MEMORANDUM
ROBERTSON COUNTY PLANNING AND ZONING
527 SOUTH BROWN STREET, SPRINGFIELD, TN 37172
TEL. (615) 384-3666

TO: Planning Commission Members
FROM: Planning Staff
DATE: March 19, 2026

The Robertson County Planning Commission will hold its monthly meeting on Thursday March
26, 2026, at 7:00 P. M. on the 2™ Floor, Judicial Complex, Robertson County Office Building.
Assistant Director, Hunter Mantooth, is available to answer questions at (615) 384-3666 or
hmantooth@robcotn.org.

AGENDA
1. Roll Call

2. Comments from Citizens: Persons wishing to speak for or against any item must sign the
log sheet prior to the meeting.

3. Announcements: Rezonings from this agenda will be heard at the next County Commission
meeting on April 20, 2026.

4. Approval of Minutes: Approval of Minutes of February 26, 2026, meeting.

5. Qld Business:
6. New Business:

A. Robertson County Planning and Zoning: Recommendation from the Highway
Department to set up a $400,000.00 performance bond (plus 10%) for the construction
of roads/streets to ensure they are completed per county standards for Northwind
Estates located on Highway 41 N, Cedar Hill. Tax Map 055, Parcel 070.00 (7 Voting
District).

B. Mary Henson: Rezone Request for 5.94 surveyed acres of property located at 6753 Hwy
76 E., Springfield. Tax Map 093, Parcel 261.00 from AG-2 to RP-80 (3 Voting District).
Represented by Todd Bollinger, Todd Bollinger & Associates.
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7. Reports from Staff:

A. SSDS Discussion and Clarification
B. Flag Lots - proposed resolution and illustrations
C. Design Standards - proposed ideas

8. Adjourn
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The Robertson County Planning Commission met on February 26, 2026 at 7:00 p.m. in the
Judicial Complex, Second Floor, Robertson County Office Building, Springfield, Tennessee.

Roll Call:

MEMBERS PRESENT: MEMBERS ABSENT: OTHERS PRESENT:
Eric Thompson Hunter Mantooth
Cheryl Elliott Pam Groves
Charles “Gene” Federman Amanda Harrington
Robert Buck Beth Keith

Matt Crabtree Jacob Carson
William B Henry

Jeremy Stinson
Jeremiah Pierce
Ray Hart

The meeting was called to order by Chairman Cheryl Elliott at 7:00 pm.
Roll Call was completed by Hunter Mantooth. Nine were present.

Chairman Cheryl Elliott gave Amanda Harrington the floor. Amanda stated that one of the
representatives from agenda item G had a prior engagement and requested that that item be
moved to the top of the agenda to accommodate the representative who needs to leave.
Amanda also requested that we defer agenda item A to give legal a chance to review more
thoroughly. So, Amanda respectfully asked for the agenda to be amended.

Motion to amend the agenda by item G being presented first and deferring agenda item A
was made by Eric Thompson with a second by Jeremiah Pierce.
Motion passed 8 - 0.

Announcements: Chairman Cheryl Elliott announced that the zoning from this agenda will be
heard at the County Commission on March 16, 2026. Hunter let everyone know that at the
County Commission meeting on February 23, 2026, the County Commission voted to move the
March County Commission meeting to March 23, 2026, due to Spring Break. So, the zoning
from this agenda will be heard at the County Commission on March 23, 2026. Any citizens
wishing to speak for or against any items on the agenda will need to sign in on the sheet
provided. Four citizens signed up to speak.

Motion to approve Minutes from the previous meeting of January 22, 2026, made by Jeremiah
Pierce with a second by Matt Crabtree.
Motion passed 8 — 0.

1. Old Business: None



2. New Business:

G. Reyes Construction: Final Plat approval for Northwind Estates, Section |l located on
Highway 41 N, Cedar Hill. Tax Map 055, Parcel 070.00 (7 Voting District). Represented
by Steve Artz, Steven E Artz & Associates, Inc.

Presented first per motion at the beginning of the meeting.

Steve Artz was there to present and answer questions. One citizen signed up to speak.
John Edwards was allowed to speak. He stated that he and Reyes had a verbal
agreement after a meeting that the plat wouldn't come back to PZ until March. John
stated this doesn't have approval yet from the City of Cedar Hill and will be on their
agenda on Monday. John also read an email he had from a CSX representative. Pam
Groves stated that we cannot hold a plat from being approved because of other
organizations outside of our jurisdiction. She stated that a plat would not be recorded
until all signature boxes are signed. Matt Crabtree confirmed with the Planning Staff that
this plat fits all the boxes that we must check. Planning staff agreed that, yes, it fits all our

boxes.

Motion to approve was made by Gene Federman with a second from Matt Crabtree.
Motion passed 8 - 0.

A. Robertson County Planning and Zoning: Resolution 2026-01: Resolution to Amend the
Robertson County Subdivision Regulations about on-site Sewage Disposal System
Easements, and the Repeal of any Resolution or Part of a Resolution in Conflict Herewith.

Deferred till legal can review per motion at the beginning of the meeting.

B. ACS Homebuilders on behalf of Donna Saad: Rezone Request for 2.96 surveyed acres

of the 6.65 acres of property located at 3509 Pinson School Rd.,, Springdfield. Tax Map
093, Part of Parcel 200.00 from AG-2 to R-40 (3" Voting District). Represented by Todd
Bollinger, Todd Bollinger & Associates.
Todd Bollinger was there to present and answer questions. Two citizens signed up to
speak on this matter, one being the presenter and the other the property owner. Todd
explained they needed R-40 for the existing house and septic. Property owner spoke
and reiterated the reason why he was asking for R-40. He also expressed his feelings and
concerns about the required traffic assessment. Hunter explained why she requested an
assessment vs a full traffic study. There was lots of discussion between the commission,
applicant and planning staff on traffic assessment. Jacob Carson, the engineer that
reviewed the traffic assessment was present and answered questions. He went over the
review and why he found deficiencies.

Motion to recommend approval with the understanding there were deficiencies with
the traffic assessment and without setting precedent made by Gene Federman with a

second by William B Henry.
Motion passed 8 - 0.



C. ACS Homebuilders on behalf of Donna Saad: Rezone Request for 3.69 surveyed acres
of the 6.65 acres of property located at 3509 Pinson School Rd., Springfield. Tax Map
093, Part of Parcel 200.00 from AG-2 to RP-80 (3 Voting District). Represented by Todd

Bollinger, Todd Bollinger & Associates.

Todd Bollinger was here to present and answer questions. Two citizens signed up to
speak on this matter, one being the presenter and the other the property owner. Todd
explained what they were wanting to do with the property. More discussion over traffic

assessment.

Motion to recommend approval with the understanding there were deficiencies with
the traffic assessment and without setting precedent made by Jermiah Pierce with a
second by Matt Crabtree.

Motion passed 8 - 0.

D. Eric Hall: Rezone Request for 57.03 surveyed acres of property located on Kinneys
School Road, Springfield. Tax Map 068, Parcel 134 from AG-2 to RP-80 (1 1t Voting
District). Represented by Todd Bollinger, Todd Bollinger & Associates
Todd Bollinger was there to present and answer questions. No one signed up to speak
on this matter. Todd explained they want to subdivide to make 17 lots. There was some
discussion over the layout of the lots. Matt Crabtree asked Jacob to explain the traffic
study review. Jacob went over the traffic study and the deficiencies that were found. Eric
Thompson stated that the reviews need to be sent for corrections. Hunter explained that
the reviews are sent to the applicant. Applicant requested to speak and was allowed to.
He requested a grace since he already had to wait for the review.

Motion to defer to give the applicant time to have traffic study corrected was made by
Matt Crabtree with a second from Jeremiah Pierce.
Motion passed 8 - 0.

E. Cheryl Pentecost: Rezone Request for 5.15 surveyed acres of property located at 3770
Baggett Road. Springfield. Tax Map 082 Parcel 139.00 from AG-2 to RP-80 (8" Voting
District). Represented by Steve Artz, Steven E Artz & Associates, Inc.

Steve Artz was there to present and answer questions. He stated they wanted to divide
into two lots. One citizen signed up to speak. He was able to speak and give his concerns,
No questions or comments from the commission.

Motion to recommend was made by Eric Thompson and a second by Gene Federman.
Motion passed 8 - 0.

F. Theilia Raines: Rezone Request for .83 acres of property located at 5319 Highway 161,
Springfield. Tax Map 044, Part of Parcel 015.00 from C-1 to AG-2 (8" Voting District).
Represented by Steve Artz, Steven E Artz & Associates, Inc.

Steve Artz was there to present and answer questions. No questions or comments from

the commission.

Motion to recommend was made by Eric Thompson with a second by Jeremy Stinson.
Motion passed 8 - 0.



Reports from Staff: Amanda presented the following items to discuss:

A. Approval of Training Hours: Amanda stated she held a training course on February 10,
2026, and Cheryl Elliott attended. Cheryl stated that it was very informative and helpful
training. Amanda offered to amend the training to one hour if the commission would
like her to present it at some point. Amanda stated that Cheryls training hours need to

be approved.

Motion to approve Cheryl Elliotts 2-hour training was made by Jeremy Stinson
with a second by Eric Thompson.
Motion passed 8 — 0.

B. Flag Lots — proposed resolution: Discussion was had. Cheryl liked the proposed
resolution but would like Amanda to come back with visuals. Jeremiah agreed that he

liked the proposal also.

C. Design Standards: Will discuss next month.

A motion to adjourn made by Jeremy Stinson with a second by Robert Buck.
Motion passed 8 — 0 and the meeting was adjourned at 8:13 pm.

Respectfully submitted,

ﬂ%ﬁm’mﬁ/

Gene Federman, Secretary
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RE: [EXTERNALIRe: Reyes - Final Plat of Northwinds Estates

Troy Adkins
To Amanda Harrington; Pam Groves
“c Lynette Crain: Hunter Mantooth: Trawve Fann

Yes, the 400k covers everything on the Roads and Streets line except the sidewalks which will be the responsibility of the HOA as stated on the plans.

Troy Adkins

Highway Superintendent
Phonae 615-384-2507

Fax §15.384-0211

Email {adkins@robcotn org

| 4751 Hwy 41 N
Springheld, TN 37172
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ROBERTSON COUNTY DEVELOPMENT OFFICE
ROBERTSON COUNTY OFFICE BUILDING
527 SOUTH BROWN STREET, SPRINGFIELD, TENNESSEE 37172
615-384-3666
Application for Rezoning

Applicant_Information:

Name: (MNaown LY NN Hen Son — -
Mailing Address:_ <
Email:

Telephone Number:

Applicant’s Representative Information:

Name: .750{A Eonc‘nﬂuﬁ

Name of Firm: _ 1&a d B olinee,~ ASSOC. ) -
Mailing Address: h

Email: __
Telephone Number:

Property Information:

Owner (if not applicant provide letter giving applicate permission):

Physical Address: (153 Hwa T = 6f’r|\n5pi\\é [TA) 30002
Tax Map and Parcel Number:_ Maf §3 PeL A@l-oo

Current Zoning Designation: DGR

Requested Zoning Designation: RP %0

will this property be subdivided (or combined) in some way within the next year No

Purpose of rezoning request:

T Sahdivide
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SUBMITTAL REVIEW PROCEDURE:

1.

W

~

Deliver one (1) copy of this application & any supporting materials to the Development
Office before or by the final due date (Please see attached schedule- the “Corrections

Due” does not apply to this type of application)

Provide copy of deed to prove ownership.

Provide aerial photograph of the property from TN Property Viewer

Provide Legal description AND Survey of the areas to be rezoned including map and parcel

number
Provide water letter from utility company stating location and size of current water line,

adequate pressure for domestic use and if/where fire hydrants are required

Pay the review fee.
Email a .PDF of the application & supporting materials to
Attend the Planning Commission meeting. Be ready to present and answer guestions.

Failure to appear at the Planning Commission meeting may result in the denial of the

application.

VVaw, C)\{n/w L%éﬂwm /-0 R jbdéﬁ@pzﬁ(ﬁ"ﬁ_ﬁ/b

Owner)z{f Reet{rd Signature & DATE Applicant’s Signature & DATE
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Robertson County - Parcel: 093 261.00

Date: January 20, 2026

County: ROBERTSON

Owner: HENSON MARY LYNN ETAL EIDSON STEVE ALLEN
Address: HWY 76E 6753

Parcel ID: 093 261.00

Deeded Acreage: 6

Calculated Acreage: 0

Vexcel Imagery Date: 2023

=l
o
=
@
=
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1:2,257
0 0.01 0.03 0.06 mi

0 0.02 0.04 0.09 km

State of Tennessee, Comptrolles of the Treasury, Division of Properly
Assessments (DPA), Esri Community Maps Contributors, @ OpenStrestMap,
Microsoft, Esri, TomTom, Garmin, SafeGraph, GeoTechnologies, inc, METI/
NASA, USGS, EPA, NPS, US Census Bureau, USDA, USFWS

The property fines are compiled from information maintained by your local
county Assesgor's office but are not conclusive evidence of property

ownership in any court of law.
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Property Description
6753 Hwy 76
5.94 Acres

Being a tract of land in the 10™ Civil District of Robertson County Tennessee,
and a portion of that property conveyed to Mary Lynn Henson and Steve Allen
Edison 2349, PG 369 R.0.R.C.T., and more accurately described accordingto a
survey by Anthony T. Bollinger R.L.S. TN LIC. No. 2095 dated 09/10/25 as

follows:

Beginning at an Existing Iron Pinin the Southerly Margin of HWY 76 being a
common corner to Chantel Rose RB 2202 PG 812 R.0.R.C.T. and the
Northeast corner of herein described tract; Thence leaving margin with said
Rose S06°43°29”W 148.25’ passing a witness through a Witness Pin ata
135.02’ to a Point in Drain being a common corner to Michele H. Ley RB 1638
PG 180; Thence leaving Rose with Ley in the creek for the next 7 calls: Thence
$85°11'53”W 70.99’ to a point; Thence S75°02°36”W 63.73’to a point; Thence
S60°30°24”W 31.44’ to a point; Thence S46°32°04”W 30.88’to a point; Thence
S79°23’28”W 104.67 to a point; Thence $72°56°11"W 80.88’ to a point;
Thence $88°02°06”W 103.34’ to a point being a common corner to Melony
Hensley RB 624 PG 787 R.O.R.C.T. ; Thence leaving Ley with Hensley in creek
for the next 3 calls: Thence N20°30°47”W 13.18’ to a point; Thence
N40°43’04”W 132.00’ to a point; Thence N87°46°17°W 247.50’ to a point;
Thence leaving creek continuing with Hensley N25°52’20”E 508.98’ to an lron
Pin set in the margin of HWY 76E ; Thence leaving Hensley with said margin for
the next 4 calls: Thence $S58°03’21”E 331.86’ to a point; Thence S60°00°277E
179.12’ to a point; Thence with a curve to the left having a radius of 1019.25’
and a chord bearing and chord of S67°00°23”E 115.62’ to a point; Thence
S73°12°44”E 58.17’ to the point of beginning containing 5.94 acres.



WHITE HOUSE UTILITY DISTRICT
P.0.BOX608, 2315HIGHWAY 31-W—WHITEHOUSE, TENNESSEE 37188
TELEPHONE (615) 672-4110 — FAX (615) 672-8098

January 22, 2026

Mr. Todd Bollinger
1199 Fisher Dr
Greenbrier, TN 37073

RE: Water Availability for 6753 Highway 25
Robertson County, Tax Map 093 Parcel 261.00
Springfield, TN

Dear Mr. Bollinger,

This letter will confirm White House Utility District can provide two additional domestic water services for the
property mentioned above as long as each tract fronts Highway 76 or has an easement dedicated for the water
service line to lie within. We understand you intend to alter the existing parcel such that three residential tracts
will result. There is currently one water tap associated with the property.

WHUD’s existing six-inch water main located on the south side of Highway 76 can provide domestic water flow
for this project. No fire sprinkler flows, fire hydrant flows, commercial flows, or irrigation flows have been

requested.

A water facilities fee of $467 per new tract will need to be paid to WHUD before we will release a signed plat or
before we will sell a water tap, whichever comes first. Standard water tap fees will be due at the time service is
requested. WHUD's tap fee schedule is available on our web site at www.whud.org. The current tap fee for a
% residential tap is $2,000 with a $50 account setup fee applied to the first bill, but that is subject to change

over time.

Please note that all fees, rates, and conditions noted in this letter are current as of the date of this letter and
are subject to change over time. WHUD will hold the conditions stated above for a 90-day period past the date
of this letter. You may request an extension of fee status in writing prior to expiration of the 90-day period.
WHUD will review the request and either deny or grant the request in writing.

Please contact our Engineering Department at 615-672-4110 ext. 262 if you have any questions.

Sincerely,

Pat Harrell, PE
District Engineer

SERVING SUMNER. ROBERTSON & DAVIDSON COUNTIES



Traffic Assessment

6753 Highway 76 E Rezone
Robertson County, TN

Prepared For:
Mary Lynn Henson & Steve Eidson
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1.0 GENERAL SITE DESCRIPTION

The purpose of this Traffic Assessment is to assess the feasibility of a property currently
zoned AG-2 for an RP-80 zoning classification in Robertson County, Tennessee.

The site is a 6.7-acre tract located south of Highway 76 E, south of Bethlehem Road, and
west of Distillery Road in Robertson County, Tennessee. Around the property, there are
agricultural fields and single-family homesteads in the vicinity of the property. The
proposed development will include single family homes with 2 acres per lot. Likely access
points may be located on Highway 76 E. A more detailed subdivision plan will be provided
at a later time. A site exhibit is shown in Figure 1 and Appendix A.

Iy
Tan e

X
fi!
g
B H 4
g 4y
—

[Ty
Lo

6783 HWY 78 E PROPERTY EXHIBIT
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Figure 1: Site Exhibit

2.0 ITE TRIP GENERATION

2.1 TRIP GENERATION
A trip generation process was used to estimate the amount of traffic expected to be

generated by the proposed development. Anticipated trips from the proposed
development were projected using the ITE’s Trip Generation, 11t Edition. The ITE trip-
generated calculations for the site are provided in Appendix B of this report. For planning
purposes, the development is assumed to include the following proposed residential

amounts as described in Table 1.

TTL, Inc



Proposed Residential Potential
TractID Area (sq ft) Area (ac) Minimum Lot Size (ac) Max Total Housing Units
093 261.00 293257 6.7 2 3
Total Proposed Units 2

Table 1. Proposed Residential Potential

For this assessment, only two additional proposed housing units were considered for the
analysis because one housing unit already exists on the subject property. Additionally,
trip distribution for each land use can be seen in section 2.1.1 the appropriate Land Use

Code from the ITE’s Trip Generation, 11th Edition.

2.1.1 Single-Family Detached Housing
The anticipated trips from the Single-Family Detached Housing were calculated using the

Land Use: 210 (Single-Family Detached Housing). The description of this land use per
ITE is as follows: “A single-family detached housing site includes any single-family
detached home on an individual lot. A typical site surveyed is a suburban subdivision.”
Anticipated trips for daily, AM, and PM peak hour can be seen in the table below:

Single Family Detached Housing (ITE Land Use Code 210)

Prop Units (Units): I 2

On a Weekday A.M. Peak Hour of Adjacent Street | P.M. Peak Hour of Adjacent Street

Average Rate Per Unit 9.43 Average Rate Per Unit 0.70 Average Rate Per Unit 0.94

Trip Ends | 50% Enter | 50% Exit | Trip Ends | 25% Enter | 75% Exit Trip Ends | 63% Enter | 37% Exit

22 11 11 2 0 1 2 1 1

Table 2. ITE Trip Generation for Single-Family Detached Housing

2.2 Total Trips Generated
Table 3 presents the daily, AM, and PM peak hour trip generation for the ITE-generated

land uses as shown below:

Dail AM Peak PM Peak
y Enter Exit Enter Exit
22 0 1 1 1

Table 3. ITE Generated Traffic Count Totals for Development

The generated traffic numbers were based on maximum density for the lot and accounting
for the existing home for the purpose of this assessment. This was done to give a worst-
case scenario as a conservative assumption. Actual traffic numbers will likely be lower
than what the report identifies because of site constraints, roadway networks, and other
site requirements that can lower the amount of lots built on the property.
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3.0 ROADWAY CONDITIONS AND ACCESS POTENTIAL

The access points for the subject property are on Highway 76 E. Proposed access points
onto TDOT ROW for the subject property require a Residential Entrance Permit from the
State of Tennessee for each access point connecting to TDOT ROW.

Highway 76 E extends generally east to west with major intersections at Highway 49 E
and Interstate 65. The road is developed with a mix of residential and rural development
along the corridor. The section that spans our site is mostly a mixture of residential and
rural development. The road near the project site is a 2-lane, undivided asphalt road with
11-foot lanes. The posted speed limit is 55 mph within the vicinity of the project site.

Bethlehem Road extends generally north to south in the vicinity of the site. This road
connects Highway 76 E and Cross Plains Road. The road is developed with a mix of
residential and rural development along the corridor. The section that spans our site is
mostly a mixture of residential and rural development. The road is a 2-lane, undivided
asphalt road. The posted speed limit is 40 mph within the vicinity of the project site.

The intersection of Highway 76 E and Bethlehem Road is a 3-way intersection which
is closest to the subject property and is controlled by a stop sign on Bethlehem Road. The
intersection slopes in the direction of Bethlehem Road are about 15%. The intersection
slopes in the direction of Highway 76 E are about 3%. An aerial image of the intersection
lane configuration can be seen in Figure 2 at the end of this section:

Figure 2. Highway 76 E/ Bethlehem Road Intersection Aerial With Subject Property
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3.1 LANE CAPACITY ANALYSIS
For this site, the lane capacity analyses were performed on Highway 76 E since that road

is likely to have an access point to the proposed development. The traffic numbers used
for the analysis came from ITE-generated numbers of the property for the AM and PM
peak hours in addition to the existing traffic counts on Highway 76 E and Bethlehem Road
for the current year 2026 using a growth projection from the year 2024 of the latest study
performed by TDOT. These numbers were later used to model the lane capacity analysis.
The program used for the lane capacity analysis was HCS 7, which utilizes lane capacity
calculations based on the Highway Capacity Manual. In the analysis, Highway 76 E was
modeled with the AM and PM peak hour traffic ITE-generated numbers for the lane
segment analysis based on current road conditions. In addition, data from the TCDS
portal provided from TDOT was utilized in the analysis of the report, specifically focusing
on the thru movements on Highway 76 E for the AM and PM peak hours respectively. A
growth factor of 1.77% was utilized as based on the report, and the projected timeline
was assumed to be 5 years into the future from 2026 since the site is expected to be built
in a 5-year timeframe. The end year analyzed for the lane segment capacity analysis was
2031 while maintaining the same growth factor of 1.77%. Since TDOT did not specify the
directional counts for eastbound and westbound directions on Highway 76 E at Location
ID 74000058 from the TCDS portal, the end year volume was halved for each thru
direction as an assumption to provide directional traffic volumes. Additionally, the AM and
PM peak hour volumes were assumed to be 10% of the directional traffic volumes. From
the analysis, it was determined that the road operated at a level of service E for both AM
and PM conditions. Lane capacity results are presented in Appendix B.

3.2 AASHTO STOPPING SIGHT DISTANCE ANALYSIS
For the site, an AASHTO stopping sight distance analysis was performed on Highway 76

E since it was determined that potential safety hazards may arise when concerning
access road placement. One access point location on a high point was provided on the
subject property for the analysis. Highway 76 E was identified as a 55-mph roadway, and
the appropriate stopping sight distance obtained from AASHTO Table 3-2 was
interpolated to be about 567 feet on a roughly 7% grade. A copy of AASHTO Table 3-2
was provided in Appendix C. From the analysis, an exhibit sheet was drawn to represent
these potential sight distance conflicts for the location. These access points are subject
to change at a later time. These exhibits are shown in Appendix C.

4.0 CONCLUSIONS
Based on the analysis in this report, the surrounding road network can adequately handle
the additional traffic from a development based on the proposed rezone request.

TTL, Inc



Appendix A

Site Exhibit
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Appendix B

ITE Generated and Lane Capacity Calculations



Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
Setting/Location: General Urban/Suburban

Number of Studies: 192

Avg. Num. of Dwelling Units: 226
Directional Distribution: 25% entering, 75% exiting

Vehicle Trip Generation per Dwelling Unit
Range of Rates Standard Deviation

Average Rate

0.70 0.27-2.27 0.24
Data Plot and Equation
2,000
X
1,500 X
[}
B X
|
o
= X
& 1,000
X
500 X %2(
X%
x x
X ¥ x)?g X
ﬁé )
% 500 1,000 1,500 2,000 2,500 3,000
X = Number of Dwelling Units
X Study Site Fitted Curve Average Rate
Fitted Curve Equation: Ln(T) = 0.91 Ln(X) + 0.12 R?=0.90
o Institute of Transportation Engineers

Trip Gen Manual, 11th Edition



Single-Family Detached Housing
(210)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:

Avg. Num. of Dwelling Units:
Directional Distribution:

Vehicle Trip Generation per Dwelling Unit
Range of Rates

Average Rate

Dwelling Units

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
General Urban/Suburban

208

248
63% entering, 37% exiting

Standard Deviation

' 0.94 0.35-2.98 0.31
Data Plot and Equation
X
2,500
X

2,000
723
9 x
]
o :
= 1,500,
'—

X
w X
1,000
X X X
X
1,000 1,500 2,000 2,500 3,000
X = Number of Dwelling Units
X Study Site Fitted Curve Average Rate
Fitted Curve Equation: Ln(T) = 0.94 Ln(X) + 0.27 R?= 0,92

Trip Gen Manual, 11th Edition

o Institute of Transportation Engineers




Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday

Setting/Location: General Urban/Suburban

Number of Studies: 174

Avg. Num. of Dwelling Units: 246
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Dwelling Unit

Range of Rates Standard Deviation

Average Rate

9.43 4,45 -22.61 213
Data Plot and Equation
X
20,000
X

15,000
P X
&
e X
=
1
|-

10,000

X
x X
X
T
5,000 % X )2(
85
X
OO 500 1,000 1,500 2,000 2,500 3,000
X = Number of Dwelling Units
X Study Site Fitted Curve Average Rate
Fitted Curve Equation: Ln(T) = 0.92 Ln(X) + 2.68 R?*= 0.95

Trip Gen Manual, 11th Edition e |nstitute of Transportation Engineers



HCS7: Two-Lane Highways Release 7.3

Phone: Fax:
E-Mail:
Directional Two-Lane Highway Segment Analysis

Analyst Houston Smith
Agency/Co. TTL, Inc
Date Performed 1/5/2026
Analysis Time Period AM PEAK HOUR
Highway Highway 76 E
From/To Highway 76 E
Jurisdiction Robertson County
Analysis Year 2026
Description 6753 HWY 76 E

Input Data
Highway class Class 1 Peak hour factor, PHF 0.92
Shoulder width 2.0 ft % Trucks and buses 3 %
Lane width 11.0 ft % Trucks crawling 0.0 %
Segment length 0.0 mi Truck crawl speed 0.0 mi/hr
Terrain type Rolling % Recreaticnal vehicles O %
Grade: Length - mi % No-passing zones 80 %

Up/down - % Access polint density 26 /mi
Analysis direction volume, Vd 339 veh/h
Opposing direction volume, Vo 340 veh/h
Average Travel Speed

Direction Analysis (d) Opposing (o)
PCE for trucks, ET 2.0 2.0
PCE for RVs, ER 1.1 1.1
Heavy-vehicle adj. factor, (note-5) fHV 0.971 0.971
Grade adj. factor, {note-1} fg 0.88 0.88
Directional flow rate, (note-2) vi 431 pc/h 433 pc/h

Free-Flow Speed from Field Measurement:

Field measured speed, (note-3) S FM - mi/h
Observed total demand, (note-3) V - veh/h
Estimated Free-Flow Speed:

Base free-flow speed, (note-3) BFFS 55.0 mi/h
Adj. for lane and shoulder width, (note-3) fLS 3.0 mi/h
Adj. for access point density, (note-3) fA 6.5 mi/h
Free-flow speed, FFSd 45.5 mi/h
Adjustment for no-passing zones, fnp 2.4 mi/h

36.4 mi/h

Average travel speed, ATSd
Percent Free Flow Speed, PFFS 80.0 %



Percent Time-Spent-Following

Direction Analysis (d) Opposing (o)
PCE for trucks, ET 1.6 1.6
PCE for RVs, ER 1.0 1.0
Heavy-vehicle adjustment factor, fHV 0.982 0.982
Grade adjustment factor, (note-1) fg 0.88 0.88
Directional flow rate, (note-2) vi 426 pc/h 428 pc/h
Base percent time-spent-following, (note-4) BPTSFd 45.9 %
Adjustment for no-passing zones, fnp 43.2
Percent time-spent-following, PTSFd 67.4 %
Level of Service and Other Performance Measures
Level of service, LOS E
Volume to capacity ratio, v/c 0.22
Peak 15-min vehicle-miles of travel, VMT15 0 veh-mi
Peak-hour vehicle-miles of travel, VMT60 0 veh-mi
Peak 15-min total travel time, TT15 0.0 veh-h
Capacity from ATS, CdATS 1685 veh/h
Capacity from PTSF, CdPTSF 1700 veh/h
Directional Capacity 1685 veh/h
Passing Lane Rnalysis
Total length of analysis segment, Lt 0.0 mi
Length of two-lane highway upstream of the passing lane, Lu - mi
Length of passing lane including tapers, Lpl N mi
Average travel speed, ATSd (from above) 36.4 mi/h
Percent time-spent-following, PTSFd (from above) 67.4
Level of service, LOSd (from above) E
Average Travel Speed with Passing Lane
Downstream length of two-lane highway within effective
length of passing lane for average travel speed, Lde - mi
Length of two-lane highway downstream of effective
length of the passing lane for average travel speed, Ld - mi
Adj. factor for the effect of passing lane
on average speed, fpl -
Average travel speed including passing lane, ATSpl -
Percent free flow speed including passing lane, PFFSpl 0.0 %
Percent Time-Spent-Following with Passing Lane
Downstream length of two-lane highway within effective length
of passing lane for percent time-spent-following, Lde - mi
Length of two-lane highway downstream of effective length of
- mi

the passing lane for percent time-spent-following, Ld
Adj. factor for the effect of passing lane

on percent time-spent-following, fpl -
Percent time-spent-following

including passing lane, PTSFpl

Level of Service and Other Performance Measures with Passing Lane

Level of service including passing lane, LOSpl E
Peak 15-min total travel time, TTLl5 - veh-h

Bicycle Level of Service




Posted speed limit, Sp

55

Percent of segment with occupied on-highway parking 0

Pavement rating, P 3

Flow rate in outside lane, vOL 368.5

Effective width of outside lane, We 13.00

Effective speed factor, St 4.79

Bicycle LOS Score, BLOS 5.34
K

Bicycle LOS

Notes:

1.

ol W N

Note that the adjustment factor for level terrain is 1.00, as level terrain
is one of the base conditions. For the purpose of grade adjustment, specific

dewngrade segments are treated as level terrain.
If vi (vd or vo )} >= 1,700 pc/h, terminate analysis-the LOS is F.

For the analysis direction only and for v>200 veh/h.

For the analysis direction only.
Use alternative Exhibit 15-14 if some trucks operate at crawl speeds on a

specific downgrade.



HCS7: Two-Lane Highways Release 7.3

Phone: Fax:
E-Mail:

Directional Two-Lane Highway Segment Analysis

Analyst Houston Smith
Agency/Co. TTL, Inc
Date Performed 1/5/2026
Analysis Time Period PM PEAK HOUR
Highway Highway 76 E
From/To Highway 76 E
Jurisdiction Robertson County
Analysis Year 2026
Description 6753 HWY 76 E

Input Data
Highway class Class 1 Peak hour factor, PHF 0.92
Shoulder width 2.0 ft % Trucks and buses 3 %
Lane width 11.0 ft % Trucks crawling 0.0 %
Segment length 0.0 mi Truck crawl speed 0.0 mi/hr
Terrain type Rolling % Recreational vehicles 0 %
Grade: Length = mi % No-passing zones 80 %

Up/down - % Access point density 26 /mi
Analysis direction volume, Vd 340 veh/h
Opposing direction volume, Vo 340 veh/h
Average Travel Speed

Direction Analysis (d) Opposing (o)
PCE for trucks, ET 2.0 2.0
PCE for RVs, ER 1.1 1.1
Heavy-vehicle adj. factor, (note-5) fHV 0.971 0.971
Grade adj. factor, (note-1) fg 0.88 0.88
Directional flow rate, (note-2) vi 433 pc/h 433 pc/h

Free-Flow Speed from Field Measurement:
Field measured speed, (note-3) S FM - mi/h

Observed total demand, (note-3) V - veh/h
Estimated Free-Flow Speed:

Base free-flow speed, {(note-3) BFFS 55.0 mi/h
Adj. for lane and shoulder width, (note-3) fLS 3.0 mi/h
Adj. for access point density, (note-3) fA 6.5 mi/h
Free-flow speed, FFSd 45.5 mi/h
Adjustment for no-passing zones, fInp 2.4 mi/h
Average travel speed, ATSd 36.4 mi/h

Percent Free Flow Speed, PFFS 80.0 %



Percent Time-Spent-Following

Direction Analysis (d) Opposing (o)

PCE for trucks, ET 1.6 1.6

PCE for RVs, ER 1.0 1.0
Heavy-vehicle adjustment factor, fHV 0.982 0.982

Grade adjustment factor, (note-1) fg 0.88 0.88
Directional flow rate, (note-2) vi 428 pc/h 428 pc/h

Base percent time-spent-following, (note-4) BPTSFd 46.1
Adjustment for no-passing zones, fnp 43.2
Percent time-spent-following, PTSFd 67.7 %

Level of Service and Other Performance Measures

Level of service, LOS E
Volume to capacity ratio, v/c 0.22
0
0

Peak 15-min vehicle-miles of travel, VMTI5 veh-mi
Peak-hour vehicle-miles of travel, VMT6O0 veh-mi
Peak 15-min total travel time, TT15 0.0 veh-h
Capacity from ATS, CdATS 1685 veh/h
Capacity from PTSF, CdPTSF 1700 veh/h
Directional Capacity 1685 veh/h
Passing Lane Analysis
0.0 mi

Total length of analysis segment, Lt

Length of two-lane highway upstream of the passing lane, Lu mi
Length of passing lane including tapers, Lpl . mi
Average travel speed, ATSd (from above) 36.4 mi/h
Percent time-spent-following, PTSFd (from above) 67.7
Level of service, L0Sd (from above) E
Average Travel Speed with Passing Lane
Downstream length of two-lane highway within effective
length of passing lane for average travel speed, Lde - mi
Length of two-lane highway downstream of effective
length of the passing lane for average travel speed, Ld - mi
Adj. factor for the effect of passing lane
on average speed, fpl =
Average travel speed including passing lane, ATSpl
Percent free flow speed including passing lane, PFFSpl 0.0 %
Percent Time-Spent-Following with Passing Lane
Downstream length of two-lane highway within effective length
of passing lane for percent time-spent-follewing, Lde - mi
Length of two-lane highway downstream of effective length of
- mi

the passing lane for percent time-spent-following, Ld
Adj. factor for the effect of passing lane

on percent time-spent-following, fpl
Percent time-spent-following

including passing lane, PTSFpl

_Level of Service and Other Performance Measures with Passing Lane _

Level of service including passing lane, LOSpl E
Peak 15-min total travel time, TT15 - veh-h

Bicycle Level of Service




Posted speed limit, Sp 55
Percent of segment with occupied on-highway parking 0

Pavement rating, P 3

Flow rate in outside lane, VvOL 369.6
Effective width of outside lane, We 13.00
4.79

Effective speed factor, St
Bicycle LOS Score, BLOS 5.35
Bicycle LOS

Notes:
1. Note that the adjustment factor for level terrain is 1.00, as level terrain

is one of the base conditions. For the purpose of grade adjustment, specific

dewngrade segments are treated as level terrain.
If vi (vd or vo ) >= 1,700 pc/h, terminate analysis-the LOS is F.

For the analysis direction only and for v>200 veh/h.

For the analysis direction only.
Use alternative Exhibit 15-14 if some trucks operate at crawl speeds on a

specific downgrade.

U W N



Appendix C

AASHTO Stopping Sight Distance Exhibit Sheets



Table 3-2. Stopping Sight Distance on Grades
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March 4, 2026 NEEL=-SCHAFFER
N-S Project No. 20505.001.003

Mrs. Hunter Mantooth

Assistant Director

Robertson County Planning and Zoning
527 S Brown St.

Springfield, TN 37172

Subject: Review of Traffic Impact Study
6753 Highway 76 E Rezone TA Review

Dear Hunter:

Please accept this correspondence as documentation of our review of the referenced Traftic
Assessment (TA) prepared by TTL, Inc. on behalf of Mary Lynn Henson & Steve Eidson. This
summary provides technical input to assist Robertson County staff in evaluating the proposed
development and its potential transportation impacts.

landscape architects

At the County’s request, we reviewed the Traffic Assessment prepared for the proposed parcel
rezone at 6753 Highway 76, located in the eastern portion of Robertson County. The review
evaluated the assessment’s methodologies, evaluation assumptions, capacity & operational
analysis, and conclusions to determine consistency with accepted traffic engineering practice,
applicable local requirements, and relevant state guidance. The study established the existing
conditions (2026) and full buildout conditions (2031) along Highway 76 within the vicinity of the
project site. ;I

environmental scientists |

The proposed project consists of two (2) single-family residential homes on an existing 6.7-acre
tract along Highway 76. The parcel is currently zoned AG-2 (Agricultural/Residential District)
and is proposed to be rezoned to RP-80 (Rural Preservation District). This review does not evaluate
the applicability of the county’s zoning policy; it acknowledges the zoning reclassification only as
documented in the referenced traffic assessment.

surveyors |

The TA referenced TDOT count station 74000058 on Highway 76 to establish an annual traffic
growth rate. An annual growth rate of 1.77% was used to forecast future year volumes.
Furthermore, the study used the raw count data from 2023 at the referenced count station as the
current bi-directional traffic volumes for the study segment.

planners

Trip generation was estimated using the Institute of Transportation Engineers (ITE) 7rip
Generation Manual, 11th Edition. The projected trip volumes are consistent with expectations for
a two-lot single-family residential development. The study estimates the development will
generate: 1 trip during the AM peak (0 entering, 1 exiting), 2 trips during the PM peak (1 entering,
1 exiting), and 22 daily trips.

engineers |

The TA documents that traffic capacity analysis was conducted with the methodologies presented
in the Highway Capacity Manual (HCM), 6th Edition, while using the Highway Capacity Software
(HCS7), version 7.3.
P:615.217.0500 | F:615.383.9984 @
201 East Main Street, Suite 325
Murfreesboro, TN 37130

www.neel-schaffer.com @



March 4, 2026
6753 Highway 76 E Rezone TA Review
Page 2

The study evaluated Level of Service (LOS) under future buildout (2031) conditions. The analysis
indicates that Highway 76 is projected to operate at LOS “E” during the AM and PM peak periods
under future traffic volumes.

The Traffic Assessment concludes: “Based on the analysis in this report, the surrounding road
network can adequately handle the additional traffic from a development based on the proposed
rezone request.”

Final Remarks and Recommendations

We offer the following comments and recommendations for consideration by Robertson County
officials. These remarks are provided as independent technical input based on engineering
judgment and professional experience.

The review confirms that preparation of a limited-scope Traffic Assessment is appropriate based
on the applicability thresholds established in Robertson County’s Ordinance, Section 3012 —
Traffic Studies and Assessments. The proposed development meets the following applicable
criteria:

e The site exceeds the minimum lot size threshold of five (5) acres.

It should be noted that the proposed residential development does not meet the thresholds that
would require a full Traffic Impact Study (TIS).

The review concluded that the assessment data and supporting information are consistent with
what is typically expected for a Traffic Assessment, as defined by the Robertson County ordinance.

General Site Description
The Traffic Assessment (TA) provides the necessary information to clearly establish the project
location and define the study area limits.

Trip Generation
The TA utilized the ITE Trip Generation Manual, 11th Edition. It is noted that the 12th Edition

has recently been released. However, given the minimal trip generation associated with this two-
lot residential development, the review does not find it necessary to update the analysis to the 12th
Edition for purposes of this report. Due to the very low traffic volumes expected to be generated
by the development, the project is not anticipated to affect overall roadway performance.

Roadway Conditions and Access Potential

Since publication of the Highway Capacity Manual (HCM) 6th Edition, the 7th Edition has been
released and is now considered current practice. This review takes exception to the use of the 6th
Edition methodology, as differences between the 6th and 7th Editions can result in meaningtul
variations in calculated performance measures and Level of Service (LOS) outcomes.



March 4, 2026
6753 Highway 76 E Rezone TA Review
Page 3

A side-by-side comparison of the Traffic Assessment’s (TA) two-lane highway LOS analysis with
results generated using current HCM 7th Edition software and tools suggests that the reported
“LOS E” may not accurately reflect actual operating conditions within the study area. Based on
updated methodologies and performance measures, the roadway appears to operate closer to a
“LOS B” condition under development full build-out traffic volumes.

TA performed a stopping sight distance (SSD) evaluation in accordance with current design
standards, referencing the American Association of State Highway and Transportation Officials
(AASHTO) 4 Policy on Geometric Design of Highways and Streets (The Green Book) for criteria
and technical guidance. The assumptions, calculations, and variables applied in the analysis are
appropriate for establishing baseline stopping sight distance requirements for vehicles traveling
along Highway 76 as they approach the proposed driveway locations. Consideration was given to
the vertical alignment of the roadway, specifically the crest vertical curve (cresting hill)
adjacent to the project site, which may partially restrict available sight distance. The
methodology provides a reasonable planning-level determination of minimum sight distance
requirements under existing geometric conditions.

In summary, the review finds the Traffic Assessment to be adequate for the proposed project and
the expected level of traffic impact associated with the residential development. Based on the scope
and findings presented, there does not appear to be a need to revise or redo the assessment at this

time

Thank you for allowing us the opportunity to assist the County with this review. We are happy to
answer any questions or provide clarification as needed. Please contact us if additional information

is needed.

Sincerely,
NEEL-SCHAFFER, INC.

— 7

< A
'\//‘Z-:‘é.)- Ll

&
“‘Jacob Carson, P.E., PTOE, RSP
Engineer II



Robertson County Planning and Zoning
Agenda Review Sheet
Amanda Harrington, AICP, Planning Advisor
Planning Commission Meeting
March 26, 2026

- |

Applicant:.  Mary Henson
Surveyor: Todd Bollinger

Request: Rezone 3.69 surveyed acres
of the 6.65 acres
Tax Map 093, Parcel 261.00
from AG-2 to RP-80

RrEnmrte

Property Information:
¢ Tax Map 093, Parcel 261.00
¢ 6753 Hwy 76E., Springfield

¢ Total lot acreage: 5.94 surveyed acres
(258,746.40 sq. ft.)
¢ Rezone Request: 5.94 surveyed acres.

(258,746.40 sq. ft.)

Project Narrative: Figure 1: TN Property Viewer: Tax Map 093, Parcel 261.00
RP-80 Minimum Requirements In its entirety is highlighted

Minimum Lot Size: 80,000 sq. ft.

Front: 60’

Side: 25’

Rear: 35’

Min. Lot Width @ Front Bldg. Setback Line: 150’

Min Road Frontage: 50’

Maximum Height: 35’

Max Bldg. Coverage: 30%.

Zoning: The applicant seeks to rezone 5.94 surveyed acres to facilitate property division. The
property is surrounded by AG-2. Several nearby lots are non-conforming and would now be zoned
R-40. The request to rezone RP-80 appears dimensionally suitable. Please see Exhibit 1 for excerpts
from the Robertson County zoning map and the Robertson County Growth Plan.

Comprehensive Plan: This area is intended to stay rural. The aim of the Rural Character Area is to
preserve farming and rural land uses that shape the County’s heritage and scenery. These zones are
designed to protect agricultural activities, open spaces, and low-density development. Although
farming remains the main focus, rural areas near cities, towns, or villages might gradually shift toward
rural residential uses, as long as development remains low-density and aligns with surrounding
agricultural operations.



Mary Henson Rezoning Request
For Tax Map 093, Part of Parcel 261.00, from AG-2 to RP-80

The majority of the County shall remain designated as Rural throughout the planning horizon of this
land use plan, reflecting a commitment to long-term farmland preservation and responsible growth
management. Appropriate uses within Rural areas include agriculture, forestry, open space
conservation, farmsteads and homesteads associated with agricultural activity, and agriculture-
related service businesses. Limited low-density residential development may occur where it supports,
and does not conflict with, the area's continued rural and agrarian character.

Traffic Assessment: The applicant conducted a Traffic Assessment, which was reviewed by Neel-
Schaffer, the County's traffic engineer. Neel-Schaffer's full report was submitted separately (March 4,
2026, N-S Project No. 20505.001.003); an excerpt from their report is provided here for the reader's
convenience and should not replace reviewing the full report for decision-making: “In summary, the
review finds the Traffic Assessment to be adequate for the proposed project and the expected level of
traffic impact associated with the residential development. Based on the scope and findings presented,
there does not appear to be a need to revise or redo the assessment at this time.”

Recommendation: Staff respectfully recommends approving the parcel's rezoning to RP-80, finding
it meets the minimum bulk requirements of the RP-80 zone and aligns with the goals of the
Comprehensive Plan. ** END COMMENTS **

Exhibit 1: Autin Peay University Zoning Map & Growth Plan Map
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RESOLUTION NO.

A RESOLUTION AMENDING THE ROBERTSON COUNTY SUBDIVISION REGULATIONS TO
REGULATE THE CREATION OF FLAG LOTS IN ROBERTSON COUNTY.

WHEREAS, the Robertson County Regional Planning Commission is vested with the
authority to regulate the subdivision of land pursuant to Tennessee Code Annotated §13-3-

401 et seq.; and

WHEREAS, the existing subdivision regulations and zoning resolution allow the
creation of flag lots under certain conditions; and

WHEREAS, flag lots—characterized by a narrow strip of land (“flagpole” or “stem”)
providing access to a buildable interior parcel (“flag”)—can lead to inefficient land use
patterns, emergency access challenges, and potential conflicts with neighborhood
character and development standards; and

WHEREAS, the Planning Commission finds that carefully managing the future
creation of flag lots will promote more orderly development, improve access for emergency
services, reduce driveway and utility conflicts, and enhance the overall quality and function
of residential neighborhoods in Robertson County; and

WHEREAS, the Planning Commission desires to amend the Robertson County
Subdivision Regulations, and if necessary, the Zoning Resolution, to manage the creation of
flag lots in all zoning districts;

NOW, THEREFORE, BE IT RESOLVED BY THE ROBERTSON COUNTY REGIONAL
PLANNING COMMISSION AS FOLLOWS:

SECTION 1. RECOMMENDATION TO AMEND SUBDIVISION REGULATIONS

The Planning Commission hereby recommends the following language be added to Article
IV (Requirement For Improvements, Reservations, and Design) of the Robertson County

Subdivision Regulations:

Section 4-102.9 - Flag Lots. Generally, the Robertson County Regional Planning
Commission finds that Flag Lots tend to be characteristic of “Scattered or Premature”
development and fall within its statutory authority to regulate. The Commission also
determines that Flag Lots often cause confusion regarding emergency access, hinder
efficient school bus, mail, and public utility services, and lead to conflicts among



a)

b)

property owners. Therefore, the Planning Commission establishes the following
requirements for Flag Lots within its Planning Region.

Flag lots proposed for approval shall demonstrate compliance with the requirements
contained in this section and in these regulations generally.

The Planning Commission's policy is not to consider variances or requests for
exceptions to these requirements, unless the applicant disputes the staff’s
interpretation of the regulations. In such cases, the Planning Commission will make
a final decision on whether to support or overturn the staff's interpretation.

. Additional Requirements for Flag Lots. All proposed flag lots shall demonstrate
compliance with each of the following additional requirements:

a)

b)

d)

In subdivisions containing five lots or more, Flag Lots shall not compose more than

20 percent of lots; subdivisions of fewer than 5 lots shall contain no more than 1 one

Flag Lot.

Minor Subdivisions as defined herein containing a Flag Lot may be approved utilizing

the same process as established for other Minor Subdivisions, provided that all

requirements for Flag Lots are met.

All Flag Lots shall have a minimum of 50 feet of physical road frontage along a public

road. In no case shall an easement satisfy this requirement. In no case shall widths

be reduced to less than 50 feet.

Flag Stems for proposed Flag Lots shall not be longer than 500 feet.

1. Flag Stems shall be measured from the edge of the public right of way to the
beginning of the front Building Setback Line.

2. Such Building Setback Line is defined as the point at which the lot in question
meets minimum lot width requirements for its applicable zoning district.

Only one intervening lot or tract shall be permitted between the Flag Lot and the

public road that provides access.

Flag Stems shall not change directions more than once; angles for Flag Stems shall

not exceed 90 degrees.

Flag Lots shall provide adequate, safe, and reasonable access to the building site, as

determined by the Planning Commission. To this end, Flag Stems:

1. Shall not contain any portion of ponds, buildings, or other obstructions except
vegetative cover to be removed during construction.

2. Shall not cross flowing or intermittent streams, ravines, or other topographic
features without installing a culvert or bridge that will ensure emergency access
during the 25-year storm event.



3. Any necessary culverts or bridges must be designed and sized by a licensed
engineer and installed at the applicant’s expense.

h) Additional buffering requirements may be required for subdivisions containing Flag
Lots to minimize the visual impact of adjacent rear yards to front yards. These
requirements may include plantings, construction of opaque fencing, preservation of
existing trees and other vegetative cover, and increased setback requirements, which
may be required to be depicted on the plat.

Article VI, Definitions:

Lot, Flag: A lot not meeting minimum lot frontage requirements and where access to a
public or private street is provided by means of a long, narrow driveway or easement
between abutting lots.

SECTION 3. EFFECTIVE DATE

This resolution shall become effective upon its adoption by the Planning Commission and
the official approval of the recommended amendments by the Robertson County Board of
Commissioners, as required for the public welfare.

Adopted this [___] day of March 2026.

Chairperson:

Secretary:
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Robertson County - Parcel: 117 141.00

el 0

iceful Acre's:

Al o
i -

Date: March 6, 2026

County: ROBERTSON
Owner: BARROW VICKI L ETVIR BARROW KELLY G
Address: NEW HALL RD 2811

Parcel ID: 117 141.00

Deeded Acreage: 4.18

Calculated Acreage: 0

Vexcel Imagery Date: 2023

Ext

SALLLL Ruadre

0.12 mi

1:4,
! 0.08
0 0.05 0.1 0.2 km
State of Tennessee, Comptroller of the Treasury, Division of Property

Assessments {DPA), Esri Community Maps Contributors, © OpenStreetMap,
Microsoft, Esn, TomTom, Garmin, SafeGraph, GeoTechnologies, Inc, METY

NASA, USGS, EPA, NPS, US Census Bureau, USDA, USFWS

The property lines are compiled from information maintained by your local
county Assessor’s office but are not conclusive evidence of property

ownership in any court of law.




Robertson County - Parcel: 062 225.01

Date: March 6, 2026

County: ROBERTSON

Owner: WEBER MARK M TRUSTEE
Address: GUTHRIE RD 8464

Parcel ID: 062 225.01

Deeded Acreage: 2.02

Calculated Acreage: 0

Vexcel Imagery Date: 2023

1:2,257
0 0.01 0.03 0.06 mi

—tt—t et

0 0.02 0.04 0.09 km

State of Tennessee, Comptroller of the Treasury, Division of Property
Assessments (DPA), Esti Community Maps Contributors, Commonwealth of
Kentucky, ® OpenStreetMap, Microsoft, Esti, TomTom, Garmin, SafeGraph,
GeoTechnologies, Inc, METI/NASA, USGS, EPA, NPS, US Census Bureau,
USDA, USFWS

The property lines are compiled from information maintained by your locat
county Assessor’s office but are nat conclusive evidence of property
ownership in any court of law.




Robertson County - Parcel: 062 151.00

Date: March 6, 2026

County: ROBERTSON

Owner: MALONE STEPHANIE A
Address: CEDAR GROVE RD 8743
Parcel ID: 062 151.00

Deeded Acreage: 2

Calculated Acreage: 0

Vexcel Imagery Date: 2023

Cedar Grove Rd

1:2,2567
0 0.01 0.03 0.06 mi

— et

0 0.02 0.04 0.09 km

State of Tennessee, Comptroller of the Treasury, Division of Property
Assessments (DPA), Esri Community Maps Contributors, Commonweatth of
Kentucky, ® OpenSireetMap, Microsoft, Esri, TomTom, Garmin, SafeGraph,
GeoTechnologies, Inc, METI/INASA, USGS, EPA, NPS, US Census Bureau,
USDA, USFWS

The property lines are compiled from information maintained by your local
county Assessor's office but are not conclusive evidence of property
ownership in any court of faw.




Already Existing
Flag Lots

Would not have
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Over 5 acres



Robertson County - Parcel: 094 142.01

Date: March 4, 2026

County: ROBERTSON

Owner: ROBERTS RITA K ETAL HINKLE ANDREAN
Address: BETHLEHEM RD

Parcel ID: 094 142.01

Deeded Acreage: 11.08

Calculated Acreage: 0

Vexcel Imagery Date: 2023

ouel D ac

1:9,028
0.05 0.1 L
0.1 0.2 0.4 km
State of Tennessee, Comptroller of the Treasury, Division of Property
Assessments (DPA), Esri Community Maps Contributors, ® OpenStreetMap,

Microsoft, Esri, TomTom, Garmin, SafeGraph, GeoTechnologies, Inc, METI/
NASA, USGS, EPA, NPS, US Census Bureau, USDA, USFWS

The property lines are complled from information maintained by your local
county Assessar’s office but are not conclusive evidence of property
ownership in any court of law.




Robertson County - Parcel: 094 138.00

e

Date: March 4, 2026 1:9,028
0 I 0.1 0.2 mi

County; ROBERTSON L N ' 04 ,
Owner: JONES EDWARD EARL JR ETUX CO-TRUSTEES JONES TRUST ETAL JONES EDWARDEII 94K
Address: BETHLEHEM RD Renessopons (5500, E51 Cammanty Maps Gortiblrs, © OponSiteatap,
Parcel ID: 094 138.00 Microsoft, Esri, TomTom, Gamin, SafeGraph, GeoTechnologies, inc, METI/
Deeded Acreage: 0 NASA, USGS, EPA, NPS, US Census Bureau, USDA, USFWS

CaICUIated Acreage: 1 76 The property lines are compiled from information maintained by your local
VeXcel |mag el’y Date: 2023 county Assessor’s office but are not conclusive evidence of property

oNeC D al




B %S“wﬁwowﬁﬂ PROPERTY LIN
UZ X 15" IRON FIN WITHPLASTIC CAP “— —— —— RIONT OF WAY LINE
"ﬂ.ﬂﬂ,.zz Hisdgpaliitatit — —— — uEsammMELNO
@ EXST.CONCRETE MONUMENT ——.— BRRE gmm.:ﬂ:ﬁ:?r
° MEANDER POINT ————— FENCE
O ReE —— —— —— EDGE OF PAVEMENT
x FENCE POST —_m—CURB AND QUTTER
SURVEY PLAT NOTES

1) THE SURVEYOR HAB NOT PHYSICALLY LOCATED THE LINDERGROUNO UTILITIES. ABOVE GRADE
AND UNDERGROUND UTILITIES BHOWN WERE TAKEN FROM VIBIBLE APPLURTENANCES AT THE BITE,
PUBLIC RECOADS AND/OR MAPS PREPARED BY OTHERS.

‘THE BURVEYOR MAKES NO QUARANTEE THAT

POSSIBLE HAZARD OR CONFLICT. TENNESSEE ONE CALL 1-800-35%.1111 OR TENNESSEE
REGULATORY AUTHORITY (TRA) AT 311,

2) THIS BURVEY WAS PERFORMED LSING A GARLBON BRX+ DUAL FREQUENCY, REAL TIME KINEMATIC
(RTK) GLOBAL POSITIONING SYBTEM ROVEA AND LOCAL BASE STATION: HW B16130147501133 ROVER:
HAY 210130147501126 AND A GEGMAX ZIP 20 R TOTAL STATICN SERIAL #2183702 FOR REDUNDANT

3} ALL COORDINATES AND BEARMG DATA I8 BASED UPON THE TENNESSEE STATE PLANE COORDINATE
BYSTEM, BINGLE ZONE. NAD B3, NAVD 35, GECID 08. MULTIPLE REDUNDANT MEABUREMENTS WERE
TAKEN ON EACH PROPERTY CORNER, EACH MEASUREMENT EXCEEDING A TOLERANCE OF 0.07 PLUS
50 PARTS PER MILLIGN FOR RGRITIONAL ACCURACY.

4) NO VISIBLE EABEMENTS OR CLAM! WERE FQUND INSPECTION

5) TYPICAL BUILEING EETBACK LINES: PRONT - 501, BIDE - 10, REAR - 30"

CLAUDE GROVES
TAX MAP 24 PARCEL 31.00
DEED BOOK 326, PAGE 753, R.0.R.C.

THE LANDING AT RED RIVER
ROBERTSON CO. TN.

WILLIAM ANDERSON
TAX MAP 24 PARCEL 1,00

"DEED BOOK 285, PAGE 332, RORC.

CLAUDE GROVES
TAX MAP 24 PARCEL 4.00
DEED BDOK 283, PAGE 152, R.O.R.C.

REUBEN GROVES
TAX MAP 24 PARCEL 30.00
DEED BOOK 522, PAGE 420, R.O.R.C.

ROBERT L. ROBINSON
€004 RED RIVER SCHOOL ROAD
PORTLAND TN
TAX MAP 24 PARCEL 28.00 ZONE AG
DEED BOOK 2147 PAGE 565

/, \ L MicraeLpearson sr TOTAL AREA OF TRACT
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1 HEREDY CERTIFY THAT THE PLAT GHOWN HEREO IS A TAUE V" DEEDBOOK 326, PAGE 753, RORLC.

CLIENT: SURVEY BY:
Qﬂn_ D mn. ~ 3 . i BOBBY ROBINSON ACR LAND SURVEYING, PLLC WNW%_N/\_.NW’%%—%WW‘__MW>U
[ 4 X 106 SAPPHIRE DRIVE 1411 MONROE STREET ROBERTSON COUNTY
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| e 7

DATE: 17282022
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TAX MAP 11 PARCEL 7200
RECORD BOOK 1629, PAGE 289, RO.RG,

FINAL PLAT

DATE OF SURVEY: 1202022

MARY T. SUBER
N TAX MAP 11 PARCEL 68,00
RECORD BOOK 1688, PAGE 772, RO.R.C.

VICINITY MAP
n.ts.

CERTIFICATE OF DWNERSHIP AND DEDICATION

deacribed harmon & evkienced I Book Numdes _ 2147, Page __505.__, Rebertson

CERTIFICATE DF ACCURACY
Y v
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resolution
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NOTE:

THIS SURVEY WAS PREPARED FROM CURRENT DEEDS OF RECORD i o —
R DESCRI

AN I\'Il.zov o neH () “.w.mzw OF THE PROPERTY HEREON SHOWN_ ANO BED HEREUN AS

WAP 49, PCL .01 TAORCT]
DOES NOT REPRESENT A TVILE SEARCH OR A QUARANTEE

NOT
S T w0 e T IR AL O S e JESSICA DAC IRON PIN (0) PO _m<ﬁ ey Aport TS bk o .wnm.aﬁiﬂu»h«mw.aE L
Y o 88, 1954, PC 431 RORCT, M.BSL. @ m.m FREE_ CONSENT, ESTABLISH THE MINMUM BUILDING RE~
h .—.:mm SURVEYOR HAS NOT PHYSICALLY LOCA bl 30 TADRST. LINE FOR ALL %&d—wﬁg g OML_U OTHER FACLLITIES L)
X, LOCATED ANY UTILITIES. JRON BAR MON 1B
UTILITIES, | SHOWN HEREON, ARE AS PER INFORMATION FURNISHED BAR MONUMENY HAVE BEEN REGULATIONS.
BY THE ASSOCWTED UTITY AUTHORITY AND ARE APPROXIMATE. P.(0)

T UTILITIES, [ SHOWN, HEREON ARE IN THE EXACT LOCATION
INDICATED. THEREFORE, THE SzE, WPE AAUBILITY MD
wn»ﬁr_bgﬁczoﬁr:!u SHOULD BE VERIFIED
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Non-Residential Character and Development Standards
Parking and Access
1. A traffic study or analysis must be conducted for all commercial developments in accordance with the
criteria outlined in this Zoning Resolution and in accordance with the County's Traffic Study Guidelines.
2. New off-street parking must be located to the side or rear of buildings and may be no closer to the street

than the front fagade of the building.

Building Orientation and Setbacks
1. New buildings shall be oriented toward the street rather than the parking area and shall provide at least one

entrance on the street-facing fagade.

9 1n cases where there is more than one building on the parcel. the orientation requirement shall only apply
to the structure(s) closest to the right-of-way.

3. Minimum setbacks shall apply per the Zoning Resolution.

Building Facade and Basic Building Standards
1. Building details, including roof forms. siding materials, windows, doors, and trim, shall reflect a

consistent architectural style.
2. Rear and side facades that are visible from a public right-of-way shall have a similar architectural and
material treatment as used on the primary or front facade.
Blank building walls facing streets are prohibited.

Buildings shall have a defined base. middle, and cap.
5. Building facades should be varied and articulated to provide visual interest. A minimum of forty (40)

percent of the first floor and twenty (20) percent of the second floor (as applicable) on the front fagade
shall have window/door fenestration.

6. In cases where building facades will be wider than thirty-five (35) feet in width, the fagade shall be broken
up into increments not exceeding this width by varying setbacks and roof forms.

7. Building facades shall primarily be composed of brick, stone (real or faux), scored precast concrete, Hardie

board, or similar robust material.
& Foundations shall be composed of brick, split-face block, cast stone, stone, or scored precast concrete.

Sullad

Exterior Building Materials
I. Facades facing public streets shall be compased of a minimum of seventy-five percent (75%) masonry

materials such as brick. stone (real or faux), precast concrete. or fiber cement siding.
2. Architectural metal panels may be used as accent features under the following conditions:
a. Metal shall not exceed twenty-five percent (25%) of any street-facing fagade.
b. Panels shall have a factory-applied. non-retlective finish.
c.  All metal panels shall utilize concealed fasteners. Exposed fastener systems. corrugated metal. and
unfinished sheet metal siding are prohibited.

Trash Storage, Mechanical Equipment, and Gas Station Canopies
1. All trash storage areas shall be located in the rear of buildings and shall be screened from public rights-of-

way and surrounding properties

2. All mechanical equipment shall be located in the rear of the building and shall be screened from public
rights-of-way and surrounding properties. Alternatively, if mechanical equipment is located on a roof,
it shall be screened from view from the public rights-of-way and surrounding properties.

3. All gas station canopies shall adhere to the following:

a. The design, materials, roof pitch and other architectural details used for the canopy. including
the colunms, shall match those used for the principal building and shall ensure that the canopy
will appear as a subordinate structure through one or more of the following:

i.  The canopy is located behind the principal building.
ii. The canopy is physically connected to the principal building, and the connection
shall be wide enough to cover a pedestrian walkway.
jii. The length of the canopy is less than the length of the principal building; or
iv. The height of the canopy is less than the average height of the principal building.
b. The canopy shall have a maximum clearance height of twenty (20) feet, as measured from
the finished grade to the underside of the canopy.



c. Canopy lighting shall be fully recessed into the canopy, and the roof structure shall not be
internally illuminated in such a way as to allow light to show through the roof structure.

F. Landscaping and Buffering Requirements

1.

2.
3.

For nonresidential or multi-family development: plant at least one large shade tree for every 2,500 to
5,000 square feet of site area (or part thereof), depending on scale and visibility.

Plus one (1) understory or ornamental tree per 4,000 to 8,000 square feet of site area.

In parking lots: at least one (1) shade tree per 6 to 8 parking spaces, planted in islands or medians.

I. Minimum Plant Sizes at Installation
a. Large shade trees: minimum 2.5-to-3.0-inch caliper, or height equivalent (e.g. 10-12 f1).
b. Omamental / understory trees: minimum 2.0-inch caliper or 8-10 ft height.
¢. Evergreen (screening) trees: minimum 6 ft height and 2 in caliper (or equivalent).
d. Shrubs: minimum 2-3-gallon container size, or at least 18-24 in height for screening shrubs.

II. Species Diversity & Suitability
a. Use a mix of species — no more than 20-30% of the same species in large areas — to reduce risk

from pests or disease.

b. Prefer native or regionally adapted species that tolerate local climate (heat, drought, winter
cold), soil type, and maintenance constraints.

¢. Avoid invasive or aggressive species.

H1. Tree Preservation & Retention
a. Where possible, retain existing healthy mature trees and integrate them into the design (credit

plantings accordingly).
b. Preservation zones (drip lines, critical roots) shall be fenced/protected during construction.

IV. Buffering & Screening
1. Buffer Widths
a. Along property lines adjacent to residential zones: minimum 10 to 20 ft planting buffer
(or more, if needed)
b. Along street frontages (where landscaping is visible to public): minimum 5 to 10 ft
planting strip between sidewalk/curb and building.
c. Between parking lots and streets: minimum 5 ft landscape strip, plus trees at intervals.

2. Screening Requirements
a. Use evergreens or dense shrubs to screen mechanical equipment, dumpsters, loading

areas, or service yards.
b. For fences, walls, or retaining walls: plant evergreen shrubs on the exterior side, staggered,

to soften edges.
c. Planting height should grow to at least 4-6 ft within 35 years to provide effective
screening.
3. Visual Breaks & Sight Lines
a. Maintain required sight distances at driveways and intersections (e.g. clear zone of
planting under 3 ft in triangle).
b. Provide breaks in continuous hedges or shrubs at walkways or vistas.

V. Parking Lot Landscaping
1. Landscape Islands/ Medians
a. At the end of parking rows: provide planting islands at least 9 ft x 18 ft (or at least 162 sq
ft) dimensions, with one shade tree and groundcover.
b. Interior medians every 1015 spaces as feasible, with trees and shrubs.
c. Minimum width of medians: 6 ft, with enough width for planting soil volume.
2. Tree Canopy Coverage
a. Over time, trees in parking areas should provide 30-40% shade coverage of the pavement
surface (or a local target consistent with climate).



b. Plant trees away from curbs/pavement edge to allow root growth and reduce pavement
damage.

VI. Turf, Groundcovers & Mulch

1.

Groundcover / Lawn Areas
a. Provide turf or groundcover around buildings, between plant beds, and in open spaces.

b. Use drought-tolerant turfgrass or native grass mixtures, especially in common areas.

¢. Maintain mowing height appropriate to species (e.g. 2.5-4 in for cool-season grasses).

Maulch & Planting Beds

a. Al planting beds should be mulched (e.g. shredded hardwood, pine bark, compost) to a
depth of 2-3 in to conserve moisture, suppress weeds, and protect roots.

b. Maintain a minimum of 12 inches of clearance between mulch and building walls to avoid
moisture damage.

Edging & Separation

a. Provide a physical edging (stone, metal, concrete, or plastic) between turf and planting
beds to define boundaries and reduce turf intrusion.

b. Use weed barrier fabric under mulch in some beds only where appropriate (but avoid in
tree beds if it impedes root growth).

VII.Seil, Irrigation & Maintenance

VIIL.

IX.

1.

1.

2.

1.

Soil Preparation

a. Provide at least 12-18 in of quality planting soil (loam or amended to support plant
growth) in all planting beds.

b. Soil pH should be suitable (typically 6.0-7.5 unless species-specific).

c. Decompaction of subsoils, proper grading, and drainage must be ensured.

Irrigation / Watering

a. For initial establishment (first 2-3 years): provide drip irrigation or spray systems to
ensure adequate moisture.

b. Use moisture sensors, timers, or controllers to avoid overwatering.

c. If public water is unavailable, consider efficient low-water landscaping (xeriscaping) or
native drought-tolerant plant palettes.

Maintenance Requirements (Long-Term)

a. The property owner must maintain all plantings: pruning, weeding, replacement of failed
plants, mulching, fertilization, pest control.

b. Dead or unhealthy plants must be replaced within one growing season.

c. Maintain clearance from utilities, sidewalks, driveways, and signs.

Stormwater / Erosion Control Integration

Bio-swales, Rain Gardens, and Retention Areas
a. Encourage use of bioretention cells, rain gardens, vegetated swales in parking lot buffer

strips, medians, or peripheral zones.
b. Use native wetland, wet-tolerant species in these areas.
¢. Provide soil volumes and underdrain as necessary.

Slopes and Berms

a. On slopes steeper than 3:1, provide groundcover, sod, or erosion control matting
immediately after grading.

b. Berms used for screening should have planting (trees/shrubs) on slopes to stabilize.

Credits, Waivers & Flexibility

Credits for Existing Vegetation



H.

a. Preexisting healthy trees retained may count toward the required tree planting ratio (with

credits).
b. Preserve specimens or heritage trees wherever possible and adjust planting accordingly.

2. Alternate Compliance / Offsite Planting
a. For constrained sites, allow alternate design (e.g. vertical gardening, container plantings,
green walls), subject to approval.
b. In lieu fees or off-site planting may be allowed if equivalent landscaping is provided
elsewhere in proximity.

3. Phasing
a. For multi-phase developments, require the initial phase to meet a portion (e.g., 50-75%) of

full 1andscaping, with later phases completing full compliance.
X. Inspection & Guarantee

1. Planting Inspection
a. A landscape plan must be submiited and approved by county planning staff, showing plant
species, sizes, locations, and maintenance plans.
b. A final inspection on installation must be done before issuance of certificate of occupancy

or equivalent.

2. Warranty / Guarantee
a. Plantings must be guaranteed (by developer or contractor) for at least one (1) growing

season (or 12 months) following installation (or two full growing seasons in harsher

zones).
b. Any dead/dying plants during warranty must be replaced at the applicant’s expense.

Roof Form

1. Roof forms shall be gabled or hipped. with gable ends facing the street.

2. The minimum roof pitch required is as follows:
a. Buildings along state highways must bave a minimum roof pitch of 7:12; and
b. Buildings along all other roads must have a minimum roof pitch of 5:12.

Open Space
1. Non-Residential Development

a. A minimum of thirty (30) percent open space shall be required.

b. New non-residential development projects which utilize pervious paving materials. such as
pervious concrete. to meet parking requirements may reduce their open space requirement
to twenty (20) percent.

Signage
. All signage requirements of the Zoning Resolution must be met.
2. New ground signs must be monument-style signs with a masonry base.

Incorporation into Site Plan
1. The Planning Commission shall review these non-residential character and development

standards.
5 These non-residential character and development standards shall be incorporated into the

applicable site plan for the development.



