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2015SP-113-001 
BL2015-86\M. Johnson 
NASHVILLE HIGHLANDS SP 
Various Maps, Various Parcels 
Council District 23 (Mina Johnson)  
Staff Reviewer:  Jason Swaggart 

 
A request to rezone from R15 and R20 to SP-R for properties located at 326 Old Hickory Boulevard, Old Hickory 
Boulevard (unnumbered) and Highway 70 (unnumbered), on the east side of Old Hickory Boulevard and north of 
Highway 70 (approximately 246 acres), to permit the additional disturbance of the natural landscape to a maximum of 
14 acres to permit up to 360 multi-family residential units, requested by the Metro Planning Department and 
Councilmember Mina Johnson, applicants; Harpeth Valley Utility District, Nashville Highlands, LLC, and Reserve 
Service Assoc., Inc., owners. (See Associated PUD cancellation case # 73-85P-001). 
Staff Recommendation: Approve with conditions and disapprove without all conditions including an 
amendment to the council bill. 
 
APPLICANT REQUEST 
Zone change to permit up to 360 multi-family units. 
 
Zone Change 
A request to rezone from One and Two-Family Residential (R15) and One and Two-Family Residential (R20) to 
Specific Plan – Residential (SP-R) for properties located at 326 Old Hickory Boulevard, Old Hickory Boulevard 
(unnumbered) and Highway 70 (unnumbered), on the east side of Old Hickory Boulevard and north of Highway 70 
(approximately 246 acres), to permit the additional disturbance of the natural landscape to a maximum of 14 acres to 
permit up to 360 multi-family residential units. 
 
Suspension of the Rules 
Staff is recommending that the Commission suspend a rule pertaining to public hearings signs specified in Section 
V11.A.3 of the Rules and Procedures of the Metropolitan Planning Commission (MPC Rules and Procedures).  This 
section requires that a public hearing sign be placed on the site notifying the public of the public hearing at least ten 
days prior to said public hearing.  Signs were placed on the property; however, the date for the Planning Commission 
public hearing was incorrect.  It cited January 28th instead of January14th.  The sign was corrected two days after being 
posted. 
 
Staff finds that while the signs were originally posted incorrectly, there was sufficient public notification of the public 
hearing.  Notices were mailed as required by the MPC Rules and Procedures with the correct date.  The Commission 
also deferred this request from the December 10, 2015, meeting to the January 14th public hearing.  The sign was 
corrected within two days of being posted; therefore, the sign will be up for nine days, one day short of the requirement 
 
Amendment to Council Bill 
Since the bill was introduced a parcel within the subject area was divided by deed creating a new parcel.  This parcel 
should be included in the council bill; therefore, staff is recommending that the bill be amended to include the new 
parcel and that the sketch be updated. 
 
Existing Zoning 
One and Two-Family Residential (R15) requires a minimum 15,000 square foot lot and is intended for single-family 
dwellings and duplexes at an overall density of 3.09 dwelling units per acre including 25 percent duplex lots.  The PUD 
overlay permits a maximum of 864 units. 
 
One and Two-Family Residential (R20) requires a minimum 20,000 square foot lot and is intended for single-family 
dwellings and duplexes at an overall density of 2.31 dwelling units per acre including 25 percent duplex lots.  The PUD 
overlay permits a maximum of 864 units. 
 
Planned Unit Development Overlay District (PUD) is an alternative zoning process that allows for the development of 
land in a well-planned and coordinated manner, providing opportunities for more efficient utilization of land than would 
otherwise be permitted by the conventional zoning provisions of this title. The PUD district may permit a greater mixing 
of land uses not easily accomplished by the application of conventional zoning district boundaries, or a framework for 
coordinating the development of land with the provision of an adequate roadway system or essential utilities and 
services. The proposed PUD district requires a higher standard for the protection and preservation of environmentally 
sensitive lands than what is required by the Metro Zoning Code. 
 
Proposed Zoning 
Specific Plan-Residential (SP-R) is a zoning district category that provides for additional flexibility of design, including 
the relationship of streets to buildings, to provide the ability to implement the specific details of the General Plan.   This 
Specific Plan includes only one residential building type. 
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HISTORY 
Last year, the unbuilt portion of the subject PUD went through a periodic review per Section 17.40.120.H of the Metro 
Zoning Code.  At the July 23, 2015, Planning Commission meeting, the Commission found the PUD to be inactive and 
advised Council to cancel the subject portion of the PUD and rezone it to an SP.  The Commission further 
recommended that any SP meet the following goals: 
 
1. Reduce the overall footprint of the development. 
2. Utilize environmentally sensitive building practices. 
3. Protect view shed. 
 
The Commission also encouraged the property owner(s) to work with Council in preserving the undeveloped portions 
of the PUD by means of transferring the property to Metro Parks and/or a conservation group. 
 
This proposed SP was drafted by staff in accordance with the Planning Commission’s recommendation at its meeting 
on July 23, 2015. 
 
CRITICAL PLANNING GOALS 
 Preserves creates open space 
 Preserves Environmental Resources 
 
The subject site contains very steep hillsides, problem soils, mature forest and other significant environmental features 
that are worthy of protection.  The proposed SP requires that a majority of these features be preserved in permanent 
open space that is to be left undisturbed with the exception that it does permit trails and other less impactful activities. 
 
BELLEVUE COMMUNITY PLAN 
Conservation (CO) is intended to preserve and enhance environmentally sensitive land in all Transect Categories 
except T1 Natural, T5 Center, and 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. The guidance for preserving or enhancing these features varies with what Transect they 
area in and whether or not they have already been disturbed. 
 
Suburban Neighborhood Maintenance (T3 NM) is intended to preserve the general character of developed suburban 
neighborhoods. T3 NM areas will experience some change over time, primarily when buildings are expanded or 
replaced. When this occurs, efforts should be made to retain the existing character of the neighborhood. 
Enhancements may be made to improve pedestrian, bicycle and vehicular connectivity. 
 
Consistent with Policy?  
Yes.  The purpose of the proposed Specific Plan district is to permit development that adequately protects 
environmentally sensitive features such as problem soils, hillsides and streams within the SP boundary which is 
consistent with the CO policy.  The SP limits disturbance to a much smaller area than what is currently permitted under 
the PUD.  The SP also provides standards which will lessen the impact to areas where disturbance is permitted. 
 
The community plan also recognizes areas that are not encumbered with 20 to 25 percent slopes.  These areas are 
within the T3 NM policy.  Due to these areas being so small and fragmented they cannot be developed in a manner 
consistent with the T3 NM policy. 
 
REQUEST DETAILS 
The Nashville Highlands PUD was originally approved in 1985 for 1,062 multi-family units.  The development has also 
been referred to as Eagle Ridge at the Reserve, The Reserve and Robertson Highlands.  Through the years the PUD 
has been revised several times.  There have also been requests to amend the PUD to permit single-family uses and 
commercial uses; however, these amendments were never approved.  The overall PUD boundary consists of 
approximately 271 acres.  Currently 198 units, a clubhouse and water tower have been constructed on approximately 
69 acres.  The remaining approximately 202 acres of the PUD, which is proposed to be canceled and rezoned to SP is 
approved for a maximum of 864 units.  The remaining 69 acres that is currently developed will remain in the PUD. 
 
The boundary of the PUD extends from Old Hickory Boulevard southward to Highway 70.  The entire site is 
encumbered with very steep slopes in excess of 20 percent.  The steep slopes on the site contain Bodine-Sulphura 
which is a problem soil and is prone to slides. 
 
ANALYSIS 
Staff finds that the proposed SP meets policy and the Planning Commission’s previous recommendation to draft an SP 
that meets the following goals:  
 
1. Reduce the overall foot print of the development. 
2. Utilize environmentally sensitive building practices. 
3. Protect view sheds. 
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In addition to providing protection for a majority of the environmentally sensitive areas, the proposed SP provides 
standards for low impact activities in the protected areas such as walking paths, which is intended to provide 
pedestrian access so that the unique property may be enjoyed by residents of the community or the wider public.  
These requirements are consistent with the CO policy that applies to the site and meets two critical planning goals. 
 
FIRE MARSHAL RECOMMENDATION 
Approved with conditions 
 Verify that there is a 2nd means of ingress/egress for the subdivision. Fire Code issues for the structures will be 
addressed at permit application review. 
 
STORMWATER RECOMMENDATION 
Ignore 
 
PUBLIC WORKS RECOMMENDATION  
Conditions if approved 
This development will require Public Works approval of detailed construction plans prior to grading the site. Plans must 
comply with the design regulations established by the Department of Public Works. Final design and improvements 
may vary based on actual field conditions. 
 
TRAFFIC AND PARKING RECOMMENDATION 
Conditions if approved 
A TIS will be required prior to final SP site plan approval in order to identify any necessary road improvements. 
 
WATER SERVICES RECOMMENDATION 
N/A 
 
HARPETH VALLEY UTILITY DISTRICT 
Approve 
 
STAFF RECOMMENDATION 
Staff recommends that the proposed SP be approved with conditions and disapproved without all staff conditions as 
the SP is consistent with the Conservation land use policy and meets two critical planning goals.  Staff is also 
recommending that the Commission suspend its rules pertaining to the placement of public hearing signs, and that the 
council bill be amended to reflect the newly created parcel within the boundary of the proposed SP. 
 
CONDITIONS 
1. Uses shall be limited to a maximum of 360 residential units. 
2. 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 RM2 zoning district as of the date of the 
applicable request or application.  Uses are limited as described in the Council ordinance. 
3. 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. 
 
Approve with conditions and disapprove without all conditions including an amendment to the council bill. (9-0-1), 
Consent Agenda 

Resolution No. RS2016-5 
 

“BE IT RESOLVED by The Metropolitan Planning Commission that 2015SP-113-001 is Approved with conditions 
and disapproved without all conditions including an amendment to the council bill. (9-0-1)” 
CONDITIONS 
1. Uses shall be limited to a maximum of 360 residential units. 
2. 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 RM2 zoning 
district as of the date of the applicable request or application.  Uses are limited as described in the Council 
ordinance. 
3. 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. 

 

 


