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STAFF MEMORANDUM 
 
PUD 294-2016: Submitted by Gamble Design Collaborative for property located on Beechcroft Road.  The property is 
zoned R-2, Medium Density Residential, and contains approximately 258.97 acres.  The applicant requests approval for a 
PUD, Planned Unit Development, with 584 residential lots. 
 
Property Description and History: This undeveloped property is located on the north side of Beechcroft Road east of 
Cleburne Road.  The northern boundary of the property is the extent of the city limits.  Surrounding zoning includes M-1 
to the west and AG to the east.  The property also abuts the CSX railroad to the east.  An unnamed stream flows on the 
eastern side of the property.  This project was last before the Planning Commission at the December 27, 2016 work 
session.  The applicant requested the item be removed from the Planning Commission voting meeting in order to 
address outstanding issues.  Public notice letters have been sent.  
 
Request: The applicant requests preliminary development plan and rezoning approval for a Planned Unit Development 
to include 228 “cottages”, 136 “villas”, 220 single family homes and associated open space and amenities.  The proposed 
density is approximately 2.26 dwelling units per acre.  The approved name is Arbor Valley.  The proposal includes fewer 
lots and more open space than previous plans for the property. 
 
Streets and Sidewalk: Beechcroft Road (an arterial street designation) is a two-lane unimproved street with 
approximately 20 feet of pavement and open ditch.  Right-of-way dedication in accordance with the City’s Major 
Thoroughfare Plan is required.  There are several streets proposed within the project boundary and two new 
connections to Beechcroft Road.  Two of the internal streets are proposed to connect with the existing Meadows of 
Spring Hill subdivision.  Internal connections to adjacent properties are indicated.  Internal streets are not indicated as 
public or private.  The applicant has submitted a traffic study, the recommendations from which are below: 
 
The analyses presented in this study indicate that the following infrastructure improvements should be provided in 
order to accommodate the total projected traffic volumes with the completion of the proposed residential project: 
 

1. Each of the new project accesses should be constructed to include one northbound entering lane and two 
southbound exiting lanes. At each intersection, the southbound left turn lanes should include at least 150 feet of 
storage, and the southbound right turn lanes should include at least 50 feet of storage. 

2. An eastbound left turn lane should be constructed on Beechcroft Road at each of the new project accesses. Each 
of these turn lanes should include at least 75 feet of storage and should be designed and constructed according 
to AASHTO standards. It is important to note that this eastbound left turn storage is included in TDOT’s plans to 
improve Beechcroft Road to a three-lane cross-section along the frontage of the project site. 

3. A westbound right turn lane should be constructed on Beechcroft Road at each of the new project accesses. 
Each of these turn lanes should include at least 125 feet of storage and should be designed and constructed 
according to AASHTO standards. These turn lanes are not included in TDOT’s plans to improve Beechcroft Road 
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along the frontage of the project site. Therefore, it would be appropriate to provide them in conjunction with 
TDOT’s improvement or after TDOT’s project is completed. 

4. Typically, accesses for residential communities do not warrant the installation of a traffic signal because these 
land uses do not generate significant entering and exiting traffic volumes during the off-peak hours. However, 
the projected traffic volumes on Beechcroft Road at the completion of TDOT’s improvement project and the 
Harvest 
Point PUD indicate that motorists exiting The Meadows will experience significant delays when both projects are 
completely built-out. Specifically, if at least 45% of the traffic exiting The Meadows is concentrated at one of the 
project accesses, a traffic signal will be warranted on Beechcroft Road at that access. Since Harvest Point and 
The 
Meadows will build out over a number of years, the actual need for a traffic signal will depend on the pace of 
development in both projects. Therefore, updated traffic counts should be collected and traffic signal warrant 
analyses should be conducted for the intersections of Beechcroft Road and the project accesses at 75% build-out 
and 100% build-out of the proposed project. 

5. As planned, the site plan for the proposed project should facilitate connectivity to properties north and west of 
the project site. 

 
Sidewalks on both sides of the internal streets are shown, however there is no indication of required sidewalk 
installation along Beechcroft Road. 
 
Bulk and Area Requirements: Based on the information submitted, it appears the proposal is compliant with the 
minimum bulk and area requirements of the residential regulations for Planned Unit Developments.  Section 3.9 
requires that structures or portions of any lots located along the periphery of the site, the setback provisions for the 
district located adjacent to the development shall apply.   
 
Bicycle and Greenway Plan: Beechcroft Road is designated as a multiuse trail path in the Bicycle and Greenway Plan.  
The applicant has provided for a multiuse trail along Beechcroft Road.  The proposal includes internal trails to provide 
for internal multi-modal circulation and connection and external connections.  
 
Landscaping and Buffering: The applicant proposes minimum 25’ buffer areas where the development abuts land 
outside of the project area.  A landscape plan will be required at subsequent submittals. 
 
Design Review Guidelines: The applicant has submitted renderings of the proposed dwellings but exact details have not 
been provided at this point.  Details will be required at subsequent submittals. 
 
Spring Hill Rising 2040: The future land use designation of the property is “Residential Neighborhood Area”, which 
constitutes a transitional area between natural and rural settings to more intense environments such as mixed use, city 
neighborhoods, and community commerce areas.  The intent of this designation is to preserve natural features in the 
built environment, enhance access to housing options and urban amenities such as jobs, retail services and public 
services and to create new opportunities to enhance the quality of life.  
 
Other: The use of a PUD at this location benefits the Planning Commission and Board of Mayor and Aldermen in that 
greater flexibility to negotiate features that will increase compatibility with the surrounding area and amenities above 
those required by the base zoning, such as trails, preservation of natural and sensitive features of the lane, and other 
community amenities. 
 
The applicant intends to submit separate plans for the amenities and playground area in the future. 
 
A meeting to discuss sewer design was held at Public Works on 2/8/2017. 
 
Fire Marshal: Fire hydrant location 3’-7’ off curb. 
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Public Works/Engineering Comments: 
 

• Prior to submitting construction plans, a full evaluation of water pressures and proposed improvements to 
water system will be required. 

 
Discussion: The request was forwarded to the Board of Mayor and Aldermen with a recommendation for approval on 
February 13, 2017 with conditions: 
 
PUD 294-2016:  Submitted by Gamble Design Collaborative for property located on Beechcroft Rd.  The property is 
zoned R-2, Medium Density Residential, and contains approximately 258.97 acres.  The applicant requests a preliminary 
master development plan approval for a PUD, Planned Unit Development, with 584 single family residential lots. 
 
Engineering Conditions: 

1. Prior to submitting construction plans, a full evaluation of water pressures and proposed improvements to 
water system will be required. 

 
Staff Conditions: 

1. Approval of this preliminary development plan shall remain valid for a period of three (3) years, during 
which time a final development plan shall be submitted for Planning Commission review and approval. 

2. Modification to the approved preliminary development plan may require Planning Commission and/or 
Board of Mayor and Aldermen approval prior to the submittal of a final development plan. 

 
Alderman Fitterer made a motion to approve PUD 294-2016 with staff conditions—adding conditions: 

3.    All Engineering and Public Works comments be addressed.  
4.    All traffic study recommendations be addressed.   

 
Motion seconded by Alderman Duda.  Motion passed 7/0. 
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NOTE: TYPICAL P.U.D.E. LINES ON LOTS ARE AS FOLLOWS:

10' REAR AND FRONT, 5' SIDE AND 10' SIDE FOR STORMWATER.
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PROPOSED MATERIALS TO BE USED ON SINGLE FAMILY DETACHED HOMES:

BRICK

CONCRETE BOARD

VINYL SIDING

FAUX STONE
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