
 

Town of Arlington 

Planning Commission 

Meeting 

 

 

 
 

 

 

May 17, 2021 
6:30 P.M. 



 

 

 

Planning Commission Meeting 
Monday, May 17, 2021 

6:30 p.m. 
 

I. Invocation 

II. Call to Order & Establishment of a Quorum 

III. Approval of Minutes from the April 19, 2021 Meeting  

IV. Comments from Citizens 

V. Old Business 

A. Other as Properly Presented 

VI. New Business 

A. Airline Road PD, Phase 2 – PD Master Plan –a commercial Planned Development for a 
freestanding emergency department and medical offices on 10.25-acres on the east 
side of Airline Road, just south of Airline Road PD Phase 1.  

PUBLIC HEARING: to consider a Planned Development and Master Plan for Baptist 
Memorial Health Care, on 10.25 acres on the east side of Airline Rd, north of Hall Creek 
Bridge. 

B. West Tennessee Veterans’ Home – PD Master Plan – a commercial Planned 
Development for a State Veterans Home on 28.65 acres on the west side of Milton 
Wilson Blvd, south of the Tennessee Developmental Center.  

PUBLIC HEARING: to consider a Planned Development proposal for the West 
Tennessee Veterans’ Home, located on 28.65 acres on the west side of Milton Wilson 
Blvd, south of the Tennessee Developmental Center and Dogwood Run Drive. 

C. Trails of Arlington PD, Phase 7 – Construction Plans – for the infrastructure to 
support a 2-lot commercial subdivision on a 9.4-acre site on the northeast corner of 
Airline Road and Arlington Trail.  

D. Trails of Arlington PD, Phase 7 – Final Plat – for the creation of a 2-lot subdivision on a 
9.4-acre site on the northeast corner of Airline Road and Arlington Trail.  

E. Rich Products Expansion – Site Plan – for the addition of a rail spur, unloading 
platform, and new storage tank for an existing manufacturing facility at 5885 Jetway.  

F. Trails of Arlington PD Ph 7, Lot 2A – Site Plan – for the construction of a roughly 7,500 
square foot building for a gas station and restaurant at the northeast corner of Airline 
Road and Arlington Trail.  

G. Other as Properly Presented 

VII. Adjourn 
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PLANNING COMMISSION 

April 19, 2021 - 6:30 PM 

Meeting Minutes 

 

Brian Thompson, Chairman read the following statement to be made part of the record and 

minutes: 

 

On June 29, 2020, Executive Order 51 was signed by Governor Bill Lee, extending the Order allowing 
municipal governments to temporarily alter procedures for public meetings and hold them by electronic 
means in the interest of protecting the health, safety and welfare of Tennesseans in light of the COVID-
19 pandemic.  
 
The Planning Commission will hold the meeting partially electronically to reduce public gatherings and 
allow remote participation by members.  Meeting minutes will be drafted and posted for the March 
meeting as usual. 

 

I. Invocation 

Brian Thompson, Chairman delivered the Invocation. 

II. Call to Order and Establishment of Quorum:  

Present:     Others Present: 

Brian Thompson, Chairman  Angela Reeder, Town Planner (virtual)  

Dwight Barker    Gerald Lawson, Town Attorney 

Oscar Brooks, Alderman   Steve Hill, Town Engineer 

Susan Payne    Catherine Durant, Town Administrator 

Nycole Alston     

Victor Ghosheh 

Russ Campbell (virtual) 

 

Chairman Thompson called meeting to order and with a quorum was established. 

III. Approval of Minutes from March 15, 2021 Meeting: 

Chairman Thompson asked for a motion to approve the March minutes.  

Motion: Susan Payne made a motion to approve the minutes of the March 15, 2021 

meeting.  Nycole Alston seconded the motion. 

Hearing no discussion or corrections, Chairman Thompson called for a vote. 

 Vote on Motion:  The motion carried unanimously in a roll call vote. 

IV. Comments from Citizens 

No comments presented. 



 

Planning Commission 

April 19, 2021 

Page 2 

 

V. Old Business: 

No old business to present. 

VI. New Business: 

A. Taco Bell – Site Plan – for a 2,056 square foot restaurant with a drive-through on Lot 5 

of the Airline Road PD Phase 1, at 5228 Airline Road. 

Chairman Thompson recognized Angela Reeder to present the staff report (on file). 

Ms. Reeder stated the applicant proposed a 2,056 square foot building for a Taco Bell 

restaurant, with a drive-through and associated parking. This site is located on one of 

two out lots in front of the Shops at Arlington center. The site is cleared and surrounded 

by existing driveways and parking lots in the Shops center and future Kroger site. A PD 

was originally approved in 2016 to include Kroger, a shopping center, and four (4) out 

parcels. Each outparcel was required to present to both PC and DRC.  This is the second 

outparcel to build.  

Ms. Reeder explained the building sits on the north side of the site, with parking on the 

south and a drive-through on the north. The building has an entrance on the front, and 

two on the south side facing the parking lot. Bike racks are proposed on the south side 

of the building, as required by the PD. The building will use the existing, shared, full-

access driveway on the north side of the site.  She noted two internal driveways cross 

the site, one in front and one behind the building. The plan provides a total of 17 parking 

spaces, including 1 ADA space. This falls within Zoning Ordinance requirements, which 

call for between 11 and 17 spaces. It also provides queuing for 8 vehicles, exceeding the 

6-vehicle requirement.  

Ms. Reeder noted road improvements to Airline Road were completed with the PD, as 

well as drainage facilities and the detention basin for the PD.  Mr. Steve Hill noted the 

storm drainage for this development will be directed to existing storm drains on site. He 

said the site will connect to existing sewer service at the rear of the lot.  Ms. Reeder then 

said open space of 45% is provided, which meets the Town and PD requirements. The 

site must provide 20 tree density units and the DRC will confirm it with their review. 

Ms. Reeder recommended approval of the Site Plan, subject to the proposed conditions. 

 

Chairman Thompson called for a motion to open discussion and approve the request. 

Main Motion:   Alderman Brooks made motion to approve the site plan for Taco Bell 

with the recommended conditions. Dwight Baker seconded the 

motion. 

Chairman Thompson asked for comments or questions for staff. 

Mr. Campbell commented the open space is large and questioned if the parking could 

be expanded in the future.   



 

Planning Commission 

April 19, 2021 

Page 3 

 

Applicant, Greg Carrico with Pickering Firm, Inc, said there were no expansion plans and 

noted the site has maxed out the parking spots allowed according to code. 

Alderman Brooks and Mrs. Payne agreed the site looked good and well laid out. 

Mrs. Alston asked if there was a way to have a continuous drive for traffic around the 

building.  Mr. Carrico stated 2 lanes going out of the site at the same time can cause 

congestion as well as safety issues.  As designed, once the customer turns into the drive 

thru, they are dedicated to stay there.  

Mrs. Alston asked if the canopies cover the order board area.  Mr. Carrico stated yes, 

slightly. 

Chairman Thompson asked with the direction of the drive through, vehicles who enter 

from the back of the site would have a hard time entering the drive-through lane.  

Mr. Carrico said it would be difficult and hopefully signage would help direct customers 

and most cars would learn after one time trying from the other side.  

Ms. Reeder noted there are barricades across dead ends at the driveway stubs to 

neighboring parcel until it is developed. 

Chairman Thompson asked why the landscaping was placed outside the 25 foot 

landscape easement.  Mr. Carrico stated he wasn’t sure but would find out before site 

plan is presented to the DRC.  

Chairman Thompson asked for any additional questions. Hearing none, he called for 

vote. 

Vote on Main Motion:  The motion carried unanimously with a roll call vote. 

STANDARD CONDITIONS: 

S-1. It is found that the application as presented, with plans received April 1, 2021, and 

with the conditions of approval meets the provisions of the Town of Arlington 

Zoning Ordinance and any other applicable regulations, and the project shall be 

constructed in accordance with those regulations. 

S-2. All construction improvements within the development shall be in compliance with 

the Town of Arlington Zoning Ordinance, Subdivision Regulations and Technical 

Specifications, as directed and approved by the Town Engineer, unless otherwise 

noted on the Site Plan. 

S-3. This project must comply with the Tennessee Department of Environment and 

Conservation NPDES Regulations governing stormwater discharge during 

construction activity. 

S-4. Prepare and submit to the State of Tennessee (with a copy to Arlington) a notice of 

intent and a Stormwater Pollution Prevention Plan for the site, if necessary. 

S-5. Erosion control measures as approved by the Town Engineer shall be implemented 

and in compliance with the applicant’s filed Notice of Intent, and approved Notice 

of Coverage prior to any earth disturbance activity. 



 

Planning Commission 

April 19, 2021 

Page 4 

 

S-6. All signage design and location is subject to the review and approval of the Design 

Review Committee or its designee. 

S-7 The applicant is required to have a pre-construction meeting with Town of Arlington 

staff prior to commencing improvements.  

S-8 All sidewalk paths, including those across driveways, shall be ADA compliant, 

including the installation of truncated domes to provide tactile surfaces where ADA 

routes cross driveways.  This requirement applies both in the public right-of-way 

and within the site.  

 

PROJECT SPECIFIC CONDITIONS: 

P-1. Revise the Construction Plans to address comments as noted on the marked-up 

plan sheets provided by the Town Engineer and provide for Town review and 

approval. 

P-2. Landscaping, lighting, building elevations and signage shall be reviewed and 

approved by the Design Review Committee in accordance with the Town Design 

Guidelines. 

B. Village at White Oak 1st Addition PD, Phase 16 & 17 – Land Disturbance – to preform 

clearing activities on approximately 26 acres located on the southeast corner of the PD 

project area, north of Harrell Road.  

Chairman Thompson recognized Angela Reeder to present the staff report (on file). 

Ms. Reeder stated the applicant is requesting a land disturbance permit for clearing 

Phases 16 and 17 of the remaining Villages at White Oak 1st Addition PD. This Master 

Plan for the PD included multiple phases and was approved by the BMA in 2017 by 

Resolution 2017-44.  

 

Ms. Reeder noted the applicant states their intention is to clear approximately 26 acres 

of the site. A previous permit in 2019 allowed for clearing of most all remaining area 

except in this area in conjunction with the development of earlier Phases. She said there 

is no grading proposed in association with this LD submittal. Per the PD, Phase 16 will 

consist of medium lots and Phase 17 will consist of Estate lots.  These phases include a 

large amount of common open space that is intended to remain natural or treed, 

including a 100-foot preservation area along I-40 and the Estate Lots.  Ms. Reeder 

explained staff placed a condition, and the applicant agreed, to provide a Tree Survey to 

confirm common areas and buffers are minimally impacted, and with the goal that any 

specimen or significant trees within the subdivision be protected on the lots where 

possible. The survey shall include trees within 100 feet of the clearing limits boundary 

(25’ into the no-cut buffer area & 75’ into the proposed lots).  

 

Throughout and after the work, the developer will be required to control erosion, and all 

disturbed areas will be stabilized completion. The plans note stabilization by seeding or 

sodding will occur.  
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Ms. Reeder said staff recommended approval for the Land Disturbance Permit. Chairman 

Thompson requested motion to open discussion and approve the request. 

Main Motion:     Dwight Barker made motion to approve Land Disturbance for Villages 

of White      Oak Phase 16 & 17. Alderman Brooks seconded the motion. 

Chairman Thompson called for questions or concerns for staff or the applicant. 

Mr. Campbell noted this site has had previous problems with the prior General 

Contractor, specifically with burn permits.  His concerns were those issues with burning 

throughout the disturbance process and he did not want to see it happen again.  Mr. 

Campbell asked if there was a plan in place and a joint effort between Shelby County 

Health Department, Arlington Fire Department and staff to make sure prior mistakes are 

not made again.  

Town Administrator Catherine Durant agreed there had been quite a few complaints 

previously. She noted this had all been pointed out to the applicant.  Burn permits are 

issued jointly by the Health Department and AFD, and they had agreed to joint 

inspections and review. Any violations would result in their rights to burn being pulled.  

Chairman Thompson noted saving trees is not always feasible and appreciates the 

applicant for working with staff and putting forth the effort to do what they can. He 

hoped those efforts result in something different on this site, and noted the benefits to 

homes of maintaining existing tees.  

Alderman Brooks asked about erosion control from previous land disturbance issues, 

due to all the grading on this site. Mr. Hill responded he hadn’t heard of any big 

problems, and any smaller ones were being handled by Town inspectors.  

Hearing no further discussion Chairman Thompson called for a vote. 

Vote on Main Motion:  The motion carried unanimously with a roll call vote. 

STANDARD CONDITIONS: 

S-1.   All construction and improvements within the site shall be in compliance plans received 

December 18, 2020, and with the Town of Arlington Subdivision Regulations and 

Technical Specifications, and as directed and approved by the Town Engineer. 

S-2. This project must comply with the Tennessee Department of Environment and 

Conservation NPDES Regulations governing stormwater discharge during construction 

activity. 

S-3. Erosion control measures as approved by the Town Engineer shall be implemented in 

compliance with the applicant’s Notice of Intent and approved Notice of Coverage prior 

to any permitted earth disturbance activity. 

S-4. A Letter of Credit shall be provided to the Town of Arlington in an amount to be 

determined by the Town Engineer to insure the completion of the work. 

 

PROJECT SPECIFIC CONDITIONS: 
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P-1. Provide a cost estimate for the proposed work to be done under the Land Disturbance 

Permit so that a security amount can be determined for review and approval. 

P-2. Revise the land disturbance plans to address any comments as noted on the marked-up 

review set of plans provided by the Town Engineer. Resubmit corrected plans for review 

and approval prior to the commencement of work. 

P-3. Provide a Tree Survey to include at least 100 feet wide along the perimeter of the Land 

Disturbance activity area, to confirm common areas and buffers are minimally impacted 

and with the goal that any specimen or significant trees within the subdivision lots be 

protected where possible. The survey should identify trees with a diameter of 8” or greater 

DBH, consistent with Code and Design Guideline standards.  

P-4. No open burning shall be approved on the site unless staff is provided with sufficient 

justification and is comfortable any burning can be performed in a manner to avoid the 

problems and complaints experienced during burning in other portions of the project.  

P-5. A preconstruction conference with Town Staff and with the Tennessee Department of 

Environment & Conservation (TDEC) staff shall be held prior to commencement of work. 

  

C. Other as Properly Presented 

Ms. Reeder reminded the committee of a Special Called Meeting scheduled for April 29, 

2021 at 6:30pm to discuss the upcoming Baptist Memorial Hospital project. 

VII. Adjournment: 

Hearing no further business, Chairman Thompson called for a motion to adjourn. 

 

Motion:   Susan Payne made motion.  Dwight Barker seconded the motion.  

 

Chairman Thompson called the meeting adjourned. 

 

 

    _____              

Brian Thompson, Chairman   Date 

 

 

                        

Nycole Alston, Secretary   Date 



TOWN OF ARLINGTON, TENNESSEE 

Planning Commission 
 

DEVELOPMENT STAFF REPORT 

 
 

Airline Road PD, Phase 2 (Baptist Memorial) 

MASTER DEVELOPMENT PLAN  

 
DATE: May 17, 2021 

STAFF: Angela Reeder, AICP, Town Planner 

 Steve Hill, P.E., Town Engineer 

SUBJECT: Master Development Plan  

OWNER:    Baptist Memorial Health Care Corporation 

DESIGN   

PROFESSIONAL: A2H, Inc; Representative: Steve Brigance  

SITE LOCATION: East side of Airline Road, north of I-40 and south of Airline Road PD Ph 1 

ZONING  

CLASSIFICATION: B-2: General Commercial, with PD overlay (Airline Rd PD) 

FUTURE LAND USE  

CLASSIFICATION: Office Employment Node 

ACREAGE: 10.25 acres 

 
BACKGROUND:   In 2005, a PD overlay and General Development 

Plan was approved for approximately 159 acres on the east side of 

Airline Road, north of I-40. Since then, Phase 1 of the PD was 

submitted for 24 acres on the southeast corner of Airline and Milton 

Wilson, and was approved creating the Shops at Arlington Village 

Center. Another 45 acres were removed from the PD along Milton 

Wilson with the approval of the Providence Place PD in 2019.  

The applicant, Baptist Memorial Health Care, owns the remaining 

roughly 85 acres on the south side of the PD.  They have requested 

consideration of a Master Plan for Phase 2, to include 10.25 acres which 

front Airline Road (Area A).  

PROPOSAL:  The Master Plan establishes a layout for the acreage 

fronting Airline Road, creating two (2) lots, which are divided by an 

east-west roadway which will ultimately cross Hall Creek to the east as 

development expands.  

 

The intent of the Master Plan is to accommodate a freestanding emergency department and other medical 

office uses for Baptist Memorial on the southern lot in Phase 2.  



Airline Rd PD, Phase 2 (Baptist) 

Master Development Plan  
May 17, 2021 

 

2 

 

Future development of the northern lot in Phase 2 will be subject to these same guidelines. Consistency 

with the Master Plan will be confirmed through a Site Plan review process for that lot.   

 

Proposed Uses – Per the PD, this area is subject to B-2 Zoning regulations.  The Master Plan notes while 

all uses permitted by the Town in B-2 would be allowed, the intent of the Master Plan is for medical 

office, freestanding emergency department, and similar uses.  

 

Bulk Regulations - The PD will follow current B-2: General Commercial bulk regulations with only 

one deviation requested for the front setback. The PD proposes to reduce the front setback from 30 feet 

to 25 feet to accommodate the irregular lot shape and the enlarged TDOT right-of-way along the frontage 

of most of Lot 1.  It should be noted that Phase 1 to the north also has a 25’ front setback, so the request 

would make them consistent.  

 

Parking – Parking for uses in the Master Plan shall follow Town Guidelines. However, parking for an 

Emergency Department is unique and no specific standards are listed in the Town Code. In response, the 

PD proposes to park the medical offices on Lot 1 per the Town ratio (1:200 sf), and to park the ED at 

1:300 sf.  Justification is given to support the parking ratio proposed for the ED, including patients 

arriving by ambulance, larger exam rooms, and large areas dedicated to other uses not typically found 

in a typical medical office.  

 

Tree Preservation/ Open Space – The site was 

previously farmed and is largely cleared. It abuts Hall 

Creek on the east border and is treed along the creek. A 

pond and more trees are found in the narrow southern 

end of the site, where land held more water and was not 

farmed. The project will preserve the trees along Hall 

Creek, as a buffer is required there, and will also 

maintain those remaining on the southern tip of the site.  

A tree preservation plan was provided to confirm those 

trees remaining.  

 

In addition, the trail system proposed along the west side of Hall Creek in the Town’s Greenway Trail 

Plan will be continued from Phase 1. Plans include a 10-foot wide, multi-use trail that will pick up at the 

back of the Shops at Arlington Village and extend south to Airline Road at the southern end of this 

Phase. Staff recommends added attention to the pedestrian crossing of the greenway trail at the new 

roadway during construction plan or DRC plan review, to ensure safety of pedestrians using the trail.   

 

Architectural Design – The Master Plan includes plans for the Emergency Department and Medical 

Offices on Lot 1, the larger, southern lot. The building includes almost 35,000 square feet, with the 

emergency department on the northern end of the building. Ambulance bays are provided on the northern 

end, and a helipad is located behind the building. Parking for employees and customers are on the front, 

back, and south end of the site.  
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The building is intended to 

be single-story with a flat 

roof and a high degree of 

horizontal and vertical 

articulation. Renderings 

show primary materials 

that are largely brick and 

stone, with natural wood accents at various front canopies and in front of the patient waiting area 

windows.  The buildings are proposed in a warm, neutral color palette of browns and tans.  

 

Lighting will comply with Town regulations. The proposal includes consistent, full cutoff, LED fixtures, 

in a dark bronze or black color scheme. Development of Lots 1 and 2 within the Master Plan shall use 

consistent fixtures, lighting, and lamp temperatures on the buildings and parking lot for uniformity.  

 

Final architectural details will be reviewed for approval by the Design Review Committee, as well as 

lighting and landscaping details.  

 

Landscaping – The Plan includes streetscape plates for both Airline and the new roadway. The plantings 

follow Town guidelines, with alternating trees and shrubs behind. While Airline and the new roadway 

are both noted with standard 25-foot streetscapes, the PD requests an exception on Lot 1 (south lot) to 

reduce the front streetscape buffer to 10 feet. The majority of this lot’s frontage includes an additional 

50+ feet of right-of-way, which is outside the recent widening and improvements. This property could 

not be dedicated back the applicant, and is most likely to remain unused, green space.  

 

Vehicular Access and Road Improvements - The project will 

include the construction of a 48’ wide public street extension from 

Airline Road, opposite Will Harris Road.  Primary access to each lot 

in the Master Plan will be via this new road, thus not adding any 

curb cuts to Airline Road.  

 

Road improvements along Airline Road in front of this site are 

currently in the final stages of construction. As such, no 

improvements on Airline Road will be required.  

 

Surrounding Properties – The project is located on a major 

commercial corridor in Arlington, just north of the interchange with 

I-40. Surrounding properties include vacant land owned by the applicant, the Shops at Arlington Village 

shopping center to the north, and restaurant and medical offices uses to the west across Airline.  The 

proposed uses in the Master Plan, combined with the proposed site layout for Lot 1, should be compatible 

with the site and adjacent properties.  

Consistency with Town’s Future Land Use Plan  

The Future Land Use Plan identifies this property as Office Employment Node, which is identified as 

appropriate for professional offices, hospitals and medical offices, and ancillary office supporting 

commercial. A freestanding emergency department and medical offices would be consistent with that 

purpose.  
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Objectives of a Planned Development - Pursuant to our Zoning Code, the Town may grant a PD that 

results in specific tangible benefits to the community. Specific objectives are noted in Section 5.1.2 and 

criteria in 5.7.1. This proposed Master Plan accomplishes several objectives by incorporating exceptional 

architecture that coordinates with Town character and adjacent uses, preserving natural vegetation and 

character along the creek, and extending the pedestrian network per an adopted Town Plan to provide 

alternatives to automobile travel. The project also is consistent with goals of our Future Land Use Plan 

for this site and brings a unique and desired use to the Town which further supports the health and 

wellbeing of our residents.  

Next Steps: 

The recommendation of the Planning Commission will be forwarded to the BMA for consideration on a 

future agenda with a Public Hearing.   

 

If approved, Lot 1 will require DRC review, review of construction plans, and a Development Agreement 

from BMA for public infrastructure improvements. Future development of Lot 2 will require a Site Plan 

review by both the PC and DRC to prove consistency with the Master Plan document and guidelines.     

 

RECOMMENDATION:  Staff supports a recommendation of approval of the proposed Phase 2 of 

the Airline Road PD for Baptist Memorial, subject to the following Conditions of Approval: 

1. The Airline Road PD, Phase 2 Master Plan, dated May 6, 2021, if approved by the Board of Mayor 

and Aldermen, may be subject to revisions as a result of engineering design and Town technical 

specification considerations.  The Town’s Zoning Ordinance, Subdivision Regulations, Stormwater 

Regulations and Technical Specifications Manual shall govern development of the Subject 

Property unless specifically modified as part of the approved Master Development Plan. 

2. Upon approval of the Board of Mayor and Aldermen, the Planned Development shall be recorded 

with the Shelby County Register of Deeds. 

3. After approval of the Master Development Plan, the applicant will be required to submit and receive 

standard Site Plan approvals from the Planning Commission, the Design Review Committee, and/or 

Board of Mayor and Aldermen for each phase or lot therein. 

4. The Master Development Plan will expire within one (1) year of approval by the Board of Mayor 

and Aldermen should the applicant fail to submit an application to the Planning Commission for 

construction plans or a Site Plan within that time. The owner may request the BMA grant 

extensions of an approval in one (1) year increments, per Town Code for Planned Developments.  

5. A Development Agreement, representing a binding agreement between the Developer and the 

Town of Arlington pertaining to all conditions of approval, including the submitted Master 

Development Plan (as amended), shall be required prior to beginning work on any and all phases of 

this development. 

6. All open space proposed as part of the Master Development Plan shall be privately owned and 

maintained by an individual property owner or an owners’ association.  

7. A Subdivision Plat must be processed with the Town of Arlington to create the lots in question and 

dedicate the right-of-way as noted in the Master Plan.  

8. All light fixtures in the parking lots of the Master Plan area shall use the same poles and fixtures. 

All exterior lighting shall use consistent lamp temperatures throughout.  



 

LOCATION MAP      AIRLINE RD. PD, PHASE 2 (BAPTIST MEMORIAL) 

  Master Development Plan 













 

 

 

 



TOWN OF ARLINGTON, TENNESSEE 

Planning Commission 
 

DEVELOPMENT STAFF REPORT 

 
 

West Tennessee Veterans’ Home  

PD and MASTER DEVELOPMENT PLAN  

 
DATE: May 17, 2021 

STAFF: Angela Reeder, AICP, Town Planner 

 Steve Hill, P.E., Town Engineer 

SUBJECT: Commercial Planned Development and Master Development Plan  

APPLICANT:    State of Tennessee; Rep: Brian Hendrickson, Dept of General Services 

SITE LOCATION: 5240 Elm Park St, south of the Tennessee Developmental Center 

ZONING  

CLASSIFICATION: E: Estate Residential 

FUTURE LAND USE  

CLASSIFICATION: Institutional (primarily) and Mixed Use 

ACREAGE: 28.6 acres 

 
BACKGROUND:   In 2016, the Town of Arlington was formally 

announced as a future site of a State Veterans’ Home. The site of 

the new West Tennessee facility was planned on State land south 

of the TN Developmental Center, on the west side of Hwy 385 

and south of the Arlington Sports Complex.  

The applicant is requesting consideration of a commercial 

Planned Development overlay and Master Plan to accommodate 

this long-anticipated Institutional use of the property. As the site 

is under 50 acres in size, no General Plan document was required.  

PROPOSAL:   The Master Plan establishes a layout for a skilled 

nursing facility for veterans, their spouses, and Gold Star parents 

on a 28.6-acre site.  A commercial PD is required to accommodate 

a nursing facility, thus the PD proposes to follow B-2: General 

Commercial bulk regulation, with minimal exceptions.  

 

Proposed Uses – While the PD follows B-2 regulations, the 

allowed uses on-site are limited to the following:  nursing 

homes, public buildings and/or service facilities, open space, and 

accessory structures and amenities customary to a skilled nursing home facility.  
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Bulk Regulations - The PD will follow current B-2: General Commercial bulk regulations, including 

all setbacks (30ft front, 10ft side, and 25ft rear) and 40-foot height limitations. Open Space will meet 

and likely exceed PD requirements (20%). 

 

Tree Preservation/ Open Space – The site was previously developed with multiple buildings for the 

Developmental Center. The site now includes several flat areas where those buildings were demolished. 

As the new facility is proposed in the general area of previous development, most of the area for the new 

buildings, their parking, and driveways are already devoid of trees. As such, little clearing is required 

for the project.  

 

Architectural Design/Landscaping – The building includes a central building and patient rooms around 

central courtyards. The building is intended to be single-story, with a residential feel. Renderings show 

a sloped shingle roof, primary materials that are largely brick and stone, and natural wood accents.  The 

buildings are proposed in a light, neutral color palette.  

 

Landscaping is proposed to meet Town Guidelines. Initial concept drawings show extensive trees around 

the perimeter of the building to soften it, as well as a landscaped front garden area and landscaped 

courtyards.   

 

Final architectural details will be reviewed for approval by the Design Review Committee, as well as 

lighting and landscaping details.  Lighting and landscaping shall take adjacent single-family homes into 

consideration.  

 

Signage – The plan proposes to follow B-2 allowances for signage, with options for three exceptions 

or variations. Two minor changes are to allow slightly larger directional signage on-site, if necessary, 

and to allow a bronze dedication plat at the building entrance without permit.   

 

The last request is for a potential second ground sign, or the relocation of the site’s ground sign toward 

the driveway entrance.  The request is due to the site’s remote location and its draw to residents from a 

much larger region. In the proposed location, the home is unlikely to be found by accident, and as such 

signage closer to Memphis-Arlington may be requested to identify the facility. Staff feels the request is 

reasonable. In addition, a sign permit application must be processed for any signage, and final sign 

location may also be included in the project’s DRC review. 

 

Vehicular Access and Road Improvements - The project will include the construction of a 30’ wide 

private street extension from Cypress Creek Drive, extending south along the west property line to the 

facility. Primary access will be via Cypress Creek Dr. from Memphis-Arlington Road near Gerber Road.  

 

Elm Park Street will serve as a secondary access to the facility. This is a private street extending from 

Milton Wilson Blvd. to the site, a distance of 2,600 feet. The street is 30’ wide with curb & gutter, 

matching the Town’s minor street dimensions.  

 

Private street improvements consisting of the addition of sidewalk is typically required to the site; 

however, the facility does not encourage pedestrian access to any of their facilities.  As such, the PD 

proposes to waive the pedestrian access requirement from the public right-of-way.  
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Surrounding Properties - Surrounding properties include vacant land, the TN Developmental Center 

to the north, and single-family homes to the west.  The Hidden Meadows neighborhood to the west has 

a roughly 185-foot treed buffer between the homes and the state property.  In addition, the PD proposes 

to place the Veterans’ Home buildings on the east side of the lot, moving it even farther from the single-

family homes. 

As such, the proposed use, combined with the proposed site layout, should be compatible with adjacent 

properties.  

Consistency with Town’s Future Land Use Plan  

The Future Land Use Plan identifies this property as primarily Institutional with a small area of Mixed 

Use on the southern end. The Future Land Use Plan identifies “institutional” as appropriate for 

government facilities, institutional campuses and uses, and schools. A state nursing home facility would 

be consistent with that purpose.  

Objectives of a Planned Development - Pursuant to our Zoning Code, the Town may grant a PD that 

results in specific tangible benefits to the community. Specific objectives are noted in Section 5.1.2 and 

criteria in 5.7.1. This proposed Master Plan accomplishes several objectives by incorporating exceptional 

architecture that coordinates with Town character and adjacent uses, and utilizing an efficient, compact 

design that reduces public infrastructure needs. It also meets the PD criteria by being consistent with the 

Future Land Use plan for this site, showing how the site can integrate with its surroundings in harmony, 

be served by public utilities, and handle vehicle traffic.  

Next Steps: 

The recommendation of the Planning Commission will be forwarded to the BMA for consideration on a 

future agenda with a Public Hearing.   

 

If approved, a Site Plan application review by both the PC and DRC will be required with final details 

to prove consistency with the Master Plan document and guidelines.     

 

RECOMMENDATION:  Staff supports a recommendation of approval of the proposed West TN 

Veterans’ Home PD, subject to the following Conditions of Approval: 

1. The West Tennessee Veterans’ Home PD, dated May 13, 2021, if approved by the Board of Mayor 

and Aldermen, may be subject to revisions as a result of engineering design and Town technical 

specification considerations.  The Town’s Zoning Ordinance, Subdivision Regulations, Stormwater 

Regulations and Technical Specifications Manual shall govern development of the Subject 

Property unless specifically modified as part of the approved Master Development Plan. 

2. Upon approval of the Board of Mayor and Aldermen, the Planned Development shall be recorded 

with the Shelby County Register of Deeds. 

3. After approval of the Master Development Plan, the applicant will be required to submit and receive 

standard Site Plan approvals from the Planning Commission, the Design Review Committee, and/or 

Board of Mayor and Aldermen for each phase or lot therein. 

4. The Master Development Plan will expire within one (1) year of approval by the Board of Mayor 

and Aldermen should the applicant fail to submit an application to the Planning Commission for 
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construction plans or a Site Plan within that time. The owner may request the BMA grant 

extensions of an approval in one (1) year increments, per Town Code for Planned Developments.  

5. A Development Agreement, representing a binding agreement between the Developer and the 

Town of Arlington pertaining to all conditions of approval, including the submitted Master 

Development Plan (as amended), shall be required prior to beginning work on any and all phases of 

this development. 

6. All open space proposed as part of the Master Development Plan shall be privately owned and 

maintained by an individual property owner or an owners’ association.  



 

 

LOCATION MAP               WEST TENNNESSEE VETERANS’ HOME PD 

    Master Development Plan 



 

 

 

 



TOWN OF ARLINGTON, TENNESSEE 

PLANNING COMMISSION 

 

DEVELOPMENT STAFF REPORT 

 
 

Trails of Arlington PD – Phase 7 

 CONSTRUCTION PLANS REVIEW 
 

DATE: May 17, 2021 

STAFF: Angela Reeder, AICP, Town Planner 

 Steve Hill, P.E., Town Engineer 

SUBJECT: Final Plat for Phase 7 of the Trails of Arlington PD  

APPLICANT:     Trails, LLC; Representative:  David Goodwin 

 

DESIGN   

PROFESSIONAL:  CES, Inc. ; Representative: Mohammad Baghaipour  

 

SITE LOCATION:  Northeast corner of Airline Road and Arlington Trails 

 

ZONING  

CLASSIFICATION:  B-2: General Commercial, with PD Overlay (Trails of Arlington) 

ACREAGE:  9.43 acres 

 

PROPOSAL:  The applicant is requesting Planning Commission approval of construction plans 

for Phase 7 of the Trails of Arlington Planned Development. The project is located on the northeast 

corner of Airline Road and Arlington Trail Rd, south of I-40.    

 

Phase 7 includes 9.4 acres that extends from Airline Road east to the Visitors’ Center. It will 

include 2 lots, a 1.5-acre lot on the corner and an almost 8-acre remainder lot shown as “Future 

Development.”  The plat to create these lots is also on tonight’s agenda.  

 

Access: The site has frontage on Airline, Arlington Trail, and the shared access easement that leads 

to the Vistors’ Center. Plans include the construction of one 24-foot wide shared full access 

driveway on Airline Road directly across the street from an existing driveway. 

 

Road Improvements: No right-of-way dedication is required, as there is already excess ROW 

along the Airline Road frontage. However, the applicant’s construction plans would complete 

roadway improvements along for the Lot 2-A frontage on Airline Road (approximately 450’) and 

for the remaining unimproved frontage on Arlington Trail.  The Airline Road improvements will 

mirror the improvements across the street, and complete the full width of Airline Road to 

accommodate 4 travel lanes, a two-way center turn lane, and room for bike lanes on each side of 

the street.  Because of the excess ROW on this section of Airline Road, approximately 50’ of ROW 

will remain between the back of sidewalk and the property line along Airline Road. 
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Sanitary Sewer:  Public sewer is located in Arlington Trail and in the Visitor’s Center access 

driveway.  These existing sewer lines can serve both lots of the development. 

 

Drainage/ Grading:  The development is providing a stomwater detention basin located on the 

larger lot, alongside the shared access drive from Airline Road.  This basin is designed to meet the 

stormwater detention requirements for Lot 2A when it is fully developed.  Detention requirements 

for Lot 2 (Future Development) will be addressed when that area develops. 

NEXT STEPS:  If approved, the applicant is required to address all staff comments on final Plans 

and have a pre-construction meeting with staff prior to beginning work.  

RECOMMENDATION: Staff recommends approval of the applicant’s request, subject to the 

following conditions, in addition to any other conditions levied by the Planning Commission. 

 

STANDARD CONDITIONS: 

S-1. It is found that the application as presented, received May 5, 2021, and with the conditions 

of approval meets the provisions of the Town of Arlington Subdivision Regulations, the 

Town of Arlington Zoning Ordinance and any other applicable regulations, and the project 

shall be constructed in accordance with those regulations. 

S-2. All construction improvements within the development shall be in compliance with the 

Town of Arlington Zoning Ordinance, Development Agreement, Subdivision Regulations 

and Technical Specifications, as directed and approved by the Town Engineer, unless 

otherwise noted. 

S-3. Approval of these Construction Plans shall expire within one (1) year from the date of such 

approval unless a Final Plat based thereon is approved and/or an extension of time is 

requested by the applicant and approved by the Planning Commission. 

S-4. This project must comply with the Tennessee Department of Environment and Conservation 

NPDES Regulations governing stormwater discharge during construction activity. 

S-5. Prepare and submit to the State of Tennessee (with a copy to Arlington) a Notice of Intent and a 

Stormwater Pollution Prevention Plan for the site. 

S-6. Erosion control measures as approved by the Town Engineer shall be implemented in 

compliance with the applicant’s filed Notice of Intent and approved Notice of Coverage. 

S-7. The Design Review Committee shall review and approve all proposed improvements (i.e. 

common landscape areas, streetscapes, site lighting, signage, etc.) for which it is authorized 

to review.  

S-8. A Development Agreement, including all applicable development fees, shall be approved 

by the Board of Mayor and Aldermen prior to construction of any infrastructure within the 

development, per the Arlington Subdivision Regulations. 

S-9. The applicant is required to have a pre-construction meeting with Town of Arlington staff 

prior to commencing improvements. 

S-10. Prior to acceptance of any public improvement, the applicant will be required to provide as-

builts for review and approval by Town Engineer.  Upon approval, a copy of the Final 

Subdivision Plan documents including sewer, water and drainage as-built drawings must 



Trails of Arligton PD 

Construction Plans – Phase 7 

May 17, 2021 

3 

 

also be provided using Tennessee State Plane Coordinate System with NAD83, NAVD88 

datum in DXF or DWG format (AutoCAD 2000 or earlier).   

 

PROJECT SPECIFIC CONDITIONS: 

P-1. Revise the construction plans to address all staff comments and “red-line” notes provided 

by the Town Engineer prior to final approval of Construction Plans. 

P-2. All sidewalk paths, including those across driveways, shall be ADA compliant.  

P-3. All landscaping and common open space improvements shall be installed by the developer 

and approved by the Town of Arlington prior to recording the plat.  

P-4. Coordinate with MLGW regarding any adjustment and/or relocation of power poles, fire 

hydrants or other utilities on the site.  

P-5. Because Airline Road is a State Highway at this location, all proposed improvements and 

driveway connections along Airline Road must be approved by TDOT before construction 

can begin. 
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Trails of Arlington PD – Phase 7 

 FINAL PLAT REVIEW 
 

DATE: May 17, 2021 

STAFF: Angela Reeder, AICP, Town Planner 

 Steve Hill, P.E., Town Engineer 

SUBJECT: Final Plat for Phase 7 of the Trails of Arlington PD  

APPLICANT:     Trails, LLC; Representative:  David Goodwin 

 

DESIGN   

PROFESSIONAL:  CES, Inc. ; Representative: Mohammad Baghaipour  

 

SITE LOCATION:  Northeast corner of Airline Road and Arlington Trails 

 

ZONING  

CLASSIFICATION:  B-2: General Commercial, with PD Overlay (Trails of Arlington) 

ACREAGE:  9.43 acres 

LOTS PROPOSED: 2 commercial lots 

 

PROPOSAL:  The applicant is requesting Planning Commission approval of a Final Plat for Phase 

7 of the Trails of Arlington Planned Development, an old PD on the south side of I-40 which has 

mostly developed with residential subdivisions so far.    

 

This plat will subdivide a large commercial lot on the northeast corner of Airline and Arlington 

Trail into two lots. It creates a 1.5-acre lot on the corner and an almost 8-acre remainder lot.  

 

ANALYSIS:   The proposed lots meet minimum lot size, dimensions, and access requirements for 

the B-2 zone, as set forth in the original PD.  The 8-acre lot will include a shared access driveway 

from Airline Road, which reduces driveways on Airline in this sensitive area by the I-40 

interchange. In addition, the larger 8-acre lot includes a shared stormwater detention basin near 

Airline Road, which will handle runoff from both lots. 

NEXT STEPS:  If approved, the applicant is required to address all staff comments on final Plans 

and have a pre-construction meeting with staff prior to beginning work.  

RECOMMENDATION: Staff recommends approval of the applicant’s request for a Final Plat, 

subject to the following conditions, in addition to any other conditions levied by the Planning 

Commission. 
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STANDARD CONDITIONS: 

S-1. It is found that the application as presented, received May 5, 2021, and with the conditions 

of approval meets the provisions of the Town of Arlington Subdivision Regulations, the 

Town of Arlington Zoning Ordinance and any other applicable regulations, and the project 

shall be constructed in accordance with those regulations. 

S-2. Final Plat approval is effective for two (2) years from the date of approval by the Planning 

Commission. The applicant may request two (2) one-year extensions from the Planning 

Commission, per the Subdivision Regulations, if needed to record the Plat.  

S-3. A completed Development Agreement shall be prepared and executed prior to construction 

of any infrastructure within the development.   

S-4. Prior to recording the final plat, the developer shall furnish the Town of Arlington approved 

security, per the Subdivision Regulations, in order to ensure the work will be completed in 

accordance with approved drawings and applicable specifications.   

S-5. The developer shall provide the Town with a copy of the Final Plat using state plane 

coordinate system with NAD – 27 or NAD – 83 datum on disk or CD in a generally accepted 

format at the time the Final Plat is presented for recording. 

 

PROJECT SPECIFIC CONDITIONS: 

P-1. The applicant’s design professional shall address all Final Plat mark-ups prior to recording 

the Final Plat. 

P-2. Approval of the Final Plat is contingent upon approval of the Construction Plans. 

P-3. The lots Phase 7 shall be incorporated into an owner’s association to ensure shared access 

and maintenance of the entrance road and stormwater detention basin. Documentation on 

how lots in this Phase will be incorporated shall be provided to Town Staff for review and 

approval, and subsequently recorded, where necessary, prior to recordation of the Final Plat.  

P-4. All landscaping and shared common area improvements shall be installed and approved by 

the Town of Arlington prior to recording the plat.  
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TOWN OF ARLINGTON, TENNESSEE 

PLANNING COMMISSION 
 

DEVELOPMENT STAFF REPORT 

 
 

Rich Products 

SITE PLAN REVIEW 
 

 

DATE: May 17, 2021 

 

STAFF: Angela Reeder, AICP, Town Planner 

 Steve Hill, P.E., Town Engineer 

 

SUBJECT: Site Plan Review   

 

OWNER:  Rich Products Corporation; Representative: Britt Haslow  

 

DESIGN PROF./ 

CONSULTANT: Rindt-McDuff Associates, Inc.; Rep: Breanna Gleeson  

 

SITE LOCATION: 5885 Jetway Drive  

 

SITE ACREAGE: 23.1 acres (0.76 acres disturbed) 

 

ZONING:   M-1: Light Industrial   

 

 

ANALYSIS:   The applicant is requesting consideration of a site plan for an expansion to Rich 

Products, an existing industrial facility on Jetway Drive in the industrial district. 

PROPOSAL: The applicant proposes to construct a new 

rail spur to serve the Rich Products facility, similar to the 

one that leads to the building to the west. The spur will 

allow the plant to accept Palm Kernel Oil (PKO) 

deliveries via rail. PKO is a non-combustible, food-grade 

material that is already used on site. Adding rail 

deliveries will increase the plant capacity and reduce the 

need for deliveries by truck.   

Two 4’x8’ unloading platforms are proposed at the rear 

of the site to accommodate two (2) 65-foot long rail cars. 

In addition, a new 30’ tall storage tank is proposed to 

accept the PKO rail deliveries and will be located 

alongside two existing tanks in a concrete holding area.  
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Other improvements include a small, 300 sq. ft. equipment building in the same area and new 

fencing around the rail spur platforms. The fencing extension is proposed to continue the existing 

6’ tall chain link on-site, with 3 barbed wire top lines. Given the location in a remote area of the 

industrial district and the potential safety concerns with rail platforms, staff feels comfortable with 

the expansion of existing fencing for safety purposes. Landscape screening to make it less visible 

will be encouraged.  

The site is zoned M-1, Light Industrial, and intended for uses like the existing Rich Products 

facility. In addition, a rail spur already extends south of Gulf Stream from the railroad tracks. This 

spur will be an extension off the existing spur.  The improvements will sit roughly 400 feet back 

from Jetway Drive, at the rear of the Rich Products site and near 2 existing material storage tanks 

added several years ago.  

Access:  The site will continue to use the existing access drive around the building. A new 

overhead pipe will connect to the main structure from the storge tank. Plans note it will maintain 

a minimum of 15’ vertical clearance for trucks and safety equipment.   

Parking: No change in parking is proposed or necessitated by the project.  

Road Improvements:  No road improvements are associated with the project.  Construction of 

the proposed rail spur switching equipment near Gulf Stream may impact traffic, but traffic control 

measures are included in the construction plans.   

Drainage / Grading:  The project will have no measurable impact to drainage. 

Sanitary Sewer:  No sanitary sewer facilities are required for this project. 

Landscaping: The project will be required to obtain DRC approval, given the vertical elements 

being added. Screening was previously required with the 2 large, existing tanks on-site. Plans 

reviewed by DRC will confirm this screening is not impacted by the change or additional 

landscaping is required.  

Next Steps:  If the site plan is approved, the applicant will next be required to receive approval 

for site improvements from the Design Review Commission, complete all conditions of approval 

and have a Pre-Construction meeting with staff prior to beginning work. 

 

 

RECOMMENDATION: 

Staff supports a recommendation of approval of the applicant’s Site Plan for expansion at Rich 

Products, subject to the following conditions, in addition to any other conditions levied by the 

Planning Commission. 

 

STANDARD CONDITIONS: 

S-1. It is found that the application as presented, with plans received April 28, 2021, and with the 

conditions of approval meets the provisions of the Town of Arlington Zoning Ordinance and 

any other applicable regulations, and the project shall be constructed in accordance with 

those regulations. 
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S-2. All construction improvements within the development shall be in compliance with the Town 

of Arlington Zoning Ordinance, Subdivision Regulations and Technical Specifications, as 

directed and approved by the Town Engineer, unless otherwise noted on the Site Plan. 

S-3. This project must comply with the Tennessee Department of Environment and Conservation 

NPDES Regulations governing stormwater discharge during construction activity. 

S-4. Prepare and submit to the State of Tennessee (with a copy to Arlington) a notice of intent 

and a Stormwater Pollution Prevention Plan for the site, if necessary. 

S-5. Erosion control measures as approved by the Town Engineer shall be implemented and in 

compliance with the applicant’s filed Notice of Intent, and approved Notice of Coverage 

prior to any earth disturbance activity. 

S-6. All signage design and location is subject to the review and approval of the Design Review 

Committee or its designee. 

S-7 The applicant is required to have a pre-construction meeting with Town of Arlington staff 

prior to commencing improvements.  

S-8 All sidewalk paths, including those across driveways, shall be ADA compliant, including the 

installation of truncated domes to provide tactile surfaces where ADA routes cross 

driveways.  This requirement applies both in the public right-of-way and within the site.  

 

PROJECT SPECIFIC CONDITIONS: 

P-1. Revise the Construction Plans to address comments as noted on the marked-up plan sheets 

provided by the Town Engineer and provide for Town review and approval. 

P-2. Landscaping, lighting, building elevations and signage shall be reviewed and approved by 

the Design Review Committee in accordance with the Town Design Guidelines. 



 

   LOCATION MAP       RICH PRODUCTS EXPANSION 
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5854 Airline Road ● P.O. Box 507 ● Arlington, TN 38002-0507
Telephone (901) 867-2620 ● Fax (901) 867-2638

Revised 10-23-19

OFFICE USE ONLY

Date Received: 

Amount: 

Fee Receipt #: 

Planning Commission
SITE PLAN APPLICATION

Refer to Meeting and Submittal Dates Calendar for Application Deadlines

Development Name: ___________________________________________________ Site Zoning: ___________

Location: _________________________________________________________________________________

Owner of Record: ___________________________________________________________________________

Owner Address: ____________________________________________________________________________

Daytime Phone: ________________________________ Fax Number: ________________________________

E-mail Address: ____________________________________________________________________________

Developer Contact: __________________________________________________________________________

Company Name: ____________________________________________________________________________

Mailing Address: ___________________________________________________________________________

Daytime Phone: ________________________________ Fax Number: ________________________________

E-mail Address: ____________________________________________________________________________

Engineer/Designer Contact: ___________________________________________________________________

Company Name: ____________________________________________________________________________

Mailing Address: ___________________________________________________________________________

Daytime Phone: ________________________________ Fax Number: ________________________________

E-mail Address: ____________________________________________________________________________
Instructions for Submitting an Application:

Fee Schedule: Less than 5 acres – $800.00        
Over 5 acres – $1,000.00    

*Make checks payable to the Town of Arlington*

Attached is a Site Plan Checklist of required items.  All items must
be addressed or the application may be deemed incomplete and returned to the applicant.

A preliminary meeting with Staff for review prior to submittal deadline date is suggested.  Staff meets the 
first and third Monday of each month.  Call the Planning Department to schedule. 

When the Planning Commission approves a site plan, it shall lapse unless a building permit, based 
thereon, is issued within one (1) year from the date of such approval unless an extension of time is applied 
for and granted by the appropriate approving body.
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Planning Commission
Site Plan Application

It is understood that:

1. The applicant and owner bear the responsibility to submit a complete application package by the submittal
deadline.

2. If all required materials/documents are not submitted to and received by the Planning Department by the
deadline, the application will NOT be accepted or posted on the Planning Commission Agenda.

3. In cases where the applicant is not the property owner, it is also hereby acknowledged by the property owner
that he or she is in full agreement with the content of this application.

4. By signing this document, the applicant and owner accept the above conditions.

Copy and use additional pages if necessary

APPLICANT:
OWNER: (if different from applicant)
*Owner information is required

If an Entity: If an Entity:

Name of Entity: Name of Entity:

By (Signature): By (Signature):

Print Name: Print Name:

Title: Title:

If an Individual(s): If an Individual(s):

Print Name: Print Name:

Signature: Signature:

Print Name: Print Name:

Signature: Signature:

Print Name: Print Name:

Signature: Signature:
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Trails of Arlington, Ph 7 Lot 2A 

SITE PLAN REVIEW 
 

 

DATE: May 17, 2021 

 

STAFF: Angela Reeder, AICP, Town Planner 

 Steve Hill, P.E., Town Engineer 

 

SUBJECT: Site Plan Review   

 

APPLICANT:  United Arlington, LLC; Representative: Bahroz Cotardia 

 

DESIGN PROF./ 

CONSULTANT: The Reaves Firm; Rep: Mike Davis  

 

SITE LOCATION: Northeast corner of Airline and Arlington Trail  

 

SITE ACREAGE: 1.52 acres 

 

ZONING:   B-2: General Commercial, with PD overlay (Trails of Arlington PD)  

 

 

ANALYSIS:   The applicant is requesting consideration of a site plan for a new gas station and 

restaurant on the northeast corner of Airline Road and Arlington Trail, just south of I-40. A 

moratorium on new gas stations was recently enacted by the BMA; however, this application was 

submitted and paid prior to that action. 

Proposal: The applicant proposes to construct a 7,526 square foot 

building for a restaurant (1,705sf) and a gas station (5,821sf) with 

associated fuel canopy. This site is located on the roughly 1.5-acre 

lot on the corner of Airline and Arlington Trail and is zoned 

General Commercial. Gas stations, convenience stores, and 

restaurants are permitted in the B-2 zone.  

The proposed site is part of the Trails of Arlington PD and a Final 

Plat to create the lot for this site is also on tonight’s agenda. The 

site was largely cleared, except for a tree line along the Airline 

Road frontage in TDOT right-of-way, and trees along a ditch in 

the center of the site (which is proposed to be piped on construction 

plans up for consideration tonight). Recent TDOT work to widen 

Airline Road removed most trees along the frontage.  
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The new building is proposed behind a fuel canopy with 5 pump islands and facing Airline Road. 

A large patio and outdoor seating area is proposed on the south side of the building. A trash 

enclosure is proposed on the rear of the building to serve both uses.  

One odd feature of this site is the excess right-of-way owned by TDOT on the east side of Airline 

Road in this area. Because of this, the owner’s property line is located roughly 50-feet behind the 

sidewalk on Airline. This will result in the building being situated much farther back on the lot 

than most commercial sites, especially those across Airline from the site.  

Access:  The building will have a single driveway entrance from Arlington Trail, and will gain 

access to Airline Road from a shared ingress-egress easement for this Phase of the PD. The shared 

access was a requirement to ensure the entire area had access, but limited curb cuts on Airline.    

A walkway is proposed from Arlington Trail to the building, as required for pedestrian access.  

Parking/Loading: Parking is proposed on three sides of the building, including 24 adjacent to the 

building and 6 at the rear (likely for employees). The plan provides a total of 35 parking spaces, 

which includes 2 ADA spaces. This falls within Zoning Ordinance combined requirements for a 

convenience store and restaurant, which calls for between 33 and 53 spaces total.  All spaces meet 

standard sizing requirements (9’x20’).  

Plans also include a single loading space at the rear of the building, outside the travel lane, as 

required.  

Road Improvements:  Road improvements to Airline Road and Arlington Trail are being done 

as part of the Trails of Arlington PD project on the agenda tonight.  No road improvements are 

required for this site. 

Excess Highway Right of Way:  This site is the first commercial development on the east side of 

Airline Road south of I-40.  As mentioned earlier, because of the excess ROW owned by TDOT 

in this area (150’ total width), and because the existing Airline Road is not centered in this ROW, 

developments in this area will all have approximately 50’ of State ROW between their property 

line and the back of sidewalk on Airline Road.  TDOT will not allow any improvements in this 

area, and TDOT is responsible for maintenance of this excess ROW.  However, it is unlikely that 

TDOT will keep the area mowed and maintained to the level that private development would. 

While staff has no specific recommendations related to this issue, the PC should be aware that this 

condition will exist for all sites along the east side of Airline Road as development continues. 

Drainage / Grading:  The construction plans project previously approved for this site included 

the construction of a detention basin sized to handle this site.  Storm drains within this site will 

route stormwater to that basin. 

Sanitary Sewer:  A sanitary sewer line is located in Arlington Trail, and a service line to this site 

will be installed as part of the PD. This development will connect to that sewer line.  
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Landscaping and Tree Ordinance:  Open space of just over 30% is provided on the site, which 

meets the Town’s commercial requirement. The site will be required to provide 30.5 tree density 

units and the Design Review Committee will review landscaping plans to confirm it. 

Next Steps:  If the site plan is approved, the applicant will next be required to receive approval 

for site improvements from the Design Review Commission, complete all conditions of approval 

and have a Pre-Construction meeting with staff prior to beginning work. 

 

RECOMMENDATION: 

Staff finds the Plan meets Town requirements and recommends approval, subject to the following 

conditions, in addition to any other conditions levied by the Planning Commission. 

 

STANDARD CONDITIONS: 

S-1. It is found that the application as presented, with plans received May 6, 2021, and with the 

conditions of approval meets the provisions of the Town of Arlington Zoning Ordinance and 

any other applicable regulations, and the project shall be constructed in accordance with 

those regulations. 

S-2. All construction improvements within the development shall be in compliance with the Town 

of Arlington Zoning Ordinance, Subdivision Regulations and Technical Specifications, as 

directed and approved by the Town Engineer, unless otherwise noted on the Site Plan. 

S-3. This project must comply with the Tennessee Department of Environment and Conservation 

NPDES Regulations governing stormwater discharge during construction activity. 

S-4. Prepare and submit to the State of Tennessee (with a copy to Arlington) a notice of intent 

and a Stormwater Pollution Prevention Plan for the site, if necessary. 

S-5. Erosion control measures as approved by the Town Engineer shall be implemented and in 

compliance with the applicant’s filed Notice of Intent, and approved Notice of Coverage 

prior to any earth disturbance activity. 

S-6. All signage design and location is subject to the review and approval of the Design Review 

Committee or its designee. 

S-7 The applicant is required to have a pre-construction meeting with Town of Arlington staff 

prior to commencing improvements.  

S-8 All sidewalk paths, including those across driveways, shall be ADA compliant, including the 

installation of truncated domes to provide tactile surfaces where ADA routes cross 

driveways.  This requirement applies both in the public right-of-way and within the site.  

PROJECT SPECIFIC CONDITIONS: 

P-1. Revise the Construction Plans to address comments as noted on the marked-up plan sheets 

provided by the Town Engineer and provide for Town review and approval. 

P-2. Landscaping, lighting, building elevations and signage shall be reviewed and approved by 

the Design Review Committee in accordance with the Town Design Guidelines. 

P-3. Approval is subject to approval and recording of a plat to create the lot in question. 

P-4. Airline Road is a state route at this site. All improvements to Airline Road must be reviewed 

and approved by TDOT. 
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