCAPE PLAN

05-20-2026

REQUIREMENTS:
• Planting Yards

• Proposed Shade trees
• Existing trees
• Shrubs & trees along front

• Parking Lot
• Interior Green Space
• Trees
• Shrubs

• Foundation Plantings
• Trees
• Shrubs

• Buffers (Re: pages 12 & 13)
• Existing Trees
• Shade trees
• Ornamental trees
• Evergreen trees
• Shrubs
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LANDSCAPE PLAN (Cont.)

05-20-2026

SOUTH BUFFER
(10’ WIDE TYPE A, OPTION 1)
• 46 Evergreen (Broad) Trees
• 13 Shade Trees
• 13 Ornamental Trees

NORTH BUFFER
(12’ WIDE TYPE C)
• 121 Evergreen (Broad) Trees
• 63 Medium Evergreen Shrubs

Evergreen Trees
• Green Giant Arborvitae
• Eastern Redcedar
• Fortune’s Tea Olive

Ornamental Trees
• ‘Forest Pansy’ Redbud
• Autumn Brilliance Serviceberry

Shade Trees
• Autumn Blaze Red Maple
• Upright European Hornbeam
• White Oak
• Shumard Oak
• Drake (Chinese) Elm
• Katsura Tree
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LANDSCAPE PLAN (Cont.)

FRONT PLANTING YARD
• 10’ Wide
• 20 Shade Trees
• 162 Evergreen Shrubs

Shade Trees
• Upright European Hornbeam
• White Oak

Shrubs
• Dwarf Fothergilla
• Frost Proof Gardenia
• Compact Cranberry Bush
• Dense Yew

Lowe’s street yard to “mimic”
nearby Wal-Mart street yard
with use of shade trees, shrubs,

and split rail fencing.

Split Rail Fence, see Enlarged
Elevations, Sheet 16 For Detail
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COLOR ELEVATIONS
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COLOR ELEVATIONS WITHOUT SIGNAGE
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ENLARGED COLOR ELEVATIONS
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ENLARGED COLOR ELEVATIONS WITHOUT SIGNAGE
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ARCHITECTURAL DESIGN CRITERIA
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ARCHITECTURAL DESIGN CRITERIA WITHOUT SIGNAGE
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MISC. DETAILS

87” wide x 72” high RF 10005 black perimeter
fence panel by Jewett-Cameron Company
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SIGNAGE
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SIGNAGE
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SIGNAGE
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SIGNAGE



MURFREESBORO PLANNING COMMISSION 
STAFF COMMENTS, PAGE 1 
JUNE 3, 2026 
PROJECT PLANNER: MATTHEW BLOMELEY 
 
6.f.  Proposed amendment to the Zoning Ordinance [2026-804] related to 

Automotive/Motor Vehicle Repair and Service uses and pertaining to 
Chart 1: Uses Permitted (including Chart 1 Endnotes), City of 
Murfreesboro Planning Department applicant.   

 
In a 2024 Zoning Ordinance amendment, the uses “Automotive/Motor Vehicle 
Repair” and “Automotive/Motor Vehicle Service” were defined as follows: 
 
Automotive/ Motor Vehicle Repair: The repair of automobiles, motorcycles, light 
duty trucks (not exceeding eighty-five hundred (8,500) pounds), including but not 
limited to engine, transmission, upholstery work, tire service/sales/rotations, and 
the like. This excludes body work and automobile dismantling and recycling; 
outdoor storage of inoperable, wrecked, or dismantled vehicles is only allowed if 
screened according to the requirements of this article.  
 
Automotive/ Motor Vehicle Service: Routine maintenance of automobiles, 
motorcycles, light duty non-commercial trucks, or similar vehicles, including but not 
limited to, muffler replacement, oil change and lubrication, tire sales/ 
service/rotations, alignments, brakes.  Excludes body work, automobile 
dismantling and recycling, and the outdoor storage of inoperable, wrecked, or 
dismantled vehicles. 
 
In addition, during the same 2024 amendment, zoning districts where each of these 
two uses are permitted were specified in Chart 1. 
 
In this amendment, Staff proposes to build off of the previous amendment by 
including two additional standards to assist in mitigating the potential negative 
impacts of these uses, including the sometimes unsightly condition of these sites 
due in large part to the nature of the use.   Because any potential negative impacts 
are magnified when these uses are clustered together, Staff proposes a 300’ 
separation between such uses.  In addition, there have been several instances 
where automotive repair and service uses have occupied or sought to occupy 
buildings that weren’t originally designed with these types of uses in mind, which 
sometimes leads to the actual service and repair work being conducted outdoors.  
Staff proposes to include a standard limiting such service and repair work to the 
inside of a building.    
 



2  

Action Needed: 
 
The Planning Commission will need to conduct a public hearing on this matter, 
after which it will need to formulate a recommendation to City Council.   



ORDINANCE 26-O-26 amending Murfreesboro City Code Appendix 
A, Zoning, Chart 1 and Chart 1 Endnotes,  dealing with automotive/ 
motor vehicle repair and automotive/ motor vehicle service uses, 
Murfreesboro Planning Staff,  applicant [2026-804]. 

  

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

MURFREESBORO, TENNESSEE, AS FOLLOWS: 

SECTION 1.  Murfreesboro City Code, Appendix A, Chart 1, Uses Permitted, 

is hereby amended by adding superscript “4” in rows containing the uses 

“Automotive/Motor Vehicle Repair” and “Automotive/Motor Vehicle Service.” 

SECTION 2.  Murfreesboro City Code, Appendix A, Chart 1 Endnotes, Uses 

Permitted, is hereby amended by adding the following language as # 4 that is 

currently “Reserved”: 

“4. Automotive/Motor Vehicle Repair uses and Automotive/Motor Vehicle Service 
uses, where permitted by right, shall comply with the following standards: 

(a) No Automotive/Motor Vehicle Repair use or Automotive/Motor Vehicle 
Service use, where such use is the principal use of a property, shall be 
located less than 300 feet from any other Automotive/Motor Vehicle 
Repair use or Automotive/Motor Vehicle Service use.  Such distance shall 
be measured from property line to property line. 

(b) All repair work or service work associated with an Automotive/Motor 
Vehicle Repair use or Automotive/Motor Vehicle Service use shall occur 
inside of a building.  No such work shall occur outside of a building.” 

 
 SECTION 3.  That this Ordinance shall take effect fifteen (15) days after its 

passage upon second and final reading, the public welfare and the welfare of the 

City requiring it.  

Passed:      
   Shane McFarland, Mayor 
1st reading    

2nd reading   

     
ATTEST:    APPROVED AS TO FORM: 
 
 
    
Erin E. Tucker Jeffrey L. Peach 
City Recorder  City Attorney 
 
 
SEAL 
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