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May 8, 2025
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OLD BUSINESS

Public Hearing and 2nd Reading - Ordinance



[INTERNAL]

N

SITE DATA

1. Address:  138 McDale Lane / SR 437 Bypass

2. Tax Map 069 Parcel 031.00 (TRACT 2)

3. Current Zoning:  R-2, Medium Density Residential

4. Target Zoning: C-2, General Business

5. Total Land Area:  +/- 4.68 acres

PROPERTY OWNER

Pleasant England (Roger Rich)

REPRESENTATIVE

Northcutt Surveying

PC DECISION

Favorable Recommendation to City Council to Rezone

To C-2 General Business for Future Commericial 

Development

PC VOTE:  7-FAVORABLE 0-OPPOSED 2-ABSENT

A. Rezoning_SR437 Bypass C-2
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N

STAFF IDENTIFYING AS “TRACT 1” 

AND “TRACT 2”
• SR437 (BYPASS) Divided the parcel 

in two creating two sections.  

• However, remains under one deeded 

lot and therefore technically one 

parcel

• Technically a Split Zoning.  Split 

zoning are permitted but when 

located on a single parcel not desired 

when zoning district boundary may 

lead to clouded conditions in the 

future

• This parcel has a clear boundary 

created by the installation of Bypass

A. Rezoning_SR437 Bypass C-2
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N

STAFF IDENTIFYING AS “TRACT 1” 

AND “TRACT 2”

• Tract 2 requires Water and Sewer 

Service BEFORE subdivision may 

occur.

• Water and sewer extension will occur 

during commercial site development 

at a later date

A. Rezoning_SR437 Bypass C-2
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STAFF REPORT.

It is the opinion of Staff, based on the review the rezoning request from R-2, Medium Low Density Residential, to C-2, 

General Business, total of  4.68 acres for parcel addressed as 138 McDale Lane / SR437 Bypass, referenced in Bedford 

Co., TN. tax records as Tax Map 069 Parcel 031.00 (Staff Identification as “Tract 2”), conforms and consistent with the 

adopted plans and policies of the City.  Furthermore, the type of zoning is compatible with the neighborhood and adjoining 

parcels. 

Staff supports the applicant request that Planning Commission upon thorough review to provide a FAVORABLE 

RECOMMENDATION to the City Council for further review and adoption.

PROCEDURAL NOTIFICATION.

1. If a not deferred or delayed, the application will advance to the April 1, 2025, City 

Council Study Session.

2. April 10, 2025, 1st Reading. 

3. If approved, May 8, 2025, Public Hearing and 2nd Reading.

A. Rezoning_SR437 Bypass C-2
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SR437 (BYPASS)
DIVIDED THE
PARCEL

Basis for Staff Analysis (Summarized).

• Consistency and compatibility with City adopted maps and plans for future development

• Coordinate with Shelbyville Municipal Zoning Ordinance.

• Comparison with current neighborhood conditions (existing land uses) for compatibility and 

consideration of buffering between dissimilar land uses.

• Consideration for Highest and Best Use of the requested zoning and compare with the existing 

neighborhood land uses for compatibility.

• Other considerations such as whether the new zoning district may create potential adverse impacts or 

conflicts, including cumulative adverse impacts.

• Identify conflicts, incompatibilities, and inconsistencies in the adopted plans and regulations that may 

require future amendments.

A. Rezoning_SR437 Bypass C-2
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SR437 (BYPASS)
DIVIDED THE
PARCEL

Future Land Use Map – 

Bypass Character Area

SR437

SR437 Bypass

(Tract 2)

Current Zoning Ordinance

SR437 Bypass

(Tract 2)

SR437

C-2 

PUD

A. Rezoning_SR437 Bypass C-2

2009 Zoning Map
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SR437 (BYPASS)
DIVIDED THE
PARCEL

2008 AERIAL
2012 AERIAL

A. Rezoning_SR437 Bypass C-2
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SR437 (BYPASS)

Recent

138 McDale Ln

(Tract 1)

Multifamily

Vacant 

larger tracts 

of farmland

RELATIONSHIP BETWEEN FUNCTIONALLY 

CLASSIFIED ROAD NETWORKS

437 is a Principal Arterial

A. Rezoning_SR437 Bypass C-2
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B&C. TEXT AMENDMENT – PUD and Design Std

Density having no conveniences – Phoenix AZ

Monotony - California

Mass produced and No open space – Las Vegas, NVMass Produced Monotony



[INTERNAL]

N

PROPOSED CHANGES ARISES FROM THE PLANNING COMMISSION GROWTH COMMITTEE 

AND SUPPORT FROM PLANNING STAFF

SUMMARY OF CHANGES – PUD’s
1. Removing conflicts and contradictory language.

2. Increasing Open Space from 10% to 30%

3. 50% of Open Space (15%) required to be Usable Open Space 

[Useable open space is Recreation or Natural accessible to people in the development]

4. Minimum spacing between buildings is 15ft (7.5ft from property line) as measured to nearest building 

element.

5. Buildings may be closer but requires: (Fire and Building Safety Requirement)

• Sprinkler System

• Fire rated construction

• Combination of the above

6. Landscaping requirements in parking lots

7. Setbacks may be increased for utility clearances  (Shelbyville Power Requirement)

B&C. TEXT AMENDMENT – PUD and Design Std

SUMMARY OF CHANGES – PUD’s
Higher quality design for Multifamily in Design Standards.

1. Each multifamily unit required to be distinctive and 

alternating façade.

2. Maximum number of units in condo or townhome is 

6 per building.
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N

B&C. TEXT AMENDMENT – PUD and Design Std

Subdivision Regulations currently require 5% Open 
Space for R-1, R-2, R-3, Single Family Subdivision

Higher Density Housing with higher

Open Space requirements creates 

compact building area and greater visual 

and spatial buffering as well as 

opportunity for maintaining natural areas
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N

AMENDMENTS BY DESIGN GUIDELINES

C. TEXT AMENDMENT – PUD and Design Std
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B&C. TEXT AMENDMENT – PUD and Design Std

AMENDMENTS BY ZONING DISTRICT

OPEN SPACE REQUIREMENTS INCREASED BY CITY COUNCIL
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N

AMENDMENTS BY ZONING DISTRICT (PLANNED UNIT DEVELOPMENT - PUD)

B & C. TEXT AMENDMENT – PUD and Design Std
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AMENDMENTS BY DESIGN GUIDELINES

C. TEXT AMENDMENT – PUD and Design Std

OTHER CHANGES IMPORTANT TO PROVIDE CLARITY

• Definitional changes, re-organization.
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NEW BUSINESS

1st Reading - Ordinance
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SITE DATA

1. Address:  138 McDale Lane

2. Tax Map 069 Parcel 031.00 (TRACT 1)

3. Current Zoning:  R-2, Medium Density Residential

4. Target Zoning: R-4, High Density Residential

5. Total Land Area:  +/- 8.75 acres

PROPERTY OWNER

Pleasant England (Roger Rich)

REPRESENTATIVE

Northcutt Surveying

PC DECISION

Favorable Recommendation to City Council to Rezone

To R-4 High Density Residential for High End Apartment

VOTE:  6-FAVORABLE 1-OPPOSED 2-ABSENT

A. Rezoning_138 McDale Ln R-4

Deferred to this May Meeting
Cycle By Owner Request
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A. Rezoning_138 McDale Ln R-4
STAFF IDENTIFYING AS “TRACT 1” 

AND “TRACT 2”
• SR437 (BYPASS) Divided the parcel 

in two creating two sections.  

• However, remains under one deeded 

lot and therefore technically one 

parcel

• Technically a Split Zoning.  Split 

zoning are permitted but when 

located on a single parcel not desired 

when zoning district boundary may 

lead to clouded conditions in the 

future

• This parcel has a clear boundary 

created by the installation of Bypass
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A. Rezoning_138 McDale Ln R-4
CONCEPT PROVIDED BY THE APPLICANT AT 04/29/2025 STUDY SESSION
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A. Rezoning_138 McDale Ln R-4

STAFF REPORT.

It is the opinion of Staff, based on the review the rezoning request from R-2, Medium Low Density Residential, to R-4, 

High Density Residential, total of  8.75 acres for parcel addressed as 138 McDale Lane., referenced in Bedford Co., TN. 

tax records as Tax Map 069 Parcel 031.00 (Staff Identification as “Tract 1”), conforms and consistent with the adopted 

plans and policies of the City.  Furthermore, the type of zoning is compatible with the neighborhood and adjoining parcels. 

Staff supports the applicant request that Planning Commission upon thorough review to provide a FAVORABLE 

RECOMMENDATION to the City Council for further review and adoption.

PROCEDURAL NOTIFICATION.

1. If a not deferred or delayed, the application will advance to the April 29, 2025, City Council Study 

Session.

2. May 8, 2025, 1st Reading. 

3. If approved, June 12, 2025, Public Hearing and 2nd Reading.

PC VOTE:  6-FAVORABLE 1-OPPOSED 2-ABSENT
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SR437 (BYPASS)
DIVIDED THE
PARCEL

A. Rezoning_138 McDale Ln R-4

Basis for Staff Analysis (Summarized).

• Consistency and compatibility with City adopted maps and plans for future development

• Coordinate with Shelbyville Municipal Zoning Ordinance.

• Comparison with current neighborhood conditions (existing land uses) for compatibility and 

consideration of buffering between dissimilar land uses.

• Consideration for Highest and Best Use of the requested zoning and compare with the existing 

neighborhood land uses for compatibility.

• Other considerations such as whether the new zoning district may create potential adverse impacts or 

conflicts, including cumulative adverse impacts.

• Identify conflicts, incompatibilities, and inconsistencies in the adopted plans and regulations that may 

require future amendments.
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SR437 (BYPASS)
DIVIDED THE
PARCEL

Future Land Use Map – 

Bypass Character Area

SR437

SR437 Bypass

(Tract 2)

Current Zoning Ordinance

SR437 Bypass

(Tract 2)

SR437

C-2 

PUD

2009 Zoning Map

138 McDale Ln

(Tract 1)

A. Rezoning_138 McDale Ln R-4
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SR437 (BYPASS)
DIVIDED THE
PARCEL

A. Rezoning_138 McDale Ln R-4

2008 AERIAL
2012 AERIAL
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A. Rezoning_138 McDale Ln R-4

SR437 (BYPASS)
DIVIDED THE
PARCEL

Current Zoning Ordinance

138 McDale Ln

(Tract 1)

SR437

C-2 

PUD

R-2 Zoning (Current):  8.75 AC x 43,560 sf / 10,000 sf = 38.12 GROSS DENSITY

R-4 Zoning:  8.75 AC X 43,560 sf / 3,000 sf = 127.05 GROSS DENSITY (HIGHEST & BEST)



[INTERNAL]

SR437 (BYPASS)

A. Rezoning_138 McDale Ln R-4

Recent

138 McDale Ln

(Tract 1)

Multifamily

Vacant 

larger tracts 

of farmland

RELATIONSHIP BETWEEN FUNCTIONALLY 

CLASSIFIED ROAD NETWORKS

437 is a Principal Arterial
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SITE DATA

1. Address:  231 N

2. Tax Map 0069 P/O 004.00

3. Current Zoning:  R-1, Low Density Residential

4. Total Land Area:  +/- 14.77 acre

PROPERTY OWNER

Curl Properties, LLC.

REPRESENTATIVE

St. John Engineering, LLC.

REQUEST

Rezoning from R-1 to C-2

(Received Opposition from Multiple 

Landowners to West of Tract 1 Parcel and 

Midland Rd.

B. Rezoning_231 N.  TRACT 1

Tract 1

Tract 2
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N

SR437

231 N

STAFF CONCLUSION.
It is the opinion of Staff, based on this review, the rezoning request from R-4, High Density Residential, to C-2, General Business, 

zone district a total of  14.77 acres for parcel addressed as 231-N, referenced in Bedford Co., TN. tax records as Tax Map 069 Parcel 

004.00 (Staff Identification as “Tract 1”), conforms and is consistent with the adopted plans and policies of the City.  .  

The rezoning conforms with Future Land Use Map and Comprehensive Plan for future development.

Staff is requesting the Planning Commission upon thorough review to provide a FAVORABLE recommendation to the City Council for 

further review and adoption.

Any future site development is necessary to meet the City zoning ordinance requirements for the zone district.  Future requirements 

will be made as part of the site development, including buffering of uses, SWM, Building, etc.]

PROCEDURAL NOTIFICATION. 

1. If not deferred or delayed, the application will advance to the April 29, 2025, City Council Study 

Session.

2. May 8, 2025, 1st Reading. 

3. If approved, June 12, 2025, Public Hearing and 2nd Reading.

B. Rezoning_231 N.  TRACT 1

PC VOTE:  9-FAVORABLE 0-OPPOSED
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B. Rezoning_231 N.  TRACT 1
Zoning History. 
2009 Official Zoning Map

A portion of Tract 2 (See recorded plat) shows a 

portion of the parcel is located in the City, zoned 

R-2.  Majority is shown in County.

R-1

“Tract 2” is split zoned

R1/R2 

N

“Tract 1” is zoned R-1 

Zoning Map Prior to Annexation
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SR437 (BYPASS)
DIVIDED THE
PARCEL

Zoning History. 
November 17, 2025 PC Minutes Below.

Resolution No. 05-22 Plan of Services (POS)

And Resolution No. 6-22 adopted 01/13/2022

Rezoning to R-4 rec’d UNFAVORABLE

recommendation to City Council but did not
advance beyond the 11/30/21 Council Study 

Session

Recorded Plat

B. Rezoning_231 N.  TRACT 1

Tract 1

Tract 2
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SR437 (BYPASS)
DIVIDED THE
PARCEL

Zoning History. 

Recorded Plat

B. Rezoning_231 N.  TRACT 1

Tract 1

Tract 2

2008 -2028 Comprehensive Plan
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NO ADOPTED ZONING ANNEXED PROPERTY

IS ZONED R-1, LOW DENSITY RESIDENTIAL

• Brixey Way PUD application made 06/17/2022 

for July PC meeting

• Multiple iterations were made to the design for 

R-4, High density residential development.

• Neighborhood meeting held on 08/15/2022.

• Staff received multiple letters of opposition.

• Applicant requested deferral of the PUD application

in August 2022.

Final iteration of the Brixey Way PUD

B. Rezoning_231 N.  TRACT 1
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SR437 (BYPASS)
DIVIDED THE
PARCEL

Basis for Staff Analysis (Summarized).

• Consistency and compatibility with City adopted maps and plans for future development

• Coordinate with Shelbyville Municipal Zoning Ordinance.

• Comparison with current neighborhood conditions (existing land uses) for compatibility and 

consideration of buffering between dissimilar land uses.

• Consideration for Highest and Best Use of the requested zoning and compare with the existing 

neighborhood land uses for compatibility.

• Other considerations such as whether the new zoning district may create potential adverse impacts or 

conflicts, including cumulative adverse impacts.

• Identify conflicts, incompatibilities, and inconsistencies in the adopted plans and regulations that may 

require future amendments.

B. Rezoning_231 N.  TRACT 1
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ZONING HISTORY

1. Annexation by Resolution 06-22 Tax Map 

0069 P/O 004.00

2. Plan of Services by Resolution 05-22

3. Mixed PUD Rezoning in 2022 Incomplete

B. Rezoning_231 N.  TRACT 1

Tract 1

Tract 2
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N
Future Land Use Map – North 

Gateway Corridor Character Area

B. Rezoning_231 N.  TRACT 1
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Current Neighborhood

Subject-Parcel fronting]
231 N is C-2

High Density
Residential

SR437

Fieldstone PUD

Single Family Dwelling
use adjacent 
to West

231 N
(Major Arterial Functional Classification)

• Neighbors to the West 

expressed concern over 

potential adverse impacts 

since mature trees have 

been substantially 

cleared

• TCA § 46-8-103 

Obligates owner to 

protect gravesites and 

prohibits disturbance

B. Rezoning_231 N.  TRACT 1

Nonconforming residential
And conforming commercial
To the South

Cemetary
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N2023

231 N

• 2-correspondence rec’d from Neighbors to the West expressed concern over potential 

adverse impacts since mature trees have been substantially cleared has removed buffer 

between land uses

October 2024

B. Rezoning_231 N.  TRACT 1
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N

SR437

231 N

1. COMPATIBILITY BASED ON ZONE DISTRICT AND LAND USES (UPDATED)

a. Rezonings may be considered for mistake, change in neighborhood, or City’s desire to guide for future land use 

development from adopted plans. 

b. The compatibility C-2 and A-1 or R-1 (West and North) is dependent on the type of commercial land use.  As 

square footage increases and type of commercial land use, such as mercantile vs. office, the incompatibility 

intensifies.  For deliberation, consideration must be for highest and best use.  

1. The C-2 has a potential higher intensity for traffic (pedestrian and vehicular), lighting, noise, and 

smells than an R-1 or A-1, single family land use.  

2. Building, Traffic, and Operational impacts to the neighboring residential land use is expected.  

Operational and building impacts may be mitigated to a certain extent through required buffers and 

screening required in the site development phase.

3. 231 N is an arterial and supports high volumes of traffic for the proposed zone district.

c. The compatibility between the nonconforming residential use/commercial use bordering on the south of this 

parcel is less impactful because the commercial activities are substantially congruent.

2. SPECIAL CONSIDERATIONS.

• DISPARATE LAND USE TYPES.  The A-1 and single-family residential land uses abutting the subject parcels are 

incompatible (Refer to Compatibility Based on Zoned District) and mitigation such as buffering and screening will be 

required during the site development phase.

B. Rezoning_231 N.  TRACT 1
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SITE DATA

1. Address:  231 N

2. Tax Map 0069 P/O 004.00

3. Current Zoning:  Split, R-1, Low Density 

Residential / R-2, Medium Low Density 

Residential

4. Total Land Area:  +/- 7.23 acres

PROPERTY OWNER

Curl Properties, LLC.

REPRESENTATIVE

St. John Engineering, LLC.

REQUEST

Rezoning from R-1 to C-2

C. Rezoning_231 N.  TRACT 2

Tract 1

Tract 2



[INTERNAL]

N

SR437

231 N

STAFF CONCLUSION.

It is the opinion of Staff, based on this review, the rezoning request from the split zone district of R-1/R-2, Low and Medium Low 

Density Residential, to C-2, General Business, zone district for a total of  approximately (+/-) 7.23 acres for vacant parcel addressed 

as 231-N, referenced in Bedford Co., TN. tax records as Tax Map 069 Parcel 004.00 (Staff Identification as “Tract 2”), conforms and is 

consistent with the adopted plans and policies of the City.  Any future site development is necessary to meet the City zoning ordinance 

requirements for the zone district.

The rezoning will remove the undesirable split zone, conforms with Future Land Use Map and Comprehensive Plan for future 

development.

For the reasons stated above, Staff recommendation is for the Planning Commission to provide a FAVORABLE RECOMMENDATION 

to City Council to the City Council for further review and adoption.

Incompatible land uses may be mitigated during site development phase.   Future requirements will be made as part of the site 

development, including buffering of uses, SWM, Building, etc.]

PROCEDURAL NOTIFICATION.

1. If not deferred or delayed, the application will advance to the April 29, 2025, City Council Study 

Session.

2. May 8, 2025, 1st Reading. 

3. If approved, June 12, 2025, Public Hearing and 2nd Reading.

C. Rezoning_231 N.  TRACT 2

PC VOTE:  9-FAVORABLE 0-OPPOSED
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C. Rezoning_231 N.  TRACT 2
Zoning History. 
2009 Official Zoning Map

A portion of Tract 2 (See recorded plat) shows a 

portion of the parcel is located in the City, zoned 

R-2.  Majority is shown in County.

R-1

“Tract 2” is split zoned

R1/R2 

N

“Tract 1” is zoned R-1 

Zoning Map Prior to Annexation



[INTERNAL]

SR437 (BYPASS)
DIVIDED THE
PARCEL

Zoning History. 
November 17, 2025 PC Minutes Below.

Resolution No. 05-22 Plan of Services (POS)

And Resolution No. 6-22 adopted 01/13/2022

Rezoning to R-4 rec’d UNFAVORABLE

recommendation to City Council but did not
advance beyond the 11/30/21 Council Study 

Session

Recorded Plat

C. Rezoning_231 N.  TRACT 2

Tract 1

Tract 2
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SR437 (BYPASS)
DIVIDED THE
PARCEL

Zoning History. 

Recorded Plat

C. Rezoning_231 N.  TRACT 2

Tract 1

Tract 2

2008 -2028 Comprehensive Plan
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NO ADOPTED ZONING ANNEXED PROPERTY

IS ZONED R-1, LOW DENSITY RESIDENTIAL

• Brixey Way PUD application made 06/17/2022 

for July PC meeting

• Multiple iterations were made to the design for 

R-4, High density residential development.

• Neighborhood meeting held on 08/15/2022.

• Staff received multiple letters of opposition.

• Applicant requested deferral of the PUD application

in August 2022.

Final iteration of the Brixey Way PUD

C. Rezoning_231 N.  TRACT 2
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SR437 (BYPASS)
DIVIDED THE
PARCEL

Basis for Staff Analysis (Summarized).

• Consistency and compatibility with City adopted maps and plans for future development

• Coordinate with Shelbyville Municipal Zoning Ordinance.

• Comparison with current neighborhood conditions (existing land uses) for compatibility and 

consideration of buffering between dissimilar land uses.

• Consideration for Highest and Best Use of the requested zoning and compare with the existing 

neighborhood land uses for compatibility.

• Other considerations such as whether the new zoning district may create potential adverse impacts or 

conflicts, including cumulative adverse impacts.

• Identify conflicts, incompatibilities, and inconsistencies in the adopted plans and regulations that may 

require future amendments.

C. Rezoning_231 N.  TRACT 2
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ZONING HISTORY

1. Annexation by Resolution 06-22 Tax Map 

0069 P/O 004.00

2. Plan of Services by Resolution 05-22

3. Mixed PUD Rezoning in 2022 Incomplete

C. Rezoning_231 N.  TRACT 2
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N
Future Land Use Map – North 

Gateway Corridor Character Area

C. Rezoning_231 N.  TRACT 2
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Current Neighborhood

Subject-Parcel fronting]
231 N is C-2

High Density
Residential

SR437

Fieldstone PUD

Single Family Dwelling
use adjacent 
to West

231 N
(Major Arterial Functional Classification)

• Neighbors to the West 

expressed concern over 

potential adverse impacts 

since mature trees have 

been substantially 

cleared

• TCA § 46-8-103 

Obligates owner to 

protect gravesites and 

prohibits disturbanceNonconforming residential
And conforming commercial
To the South

Cemetary

C. Rezoning_231 N.  TRACT 2
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N2023

231 N

• 2-correspondence rec’d from Neighbors to the West expressed concern over potential 

adverse impacts since mature trees have been substantially cleared has removed buffer 

between land uses

October 2024

C. Rezoning_231 N.  TRACT 2
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N

SR437

231 N

1. COMPATIBILITY BASED ON ZONE DISTRICT AND LAND USES (UPDATED)

a. Rezonings may be considered for mistake, change in neighborhood, or City’s desire to guide for future land use 

development from adopted plans. 

b. The compatibility C-2 and A-1 or R-1 (West and North) is dependent on the type of commercial land use.  As 

square footage increases and type of commercial land use, such as mercantile vs. office, the incompatibility 

intensifies.  For deliberation, consideration must be for highest and best use.  

1. The C-2 has a potential higher intensity for traffic (pedestrian and vehicular), lighting, noise, and 

smells than an R-1 or A-1, single family land use.  

2. Building, Traffic, and Operational impacts to the neighboring residential land use is expected.  

Operational and building impacts may be mitigated to a certain extent through required buffers and 

screening required in the site development phase.

3. 231 N is an arterial and supports high volumes of traffic for the proposed zone district.

c. The compatibility between the nonconforming residential use/commercial use bordering on the south of this 

parcel is less impactful because the commercial activities are substantially congruent.

2. SPECIAL CONSIDERATIONS.

• DISPARATE LAND USE TYPES.  The A-1 and single-family residential land uses abutting the subject parcels are 

incompatible (Refer to Compatibility Based on Zoned District) and mitigation such as buffering and screening will be 

required during the site development phase.

C. Rezoning_231 N.  TRACT 2
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N

SITE DATA

1. Address:  W. Lane St. (Vacant)

2. Tax Map 088E Group A Parcel 01.00

3. Current Zoning:  C-2

4. Total Land Area:  +/- 0.41 acre

PROPERTY OWNER

Wayne Neese

REPRESENTATIVE

Jessica White

REQUEST.

Rezoning of 0.41 ac. vacant parcel from R-3, 

Medium Density Residential, to R-3A, Medium 

High Density Residential

D. Rezoning-W. Lane St.
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N

D. Rezoning-W. Lane St.
STAFF CONCLUSION.

It is the opinion of Staff, based on this review, the rezoning request from the existing R-3, Medium Low Density Residential, to R-3A, 

Medium High Density Residential zone district for a total of approximately (+/-) 0.41 acre for vacant parcel addressed as W. Lane St. 

referenced in Bedford Co., TN. tax records as Tax Map 088E Group A Parcel 001.00 conforms and is consistent with the adopted 

plans and policies of the City.  Any future site development is necessary to meet the City zoning ordinance requirements for the 

zone district.

The rezoning makes the property more compatible with the C-2 zone district and commercial land use to the West and South and is 

conforms with Future Land Use Map and Comprehensive Plan.  

For the reasons stated above, Staff recommendation is for the Planning Commission to provide a FAVORABLE 

RECOMMENDATION to City Council to the City Council for further review and adoption.

Incompatible land uses may be mitigated during site development phase.   Future requirements will be made as part of the site 

development, including buffering of uses, SWM, Building, etc.

PROCEDURAL NOTIFICATION.

1. If a not deferred or delayed, the application will advance to the April 29, 2025, City Council 

Study Session.

2. May 8, 2025, 1st Reading. 

3. If approved, June 12, 2025, Public Hearing and 2nd Reading.

PC VOTE:  9-FAVORABLE 0-OPPOSED
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N

D. Rezoning-W. Lane St.
Basis for Staff Analysis (Summarized).

• Consistency and compatibility with City adopted maps and plans for future development

• Coordinate with Shelbyville Municipal Zoning Ordinance.

• Comparison with current neighborhood conditions (existing land uses) for compatibility and 

consideration of buffering between dissimilar land uses.

• Consideration for Highest and Best Use of the requested zoning and compare with the existing 

neighborhood land uses for compatibility.

• Other considerations such as whether the new zoning district may create potential adverse impacts or 

conflicts, including cumulative adverse impacts.

• Identify conflicts, incompatibilities, and inconsistencies in the adopted plans and regulations that may 

require future amendments.
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ZONING HISTORY

D. Rezoning-W. Lane St.

2009 Zoning Map (Official)2004 Zoning Map (Unofficial)
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Initial Analysis

D. Rezoning-W. Lane St.

Earnhart St

W Lane St

Subject Parcel

CHARACTER, APPROPRIATE ZONING CATEGORIES, AND INFRASTRUCTURE.

The Mixed Density Residential Character Area is intended to serve as a Low and Medium-Density 

Residential Character Area. It consists of residential development that includes quality 

neighborhoods and housing options for the community at a low or medium density per acre, with a 

wider range of typical lot sizes, ranging from 7,500 to 15,000 square feet. Subdivisions in this 

Character Area allow a gross density of up to 5.8 single-family dwelling units per acre.. 

The maximum residential density in this Character Area for standard zoning districts corresponds 

with the maximum density stated in the Zoning Ordinance for each zoning district.  

Appropriate zoning categories include  R-1 & R-2 Low Density Residential Districts, R-3 Medium-

Density Residential District, Residential Planned Unit Development (PUD).

Rezoning applications to the new zoning district, the R-3A zoning district, which permits medium to 

high density residential development could be considered in this character area if the following 

criteria are met: 

• The property is located on an arterial or collector street or at the intersection of an 

arterial street and a collector street.  W. Lane St. is a Major Collector

• The property is a corner lot, and one of the two streets is at least a collector street.  Not 

a corner lot.

• The property has existing utility services.  Confirm with SPS.

• The property is adjacent to commercial uses or existing higher intensity zones.  

Property adjacent and to the south is zoned C-2, General Business zone district and is 

a RV park land use and nonconforming Market to the West.

FLU-Map Mixed Density 

Residential Character Area
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Initial Analysis

D. Rezoning-W. Lane St.

Earnhart St

W Lane St

Subject Parcel

R-3

Current Zoning Neighboring Land Uses (virtually unchanged 

since 2007)

Medium Density Residential

Subject Parcel (Vacant)

Medium Density Residential

Nonconforming market

RV park
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D. Rezoning-W. Lane St.
COMPATIBILITY BASED ON ZONE DISTRICT AND LAND USE.

• Rezonings may be considered for mistake, change in neighborhood, or City’s desire to guide for future land use 

development from adopted plans. 

•

• Flexibility is the defining characteristic of land use types.  Residential is the least flexible.  Industrial land uses are most 

flexible because concerns are less about the use provided the use in not situated next to inflexible uses.  There are 

varying degrees of flexibility from Industrial to Residential (4-categories are Industrial/Utility, Business office and 

mercantile, Residential.  

•

• The compatibility C-2 and R-3A (South) zone district is made more compatible (between the zoning districts) with the 

rezoning.  The commercial land use to the south has remained substantially similar based on the analysis of historic 

photos and zoning maps.    

•

• The R-3A adjacent to the existing R-3 zoning, and single family residential land use types is similar and compatible.  

Various housing types are desired for visual and housing (type) diversity.

•

• For deliberation, consideration must be for highest and best use.  

• The R-3A is made more compatible because of the potential intensification. 

• Building, Traffic, and Operational impacts to the neighboring residential land use is relatively similar or 

modestly intensified.  Operational and building impacts may be mitigated to a certain extent through any 

buffer and screening required in the site development phase.

• The amendment to R-3A with required open space for multifamily may further constrain the intensity of the 

residential development.



[INTERNAL]

N

Bulk Regulations and Gross Density

D. Rezoning-W. Lane St.

R-3 BULK REGULATIONS (UPDATED).

R-3A BULK REGULATIONS (CORRECTION FROM PC MEETING) 

GROSS DENSITY R-3 (HIGHEST / BEST USE):  EST 17,859.6 SF / 7,500 SF = 2.38 UNITS

GROSS DENSITY R-3A (HIGHEST/BEST USE).  EST 17,859.6 / 5,000 SF = 3.57 UNITS
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This Resolution adopts the all the corridor studies and closes the TDOT Transportation 

Planning Grant (TPG)

There are 3 corridor studies: 231 N (Shelbyville, Bedford Co., Rutherford Co. - partners)

        41A (Shelbyville, Bedford Co., Rutherford Co. – partners)

        SR 437 Bypass (Shelbyville, Bedford Co.)

Resolutions 9-25, 10-25, 11-25 in April authorized the Mayor to sign the CAMA’s

ACCESS MANAGEMENT AGREEMENTS DEVELOPED FROM CORRIDOR STUDIES.

• Identifies existing conditions, such as density of development, functionality of corridor 

studied, and points of access.

• The Agreements are aspirational meaning, they are goals.  The implementation (creating 

regulation) is performed through the zoning ordinance and subdivision regulations.

• The resolutions authorize the Mayor to sign the Agreements on behalf of the City. Rutherford 

Co. and Bedford Co. will review with their leadership.

A. Corridor Study Adoption
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PURPOSE.  

The purpose of the CAMA’s are to form regional partnerships for improving safety and 

efficiency along major transportation corridors by management of access and coordinate 

with the type of land use.

There are 3 corridor studies: 231 N (Shelbyville, Bedford Co., Rutherford Co. - partners)

        41A (Shelbyville, Bedford Co., Rutherford Co. – partners)

ACCESS MANAGEMENT AGREEMENTS DEVELOPED FROM CORRIDOR STUDIES.

• Identifies existing conditions, such as density of development, functionality of 

corridor studied, and points of access.

• The Agreements are aspirational meaning, they are goals.  The implementation 

(creating regulation) is performed through the zoning ordinance and subdivision 

regulations.

• The resolutions authorize the Mayor to sign the Agreements on behalf of the City. 

Rutherford Co. and Bedford Co. will review with their leadership.

A. Corridor Studies
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A. Corridor Studies

Corridor Studies Adoption

The May 2025 City Council Session a Resolution to 

adopt the corridor study will be on the agenda to 

close out the grant
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STAFF REPORT.      

1. In January 2024 the City Council approved by Resolution a TDOT Transportation Planning Grant (“TPG”) to make an application for 
a Corridor Study.

2. In May, Staff was notified of TDOT award to City of Shelbyville to conduct a Corridor Study and KCI Technologies, Inc. was awarded 
the project.

3. The Shelbyville 2040 Comprehensive Plan Short Term Priority included a Major Thoroughfare Plan completed in 2023 to 
complement this Study.

4. The Shelbyville 2040 Comprehensive Plan Mid Term Priority task includes an Access Management Ordinance, preceding the 
ordinance is the Corridor Study.

5. The Corridor Access Management Agreement coordinates transportation planning with local land use and is used as a guide to 
promote safe and efficient operation and collaboration regionally.

6. Steering Committee included Staff, City Consulting Engineer, Planning Commission members, and Councilman Feldhaus.  
Councilperson Isaacs served the remaining of her term.

7. Doug Demossi , Planning Director represented Rutherford Co., and Chris White, Planning Director represented Bedford Co. 

A. Corridor Studies
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A. Corridor Studies
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The Shelbyville 2040 Comprehensive Plan

A. Corridor Studies
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A. Corridor Studies
Crash Data
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A. Corridor Studies
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Crash Data

A. Corridor Studies
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A. Corridor Studies
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Crash Data

A. Corridor Studies
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A. Corridor Studies
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A. Corridor Studies
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A. Corridor Studies
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