
Hollie Berry 

Mayor 
City of Red Bank 

Municipal Planning Commission 

WORK SESSION AGENDA 

July 19, 2022 

12:00 pm 

Red Bank City Hall 

3105 Dayton Boulevard 

Martin Granum 

City Manager

I. CALL TO ORDER

II. ROLL CALL – Secretary

          Commissioner Browder          Commissioner Smith 

          Commissioner Luther          Commissioner Skonberg 

          Commissioner Millard 

III. Agenda items for the July 21, 2022 regular planning commission meeting:

A. CONSIDERATION OF THE MINUTES

1. June 16, 2022

B. NEW BUSINESS

1. Revised Final Plat for Downer Estates Lots 3, 4, 9-12

2. Request to Rezone 2626 Berkley Drive from R-1 Residential to R-T/Z Residential

Townhome/Zero Lot-Line

3. Request to Rezone 1014 & 1018 Lullwater Road, & 2510 Leaning Tree Lane from R-

1 Residential to R-2 Residential - Planned Unit Development

4. Community Center Park and Trail Discussion – 3620 Tom Weathers Drive

5. Any properly presented new business

C. UNFINISHED BUSINESS

1. Any properly presented unfinished business

D. OTHER BUSINESS

IV. ADJOURNMENT

1



Hollie Berry 

Mayor 
City of Red Bank 

Municipal Planning Commission 

REGULAR MEETING AGENDA 

July 21, 2022 

6:00 pm 

Red Bank Court Room 

3117 Dayton Boulevard 

Martin Granum 

City Manager

I. CALL TO ORDER

II. ROLL CALL – Secretary

          Commissioner Browder          Commissioner Smith 

          Commissioner Luther          Commissioner Skonberg 

          Commissioner Millard 

III. INVOCATION – Commissioner Millard

IV. PLEDGE OF ALLEGIANCE – Commissioner Browder

V. CONSIDERATION OF THE MINUTES

1. June 16, 2022

VI. NEW BUSINESS

1. Revised Final Plat for Downer Estates Lots 3, 4, 9-12

2. Request to Rezone 2626 Berkley Drive from R-1 Residential to R-T/Z Residential

Townhome/Zero Lot-Line

3. Request to Rezone 1014 & 1018 Lullwater Road, & 2510 Leaning Tree Lane from R-

1 Residential to R-2 Residential - Planned Unit Development

4. Community Center Park and Trail Discussion – 3620 Tom Weathers Drive

5. Any properly presented new business

VII. UNFINISHED BUSINESS

1. Any properly presented unfinished business

VIII. OTHER BUSINESS

IX. ADJOURNMENT
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SUMMARY 

ANALYSIS 

MEMORANDUM 

To: Members of the Red Bank Municipal Planning Commission 
From: Ashley Gates, SETDD Regional Planner 
Date: July 14, 2022 
Subject: Rezoning Request for 2626 Berkley Drive – R-1 to R-T/Z 

Request: R-1 to R-T/Z Residential Townhouse / Zero Lot Line 
Tax Map #: Map 117L Group G Parcel 018 Address: 2626 Berkley Drive 
Owner: James Higdon Applicant: James Higdon 
Area: 0.35 acres Floodplain: No 
Existing Use: vacant Proposed Use: 2 residences with 50+ frontage 
Adjacent Uses: single-family residential Adjacent Zoning: R-1, R1-A 

Background: An application has been submitted by the owner of 2626 Berkley Drive for a rezoning from 
R-1 to R-T/Z. The owner of the property intends to sell a portion of his lot to the be combined with the
adjacent properties to create three townhome lots.  The adjacent property was zoned to R-T/Z in 2018,
and the number of units was limited to two.

Recommendation: Approval of the rezoning from R-1 to R-T/Z. 

Existing and Proposed Use 

The 0.35-acre parcel at 2626 Berkley Drive has an existing home, which the developer intends to keep in 
place. The southeast portion of the lot is vacant and sits at a lower grade than the existing home.  The 
developer intends to combine this portion of the lot two adjacent lots, creating three townhome lots.  

The resulting subdivision would have three lots, ranging in size from 0.15 acres to 0.23 acres, with 22 to 
47 feet of frontage.  The lot abutting the existing R-1 zone includes a 25-foot setback along the side yard. 

The existing home’s lot would be reduced to approximately 0.2 acres with 65  feet of frontage on 
Berkley Drive, still meeting the dimensional requirements of the R-1 zone.   The side yard setback of this 
home is about 13 feet, and rezoning this property would result in a non-conforming side yard setback 
between the home and abutting R-1 property.  The Zoning Ordinance requires a 25-foot setback from R-
1 zones.
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Aerial of Subject Property 

Approximate Proposed Dimensions 
Lot Area 
(Sq Ft) 

Lot 
Acreage 

Frontage 
(Feet) 

Depth 
(Feet) 

Existing Parcel 15,680 0.35 98 200 
Proposed Lot 7 
(with existing home) 

8,700 0.20 54 200 

Proposed Lot 11C 7,840 0.15 44 200 
Proposed Lot 11B 4,790 0.11 28 200 
Proposed Lot 11A 6,500 0.23 44 200 

Zoning Ordinance 

R-T/Z zoning would allow the owner to create lots with less than 60 feet of frontage and a lot size below
7,500 square feet, as well as allow for townhomes to be built. The R-T\Z zone has a minimum lot width of
24 feet for townhomes, and 35 feet for zero lot line homes.  There is no minimum lot size in the R-T\Z
zone, but a maximum density of 6 units per acre.  The proposed density for this development is 5.7 units
per acre.

Type C screening against the R-1 zoning district is required on the exterior side lot lines of each proposed 
lot. The existing vegetation on the rear lot line could be used to meet the screening requirement.  
Additional screening would need to be installed on the side yards of both Lot 11A and Lot 7. 
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Zoning Map 
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C-GOAL: Attract residential developers back to Red Bank for new development and
redevelopment.

ACTION: New residential zones that provide more options and diversity of development 
while still protecting single-family neighborhoods. 

ACTION: Reduced minimum lot size standards and setback requirements to make Red Bank 
competitive with surrounding communities. 

D‐GOAL: Increase value of and protect single‐family residential development. 

ACTION: New R‐1A Zone that has a 2,000 square foot minimum house size requirement 
and rezone certain appropriate areas to R‐1A as part of Zoning Study. Minimum 1,200 
sqft house size for R‐1. 

ACTION: New screening and landscaping regulations that is required of all multi‐family, 
commercial, office and industrial development under certain conditions. 

ACTION: More stringent zoning regulations for apartment development. 

ACTION: Special Exception Permit process for all potentially incompatible or 
controversial uses so there would always be a public hearing required. 

Compatibility with Surrounding Uses 

Abutting properties include small lot single-family homes to the north and south. There are single family 
homes across the street in the R1-A district. All homes along Berkley Drive appear to single-family 
detached homes.  However, there are higher density residential uses are scattered throughout the greater 
area, including duplexes, apartments and narrow lot single family residences. 

The distance of the property from the commercial corridor is approximately a quarter mile. The 
proximity to the commercial corridor supports the case for greater density at this location. 

Land Use Plan 

The development of new townhomes at this location would increase the variety of the housing stock in 
Red Bank and address Goal C of the Red Bank Land Use Plan: 

Goal D also addresses single-family residential development and recommends measures to increase the 
value and protect single-family residences.  In the Zoning Ordinance, a townhouse is defined as a single-
family dwelling unit. 

Spot Zoning 
This parcel is directly adjacent to existing R-T/Z zoned properties, and staff does not find any spot zoning 
concerns. 
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RECOMMENDATION 

Staff recommends that the Planning Commission consider the following in determining their 
recommendation: 

1. The existing home does not meet the setback requirement for the proposed R-T\Z zoning.
Homes in the R-T/Z zone must be 25 feet from the R-1 zone, and this home appears to be 13
feet from the side lot line.  The rezoning may be approved without issue, but this would create
a nonconforming setback and may cause difficulties should the home need to be rebuilt in the
future.

2. Berkley Drive has no existing townhomes, and this is a departure from the single-family
detached development pattern along this street.  However, the wider area has a mix of
densities, and mixed housing types are not inherently incompatible.  Due to the small number
of units, some may consider this to be a complementary housing type for the area.  The
Planning Commission has expressed concerns about large concentrations of rental units, so
having smaller pockets of higher density housing may be more in line with the Planning
Commissions goals.

3. Due to the 25-foot required buffer between R-T/Z homes and R-1 homes, three detached
single-family dwellings would not be a viable option for this property.  The Planning
Commission could consider reducing the 25-foot buffer requirement for detached single-
family homes in the R-T\Z zone.

Staff recommends approval of the  proposed rezoning.  Because the development is limited to three 
units, staff does not find that conditions are necessary.    If the Planning Commission wishes to limit 
the proposed development to detached single-family homes, staff recommends that the Planning 
Commission reconsider the 25-foot required buffer between  R-T/Z detached homes and adjacent R-
1 zones. 
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MEMORANDUM 

To: Members of the Red Bank Planning Commission 
Cc: Greg Tate, Public Works Director 
From: Ashley Gates, Regional Planner 
Date: July 14, 2022 
Subject: Request to Rezone 1014 & 1018 Lullwater Road, & 2510 Leaning Tree Lane from R-1 
Residential to R-2 Planned Unit Development 

SUMMARY 
Property Address: 1014 & 1018 

Lullwater Road, 
and 2510 Leaning 
Tree Lane 

Property Owner: Wellington 
Investment Properties 
LLC 

Tax ID: 117K D 001, 014, 
and 016.01 

Applicant: Ingram, Gore and 
Associates 

Deed Reference: 2766-0612 
12779 0625 
11951-0660 

Current Zoning: R-1

Flood Zone: No Requested Zoning: R-2 PUD
Current Land Use: Undisturbed Surrounding Zoning: R-1, R-1A and R-T/Z
Surrounding Land Use: Single Family Residential 
Proposed Use: Subdivision with 30 single-family homes 
Staff Recommendation: Approve with Conditions 

ANALYSIS 
Current and Proposed Use 
The property at 1014 & 1018 Lullwater Road, and 2510 Leaning Tree Lane is vacant, 
undisturbed land.  Ingram, Gore & Associates have requested that the property be rezoned to 
R-T/Z in order to build a subdivision with 30 single-family homes.  The developer proposes a
750-foot-long cul-de-sac that would provide access to 30 lots.  The lots are about 35-feet wide,
and range in depth from about 95 feet to 285 feet.
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Zoning Ordinance 
The proposed development does not meet the lot width requirements of the R-1 zone, which 
would require a rezoning to a higher density zone.  R-2 PUD also allows townhomes, which is 
not permitted in the R-1 zone.  The applicant has not indicated that they plan to build any 
townhomes. While a PUD does not have setback or lot size requirements, it does require a 
special exceptions permit, which allows for greater oversight by the Planning Commission. 

Site Plan 
The site plan submitted by the applicant meets all requirements in section 310.05 

310.05 (E) Site plan requirement: A site sketch plan shall be submitted with 
the rezoning application and shall show the following: 
1) Site access and preliminary street layout
2) Type of off street parking
3) Preliminary lot design
4) Range of lot sizes
5) Number of lots
6) Acreage
7) Open space/recreation areas if provided
8) All buffer, landscape and screen areas including site specific landscape design
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Zoning Map 
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Site Conditions and Topography 
This site slopes gently down from Lullwater Road, where there is a low-lying area where the 
developer proposes a detention pond.  Within this area is a small depression in the land.  The 
entire property is wooded with no evidence of any prior development.  

The USGS National Map indicates that there may be a stream near Lullwater Road, but a recent 
Hydrological Determination on the abutting property at 1010 Lullwater Road does not indicate 
that there is a stream.  A Hydrological Determination for this site may be needed as well. 

Beyond the more gently sloping area, the land slopes upwards towards the rear of the 
property.  The slope of this portion is around 25% to 30%, though the slope varies. 

Aerial with 10-foot Contours
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Compatibility with Surrounding Land Use 
The property is situated on Lullwater Road, which is a low-traffic road situated at the bottom of 
the slope that leads up to Highway 27.  Lullwater Road, a 20-foot-wide road, had an average 
daily traffic count of 479 in 2021. 

The subject property abuts several vacant lots and single-family homes.  These lots include both 
R-1 and R-T/Z zoned properties. Directly across from the are R1-A zoned properties.  To the
northeast, Leaning Tree Lane dead-ends near the property.  The right-of-way for Leaning Tree
Lane extends beyond the end of the dead end, bordering the subject property for
approximately 125 feet.

The proposed density is similar to that of the existing R-T/Z-zoned properties along Lullwater, 
including those that abut the site. The required landscaped buffers are shown along the R-1 
zoned properties. 

Land Use Plan 
The development of zero lot line single-family homes at this location would increase the variety 
of the housing stock in Red Bank and address Goal C of the Red Bank Land Use Plan: 

C-GOAL: Attract residential developers back to Red Bank for new development
and redevelopment.
ACTION: New residential zones that provide more options and diversity of
development while still protecting single-family neighborhoods.
ACTION: Reduced minimum lot size standards and setback requirements to make
Red Bank competitive with surrounding communities.

The proposed development is of a similar density to the other R-T/Z developments along 
Lullwater Road. However, the steep topography of the site raises concerns about storm water 
and erosion problems that could arise from higher density development.  Without proper 
mitigation of these impacts, this development may be in conflict with planning principles 
outlined in the Red Bank 2035 plan.  Staff feels that these concerns may be mitigated through 
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careful review during the PUD approval process.

Spot Zoning 
While this property does not abut any R-2 properties, the proposed density is similar to that of 
the neighboring R-T/Z properties.  Due to the proposed conditions limiting the density of this 
development, staff does feel that this proposed rezoning would present spot zoning concerns.  

Development Challenges 
Potential challenges to development include the steep slopes of the property and sewer 
capacity.  The developer has proposed a stormwater detention pond that is shown on the site 
plan.   

Staff has provided a map indicating the steep slope areas of the site.  An elevation profile from 
Lullwater to the rear of the site shows slopes of around 25% - 30%.  The site plan shows a 
preserved open space along the steepest portion of the hillside.  This will mitigate the impact of 
developing on a slope to some extent, as a significant portion of the property will be left 
undisturbed.  

Should the proposed Steep Slope Ordinance be adopted, the site plan may need to be altered 
to comply and stamped, and engineered plans would need to be reviewed by the Planning 
Commission. 

WWTA has indicated that while the area is under moratorium, capacity for 30 single-family 
homes has been reserved for this development. 
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RECOMMENDATION 
The proposed residential units on the front portion of the property appear to be compatible 
with the adjacent development and overall development pattern of the area.  These units will 
also increase the amount and variety of housing available, which meets the goals of the Red 
Bank 2035 Plan.  

The proposed units on the rear of the development have been moved towards the front with a 
less steep slope since the earlier proposal. While the lots proposed on the rear of the property 
are less dense than the portion closest to Lullwater Road, the Planning Commission should be 
award that a rezoning would still increase the allowed density on a steep slope. 

Due to the amount of engineering and design oversight provided during the PUD process, staff 
recommends approval of the proposed rezoning with the following conditions: 

1. The permitted use shall be limited to only a Planned Unit Development
2. The maximum density permitted shall be 4.6 units per acre (totaling 30 units in 6.53

acres)

In order to ensure that the steep slope areas are protected, the Planning Commission may 
consider the following conditions: 

3. Submission of the following information as part of the PUD Plan:
a. The exact size, shape, and location of the lot, and the existing drainage pattern
b. Contours at vertical intervals of no more than two feet taken from aerial

photography or field survey
c. The extent of natural tree cover and vegetation
d. A tree survey identifying the size, species and location of all trees having a

diameter at breast height (DBH) of six inches or greater, within the area of land
disturbance.

e. The exact area where any natural vegetation is proposed to be removed
f. The location and extent of colluvial and slippage soil areas as determined by a

qualified soil engineer
g. The location, slope, cut, fill, and finish elevation of the surfaces to be graded
h. Vertical profiles of all proposed roads, driveways, and utilities
i. Engineered plans for all retaining walls over 48 inches
j. A jurisdictional waters report from a licensed Qualified Hydrological Professional

and Hydrologic Determination from the Tennessee Department of Environment
and Conservation

4. Submission of the following with the building permit applications:
a. Certification as to the stability of the proposed structures and slope and

compliance with sound construction methods for areas with steep slopes and
landslide problems by a registered geotechnical engineer
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