Metro Planning Commission Meeting of 03/26/2015

2013SP-018-001
SAINT THOMAS HOSPITAL DISTRICT
Map 103-15, Parcel(s) 018 and 023
10, Green Hills - Midtown
24 (Jason Holleman)
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Item # 3

Project No.
Project Name

Zone Change 2013SP-018-001
St. Thomas Hospital District SP

Council District
School District
Requested by

24 – Holleman
9 – Frogge
Civil Site Design Group, applicant, Saint Thomas
Hospital, owner.

Deferrals

This case was deferred from the March 12, 2015, Planning
Commission meeting.

Staff Reviewer
Staff Recommendation

Swaggart
Approve with conditions and disapprove without all
conditions.
________________________________________________________________________________
APPLICANT REQUEST
Preliminary SP to permit a mixed use development.
Preliminary SP
A request to rezone from Office General (OG) and Multi-Family Residential (RM40) to Specific
Plan-Mixed Use (SP – MU) zoning for property located at 109 and 123 Bosley Springs Road,
approximately 530 feet west of Harding Pike and located within the Harding Town Center Urban
Design Overlay District and the Floodplain Overlay District (13.12 acres), to permit a mixed use
development.
Existing Zoning
Office General (OG) is intended for moderately high intensity office uses. The existing OG district
would permit a maximum of 399,880 square feet of floor space.
Multi-Family Residential (RM40) is intended for single-family, duplex, and multi-family dwellings
at a density of 40 dwelling units per acre. RM40 would permit a maximum of 230 units.
Harding Town Center Urban Design Overlay (UDO) is a zoning tool that allows for a specifically
designated area to have unique physical design standards in order to either protect the design
character already established, or to create a design character that would otherwise not be ensured by
the standard provisions of the zoning regulations.
Flood Plain Overlay District (FPO) is an overlay district which is in addition to the floodplain and
floodway protection provisions of the Zoning Code. The purpose of the overlay district is to
prevent the obstruction of water courses and the protection of lives and property from the hazards of
flooding. Regulation of flood-prone properties further allows for the reasonable protection of the
natural ecosystems and wetlands areas and qualifies Nashville for flood insurance under Public
Law.
Proposed Zoning
Specific Plan-Mixed Use (SP – MU) is a zoning District category that provides for additional
flexibility of design, including the relationship of streets to buildings, to provide the ability to
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Proposed Site Plan
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implement the specific details of the General Plan. This Specific Plan includes residential, office
and commercial uses.
CRITICAL PLANNING GOALS
Preserves/Creates Open Space
Supports Infill Development
Provides a Range of Housing Choices
Creates Walkable Neighborhoods
Supports a Variety of Transportation Choices
Richland Creek bisects the site. A majority of the site is encumbered by floodway and all of it is
within the 100 year floodplain and within the Flood Plain Overlay District. The entire site has been
previously disturbed and a portion of the site contains the Imperial House Apartments which is
currently vacant and is recognized as a historic property and is National Register Eligible (NRE).
Because the site has been disturbed, the Zoning Code exempts it from the stormwater buffer
requirements along Richland Creek. Because of this a majority of the site, regardless of flood
issues, could be redeveloped. The plan calls for close to half of the site (6.36 acres) to be reserved
for greenways, park and outdoor recreation trails only and does not permit any other
development. This creates additional open space which should help improve the Richland Creek
water shed as well as provide outdoor recreational opportunities. Staff is also recommending that
remediation work be done on this portion of the site. Remediation work may include but is not
limited to removing hard surfaces and replanting, bank restoration, and tree plantings.
The area is also served by adequate infrastructure. Development in areas with adequate
infrastructure is more appropriate than development not served with adequate infrastructure, such as
substandard roads, water and sewer, because it does not burden Metro with the cost of upgrading or
building new infrastructure. The request provides an additional housing option in the area.
Additional housing options are important to serve a wide range of people with different housing
needs. Also, the subject site is located in an area that employs a significant amount of people and
will provide additional employment opportunities. Additional housing at this location provides
opportunities for people to live near where they work. This helps create vibrant, walkable mixeduse neighborhoods. This also helps support public transit. People living in more dense mixed-use
areas are more likely to use public transit because every day services are located closer by and it can
be more efficient than driving oneself.
GREENHILLS-MIDTOWN COMMUNITY PLAN
Conservation (CO) policy is intended to preserve and enhance environmentally sensitive land
within all Transect Categories except T6 Downtown. CO policy identifies land with sensitive
environmental features including, but not limited to, steep slopes, floodway/floodplains, rare or
special plant or animal habitats, wetlands and unstable or problem soils.
DRAFT Preferred Future Policy
Center Regional Center (T5 RC) policy is intended to enhance regional centers, encouraging their
redevelopment as intense mixed use areas that serve multiple communities as well as the entire
County with supporting land uses that create opportunities to live, work, and recreate. T5 Regional
Centers are pedestrian friendly areas, generally located at the intersection of two arterial streets, and
contain commercial, mixed use, residential, civic and public benefit land uses. T5 Regional Centers
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serve communities within a reasonable driving distance or a 5 to 10 minute walk. Intensity is
generally placed within boundaries not exceeding ½ mile in diameter and transitional uses placed
within boundaries not exceeding 1 mile in diameter measured from the prominent intersection.
Consistent with Policy?
The request is not consistent with the existing CO policy; however, it is consistent with the draft
preferred future policy. As proposed the SP would permit a variety of residential, office and
commercial uses that are urban in form and in keeping with the existing Harding Town Center
UDO. Since this site is already developed and already zoned for additional development, including
the Harding Town Center UDO, rezoning this site to SP is not inconsistent with what is already
planned for this area and provides a balance in terms floodplain/floodway protection and
development.
PLAN DETAILS
The approximately 13 acres site is located on the northwest of Harding Pike and is accessed by
Bosley Springs Road that runs along the north east boundary of the property. St. Thomas Hospital
is on the opposite side of Bosley Springs Road. The Imperial House Apartments, which is currently
vacant and is eligible for the National Register of Historic Places, is located on the site. Richland
Creek bisects the property and the entire site is encumbered by the 100 year floodplain and a large
portion of the site is encumbered by floodway. The site is within the Hospital Sub District of the
Harding Town Center UDO.
Site Plan
The plan is mostly regulatory in nature. While a site plan does identify building foot prints, the
locations, size and shape are only conceptual. The bulk of the SP includes specific standards that
would regulate any development within the site. The SP contains two building types,
nonresidential/mixed use and residential only. The nonresidential uses are limited to a maximum of
450,000 square feet of floor area. Residential is limited to a maximum of 230 units.
The plan provides a specific list of permitted uses. The regulatory standards of the SP incorporates
all the UDO requirements including but not limited to bulk, parking, landscaping, buffering,
screening and architectural treatments.
ANALYSIS
The SP would permit a variety of uses that are not currently permitted under the RM40 and OG
zoning districts. Most notable uses are restaurant, hotels and retail. With the exception of hotel,
these uses are permitted in the OG district; however, they are only permitted as an accessory use.
The proposed uses are consistent with the draft preferred future T5 RC policy. While a mixed use
zoning district could provide the additional uses and intensity proposed with this SP, the SP permits
the ability to limit the uses from what would be otherwise permitted under a mixed use district. The
SP incorporates all the objectives of the UDO, including building and lots, parks and open space
and transportation. The plan incorporates all the specific design standards of the UDO including
bulk, parking, landscaping, buffering, screening and architectural treatments. This is important
because it maintains the intent of the UDO and will require development in the SP to be in concert
with future redevelopment inside the UDO. The SP permits more intensity for nonresidential uses
than what is currently permitted by the current OG zoning. The current OG zoning would permit a
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maximum of approximately 400,000 square feet of floor area where the SP proposes a maximum of
450,000 square feet.
As noted above, the entire site is encumbered with floodway and floodplain associated with
Richland Creek. A majority of the site can currently be developed. The SP would remove
development rights from approximately half of the site (6.36 acres). This area would be limited to
public benefit uses including parks, greenways, and trails. Staff is also recommending that some
remediation be made to the site designated as open space. This should include but not limited to,
the removal of any non-pervious surfaces. Staff finds that the additional open space to be a
significant part of the proposed SP as it improves the current situation. Staff also finds that this
strikes an adequate balance between development and open space.
Staff is recommending that the SP be approved with conditions because staff finds that it is
consistent with the draft preferred future policy and meets several critical planning goals. It is also
important to note while the Imperial House Apartments is designated as NRE, the Historic Zoning
Commission staff has recommended approval of this proposal.
FIRE MARSHAL’S OFFICE
Approved with conditions
Fire Code issues for the structures will be addressed at permit application review.
METRO HISTORIC ZONING COMMISSION
Approved
Property is NR; however, because the lot is located in a floodplain there are construction
requirements the existing building will not be able to meet if rehabbed.
PUBLIC WORKS RECOMMENDATION
Conditions if approved
The developer's final construction drawings shall comply with the design regulations
established by the Department of Public Works. Final design may vary based on field
conditions.
Plan submitted is regulatory in nature; with the submittal of a Final SP a detailed review will
be completed. Final SP Plans must conform to MPW and ADA standards and specifications.
Prior to Final SP indicate the location of the solid waste and recycling containers.
Traffic
The traffic expected to be generated by the proposed SP appear to be equal to or less than those that
were evaluated in the Harding Town Center Transportation Plan. A traffic study(s) should be
required prior to approval of any Final SP to address the implementation of proposed transportation
improvements.
STORMWATER RECOMMENDATION
Approved
WATER SERVICES
Approved
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METRO SCHOOL BOARD REPORT
Projected student generation existing RM40 district: 34 Elementary 24 Middle 20 High
Projected student generation proposed SP-MU district: 28 Elementary 20 Middle 17 High
The proposed SP-MR zoning district would generate 13 fewer students than what is typically
generated under the existing RM40 zoning district. Students would attend Sylvan Park Elementary,
West End Middle School, and Hillsboro High School. There is no capacity for additional
elementary and middle school students, but, there is additional capacity for high school students.
This information is based upon data from the school board last updated October 2014.
STAFF RECOMMENDATION
Staff recommends that the proposed SP be approved with conditions and disapproved without all
conditions as it is consistent with the proposed draft preferred future T5 RC policy and it meets
several critical planning goals.
CONDITIONS
1. Uses shall be limited to those uses outlined in the SP plan.
2. Prior to the issuance of any use and occupancy permit on Parcel B, impervious areas located on
Parcel A shall be removed and revegetated. Other remediation work shall also be conducted as
approved my Metro Stormwater and may include but is not limited to bank restoration, and tree
plantings, and shall be completed prior to the issuance of any use and occupancy permit on
Parcel B.
3. Development in the SP may precede, follow or develop concurrently with the projected
transportation improvements contained in the UDO, so long as the configuration of proposed
development does not preclude the implementation of the transportation recommendations
outlined in the UDO.
4. A Traffic Impact Study (TIS) may be required prior to the approval of any final site plan.
5. If a development standard, not including permitted uses, is absent from the SP plan and/or
Council approval, the property shall be subject to the standards, regulations and requirements of
the Harding Town Center Urban Design Overlay district as of the date of the applicable request
or application.
6. A corrected copy of the preliminary SP plan incorporating the conditions of approval by Metro
Council shall be provided to the Planning Department prior to or with final site plan application.
7. Minor modifications to the preliminary SP plan may be approved by the Planning Commission or
its designee based upon final architectural, engineering or site design and actual site conditions.
All modifications shall be consistent with the principles and further the objectives of the
approved plan. Modifications shall not be permitted, except through an ordinance approved by
Metro Council that increase the permitted density or floor area, add uses not otherwise permitted,
eliminate specific conditions or requirements contained in the plan as adopted through this
enacting ordinance, or add vehicular access points not currently present or approved.
8. The requirements of the Metro Fire Marshal’s Office for emergency vehicle access and adequate
water supply for fire protection must be met prior to the issuance of any building permits.
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