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A. Rezoning_128 Dover St
SITE DATA
1. Address:  128 Dover St.

2. Tax Map 079L Group C Parcel 024.00

3. Current Zoning: C-2

4. Target Zoning:  R-3

5. Total Land Area:  +/- 0.93 ac.

5. Compatible with Mixed Density Residential Character 

Area (Comprehensive Plan)

6. Compatible Corridor Study and Corridor Access 

Management Agreement (“CAMA”)

7. Public Infrastructure and Services currently available 

and will be at time of Occupancy

PROPERTY OWNER / REPRESENTATIVE
Shannon Lee Harris

REQUEST
Rezone 0.93 ac. Parcel to R-3, Medium Density 

Residential, to construct a Single Family Dwelling



CRITERIA FOR PLANNING COMMISSION RECOMMENDATION AND STAFF FINDINGS.

• Proposed rezoning consistent with intent, goals, and development policies, 
guiding principles of adopted plans

• Is proposed use compatible with the zoning ordinance.

• Is proposed change compatible with the neighboring land uses 
development.

• Are there substantial adverse impacts from the proposed use and are there 
methods to mitigate adverse impacts.

• Are there conflicts, incompatibility, or inconsistencies with the adopted 
plans, policies, and maps that may require future amendment and 
improvement.

A. Rezoning_128 Dover St
[PUBLIC] 

• 



ACTION BY PLANNING COMMISSION.

Based on Staff review of the Application to rezone 0.93 ac. parcel addressed as 128 Dover St. and 
identified in Bedford County, Tennessee tax records as Tax Map 079L Group C Parcel 024.00, 
owned by Shannon Lee Harris in accordance with Deed Book 359 Page 243, from Commercial-2 
(C-2, General Business) to Residential-3 (R-3, Medium Density Residential), for the purpose of 
single family land use development, Staff finds the following.  

• Rezoning to R-3 is consistent with the intent, goals, policies, and guiding principles of adopted 
plans (Future Land Use Map, Major Thoroughfare Plan, General Plan, Greenway Master Plan, 
Corridor Studies, etc.).

• Rezoning to R-3 and proposed development of a single-family development will not contravene the 
current zoning regulations and is compatible with the neighborhood land uses, thereby not 
requiring any type of mitigation for the development.  The existing accessory structure will be made 
conforming when the principal is built.

• Rezoning the R-3 and proposed development of a single-family development will not create a 
substantial change or increase in adverse impacts, such as noise, pollution, traffic, etc.

A. Rezoning_128 Dover St
[PUBLIC] 

• 



A. Rezoning_128 Dover St

Procedural Notification.
• Planning Commission review 08/28/2025.

• City Council Study Session on 09/02/2025.

• City Council Regular Meeting for review and approval of 1st 
Reading on 09/11/2025.

• If approved at 1st Reading, City Council Regular Meeting Public 
Hearing, review and adoption at 2nd and Final Reading 
on10/09/2025.

[PUBLIC] 

• 
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A. Rezoning_128 Dover St

Total Acreage: 

• 0.93 ac (40,510.8 sf)

Existing Land Use: 

• Vacant

• Nonconforming accessory

Adjacent Zoning: 

• C-2, surrounding

Adjacent Land Use: 

• Residential surrounding
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A. Rezoning_128 Dover St

MIXED RESIDENTIAL CHARACTER AREA

• R-3 IS APPROPRIATE FUTURE 
USE

• INFRASTRUCTURE AND 
SERVICES SHOULD BE 
CONDITION OF APPROVALS

(PUBLIC] 

-
D Mixed Density Residential 
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LJ Union Street Corridor 
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A. Rezoning_128 Dover St
CURRENT ZONING

BULK REGULATIONS (C-2 AND R-3)

/ 
C-2 

ulk regulations for each zone di 

Subject 

R-3 

• Dover St .. Is func tionally 
classified as a Loc11I 
Road 

• US41A (Union Sr.) is 
functionally classified as 
Minor Anerial and part 
of the US Hwy System 

t I : I 

Min. Lot Size 
Max. Lot Size 

Min. Lot Width@ Setback 

Min. Front Yard Setback 
Min. Side Yard Setback 
Min. Rear Yard Setback 

Min. Side Yard Adj. Residential 

Min. Street Frontage 
Min. Street Frontage@ Cul de sac 

Max. Building Height 
Max. Building Lot Coverage 

None 
None 

None 

35ft 
None 
20ft 

10ft 

75ft 
35ft 

75ft 
None 

• 

R-3~Med1ull) Density Residential 

7,500 sf SFD 15,000 sf Duplex 
No limit 

25ft SFD 40ft Duplex 
75ft Road 50ft Cul-de-sac 

60ft 
1 Oft SFD 12ft Duplex 

20ft SFD and Duplex 

10ft SFD 12ft Duplex 

75ft SFD and Duplex 
25ft SFD and Duplex 

45ft SFD 45ft Duplex 
35%SFD 35% Duplex 
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A. Rezoning_128 Dover St

EXISTING NEIGHBORHOOD – Land Use

Commercial Zone 
District Residential 
Land Use 

Conunercial Zone 
District 
Residential Land Use 
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A. Rezoning_128 Dover St
STAFF COMMENTS. 

PLANNING DEPARTMENT RECOMMENDATONS 

• Consistent and compatible with adopted plans, development policies and goals, zoning ordinance. 

BUILDI NG DEPARTMENT RECOMMENDATONS 

• The building comments may be addressed at the itime of const ruction and following issuance of any required 
building permits. 

FIRE DEPARTMENT / FIRE MARSHAL RECOMMENDATONS 

• Fire and Police service are adequate to serve the parcel for the proposed development . 

PUBLIC WORKS, ENGINEERING, AND STORMWATER RECOMMENDATONS 

• Infrastructure is existing and has a low impact to roadways. 
• SWM Best Management Practices ("BM P's") standards are required to be implemented at time of 

development 

SHELBYVILLE POWER, WATER, AND SEWERAGE RECOMMENDATIONS. 

• Power and water are adequate to serve the parcel for the proposed development. 

TDOT 

• Dover St . is a local road. 

TDEC 
• No action is required because any regrad ing does not meet TDEC threshold of 1 acre d isturbance. 
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B/C. Annexation Petition and Rezoning_131 Harts Chapel Rd
SITE DATA
1. Address:  P/O 131 Harts Chapel Rd.

2. Tax Map 050 Parcel 039.04

3. Current Zoning: A-1, County

4. Target Zoning: C-2, General Business

5. Total Land Area:  +/- 0.52 ac.

5. Compatible with Mixed Density Residential Character 

Area (Comprehensive Plan)

6. Compatible Corridor Study and Corridor Access 

Management Agreement (“CAMA”)

7. Public Infrastructure and Services NOT available now 

or time of occupancy

PROPERTY OWNER  REPRESENTATIVE
Coy and Jane Landers  Northcutt Surveying, Inc.

REQUEST
Requesting recommendation from Planning Commission to 

City Council for Annexation and Rezoning

[PUBLIC] 
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B/C. Annexation Petition and Rezoning_131 Harts Chapel Rd

PURPOSE IS TO RECONFIGURE 
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NEW BUSINESS

Planning Commission Decision
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D. Site Plan_Randy Hooper Airplane Hangar
SITE DATA

1. Address:  2828 Hwy 231-N

2. Tax Map 050 P/O Parcel 023.00

3. Current Zoning:  I-1, Light Industrial

4. Total Land Area:  +/- 374.31 ac

5. Substantially Consistent with North Gateway 

Corrdior Character Area(Comprehensive Plan)

6. Corridor Study and Corridor Access Management 

Agreement (“CAMA”)

PROPERTY OWNER

City of Shelbyville

REPRESENTATIVE

St. John Engineering, LLC.

REQUEST

Requesting approval of 3,600 sqft. Aircraft storage 

hangar. 

• No new parking or SWM

• Total grading is less than 1-ac.
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D. Site Plan_Randy Hooper Airplane Hangar
CRITERIA FOR PLANNING COMMISSION DECISION AND STAFF FINDINGS.
In accordance with Shelbyville Municipal Zoning Ordinance Article 1, Sec. 1.7, and Art. III, Sec. 3.13, the Planning 
Commission is required to review all commercial, industrial, PUD, Multi-family and Mobile Home/RV park site plans.  

Planning Commission bases their review on the adopted plans, policies, zoning ordinance, and subdivision regulations.  
Applications are required to meet the airport standards for landscaping and City Design Standard for the zoned district (I-1, 
Light Industrial).  The following are findings based on Staff review:

• There is an inconsistency where industrial development should be (Industrial Park to the West of Hwy 231 N).

• Is compatible with the underlying zoning (I-1, Light Industrial).  The hangar location meets the minimum requirements 
established in the Bulk Regulations for the underlying zoning.

• No change to access and no substantial traffic impact from the development 

• Comments from the initial submittal have been addressed by the resubmittal made on July 25, 2025.  The application 
is deemed Complete.  

• The Airport Director provided construction plans that address the fire department and Shelbyville Power System 
comments on the need for fire protection.  Estimated timeframe for completion of the fire protection improvement 
servicing this hangar is 60-90 days.

All comments have been substantially addressed to satisfaction of the Pre-planning Committee.

(Post Procedural Notifications are provided to the applicant to make aware of regulatory requirements to address during 
building and permitting phases, construction and post-construction phases up to and post occupancy.)

[PUBLIC] 
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D. Site Plan_Randy Hooper Airplane Hangar
ACTION BY PLANNING COMMISSION

If the Planning Commission concurs with Staff Findings, the recommendation is to APPROVE 
WITH ONE (1) CONDITION for the site development application resubmitted on July 25, 2025, 
addressing all staff comments, consisting of 3.600 sqft. Airplane Storage Hangar. leased by 
Randy Hooper, on portion of parcel owned by Shelbyville Municipal Airport, addressed as 2828 
Hwy 231 N, Shelbyville, Tennessee, and identified in Bedford County tax records as Tax Map 050 
Parcel 023.00, a use compatible with the underlying zoning, and substantially consistent with 
adopted plans and development policies.

CONDITION.
Submit As Built plans of the utility and infrastructure to the City and SPS.

If Planning Commission does not concur with Staff Findings, the Planning Commission may 
DEFER or DENY the site development application referenced above.

[PUBLIC] 

• 
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D. Site Plan_Randy Hooper Airplane Hangar

POST APPROVAL PROCEDURAL NOTIFICATIONS 

• Review and approval are based on July 25, 2025, resubmitta l civil set of drawings and Garver, LLC. 
utility construction drawings dated May 2024 received on August 11 , 2025, from the Airport Director. 

• Applicant is requi red to meet t he m inimum standards for SWM Best Management Practices ("BM P's") 
regardless of magnitude of land disturbance. Contact Brian Dickey, MS4 Compliance Officer, as 
necessary. 

• Provide all new utility and infrastructure As Builts to the Planning & Community Development 
Department, Public Works Department, and Shelbyville Power Systems. 

• Obtain grading permit through Public Works. 

• Obtain Build ing Permits through Building & Codes Department. 

• Obtain building permit through City of Shelbyville, TN. Electrical permits are through State of TN. Fire 
Marshal, "CORE" system. 
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D. Site Plan_Randy Hooper Airplane Hangar
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D. Site Plan_Randy Hooper Airplane Hangar

• 60x60 Hangar
• Location concurs with the Master Plan
 Submitted to FAA
• New concrete connection to existing access
• No new parking
• Drainage into existing airport SWM facility
• Disturbance less than an acre
• Airport Engineer and Contractor to coordinate

f. 
• I 
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SITE AREA: 
OYERAI.I. PROP. N'£k 
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- - 611 
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PROPOSED USE: 
AIRPORT 
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D. Site Plan_Randy Hooper Airplane Hangar
CONSISTENCY WITH FUTURE LAND USE MAP AND GENERAL PLAN 
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North Gateway Corridor 

MOST APPROPRIATE USES (FROM GENERAL PLAN) 
The North Gateway Corridor Cfwracter Area is open l'o a wide range of 
primary future uses. Mixed use/Residential Planned Unil' 
Developments, Commercial, Personal Services, Hospira/icy, Office, 
and Medical uses are the most generally appropriate uses throughour 
the corridor. 

Extensions to rransportation. water, sewer, and other services should 
be expecred. New service or extensive redevelopment of existing 
se,vices sho11/d be vetted and reviewed by the Planning Commission, 
City Council and SPWSS as a prima,y element of approval. 

COMPATIBILITY WITH ZONING ORDINANCE. 

1-1 ZONING 
Zoning OrdinancR permits airport land use. 

• 
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D. Site Plan_Randy Hooper Airplane Hangar

• Meets the Bulk Regulations for I-1 Zone District

Min. Lot Size 1-Acre 43,560 sqft 
Max. Lot Size No Limit 

Min. Lot Width @ Setback No Limit 

Min. Front Ya rd Setback 60ft 
Min. Side Yard Setback 30ft 
Min. Rear Yard Setback 50ft 

Min. Side Yard Adj. Residential 40ft. 
Min. Rear Yard Adj. Residential 60ft 

Min. Street Frontage 100ft 
Min. Street Frontage@ Cul de sac 75ft 

Max. Building Height No Limit 
Max. Building Lot Coverage 50% 
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D. Site Plan_Randy Hooper Airplane Hangar
CONCURRENCY (Public Facilities and services are adequat e to serve t he deve lopment at the t ime 
of occupancy). 

• 
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D. Site Plan_Randy Hooper Airplane Hangar

FIRE PROTECTION IMPROVEMENTS 
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E. Concept_Victory Parke Major SD 
SITE DATA

1. Address:  2828 Hwy 231-N

2. Tax Map 069 Parcel Nos. 56.01 and 56.08

3. Current Zoning:  R-4, High Density Residential

4. Total Land Area:  +/- 12.82 ac

5. North Main Street Corrdior Character Area 

(Comprehensive Plan)

6. Corridor Study / (“CAMA”) 

PROPERTY OWNER  REPRESENTATIVE

Victory Baptist Church  St. John Engineering, LLC.

REQUEST

Concept review – Informative per Shelbyville Municipal 

Subdivision Regulations Art. II, Sec. 2-12

[PUBLIC! 
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E. Concept_Victory Parke Major SD 

FUTURE LAND USE MAP

(PUBLIC) 

North Main Street Corridor 

• 
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E. Concept_Victory Parke Major SD 
CURRENT ZONING –R-4 BULK REGULATIONS

ResidenUal (C.l Zone District OnJ 

Max of 3 Units Per Building) 
Max of 4 Units Per Bu1ldl 
Detached X X X 

X X X 

[PUBLIC] 

11 

X 

X 
X X 
X X 

Allowed In Mobil 

C.➔ OPEN-SPACE ·REQUIREMENTS.--Due1othe-higher-densitynature-of-deYelopment-permitted· 
within ·the-R-4 ·zone ·district, the ·City·of-Shelbyville ·desires to ·amend the·open -space-areas within· 

the· R-4 ·zone ·developments.· • The ·permitted· land ·use ·of-multi-family·encompasses ·townhomes, • 

condominiums, ·and ·apartments, ·and ·duplex ·dwelling types ·in this ·zone-district. 

'Ii 
Any· R-4· zoned ·development· having· land ·use·types·of-multi-family· encompasses ·townhomes, • 
condominiums,· and· apartments,· and· duplex· dwelling· types,· shall· provide· a· minimum· of- 30· 

petcent·(30%)·of·the·gross·project·area·as·open·space·and·at·least·50·percent·(50%)·of·this·land· 

set·aside·as·Usable·Open·Space,·as·defined·in·Article·II·Section·2.2·of-this·ordinance.··Usable· 

Open ·Space·shall ·be· located ·within ·a ·¼-mile ·from ·any ·dwelling-unit, ·or·approxirnately • 1,320-ft. •• 
Open·spacewithin-an-R-4 -zone-district is-regulated by -open space-requirernents-within·Article·II -

Section ·2.2-of-this -ordinance. -Referto-additional ·landscaping-and-parking ·lot ·design requirements· 
in the·City-o/Sh2/b.wille-Design-Standards. 

Gross-Project-Area-as 11sed ·herein ·shall ·mean the ·outer· limits ·of-the· lot ·or-parcel 1 0 ·be ·altered ·or· 

affected ·by-a ·proposed ·development. 

D. ➔ ARCffiTECTURAL· DESIGN· STANDARDS.· -In an· effort· to· maintain· high· standards · for· 

multi-family· development,· the-City· of· Shelbyville· has· adopted · Design· Standards · that· include· 
architectural ·guidelines. • -All ·developments ·as ·defined ·in ·Article· II ·Section· 2. 2 ·of-this ·ordinance· 

that·contain·any·multi-family· land·use, ·shall·comply·with·the·architectural·guidelines·found ·in· 
Section ·E ·of the ·Shelbyville· Design ·Standards.';i 

1l 

E .-+ BULK·REGULATIOXS:· All·uses·permitted·in·the·High-Density·Residential·District·shall ·comply· 

with ·the· follO\ving·requirements ·except · as ·provided ·elsewhere ·in ·this ·ordinance. ·All ·residential· 

d\velling-units-are-required ·to ·have-t\\.•o-off-street-parking-spaces. -The-actual -size-of-the-proposed 

lot·ofdevelopment··will ·be-rounded ·to meet·the ·criteria ·of the n earest·dimensional ·distric t ·criteria· 

below."J 

M EASIJRED·IN5QUARE·FEE'lb D UPLEXa M ULTI-F.AlfilY!c 

MIN.LOTAREAO 12,00()r, 15,000□ 

MIN AREA-PER FAMIL Yo 6.000o 3,0000 

MIN. LOT WIDTH AT-BLDG. -SETBACKP 75□ 75□ 

MIN.LOT-WIDTH·AT·BLDG.-SETBACK/CU!.-DE-SAc□ 50□ 250 

MIN. -FRONT -YARD-SETBACKO 40o 40o 

MIN. -SIDE-YARDSETBACKO 12a 15□ 

MIN. REAR .YARD.SEIBACKO 20o 20o 

a 
MIN.·STREET·FRONTAGEO 750 l OQa 

MIN. ·STREET ·F RONTAGE./CUL-DE- SACO 250 25□ 

M'IX. BUILDING-HEIGHTO 45n 45□ 

MU. LOT-COVER.AGED 40%0 40%0 

MINIMUMOPW SPACE, 30%0 30%0 
(CAI.CULATIONBA.SED·ON·GROSS·PROJECf·AREA):O 

MINIMUMUSABLE OPW SPACEQ 15%n 1 5o/o□ 
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E. Concept_Victory Parke Major SD 
DESIGN STANDARDS

H. Multi-family Residential Developments [Section Amended by Ordinance No. 2025-1256] 

These standards are applicable to any site plan application for a building that contains three 
(3) residential dwellings or more. 

a. Open space and/or recreational areas shall be integrated into the overall design of the project, 

[PUBLIC] 

Refer to Shelbyville Municipal Zoning Ordinance Art. V, Sec. 5.4.2A and 5.4.3 for Open Space requirements. 
and must constitute at least 10 percent of the total area of the site. 

b. Multi-Family residential buildings (townhomes and condominiums) shall be designed so that 
each dwelling unit has a distinct front elevation. Multi-family buildings should be compatible 
with and make respectful transitions to their neighborhood context. The proportional 
relationship between adjacent buildings and between the proposed building/buildings and 
the street should be maintained. This can be achieved by having a transition in height and 
size when adjacent to areas with lower density developments. 

c. Townhome and Condominium buildings should contain no more than six (6) units per 
building 

d. A plant ing strip having a minimum width of 20 feet is required for properties fronting on 
arterial streets to reduce light and noise. 

e. Buildings should face streets, the common open spaces, and internal private streets. 
f. Buildings should be articulated into smaller segments. This can be accomplished by not 

permitting long uninterrupted building facades and rooflines, varying fa9ade composition, 
changes of plane, breaks created by balconies or stairs, change of roof line, or changes 
of material. 

g. Generally, there should be articulation, change of color, or material for each 20 feet in the 
exterior walls, or alternating fa9ade plane. 

h. The front facade and any other facade shall contain 100 percent primary wall materials. All 
percentages are calculated based on the wall surface area and do not include areas used for 
windows and doors. The use of alternate materials or secondary wall materials allowed 
herein in differing quantities may be authorized at the sole discretion of the Planning 
Director. 

i. An additional 8 percent of all the parking spaces required as per the Zoning Ordinance shall 
be designated as "guest parking spaces". Guest parking spaces are to be disbursed 
throughout the site for convenience. 

j . Trim, eaves, and soffits may incorporate the use of vinyl, aluminum, and other 
materials approved by the International Residential Code as adopted. 

k. Avoid repetition and apply subtle variations to building setbacks, planes, rooflines, and 
use architectural features such as awning, light fixtures, and eave details. 

I. No wall or window mounted air conditioning or heat ing units may be installed or placed in any 
window. 

m. Mechanical equipment shall not be roof mounted, but may be on the ground, within attic 
space, or other location screened from public view. This includes electrical panels/meters, 
HVAC equipment, and phone/cable connections. 

Illustrative site plan for a parking lot 
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E. Concept_Victory Parke Major SD 
CONCEPT

**NEED TO INCREASE FRONTAGETO 100FT

\ 
\ 

I 

\. I 

\ 
\ 

SITE DATA 
ZONING: 
R-4 

SETBACKS: 
FRONT • 

4u5: (MULTI-FAMILY) 
SIDES • 1 , 
REAR - 20 

SITE AREA: 12 82 ACRES (558,514 FT2) PROPERTY AREA - . 

6-UNIT BUILDINGS -
5-UNIT BUILDINGS -
TOTAL-

20 
5 
150 UNITS 

OOO Fr PER FAMILY MAXIMUM DENSITY - 3, 

PROVIDED DENSITY • S _ 
3 723 

FT2 PER UNIT 
SSS,Sl4 FT2 / 150 UNIT - ' 

UNIT (300) + 8% (24) QUIRED- 2 PER 
PARKJNG SPACEE; ~~OVIDED- 324 PARKJNG SPAC 

OPEN SPACE~EQ'D 30% ( 15% USAB2LE) 
OPEN SPACE - 167 554 FT2 (83,777:; ) 
REQ'D O.S. : 201:494 FT2 (162,98 ) 

SHOWN ~---~----
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E. Concept_Victory Parke Major SD 
CEDAR GLADE PUD TO THE SOUTH
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ZO NI NG MAP 
Fo r 

Cedar Gl ade PU D 

ST JOHN ENGINEERIN-G. LLC 
MANCHESTER. TN 3736! 

Cffated: 1112912<121 By: KJ"ruG 
~900-01• QOO-OI_Zotw19.m-<1 

[PUBLIC] 

Residential Building Unit Summary: 
Calculated Residential Units: 39 Townhouses (Parcel 055.06) 
Garage, 4 and 5 - Unit Bldgs - (8) - 1,464 to 1,815 sq ft per unit = 62,559 sq ft 
Total SQ IT (Proposed) - 62,559 sq ft (Phase 2) 

Existing Residential Units- 64 Units (Apartments, Parcel 055.0'7) 
Existing Building #1 (3 Story, 20 Units) - 11,302 sq ft 
Existing Building #2 (3 Story, 20 Units) - 11,265 sq ft 
Existing Building #3 (3 Story, 24 Units) - 12.673 sq ft 
Total Existing Building - 35,240 sq ft (Phase 1) 

Calculated Proposed Residential Units: 96 Townhouses (Parcel 0S5.00) 
Non-garage unit buil.dings- (16) at S,213 sf/building = 83,408 sf 
Total Proposed Building area = 83,408 sf (Phase 3) 

Phase 2 - Residential (Parcel 055.06) 
ZonedPUD 
Townhouse Land Area- 3 _ 73 acre 
Proposed Public ROW Area- 1.47 acre 
Total Phase 2 Area- 5.20 acre 
Use- Townhouses, 39 units 
Density- 7.50 units/acre 
Residential Lot Setbacks: 

Front- 40' 
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F. Final Plat_Lucas Grove Phase 3 Major SD 
SITE DATA

1. Address:  Shadow Drive

2. Tax Map 078K P/O Parcel 010.00

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

4. Total Land Area:  +/- 2.04 ac

5. Total D/U:  6-single family residential

 

PROPERTY OWNER  REPRESENTATIVE

Tory May Homes, LLC.  Northcutt Surveying, Inc.

REQUEST

Approval of final plat for a major subdivision, 6-single 

family lots in R-2 Zone District.  1.82 ac. For lots, 0.22 for 

Public ROW.

Nollan / Dolan Nexus:  Dedication of 50ft ROW roughly  

proportional for Shadow Drive and development impact

LOCATION MAP 



CRITERIA FOR PLANNING COMMISSION RECOMMENDATION AND STAFF FINDINGS.

• On April 27, 2023, Preliminary Plat was approved by the Planning Commission for 22-single family lots in the 
R-2, Medium Low Density Residential, subdivision, “Lucas Grove”.

• Proposed land use as single family is compatible with the underlying zoning (R-2, Medium Low Density 
Residential).  The proposed lot size meets the Bulk Regulation for the zoned district.

• This application for 6-single family residential lots in the “Lucas Grove Subdivision Phase 3” was reviewed by 
the Pre-planning Committee on July 14, 2025, and comments delivered to the Applicant on July 18, 2025, in 
accordance with the adopted Planning Commission (PC) Meeting Schedule.  

• All comments EXCEPT TWO (2) from the initial submittal have been addressed by the resubmittal made on 
July 25, 2025.  The application is deemed Complete.  

• Dedication of 50ft Public ROW (Shadow Drive) meets the standard under the Nollan / Dolan test where there 
is an essential connection and relationship between the dedication of the 50ft Public ROW that is roughly 
proportional to the development impact created by the 6-single family lots.

(Post Procedural Notifications are provided to the applicant to make aware of regulatory requirements to 
address during building and permitting phases, construction and post-construction phases up to and post 
occupancy.)

F. Final Plat_Lucas Grove Phase 3 Major SD 
[PUBLIC] 

• 



NOLLAN / DOLAN NEXUS.

In exercising the powers granted to it by § 13-4-302, the Planning Commission shall not require an 
owner of private property to dedicate real property to the public, or pay money to a public entity in an 
amount that is determined on an individual and discretionary basis, unless there is an essential 
nexus between the dedication or payment and a legitimate local governmental interest and the 
dedication or payment is roughly proportional both in nature and extent to the impact of the 
proposed use or development of the property, also known as the NOLLAN / DOLAN NEXUS.

An owner of private property is required to make dedication or pay money in violation of this 
subdivision may seek relief through a common law writ of certiorari in chancery court.  There is not a 
new subdivision, but rather an amendment to an approved Final Plat.  Public Right of Way was 
dedicated before, Shadow Drive, and it was a 50’ ROW.  This major subdivision extends the already 
dedicated Public Right Of Way. The 50’ ROW dedication is roughly proportional both in nature and 
extent to the impact of the proposed 6 residential lots that are intended for single family detached 
homes in the R-2, Medium Low Density Residential zone district as per the regulations of the City of 
Shelbyville Zoning Ordinance. 

F. Final Plat_Lucas Grove Phase 3 Major SD 
[PUBLIC] 

• 



ACTION BY PLANNING COMMISSION.

If the Planning Commission concurs with Staff Findings, the recommendation is to APPROVE WITH TWO (2) 
CONDITIONS the proposed subdivision application, “Lucas Grove Subdivision Phase 3”, resubmitted on July 
25, 2025, addressing all staff but one (1) staff comments, consisting of 6-single family residential lots owned 
by Tory May Homes located on Shadow Drive, Shelbyville, Tennessee, and identified in Bedford County tax 
records as Tax Map078K Group A P/O Parcel 010.00, a use compatible with the underlying zoning, and 
consistent with adopted plans and development policies.

CONDITIONS.
1. Complete roadway paving.

2. Construction and As Builts are required to be submitted and approved BEFORE recording of 
the Final Plat.

F. Final Plat_Lucas Grove Phase 3 Major SD 
[PUBLIC] 

• 
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F. Final Plat_Lucas Grove Phase 3 Major SD 

POST APPROVAL PROCEDURAL NOTIFICATIONS 

• Review and approval are based on July 25, 2025, resubmittal from Northcutt SU1rveying, Inc., 
representat ive. 

• Applicant is requi red to meet t he minimum standards for SWM Best Management Practices ("BM P's") 
regardless of magnitude of land disturbance. Contact Brian Dickey, MS4 Compliance Officer, as 
necessary. 

• Provide As Builts for approval BEFORE final plat for t his phase may be recorded. 

• Obtain grading permit th rough Public Works. 

• Obtain Bu ilding Permits t hrough Building & Codes Department. 

• Obtain build ing permit th rough City of Shelbyville, TN. Electrical permits are th rough State of TN. Fi re 
Marshal, '''CORE" system. 



N

F. Final Plat_Lucas Grove Phase 3 Major SD 

PRELIMINARY PLAT 
APPROVED BY THE PC 
IN APRIL 2023
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F. Final Plat_Lucas Grove Phase 3 Major SD 
CONSISTENCY W ITH FUTU RE LAND USE MAP AND GENERAL PLAN 

CJ Ml)(ed O&nslty Residential 

MOST APPROPRIATE USES (FROM GENERAL PLAN) 
JJRD1ARY 1- UTllfil LI Sl:S {Most Approp r intc) Sou1·c<'d .from 

!hf' Cumpn4111n.-,,·ive Plan 

Law Ucnsity (J~-1 & R-2) or Medium Ucnsity {J<-3 & l!l..iU) single 
family demched residential uses, or duplex deve/o_vmems are tile 
most approp1iate use in tl1is Character Area. Triplex or q1-1adplex 
bwl,izn,:;s are appropnat.a 1-1ses 1.n the areas that meet the cnwrui fo1·· 
r H~rmi.nt to th~ R-3A zonint tl,:,·trh:l. 

• 

10,000 sqtt. 
COMPATIBILITY W ITH ZONING ORDINANCE. 

Min. Lot St7P. 

Max. Lot S m•: NIA 

--,~ ..... 
i 

R-2 ZONING 
Zoning On.Ji11a/lt.:1S p1Srmits singl"' fcunily 
dwelling land use 

Min. Lot Width @Setback 75ft Road 50ft Cul-de-sac 

Min. Front Ya rd Set back 25ft 
Min. SidB Ya rd Setback 10ft 
Min. Rear Yard Setback 20ftSFD 

Min. Sid8 Yard Adj. Residential 10ftSFD 12ft Duple~ 

Min. Street Frontage 75ft SFD 
Min. StrP.F.t r ront agF. /!iii Cul clP. sAr. 

Max. llui lding Height '1SftSrD 
Max. llui lding Lnt Cov,rag;, 

CONCURRENCY (Public Facilities and services are adequate to serve the development at the time 
of occupancy). 

E:<tension of utilit ies were required as part of t he subdivision. Public facilities and services will be 
adequate at t ime of recording of final plat . 
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STAFF COMMENTS 

PLANNING DEPARTMENT RECOMMENDATONS 
• Substant ially consistent with adopted plans and development policies. 
• Proposed use is compatible with R-2 zoning and meets Bulk Regulat ions for the zoned district. 
• Refer to Conditions of the approval identified in Action by Planning Commission. 
• Nollan / Dolan Nexus for the dedication of a 50ft ROW for Shadow Drive proportional to development 

impact. 

BUILDING DEPARTMENT RECOMMENDATONS 
• The building comments may be addressed at the time of construction and following issuance of any 

required building permits. 

FIRE DEPARTMENT / FIRE MARSHAL RECOMMENDATONS 
• Coordinate with Fire Department as necessary. Capacity adequate and w ill serve. 

POLICE DEPARTMENT 
• Capacity adequate and w ill serve. 

PUBLIC WORKS, ENGINEERING, AND STORMWATER RECOMMENDATONS 
• Infrastructure is existing and has no impact to roadways. 
• SWM Best Management Practices ("BM P's") standards are required to be implemented at time of 

development. 
• Complete roadway paving. 
• Submit and obta in approvals for Construction and As Built plans BEFORE recording of any final plats 

forthis phase. 

SHELBYVILLE POWER, WATER, AND SEWERAGE RECOMMENDATIONS. 

• Coordinate const ruction with SPS for power, water, and sewerage. 

TOOT 
• Based on Department record, it appears to have not been required or is unavailable., 

TDEC 
• If it exceeds 1 acre, obtain permit from TDEC for land disturbance. 

• 



STAFF REPORT

Administrative Approvals

Discussion Items



SITE DATA

1. Address:  Raby Ave and Narrows Rd

2. Tax Map 099H  Group C Parcel 09.00

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

4. Total Lot Size Created: 20,154 sf.

5. Total Lot Size Remaining:  23,030 sf

PROPERTY OWNER

Daniel Gragg Construction, LLC.

REPRESENTATIVE

Northcutt Surveying, Inc.

REQUEST

Minor subdivision creating a single parcel

A. Raby Ave. Lot in Clearview Hgts SD 
(PUBLIC) 
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APPROVAL PENDING

A. Raby Ave. Lot in Clearview Hgts SD 
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SITE DATA

1. Address:  218 Eagle Blvd

2. Tax Map 090A Group A Parcel 033.08

3. Current Zoning:  I-2, General Industrial

4. Total Lot Area (Post Combination):  6.96 ac.

PROPERTY OWNER

City Industrial Development Board

REPRESENTATIVE

Cooper Steel Fabricators / Collier Engineering

REQUEST

Lot Combination of 2-lots

B. Lot Combination_218 Eagle Blvd
(PUBLIC] 
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C. DISCUSSION ITEMS

1. CODE ENHANCEMENTS AND PROCESS IMPROVEMENTS
• Workflow:  60-90 days timeframe
• 1st Phase (30 days):  PC and Pre-planning committee 

review/comment
• 2nd Phase (30 days):  Planning Commission in depth 

review/comment
• 3rd Phase (30 days):   Planning Commission recommendation and 

advance City Council



C. DISCUSSION ITEMS
2. ENHANCEMENTS AND IMPROVEMENTS

• Land Disturbance Permit Application and Guide
• Permitted Encroachments in Setbacks / Public ROW / Encroachment Policy
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C. DISCUSSION ITEMS
2. ENHANCEMENTS AND IMPROVEMENTS (Continued)

• Parking Standards (Comprehensive list in Development)
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C. DISCUSSION ITEMS
2. ENHANCEMENTS AND IMPROVEMENTS (Continued)

• Table of Uses (Additions)
Effective Date: Aprit 1 S. 2015 
Last Vpd&1e: June 20, 2025 DRAFT 

LanQ Use 

IOoMiet Aoavtti.. (Pwm1nentl 

Acce5$01'11 Owetlin£/Apartment 
Double Wide Mobile Home 
Duplex. 

UppetStory Ae$tdenti8t (C·1 zo.ne District Only} 

Mul ti·Fomity 
Mulli•famlty (Mai6mum 9 units Per Bulld,ng) 

Mul ti•Famity(Maximum4 Unita Pe, Buildine) 
1.;::,. ... e FamitvOet&ched 
Slo,i!;te Famltv Attached 
Sioete Wide Mobile Home 

i.hfttilot Ac:fflrit ... rs.n,1+P.,r1n..,_,t and T l lf'ISi.t\-1) 

Bed and Brt>aldast Fad lJtles 
BoardlOE:" House 
HotelS MotelS 
Room1n~ House 

Sponini: and Recreational Vehicle Camps {Commerc ial Camp 
Gtoundsl 
Tourist Homes or Courts 

eulWral~eond~ 
Mmal/Otfal Procusint 
Crop Drying, Sto,age, and Pf'Oce.Ssing Se"'ice.S 
Crop Plantine. CultiYatinit, and Protection SefVices 
Farm Sunrwv- RL'lw M8tetiats 
Fe@d Lots 
Horticuttural Sec,noes 

Sotl Preooration Sel'llices 
Stock\latdS 

Kennels/Stables 
UH OUc Animal Ttainir1 
Small Animal Tra!nin~ 
Veterina Clinics (tartelexotic animal) 
Vdcrinary Clinics (Sm8U M itn&I) 

KU.. 
P • Use Pemlitted SE • Use Pe,mi tted by Special Exception 

Appendix 1: Official Table of Uses 

R-1 R-2 R~ R.-SA R-4 C·1 c -2 c~ 

p p p 
p p p 

p p p 

p 

p p 
p p 
p p 

p p p 
p p p 

Allowed In Mobile Home Parks onty 

SE SE SE SE SE 
p 
p p p 
p 

SE 

SE 

SE SE SE 

SE SE SE 
SE SE SE 
p p SE 

NO ABBREVlATIONS • Land Use is Not Permitted 

1·1 1-2 1-3 

p 

p p 
p p 
p p 
p p 

p 
p p 

p p 
p 

p p 

p p 
p p 
p p p 
p p 

City of Shelbyville 

Municip.al Zonint Ordinance 

SuPc>tementary AlliclelSectlOI\ 
AeeutatlOftt Re:lerence 

YES M. Yl.Sco.6.4111 

YES Nt- fl/. St,c. d, 12l'E)) 

M , Vl.&-G. 6.A!HI 

VES Jrt. V.Soc. l).A.• 

YES Nt, VI. SIW:-6..d(E) 

YES M , VI, S,.C, 6.A(F') 

YES M . VI, Stw;:. 8,4.(P) 

YES M . VI.Sox:.6.4(F) 

YES M.Vlh.6.4{P} 

Peg~ 1 of9 



C. DISCUSSION ITEMS
2. ENHANCEMENTS AND IMPROVEMENTS (Continued)

• Table of Uses (Additions)
Ap pcndilt t: Offio ial l:ib l cofUscs 

l.endU.1t .. , .. , ••• .... ... c., C-2 

OIOllp Al•-btt - ~1n.dOul600r . 
Amusement. Recre.-,tfori-,r, o1nd EmertlilnmemSeMCes 
AMu8etnenlP&rt:s filld p p 

AMu8etne1\lP.UIOUt000t' p p 

88t'IQU1tl F&cllitll:!3 p p 

:eommeroot He«lftS • • 
:eommereltll Sl>OftsNene, (lnOOorJ • • 
:Commcrc&.11 Nr.;ni;. Reld:s (indoorl • • p 

Commcrc.at Spc,rts Arenas(outdoor) • • 
~,cu t rtw,;nt r 1e-tds (outdoor) p p • 
NlttlN(Ji (Jfld Other A~creM.iorul P(J/ks p p p p p p p 

Rk e T1kk8 {Aul (), Motorcw:le, and M iMa{) p p 

lntk101 Shootir-$1 A.:l~s SE 

OutdOOI ShOOtir..t Ra~e8 

IEdutaUon• FaeHJt19$ 

(!!="'"'' p p p 

Schools p p p 
p p p 
p p p 

HeclluVPenonat CIN'e F"o1dllties 

Associations to, l'hysicattyor M>entatlyHandicapoed Pers.ons p p p 

C.,n1er IOl'Ot>6,,1Vation at'lcl ftebaOilitMiOn p p p 
p p 

~ "" • • • 
GfOUI) Ctve Fa,cllltle8 • • • 
G.11• Homts (Limlttd Qill(I G.1rt) Unotr 12 p p p p • • p 

NtAllne Homes • • • 
!'IHl:Jted LM~Fneitit llls SE SE SE SE SE 

' I Reli(lous f ac-ilitiet 
C,,u1cfles./Ch81)e!8 p p p p p p p 

Moa<iuea p p p p • p • 
COtlYentWMonaata'-a p p p p • • • 
sanctuari• p p p • • • • 
w.. 
P • U8e Pe«Mto,<1 SE • us,, P,,,rmitt,,C, Oy Sp,:,c;l&l Elw.:et)(ion NO A88-REVIATIONS · t..enclUSe la NOi PenrtiUeO 

c.3 ,., ,., ,.3 

p p p 
p 

• • p • • p 
p 

p p 

p p p p 

p p p 

p p p 

p p p 

p p p p 
p p 

p 
p 

• p 

p p p • p p • • • p • • • p • • 

City ot Shelbyvil le 

Munklp&t ZOOll'le Ordin&nc• 

Supplemenu1~ M lekl/Sftctlon 
Rtll'ulatlons lt....,..11,m:• 

,·----· ... 
YI:$ 

I ..,,. v,. ,v 
k1 . ..,1. $oe.J'.!0C) 

YES >lt..Yl.~i..'-tc> 
YE$ >lt..Yl.Stx- ~ '-tot 
YES M , Vl,~l;,J.1111 

Et!ecM Date: Ap1it 15. 201S 
Last updat1t: Jur. 20. ms DftAfT 

LandU&e 

Clot.tllnt ReolMI ;and R~t-
CQl!vcnlcnc« Harll~ts Mle<c ta&Olinc mgy be told 
OllfitYPIOducts 
0 111,;!Sto1d 
Eleet fOnic GOO<ls ancl Al)tltianceS 
F.t,m E<iuiomet'lt anOSupl)l.iea 
Fee<1$al.eS ........ 
Frvit&01ea 
Funetal ano O'etYl&tOl'Y Set'lk.oa runcse1Lakinl! Set\'tCeal 
Furnitu<-e .t1Mf HOMe furniahirc! 
G8'0(ille Sotwr;,: Station& 
G,:,t1,,f8l V&l'i,,ty 

OrOC':criu :ind R.1\11:ll M Producttl 
Gym1'8:SiunlSfEx1ttc:iiae F adli..,.8 (PrlvateJ'Non•Prorll) 

Hn,r(fw:11e Stores 
Hn,rctw..,,e. Plumt.ii,io Floorin,o ilnd MVC SnteslS ,., 
Hm C1cnni11RSno.t,s 
1-iCDtthSpn,s 

HCllting, Ptumbir.g, i!nd Elccu ic-al Supplies 
Ho Tov. 8'ldGam,,Storea 
t.aoodry, CtCAning and Gllfment Setvic-e:s 
t.awnonci Garden Su Stores 

~Sl O<d 
LuMDol'Ya<Clt 
Mac;i.tletv. E 1e11Lanc1Su •• 
Me&t &nci F'81l Marlu,U 
HOOiM FOOd Se~•• 
N-•Sland& 
P8tf'lta. Varnl$fle&, endSuPPIIM 
Pao,er ano Psr,er PrO<kieta 
Ph0toer80hl¢ S!.vdlos 

Re-tail Nurseries 
Seed StOQR.C and S11tc:s 
Shae Rcl)llil Stiop:s 
TD.'Gdermy 

Tooocc:o.:1nd TolMlcco Products 
vcii:eu1bt.e Mi,11/ea 

om.. 
P • Use PermlttitO $E • Uff Ptrmlttt<l 11( SJ)tCtllt Ex,ct9tlon 

Ap porid ix 1: Off".oi:il Table ct Ui1oi1 

... .. , .... .... ... C-1 C·2 C-3 
p p p 
p • • p • • p p p 
p p 
p p 
p p 
p p p 
p p p 
p p 
p • p • p 
p • p 
p • p p • p 
p • p • p • p p 
p p .--. p .--. p 
p p p 
p p p 
p p 
p p 
p p p 
p p p 
p • p 
p • p 
p • p • • p • p 
p • p • p 
p • p 
p • • 
p p p 

NO AS.8AEVIATIONS . lllf'ld U84 ,, Not P$rmlu eo 

., ,., , .. 

p 
p 

p I 
I 
I 
I 
I 

p I 

I 
I 

p 

p 

p p 
p 

p p p 

p I 
I 
I p 

I p 

I 
I 

I 

' 

City ot Shelbyville 
Munidpat Zonin( 0fdinat1c;• 

$uPOl• lftt'll\1""Y' Ar11Cle/S.ctioft 

Ae(lllotlon• Aet.,rene;;e 

YES kl. \'\$,,,. C.4 1)) 

YES kt.Vl,.SOO. IS.'- (J.1 

ADO .. 



C. DISCUSSION ITEMS
2. ENHANCEMENTS AND IMPROVEMENTS (Continued)

• Definitions (In addition to Critical Lots)
11 

DEFINITION-UPDATES.··11 

,i 

,i 

A .➔Oevelopment-CURRENT-LANGUAGE,i 

DEVE.OPMEl,"T: · The·divi.sion·of-a·parcel·of-land·into·two·(2)·or·more·parcels;·the·construction.· 
reconstru<:tion. • renontion, • convenion. • stru<:tural· alteration. · re.location· or· enlargement· of· any· 
buildings-or-stru<:tures;-anyuse ·01--change in use-of-any-buildings, -strucrures-or-land;-any~xtension • 

of-anyu,e ·of-land; ·or·any-clearing, ·grading-or-other1110,·emen1-of·land, -for·which-permi.ssion =>•· 
be1'equired 1>ursuanno'lhis-ordinance. ·This 1erm ·shall ·also1"ela1e 10-the-consolidation-of ;m~ . .-

fl 

,i 

Proposed-Changes. ,i 

Development:· · Any- human· change- to· improved· or· unimproved· real· estate,· 

including,• but• not• limited• to,• division• of• parcels,• the• erection,• p lacement• or• 

moditication·of•buildings•or·other·structures, ·mining, ·dredging, ·filling, •grading, · 

paving, ·excavation, -or-drilling-op e rations, ·or·storage-of·equipment ·or•materials, • 

or• the• e sta bli shm ent, • change, • or • expansion• from •a •lower• to• higher-intensity• of• 

use-on•a·site, ·parcel, -or·tract-of-4and. fl 

Development. •I ow-intensity. --La nd•uses •that-have •fewer-impacts ·from •density-or· 

uses'(i.e., •nstursl-open•spaces-or-areas•or-vscant-tand, •single•family). fl 

De velopm en t. -high-in tensity. -Land tise s with-high er.jmpac ts,from <1ensity-or t1ses • 

(i.e. •multi-tamilY, •industrial, -commercia l-uses). --fl 

fl 
(ldentify·threshold·where·a·change•in·use·requiring•additional·parking,.swM,·etc.· 

requires<1evelopment-approval-by.PC)11 

'II 
B.➔ Mobile,Food.Services-.CURRENT -LANGUAGE-,NONE'II 

Proposed-Changes. ,i 

Mobile,Food ,Services.,,Mobile•food,se,vice,establishment•is•a•self~contained, 

food,service, operation, ,located-in,a, vehicle, ,movable-stand, •self• or,othe,wise, 

propelled, ,used• to,store,prepare, -display, •or•serve,food,intended,for,individual, 

portion..service.••fl 

Mobile,Food,•Vehicle.•-A•mobile,food,service,establishment•that,is,.focated-upon, 

a, vehicle, including• cars,, trucks, • carts,• motorcycles, and, bicycles, , or• which, is, 

pulled,by,a,vehicle, ,where-food,or-beverage-is•cooked,,prepared,,or,setved,for, 

individual•portion-service.,As•defined,herein,,mobile,food,vehicles,includes,but, 

~ -not-limited• to ,mobile,food,kitchens, ,pushcart,vendors, ,bicycle•cart,vendors, , 

mobile-food-trucks, -canteen-trucks, -and-coffee,trucks. fl 

Mobile,Food -Trailer .. ,-A,mobile,food-establishment-thaf.is ,less,than,20,feet,long, 

by-eight,feet,wide•and,is,designed,to,be,towed,behind,a-vehicle,and-capable-of, 

vending,foods,without,being-connected,to.another,vehicle. fl 

Mobile-Food ,Csrt.,,'1,mobile,food,estsblishment,thst•is,up,to,ten,feet,long,snd, 

five ,feet-wide..,nd,is.<Jesigned•to•be,pushed-by,hsnd-or,pedsled. fl 

C.➔ Short,Term,Rental-.CURRENT-LANGUAGE-•NONE'II 

fl 

Short• Term-Rental. ,, The-primary, ,accessory, ,or-secondary, use,of-a,residential , 

dwelling-unit,or,a,portion,thereof,by,the,owner,or,a,host-to,provideroom,or,space, 

that-is-intended,to,be,occupied,for-a,period,of.fewer,than,30-consecutive.cJays, fl 

Also• reference, the• State, of• Tennessee, Public-Chapter• 972, •Acts, of, 2018, -also, 

known-as,the,uShort~Term,Rental-Unit•Act",and•codified•in,the•Tennessee,Code, 

Annotsted{" T. C.A, ").§, 13-7-601, .§, 13-7-602, ..,nd .§, 13-7-603. fl 
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