PLANNING COMMISSION
February 26, 2026



OLD BUSINESS
Legislative Decision



A. REZONING REMINGTON FARMS PUD

SITE DATA

Address: 41A (Union St.) and Cloverdale Rd.
Tax Map 079 Parcels 047.00, 047.02, 047.03
Target Zoning: PUD

Total Land Area: +/- 158 acre

Annexed into the City: 2023

PROPERTY OWNER

Remington Farms Group, James and Dawn Bobo
Swing

REPRESENTATIVE
Huddleston-Steele Engineering

REQUEST.

Approval of rezoning of 158 acre to Mixed PUD and
approval of regulating Pattern Book. This rezoning
would permit 400 SFD on 114.5 ac, 135 Townhome
Units on 14.1 ac, 20 ac. reserved for school, and
9.83 ac. reserved for commercial use.

oW~



A. REZONING REMINGTON FARMS PUD

ACTION BY THE PLANNING COMMISSION.

Due to the requested zone district of Planned Unit Development (“PUD”) being permitted within the Union Street Corridor character
area classification of the adopted Comprehensive Plan and thereby being in compliance with the Future Land use map designation
for the property, and having substantially met requirements of the provisions of the zoning code related to a PUD, and satisfactorily
addressing staff comments, STAFF RECOMMENDS the Planning Commission provide a FAVORABLE RECOMMENDATION TO CITY
COUNCIL regarding the rezoning request for the Remington Farms as described in the Pattern Book resubmitted on 01/22/2026, and
dated 01/23/2026, and Traffic Impact Study (“TIS”) by RG Phillips, updated September 2025 with the following Procedural
Notifications and Conditions of this Approval:

PROCEDURAL NOTIFICATION.
Please note that notification below is not intended to be a comprehensive list of requirement and additional requirements, including
procedural, dependent upon the complexity of the development and construction.

The Application is a Rezoning Application (Mixed PUD), being a legislative decision, Mayor and City Council will further review for
adoption.

If not deferred by the Planning Commission, the City Council 1st Meeting is the Study Session for discussion on 03/03/2026.
18t Reading of the Rezoning is 03/12/2026.

If Approved, Public Hearing occurs first, then 2" Reading on 04/09/2026.

On 04/23/2026, if Adopted, the PUD takes effect on 04/24/2026.

Next Phase in the development is the Subdivision Process.

Requires Approved Building Permit for any construction.

Requires Grading Permit approval from Shelbyville Public Works.

Requires Approved TDOT Entrance Permit and Coordination through TDOT Region 3 BEFORE WORK ON THE PUBLIC ROW is initiated.
Requires TDEC Permit for grading 1-acre or more.

Requires TN CORE application for electrical permits.



A. REZONING REMINGTON FARMS PUD

CONDITIONS OF APPROVAL

1. Applicant to commit to all of the recommended off site improvements as identified in the referenced Pattern Book that the Developer
has agreed to and the TIS. Revise the TIS to include what Developer has agreed to in the Pattern Book for roadway improvements.

2. Applicant to commit to any additional road improvements that might be required by TDOT as part of the access permit process.

3. OnPage 2 of the Pattern Book, Overview & Project Summary, first paragraph, revise to include all three parcels contained in the PUD.

4. On Page 14, Open Space Plan, identify the area and highlight the Usable (or Formal) Open Space and include in appropriate phasing.

5. Provide pedestrian connection to all Open Spaces (Not clear in the Pattern Book) especially to school site.

ALTERNATIVE ACTION BY THE PLANNING COMMISSION.

If all conditions are not met than the APPLICATION SHOULD BE DENIED.



02/08/2024 Annexation and incorporation
into Municipal Boundary

Initial PUD application delayed

Challenge from satisfying TDOT / City on
addressing traffic impact made by the
development

Initial PUD proposed 715 Dwelling Units,
9.83 ac. commercial use, and Developer
offered possible 4 ac. for new fire hall

01/23/2025 Developer requested deferral to
negotiate with BOE for school site.

Between Jan. and Dec. 2025, Developer
negotiated 20 ac. for school site with BOE
and negotiated with City and offered the
offsite improvements identified in the
regulating Pattern Book.

Date

11/17/2022
11/15/2023
12/26/2023

12/28/2023
12/28/2023
01/11/2024
02/08/2024
02/08/2024
02/23/2024
04/03/2024
04/04/2024
04/05/2024
04/23/2024
05/16/2024
05/16/2024
05/17/2024
06/25/2024
06/25/2025
07/23/2024
07/24/2024
08/12/2024
08/19/2024
12/17/2024

01/23/2025

03/24/2025

03/24/2025

04/03/2025

12/23/2025

01/22/2026

Description

Annexation Petition for 124 ac rec’d

Request to advance this annexation request

Letter from SPS implicitly supporting project based on amount
of System Development Charge to receive

Recommendation to City Council to approve this annexation of
128 ac

15t jteration Remington Farm PUD deferred to update Traffic
Study

City Council approved this annexation at 1%t reading

Public Hearing held on this annexation

City Council approved this annexation at 2" reading
Incorporation of 124 ac into city boundary takes effect and
zoned R-1

Updated TIS Completed

Pattern Book updated based on the updated TIS

Request by Development Team to return to PC

TDOT scoping meeting scheduled for May 2024

TDOT scoping meeting to review 04/04/2024 iteration of the TIS
TDOT provided comment for required improvements based on
development impact

Development Team request deferring Application to review
TDOT requirements based on development impact

Development Team proposal for offsite improvements to TDOT
TDOT response that not all requirements addressed
Development Team response to TDOT countering improvement
requirement

TDOT to discuss internally with City staff

Requesting deferral of Application from August PC meeting
TDOT meeting. City commits to reducing speed limit per the
recommendation in the Updated TIS, TDOT concurs using full
signal warrants. Remaining comments are not addressed.

TIS Updated (Final iteration) based on 05/16/2024 TDOT
requirements

Return to PC for consideration. Development Team request
deferral of up to 90-days to evaluate a redesign incorporating a
future school site. Developer in discussion with BOE.

TDOT internal meeting with City Staff to reach an agreement on
what is required for improvements based on development
impact

TDOT issues final requirements formulated from the 03/24/2025
internal discussions with City Staff

Meeting with Development Team, Attorney, and City Staff to
reach a consensus and move towards agreement on required
offsite improvements based on development impact. Developer
Team later accepted and agreed to the 03/24/2025 TDOT
requirements.

Remington Farms Pattern Book Resubmittal made final
agreement for offsite improvements based on TDOT, City Staff,
and Development Team consensus

Final Pattern Book resubmittal made incorporating last TDOT
requirements.

APPLICATION HISTORY

A. REZONING REMINGTON FARMS PUD

Comment

6-3 majority

01/23/2025



A. REZONING REMINGTON FARMS PUD

11-PHASES



A. REZONING REMINGTON FARMS PUD

SITE CONTEXT

400 SFD ON
114.5AC

135 Townhome
Units on 14.1 ac

9.83 ac
Commercial

20 ac School Site

TOTAL DWELLING UNIT (DU) =535
A 25% REDUCTION FROM INITIAL SUBMITTAL



A. REZONING REMINGTON FARMS PUD

DEVELOPMENT GROSS DENSITY

3.49 DU/ AC for
SingleFamily

9.57 DU/AC for
Townhome

TOTAL GROSS DENSITY IS
3.39 DU / AC. INBETWEEN
R-1 AND R-2 ZONE
DISTRICT AND 25% LESS
THAN INITIAL SUBMITTAL



A. REZONING REMINGTON FARMS PUD

OPEN SPACE AND AMENITIES

USABLE OPEN
SPACE IS
DISTRIBUTED
THROUGHOUT
(DESIRED)

*COMMENTS.

The School site identifies 3
acres to be used for Open
Space but not clearly
delineated

Without the delineation the
school site Open Space
connectionis unclear

Mail kiosks, SWM detention
areas (except bio retention)
cannot be factored as Open
Space or Useable Open
Space

Amenities meet requirement



A. REZONING REMINGTON FARMS PUD

OPEN SPACE (Continued)

PRESERVATION
OF EXISTING
MATURE TREES
DESIRED

*COMMENTS.

* Mature tree lines may be
utilized for Open Space,
including Usable Open
Space for trails, etc.

* It is unclear how the
Open Space is calculated
and the designer should
provide testimony and at
subdivision phase ensure
Open Spaces meet the
criteria of the Pattern
Book as well as ensure
pedestrian access



A. REZONING REMINGTON FARMS PUD

PRIMARY
INTERNAL ROAD CONNECTIONS - MAXIMUM CONNECTIONS 2-STUBS TO THE CONNECTION TO
SOUTH, 1-TO UNION ST (41A) -5
CLOVERDALE RD TOTAL POTENTIAL
(EAST), AND CONNECTIONS
ADDITIONAL TO THE
NE

*COMMENTS.

* Depending on phasing, temporary cul-de-sac may be required

* At Preliminary plat phase, Development Team will need to
work with Staff for phasing of infrastructure



A. REZONING REMINGTON FARMS PUD

DEVELOPER AGREEMENT TO IMPROVE OFFSITE BASED ON DEVELOPMENT IMPACT TWTL from

Remington Farm
Entrance to Mac St.

*COMMENTS.

* Not graphically shown in the TIS, the Developer has provided statement
in Pattern Book to also provide Two Way Turn Lane (TWTL) - a 3™ lane
from Remington Farm entrance to Mac St. to the SE



A. REZONING REMINGTON FARMS PUD

DEVELOPER AGREEMENT TO IMPROVE OFFSITE BASED ON DEVELOPMENT IMPACT

*The TIS and Pattern Book are inconsistent. The Pattern Book identifies greater
iImprovements because of the development impact that the Developer is agreeing to. The
TIS should be updated to include full improvements and may take place as a Procedural
Notification.



A. REZONING REMINGTON FARMS PUD

COLLOREDO BLVD - CONCEPT

NEGATIVELY IMPACTED IN APPROXIMATELY 7-YEARS. CITY IS SEEKING GRANT FUNDING
FOR IMPROVEMENT BEFORE DEVELOPMENT EFFECT

COMMENTS ON COLLOREDO BLVD.
Remington Farms is limited to one
connection to Union St. and one
internal connection on Cloverdale
Road. Had the connection from Union
Station Subdivision not been removed
years ago, there may have been an
alternative connection to the West.

2-stubs are proposed to the South for
access to Rabbit Branch Rd. in the
future.

The Level of Service (“LOS”) is
expected to negatively impact
Colloredo Blvd. However, the cost of
improvements today is a substantial
burden on one developer to bear and
Staff and TDOT recognized that the
impact is not expected for as long as 7
years.

Colloredo Blvd. needs improvements
today and the City is pursuing
infrastructure grants for planning and
improvements BEFORE the expected
lowering of LOS impacted by the
Remington Farm Development.



A. REZONING REMINGTON FARMS PUD

ARCHITECTURAL MEET THE REQUIREMENTS



A. REZONING REMINGTON FARMS PUD

STAFF REPORT DETAILS THE CONSISTENCY WITH ADOPTED PLANS, CONFORMANCE WITH ZONING ORDINANCE AND SITE CONDITIONS



OLD BUSINESS
Planning Commission Decision



B1-3. SITE PLAN_1049 Madison St. Laydown Yard

SITE DATA

1.  Address: 1049 Madison St.

2. Tax Map 089D Group A Parcel 004.01/04.02/04.00

3. Current Zoning: Parcel 04.00 is Split Zoned C-2/1-2

Parcels 04.01 and 04.02 are |-2

4. Target Zoning: SAME — NO CHANGE

5. Total Land Area: +/- 8.81 ac. (3-LOTS)

5. Inconsistent with Comprehensive Plan for Mixed Density
Residential

6. Madison St. is functionally Principal Arterial / Suburban future
context classification (National HWY system)

7. Public Infrastructure and Services NOT available now or time
of occupancy

PROPERTY OWNER REPRESENTATIVE

JCG HOLDINGS, LLC. TTL REPRESENTATIVE

REQUEST

Requesting approval of site plan application for development into
industrial laydown yard on |-2 zoned portion of parcels and reused
existing buildings for maintenance. Total development is 6.75 ac.

Rec’d a 90-day deferral to complete Traffic
Study and address remaining Staff Comments.

As of this meeting, Staff comments substantially
addressed or may be at time of construction with the
exception of TIS review with TDOT and Staff



B1-3. SITE PLAN_1049 Madison St. Laydown Yard

-2

(C-2)+/-105,292.08 sf (+/- 2.42 ac)

C-2

Building will be made nonconforming

Cu rrent Zon | ng Map by rezoning and identified on pending

Lot Combination Plat



B1-3. SITE PLAN_1049 Madison St. Laydown Yard

ZONING HISTORY

INDUSTRIAL PUD

-2

C-2

Current Zoning Map

Mixed Residential
Character Area

Rezoning Area

Madison Corridor
Character Area

Future Land Use Map

Both C-2 and I-2 are inconsistent with Future Land
Use Map



B1-3. SITE PLAN_1049 Madison St. Laydown Yard

ZONING HISTORY

Industrial

APPLICATION WAS WITHDRAWN
Nonconformity BY OWNER REQUEST IN OCT
2024

Commercial

Rezoning Area

Current Neighborhood



B1-3. SITE PLAN_1049 Madison St. Laydown Yard

CRITERIA FOR PLANNING COMMISSION RECOMMENDATIONS AND STAFF FINDINGS

In accordance with Shelbyville Municipal Zoning Ordinance Article 1, Sec. 1.7, and Art. lll, 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:

e Proposed land use as an industrial Laydown Yard is inconsistent with the Mixed Density Residential Character Area of the
Future Land Use Map. The neighborhood and existing underlying zoning has historically been vacant industrial zone. In this
case the inconsistency may justify Future Land Use Map change — requires further study.

e Proposed land use conforms with the underlying zoning (I-2, General Industrial). Existing buildings re-purposed to maintenance
office is conforming with the C-2 zone district.

e Substantial change in traffic impact from the development warrants a Traffic Study (Not yet received).

e This application was reviewed by the Pre-planning Committee on October 13, 2025, and comments delivered to the Applicant
on October 17, 2025, in accordance with the adopted Planning Commission (PC) Meeting Schedule.

e Pre-planning Committee initial and final comments will be referenced in Analysis and Supporting Documentation of Staff Report.

e Comments from the initial submittal have NOT BEEN FULLY ADDRESSED by the resubmittal made on October 24, 2025. The
application is deemed Complete.

e All comments HAVE NOT BEEN ADDRESSED to satisfaction of the Pre-planning Committee based upon the October 24, 2025,
Resubmittal.



B1-3. SITE PLAN_1049 Madison St. Laydown Yard

ACTION BY THE PLANNING COMMISSION.

If the Planning Commission concurs with Staff Findings, Staff recommendation is to DEFER for the site development application
resubmitted on October 23, 2025 for development proposal consisting of a 6.75 acres of development on 8.7 acres owned by JCG
HOLDINGS, LLC., addressed as 1049 Madison St, Shelbyville, Tennessee, identified in Bedford County tax records as Tax Map 089D
Group A Parcels 04.00, 04.01, 04.02, a use compatible with the underlying I-2 zoning district.

COMMENTS TO BE ADDRESSED.

1. Provide traffic study and address engineering comment on access to Madison.
2. Address all of SPS comments.

3. Minor planning comment on drive entrance material.

ALTERNATIVE ACTION BY THE PLANNING COMMISSION - NONE



B1-3. SITE PLAN_1049 Madison St. Laydown Yard



B1-3. SITE PLAN_1049 Madison St. Laydown Yard

« USE OF LANDSCAPE BUFFERING TO
MITIGATE GRAVEL DUST IS PERMITTED.

« COOPER STEEL ALSO WILL USE DUST
CONTROL SPRAY SEVERAL TIMES
ANNUALLY



B1-3. SITE PLAN_1049 Madison St. Laydown Yard

TIS RECOMMENDATION PENDING STAFF AND TDOT REVIEW - TURNING TEMPLATE

ENLARGED at RAILROAD AVE

ENLARGED at MADISON



C. PRELIMINARY PLAT “VICTORY PARKE”

SITE DATA

1.

Address: Cedar Glade Circle

2. Tax Map 069 Parcel 056.01 and 056.08 (Subdivided and
Combined)

3. Current Zoning: R-4 Target Zoning: NO CHANGE

4. Total Land Area: 12.57 ac.

5. Inconsistent with Comprehensive Plan for North Main Street
Corridor Character Area

6. Cedar Glade is functionally a Local Road with no Future
Context Classification connects to 231 N a Principal Arterial.

7. Public Infrastructure and Services are available now or time of
occupancy and requires extension/improvements to make
accessible.

PROPERTY OWNER REPRESENTATIVE

Alcorn Properties, LLC. St. John Engineering, LLC.

Preliminary Plat

Applicant is requesting approval of preliminary plat approval
for 150 Townhome Units in a TN Horizontal Property
Regime

TIS MEETING SCHEDULED FOR
02/26/2026



C. PRELIMINARY PLAT “VICTORY PARKE”



C. PRELIMINARY PLAT “VICTORY PARKE”

CEDAR GLADE PUD AMENDMENT AND PHASE 2
REQUIRED TO DEVELOP VICTORY PARKE



C. PRELIMINARY PLAT “VICTORY PARKE”



C. PRELIMINARY PLAT “VICTORY PARKE”

LOT COMBINATION APPROVED IN NOVEMBER 2025
AND NEEDS TO BE RECORDED BEFORE DEVELOPMENT



C. PRELIMINARY PLAT “VICTORY PARKE”



C. PRELIMINARY PLAT “VICTORY PARKE”



C. PRELIMINARY PLAT “VICTORY PARKE”



C. PRELIMINARY PLAT “VICTORY PARKE”



C. PRELIMINARY PLAT “VICTORY PARKE”

DEVELOPMENT IMPACT AND IMPROVEMENT RECOMMENDATION (TIS)

Cco

MMENT

Unclear whether the
church owners are
aware of the alighment

If not than no purpose
in consideration

Helpful to know if
there is coordination
with others in the area
working to develop
adjacent commercial
parcels



C. PRELIMINARY PLAT “VICTORY PARKE”

DEVELOPMENT IMPACT AND IMPROVEMENT RECOMMENDATION (TIS)

Signal warranted at 50%
build out of Victory
Parke-unclear what

portion of Cedar Glade

completion referencing



C. PRELIMINARY PLAT “VICTORY PARKE”

MEETS REQUIREMENTS OF THE DESIGN STANDARDS



C. PRELIMINARY PLAT “VICTORY PARKE”

MEETS REQUIREMENTS OF THE DESIGN STANDARDS



NEW BUSINESS
Planning Commission Decision



A. GROUP AND FAMILY CARE (RLUIPA)

SITE DATA

Address: Old Nashville Dirt Road

Tax Map 078 Parcel 08.03 (Ward: 4)

Current Zoning: R-3, Medium Density Residential
Total Land Area: +/-5.13 ac

LOCATION MAP

BN~

PROPERTY OWNER/REPRESENTATIVE
Old Nashville Dirt Rd LLC, Owner (Religious)
St. John Engineering LLC., Representative

REQUEST

Applicant is proposing a 6,176 sqft. group and family care

facility operated by Hope Ministries, a religious based

recovery program providing individuals with life skills,

therapeutic support (non-medical) to overcome drug and

alcohol addiction. The facility is capable of housing 12-28 5.13 ac
individuals for 8-12 months undergoing support. vacant parcel

FROM BZA REVIEW AND APPROVAL ON 02/19/2026
ALLL STAFF COMMENTS ADDRESSED



A. Hope Ministries Site Plan_RLUIPA

SITE DATA

1. Address: Old Nashville Dirt Road

2. Tax Map 078 Parcel 08.03 (Ward: 4)

3. Current Zoning: R-3, Medium Density Residential
4. Total Land Area: +/-5.13 ac

PROPERTY OWNER/REPRESENTATIVE
Old Nashville Dirt Rd LLC, Owner (Religious)
St. John Engineering LLC., Representative

REQUEST

Applicant is proposing a 6,176 sqft. group and family care
facility operated by Hope Ministries, a religious based
recovery program providing individuals with life skills,
therapeutic support (non-medical) to overcome drug and
alcohol addiction. The facility is capable of housing 12-28
individuals for 8-12 months undergoing support.

LOCATION MAP

5.13 ac
vacant parcel

FROM BZA REVIEW AND APPROVAL ON 02/19/2026



A. Hope Ministries Site Plan_RLUIPA

Family and Group Care
Facility Not Typically
Permitted in R-3 Zone
District-BUT, Assisted
Living is and important
to note further in
presentation



A. Hope Ministries Site Plan_RLUIPA



A. Hope Ministries Site Plan_RLUIPA

U.S. Public Law 106-274, of the 106t Congress, “RELIGIOUS LAND US AND INSTITUTIONALIZED
PERSONS ACT (“RLUIPA”) OF 2000”, is intended to prohibit the following:

Substantial burden on religious exercise.

Unequal treatment for religious assemblies and institutions.

Religious or denominational discrimination.

Total or unreasonable exclusion.

SAFE HARBOR OF GOVERNMENT. 42 United States Code (U.S.C.) § 2000cc-3(e

May avoid the preemptive enforcement of RLUIPA provision by:

« Changing the policy or practice results in substantial burden on religious exercise.

« Retaining the policy or practice and exempting the substantial burdened religious exercise.

» Providing exemptions from the policy or practice for applications that substantially burden
religious exercise.

» Or any other means that eliminates the substantial burden



A. Hope Ministries Site Plan_RLUIPA

CRITERIA

Unequal Treatment for Religious

Assemblies and Institutions.

TEST

Discriminatory Practices
1.

Statute that as written
differentiates between
religious and nonreligious
assemblies or institutions.

A statute that is neutral as
written but manipulated
(“Gerrymandered”) to
place a burden solely on
religious assembly or
institution, as opposed to
secular ones.

A statute that is truly
neutral as written is
selectively enforced
against religious assemblies
or institutions as opposed
to nonreligious ones.



A. Hope Ministries Site Plan_RLUIPA

Hope Center Ministries and Old Nashville Dirt Rd LLC:

» Hope Center Ministries is a faith-based organization

» Is a Group and Family Care facility to provide life skill and support (non-medical) for residents
overcoming drug and alcohol addiction. Occupancy is 8-10 months.

» 0Old Nashville Dirt Rd LLC is a nonprofit business entity and Christian organization based on their

operating agreement.

A COMPARABLE SECULAR LAND USE IS ASSISTED LIVING

« Assisted Living land use is permitted in the R-3 zone district as a Special Exception



A. Hope Ministries Site Plan_RLUIPA

ELIMINATING SUBSTANTIAL BURDEN BY TREATING RELIGIOUS AND SECULAR LAND USE COMPARABLY
Proposed Land Use (Religious Group and Family Care) Compared with Secular Assisted Living Land Use



A. Hope Ministries Site Plan_RLUIPA

ADDRESSED STAFF COMMENTS OR MAY BE ADDRESSED AT TIME SITE DEVELOPMENT
* 12-28 Individuals housed for 8-12 Months.

* Requires Sprinkler Protection

* Review by State Fire Marshal

* Must meet all other development requirements - NOT EXEMPT



A. Hope Ministries Site Plan_RLUIPA

ART. VIl, SEC. 7.4A. THERE ARE 7-STANDARDS FOR A SPECIAL EXCEPTION

MEETS STANDARDS FOR
SPECIAL EXCEPTION



A. Hope Ministries Site Plan_RLUIPA

ADDRESSED STAFF COMMENTS OR MAY BE ADDRESSED AT TIME SITE DEVELOPMENT

5.13 Ac. Residential in
nature (Low adverse
impacts), substantial
buffering



A. Hope Ministries Site Plan_RLUIPA

APPROVED BY BZA ON 02/19/2026

RECOMMENDATION

Staff Recommends the approval of the site plan application for
6,176 sqft, 2-story Family and Group Care located at Old
Nashville Dirt Road, zoned R-3, identified in the tax
assessment records as Tax Map and Parcel No. 078 08.03 as
re-submitted on January 5, 2026, with the following Procedural
Notifications.

Add BZA Approval date to Site Plan.

Obtain Building Permit.

Obtain Electrical Permit through TN Core.

Coordinate with SWM for grading.

Over 1 ac Disturbance required TDEC Permit

Al o



B. 734 N Main St. Commercial Subdivision CONCEPT

SITE DATA

Address: 734 N Main St.

Tax Map 0780 Group G Parcel 004.00 (Ward: 5)
Current Zoning: R-3, Medium Density Residential
Total Land Area: +/- 3.07 ac

LOCATION MAP

BN~

PROPERTY OWNER/REPRESENTATIVE
Rodney Parsons, Owner
St. John Engineering LLC., Representative

REQUEST

RODNEY C. PARSON, owner, St. John Engineering, LLC..,
representative, requesting major commercial subdivision
concept review by Planning Commission and proposing
creation of 3-subdivided commercial lots. The
approximately 3.07 (+/-) acres is currently zoned C-2 and
classified as Core character in the Future Land Use Map. 3.07 ac
N. Main St. is functionally classified as a Principal Arterial

vacant parcel
with Suburban future context characterization. P



B. 734 N Main St. Commercial Subdivision CONCEPT

INFORMATIONAL ONLY



C. Preliminary Plat — Cedar Glade PUD Resubdivision

SITE DATA

1.  Address: Cedar Glade Circle

2. Tax Map 069 Parcel 055.00, 055.06, 055.08, 055.09

3. Current Zoning: Planned Unit Development - Mixed

4. Target Zoning: SAME — NO CHANGE

5. Total Land Area: +/- 39.83 ac.

5. Consistent with Comprehensive Plan for North Main Street

Corridor Character Area

6. Cedar Glade is functionally a Local Road with no Future
Context Classification connects to 231 N a Principal Arterial.

7. Public Infrastructure and Services are available now or time of
occupancy and requires extension/improvements to make
accessible.

PROPERTY OWNER REPRESENTATIVE

MULTIPLE Alcorn Properties, LLC..

PUD Amendment

Requesting approval of re-subdivision of Open Space, tract
of land and roadway totaling 10.63 acres. Concept shown in
January meeting in anticipation of this consideration.

PUD AMENDMENT APPROVED
01/23/2026



C. Preliminary Plat — Cedar Glade PUD Resubdivision

Need to
address this
condition with
SPS, City
Engineer, and
Public Works

« ALL OTHER STAFF COMMENTS ADDRESS
« 60FT ROW DEDICATION MEETS THE ESSENTIAL NEXUS-ROUGH
PROPORTIONALITY FOR DEVELOPMENT IMPACT (9-COMMERCIAL LOTS)



C. Preliminary Plat — Cedar Glade PUD Resubdivision

STAFF RECOMMENDATION.

For the 10.29 acres Re-subdivision of Open Space, Tract of a Final Plat on Cedar Glade, zoned PUD, and known
as Cedar Glade PUD, located on Cedar Glade Circle and Stonecrop Drive, Bedford County, TN. Tax Map 069
Parcels 055.06 and 055.08, having substantially addressed all of Staff Comments, and in accordance with the
requirements established in the Shelbyville Municipal Subdivision Regulations, STAFF RECOMMENDS THE
PLANNING COMMISSION APPROVE THE PRELIMINARY PLAT WITH THE FOLLOWING PROCEDURAL
NOTIFICATIONS:

1. ESSENTIAL NEXUS AND ROUGH PROPORTIONALITY

In exercising the powers granted to it by 8 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 TEST

An owner of private property is required to make a dedication or pay money in violation of this subdivision may
seek relief through a common law writ of certiorari in chancery court. For the resubdivision in this preliminary
plat for Cedar Glade PUD, Tax Map 069 Parcels 055.06 and 055.08, the dedication of a 60ft Right-of-Way
(“ROW?”) is roughly proportional both in nature and extent to the development impact of the 9-commercial lots
totaling 10.29 acres that are designated “Planned Unit Development” (PUD) and are intended for commercial
development as per the regulations of the City of Shelbyville Zoning Ordinance.

2. Coordinate with SPS, City Engineer, and Public Works for the not fully satisfied
in the review comments on the extension of roadway.



C. Preliminary Plat — Cedar Glade PUD Resubdivision



C. Preliminary Plat — Cedar Glade PUD

APPROVED IN 01/23/2026 MEETING

ADOPTED PATTERN BOOK (2022) AMENDED AS SHOWN PHASE 3 (2023)



C. Preliminary Plat — Cedar Glade PUD Resubdivision



D. Final Plat Amendment — Building No. 5 Parke Place HPR
SITE DATA

1.  Address: Horse Mountain Rd.

2. Tax Map 069 Parcel 055.09

3. Current Zoning: Planned Unit Development in HPR

4. Target Zoning: SAME — NO CHANGE

5. Total Land Area: 8,485 sf., Building No. 5 consisting of 7
Townhomes

PROPERTY OWNER REPRESENTATIVE

Ole South Northcutt Surveying, Inc.

Approval of Final Plat Amendment adding underground
infrastructure in PUDE.

Final Plat Approved in July
2024



D. Final Plat Amendment — Building No. 5 Park Place HPR

Added underground
infrastructure in
existing easement

RECOMMENDATION

Staff Recommends the approval of the final plat amendment
application for Building No. 5, a 7-unit, 2-story Townhome
pursuant to the TN Horizontal Property Act identified in the tax
assessment records as Tax Map and Parcel No. 078 038.02 as
re-submitted on January 28, 2026, with NO CONDITIONS and
one Procedural Notification.

1. Obtain final approval of As Built and Record Plat.



E/F. Final Plat — Cedar Glade Phase 3A and 3B

SITE DATA

Address: Cedar Glade Circle

Tax Map 069 Parcel 055.09

Current Zoning: Planned Unit Development - Mixed

Target Zoning: SAME — NO CHANGE

Total Land Area: +/- 10.29 ac. 48 Townhomes

Consistent with Comprehensive Plan for North Main Street

Corridor Character Area

Cedar Glade is functionally a Local Road with no Future

Context Classification connects to 231 N a Principal Arterial.

7. Public Infrastructure and Services are available now or time of
occupancy and requires extension/improvements to make

aQOoRwbd =~

o

accessible.
PROPERTY OWNER REPRESENTATIVE
RHB LLC St. John Engineering, LLC.
PUD Amendment

Approval of Final Plat Amendment for Phase 3A adding
townhome size, Common, Private, and Limited Common
Areas and and Final Plat for Phase 3B adding townhome
size, Common, Private, and Limited Common Area

Cedar Glade Phase 3A
approved in January 2025



E/F. Final Plat — Cedar Glade Phase 3A (Approved in Jan 2025)

Consistent with amended
Pattern Book May 2022
And Preliminary Plat
approved by PC in Oct
2022



E/F. Final Plat — Cedar Glade Phase 3A (Approved in Jan 2025)

RECOMMENDATION

Staff Recommends the approval of the final plat
amendment application for 48, 2-story Townhome
pursuant to the TN Horizontal Property Act identified in
the tax assessment records as Tax Map and Parcel
No. 069 Parcel 55.09, Cedar Glade PUD Phase 3A, as
re-submitted on January 14, 2026, with NO
CONDITIONS and one Procedural Notification.

1. Obtain final approval of As Built and Record Plat.



E/F. Final Plat — Cedar Glade Phase 3B (Approved in Jan 2025)

RECOMMENDATION

Staff Recommends the approval of the final plat
amendment application for 48, 2-story Townhome
pursuant to the TN Horizontal Property Act identified in
the tax assessment records as Tax Map and Parcel
No. 069 Parcel 55.09 Cedar Glade PUD Phase 3B as
re-submitted on January 23, 2026, with NO
CONDITIONS and one Procedural Notification.

1. Obtain final approval of As Built and Record Plat.



Staff Report
Administrative Approvals



A. Minor Subdivision Scotland Heights

SITE DATA

Address: 115 Scotland Heights

Tax Map 078J Group B Parcel 012.00

Current Zoning: R-2

Total Land Area: +/- 0.69 ac.

Consistent with Mixed Density Residential Character

Area (Comprehensive Plan)

Public Infrastructure and Services. All services

available and accessible but may require

improvements depending on location of SFD

7. Scotland Heights is substandard width and req'd
dedication

PROPERTY OWNER / REPRESENTATIVE
DCC Strategic Realty Partners, LLC.

aRrowN=

o

REQUEST
Minor Subdivision, single lot created from Parent



A. Minor Subdivision Scotland Heights



Request deferring Sign Code
Comparison
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