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COLLEGEDALE MUNICIPAL PLANNING COMMISSION—Staff Report 
 
Case Number:  
ZON 2020-01 

PC Hearing Date: 
July 13, 2020 
Defer to: 8/10/2020 

Applicant: 
MAP Engineers, LLC 

Request: REZONE from AG Agricultural to R-
1-L (low single density residential) with a 
Planned Unit Development. 
 
RECOMMENDATION: DENY 
 

PROPERTY INFORMATION 
Property Size and Address: 
90.5 acres 
Unaddressed, located between Orchard Drive, 
Sandy Trail, and NS Railway ROW 

Property Owner(s):  
Blue Mountain Company GP,  
A.K. Poe,  
William Housley TR 

Tax Map Number(s): 151 026,  
151 033 (part), 151 025.01 (part) 

SUMMARY 
Summary: Request for rezoning approximately 90.5 acres from AG agricultural district to R-1-L low density single-
family dwelling district with a Planned Unit Development overlay consisting of 198 residential lots and approximately 
35.7 acres of open space. The gross density of the proposed development is approximately 2.19 units per acre. 

PROPERTY DESCRIPTION 
 

  
Subject Property (Orchard Drive) Subject Property (Sandy Trail) 
 

  
Adjacent Property (south) Adjacent Property (east) 
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PROPERTY DESCRIPTION (cont.) 
 

  
Orchard Drive Access from First Street looking north Orchard Drive access from McCallie Ave looking west 
 

ZONING 
 

Zoning 
History 

There are no recent zoning actions for the subject property. 

 USE CURRENT AG ZONE PROPOSED R-1-L PUD 
Zoning 
District 

Comparison 

Agriculture/Farming Yes No 
Single-Family Detached Residential Yes Yes 
 

DEVELOPMENT STANDARDS Current AG Zone Proposed R-1-L PUD 
Minimum Lot Size Septic 1 acre N/A 
Minimum Lot Size Sewer 1 acre 8,712 square feet 

Minimum Lot Width 100 feet 50 feet 
Maximum Lot Coverage 35% N/A 

Setback Minimums  
Front 35 feet 25 feet from edge of ROW; 

25 feet from exterior PUD boundary; 
10 feet from any other structure 

Rear 20 feet 
Side 35 feet 

Max Building Height  2.0 stories or 35 feet 2.5 stories or 35 feet 
Max Residential Density 1.0 unit per acre 5.0 units per acre 
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PROPERTY CHARACTERISTICS 
 

CURRENT USE ACCESS DIRECTION ADJACENT USE ZONING FUNCTIONAL 
CLASS 

Vacant 
Orchard 

Drive 
Sandy Trail 

North Norfolk Southern 
RR ROW AG Local Streets 

 

South Light 
Manufacturing C-3 (county) 

 East Norfolk Southern 
RR AG 

West Duplex Residential West (Sandy Trail): 
R-2 Single and Two Family 

 
 

SCHOOL DATA 
 

Current Hamilton 
County School Zoning School 2019 10-Day 

Enrollment Capacity 
 

Elementary Apison Elementary 584 630 
Middle E. Hamilton MHS 1704 grades 6-12 1650 grades 6-12 High School 

*to open August 2020 *E. Hamilton MS N/A 1,200 
 

ENVIRONMENTAL RESOURCES 
 

Hydrologic 
Unit(s)-Sub-basins 

Primary Blueline 
Stream(s) on site 

Wetland(s) 
Present 

Presence of FEMA Flood 
Hazard Zone(s)  

Slopes Exceeding 
25% 

 

Chestnut Creek Chestnut Creek Yes Yes 
No extensive 

areas Wolftever Creek   100 Year Hazard Area; 
Floodway Lower Tennessee 

 
 

COLLEGEDALE STAFF COMMENTS 
 

Engineering 1. Please reference the City of Collegedale instead of the WWTA on the proposed 
pump station label. 

2. Phasing of the project unknown. 
3. Technical info, e.g. roadway centerlines, lot sizes, lot setbacks, round-a-bout, cul-

de-sacs, etc. unknown. 
4. Road A will need to have curb and gutter; 12’ lanes w/ 24” curb and gutter is 

acceptable and a preferred typical section. 
5. Force main path not depicted. 
6. Sewer crossing at creek(s) unknown.  
7. The comments above are not exhaustive. In general, the application exhibit does 

not provide enough technical detail for more additional determination at this time. 
8. Sewer mains would require significant depths in many locations. 
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9. The City does not utilize grinder pumps or “step” systems as alterntatives. 
 

 
 

COLLEGEDALE STAFF COMMENTS (CONT.) 
 

Planning While the proposed development is generally consistent with recently adopted land 
use plans produced by both Collegedale and the Regional Planning Agency for 
adjacent areas in unincorporated Hamilton County, staff reviewed the rezoning 
request and identified several areas of concern.  

___________________________________________________________________________ 
A) The Sandy Trail access to the property is problematic in that the existing rail crossing only 
displays “passive” protection in the form of a static “crossbuck” sign. The development 
would significantly increase the number of daily vehicle trips via Sandy Trail will in turn 
requires review and approval by Norfolk Southern. If the railroad grants approval to use 
Sandy Trail, such approval will likely require an upgrade from passive crossing protection to 
“active” protection such as gates bells, and lights. 
 
B) The second access point lies in unincorporated Hamilton County off of Orchard Drive. 
This road is a local street with a 30-foot right-of-way. The Fire Marshal typically requires a 
26 foot wide paved area to allow access to the property in case of emergency*. The travel 
lane for Orchard Drive is significantly less than that, and it is not currently wide enough to 
allow two vehicles to pass. 
 
C) The applicant indicated that in order to improve Orchard Drive to the Fire Marshal’s 
standard; he may need to acquire property from one or more adjacent property owners. 
One adjacent property is encumbered with a 10-foot Electric Power Board easement. Staff 
is not clear if the EPB lines in this easement would require relocation if additional property 
is required at this location/manner. 
 
D) Acquiring additional property to widen the roadway has proven problematic, since a field 
survey indicates that portions of Orchard Drive lie within the railroad right-of-way, 
preventing a full 26-foot wide paved roadway section typically required by the Fire Marshal. 
 
E) Since the proposed development is in Collegedale, garbage trucks and police access 
would utilize Orchard Drive, which entails a slightly longer response time via Apison Pike to 
McCallie Avenue in Old Town Apison or East Brainerd Road via Camp and Prospect Church 
Roads. A new EMS station under construction at the corner of Sandy Trail and Apison Pike 
would have to route a crew nearly 3/4 mile to reach the Orchard Drive entrance compared 
to 1/3 mile from Sandy Trail. Timing is dependent on traffic and railroad operations. 
 
*The jurisdictional Fire Marshal requires two separate means of ingress/egress for developments 
containing more than 200 dwellings. This proposal contains 198 dwellings. 
___________________________________________________________________________ 
The PUD regulations in Section 17.09, Paragraph 1.0 of the Collegedale Zoning Ordinance 
state: 
 
The Planned Unit Development (sometimes hereinafter referred to as PUD) is to provide for 
the planned, orderly, and efficient improvement of large, unique, or strategically situated 
landholdings while protecting the natural open space, ecological, topographical, geological, 

 
 
 
 

Access: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Compliance with 
Planned Unit 
Development 

Requirements: 
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Additional Staff Notes: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Staff Recommendation: 
 
 

and historical features which may exist… 
 
The Planned Unit Development is further intended to encourage the application of new 
techniques and technology to community development which will result in superior living or 
development arrangements with lasting values by utilizing best possible site plans and 
building arrangements under a unified plan of development rather than under lot-by-lot 
regulation. This may permit buildings to be clustered or arranged in an unconventional 
manner to maximize open space, create a pedestrian scale, and other public benefit.  
 
The PUD shall provide for a mixture of housing types such as detached single-family homes, 
townhouses, and zero lot line homes in order to be responsive to changing market demands 
and conditions while assuring adequate privacy, light and air, interior space, freedom from 
noise and traffic, and access to open space and recreation. The regulations herein are 
intended to secure the health, safety, and general welfare of the community and of the 
residents of the proposed development.  
Notwithstanding staff’s earlier recommendation to defer action on this request pending 
additional details, existing and additional information was carefully considered. Staff notes 
the following: 

1) Although the subject property is adjacent to C-3 zoning in unincorporated Hamilton 
County, and R-2 zoning in Collegedale, the prevailing land use characteristics are of 
a much lower intensity than this proposal. In addition, the adjacent R-2 and C-3 
properties enjoy far better access than the subject property; and 

2) There is no nearby or adjacent residential development of this magnitude and 
impact; and 

3) Access to the property is severely limited, and is not of a nature that is in keeping 
with upholding the health, safety, and welfare of its residents; and 

4) Residents within unincorporated Hamilton County would be significantly impacted 
by the additional trips generated by 198 additional homes; and 

5) Based on standard trip generation models, single-family detached dwellings will 
produce 9.57 trips per day, per dwelling. At build-out, the development would be 
expected to produce a total of 1,895 additional trips per day on the local streets 
expected to serve the development. 

6) While PUD proposals of a similar scale have been approved in both Collegedale and 
unincorporated Hamilton County, each of those projects is located near similar 
development with far more desirable points of access on collector or arterial roads; 
and 

7) Existing roads in unincorporated Hamilton County in Old Town Apison were platted 
and designed for another era of less intense usage; and 

8) The existing roads in Old Town Apison expected to serve the development are 
undersized in terms of ROW width and pavement width, with few options for 
improvement; and  

9) Although existing land use plans may support some forms of suburban residential 
development in this area, the subject property does NOT currently provide the 
necessary infrastructure to support development of this scale; and 

10) Topographical conditions including wetlands, high water tables, and underlying rock 
sewer main extensions to and through this property will be extremely difficult and 
costly to install and maintain. Information provided to staff indicates some sewer mains 
would need to be set well over 20 feet deep, and in some areas, at a depth approaching 
30 feet. Cost factors aside, assuming sewer mains are extended through the property at 
such depths would be an ongoing maintenance concern for the city’s staff; and 
 



Case # ZON2020-01 
 

- 6 - 

11) Sewer access MUST be assured by the developer since PUD developments are required 
by the ordinance to utilize a sanitary sewer system. Therefore, approval is predicated 
on feasible and adequate sewer access. The proposal does not currently demonstrate 
this to be the case; and 

12) The PUD as proposed does provide any substantive benefit. Staff notes that the 
proposal does depict walking trails and open space amenities for the residents, the 
layout and design of the project does not offer a range of housing lots other than the 
use of much smaller lots than typically allowed under zoning regulations; and  

13) Other than reduced lot sizes, the proposed development appears to be a standard 
subdivision layout that does not attempt to take advantage of the ability to cluster 
residences in particular areas while preserving useful open space by “using new 
techniques and technology” ;and  

14) Approval of this proposal would set a precedent for future development in other areas 
of the city where infrastructure and access are inadequate; and therefore  

 
In order to assure the health, safety, and welfare of the community, staff hereby 
recommends that the Collegedale Municipal Planning Commission should DENY the 
request to rezone from AG Agricultural to R-1-L Low Density Single Family with a Planned 
Unit Development overlay. 

 
 
 

APPLICABLE LAND USE / TRANSPORTATION PLANS / POLICIES 
 

Plan Land Use 
Recommendation Is this request consistent? Comment 

 Yes No Partially Discussion from the Collegedale 2030 Plan 
adopted in 2015 

Recent patterns of development do not always 
achieve levels of efficiency relating to not only 
fiscal concerns, but also to the quality of life 
within the community. The practices of 
extensive land use segregation and auto 
dependent design criteria have resulted in the 
loss of open space, forest cover; increased 
traffic congestion, increased water runoff, and 
increased housing and infrastructure costs.  

A significant portion of a community’s 
resources is spent reacting to development by 
replacing and extending infrastructure. 
Extensive areas of low-density development 
increase the cost of living in order to finance, 
maintain, and replace infrastructure. 
Eventually, the increased cost of building and 
living in such areas can discourage additional 
growth long before an area reaches full 
economic potential and physical build out.  

A development model which addresses these 
problems must treat a community as a highly 
complex entity, not merely as an assemblage of 

Collegedale 
2030 Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Low-Density 
Residential (LDR) 0-
5 dwelling units per 

acre 

Corresponding to 
most of the City’s 

residential districts, 
this category 

includes single 
family detached 

residences at 
densities of one to 
five units per acre. 

Though often 
associated with a 
suburban form of 
development, the 

upper density range 
within this 

classification may 
also be found as a 

component of 
mixed-use 

developments 
where single-family 
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Collegedale 
2030 Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

dwellings are 
constructed on 

smaller lots served 
by sewer. 

 
 
 
 
 
 
 

Collegedale 2030 
Land Use Plan 

“Transect Form 
Types 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Collegedale 2030 
Land Use Plan 

“Transect” Form 
Types (cont.) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

land parcels without additional thought given 
to their true and full potential.  

A healthy community features a wide range of 
land uses ranging from low density housing to 
more highly developed mixed-use centers. The 
key is to provide choice and predictability so 
the market can react according to the needs of 
the community.  
______________________________________ 
 
The site lies at the transition between the T2 
“Rural” and the T3 “Suburban” development 
forms outlined in the 2030 Comprehensive 
Plan. 
General Description (T2 Rural) 
Aside from agriculture, very low-density 
residential uses are found in the T2 Rural 
category. Commercial uses are largely absent 
from this district due to the relative proximity 
to other districts offering higher levels of 
development. 

Development Form (T2 Rural) 
Residential and agricultural structures are 
widely spaced. In some cases, the pattern of 
development still reflects a past era when 
agricultural uses were more prominent. Homes 
range in size, but are generally no more than 
two stories. Newer homes tend to be larger 
than those historically found in the area. In 
almost all cases, building footprints are small in 
relation to lot sizes. Building setbacks are not 
consistent, though many feature substantial 
setbacks from the road. –T2 “Rural” 
Infrastructure (T2 Rural) 
Sewer service is very limited and largely absent 
from this category. Roads and streets outside 
of residential subdivisions feature natural 
drainage with roadside ditches or swales. 
Roadway connectivity is more limited than in 
more developed categories. Collector streets 
serve to convey vehicular traffic to higher-
capacity roadways that lead to more highly 
developed categories. Though cyclists 
occasionally utilize these roadways, there is a 
lack of dedicated bike lanes. Pedestrian trips 
are not common. Sidewalks are not 
encountered and greenway access is not 
currently available.  
General Description (T3 Suburban) 
The Suburban Transect category includes 
properties that are often lands in transition. As 
the name implies, this district serves as a link 
between rural and more developed areas. As 
infrastructure such as sewers extends into 
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Collegedale 
2030 Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Collegedale 2030 
Land Use Plan 

“Transect” Form 
Types (cont.) 

 

these areas, the development form responds by 
creating smaller residential lots. 
Development Form (T3 Suburban) 
Assuming prominence after World War Two, 
conventional suburban form features 
curvilinear streets with more limited 
connectivity between uses. Dedicated green 
space is not prevalent, since private yards 
created by ample setbacks tend to be larger.  

Non-residential uses generally occupy single 
and two-story buildings along arterial 
roadways rather than at concentrated nodes. 
Extensive building setbacks and parking 
requirements often shape the form for non-
residential development. 
Infrastructure (T3 Suburban) 
Varying levels of infrastructure are found in this 
district. Sewer service is becoming a necessity 
in newly-developing areas as raw land prices 
have increased to the point where the lot yield 
of subdivisions must be maximized. Sanitary 
sewer access eliminates the need for extensive 
subsurface (septic tank) disposal. Consequently, 
there is a stark contrast between lot sizes of 
suburban development created thirty years ago 
versus those created today. Sidewalks are not 
common; however, they are occasionally 
encountered in some residential subdivisions 
and along some higher-capacity roadways.  

Reflecting the array of development types and 
densities, roadway form also varies. Lower 
capacity roads often feature natural drainage 
by the use of ditches and swales, reflecting a 
more rural past. In other cases, curb and gutter 
drainage is found in more recent development. 
Roadway connectivity is augmented by 
greenway access in some sections of this 
category. As a whole, uses within this category 
are connected by vehicular streets.  

Applicable Collegedale 2030 Land 
Use Plan Policies 

 
 
 
 
 
 
 
 
 
 
 

   Policy Recommendation (RES 2.1) 
To support the goal of encouraging a range of 
housing types, rural areas of the city should be 
developed carefully using techniques that 
preserve open space.  

Policy Recommendation (RES 2.2) 
Collegedale should formulate and support the 
use of conservation subdivisions that set aside 
areas of preservation as property is developed.  

Policy Recommendation (RES 5.1) 
Expansion of more intense uses in close 
proximity to low-density residential areas 
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should include preservation of exiting 
wooded buffers if available and feasible.  

Policy Recommendation (NE 1.4)  
Direct service delivery efforts to level areas of 
the city where density is more easily served.  

Policy Recommendation (NE 2.1)  
Preserve a range of open space types ranging 
from forests, wetlands, fields, floodplains and 
slopes. 

Policy Recommendation (NE 3.1)  
Extend sewer service where practical to reduce 
the reliance on older septic systems. 

 
 
 
 
 
 

Chattanooga-
Hamilton 

County /North 
Georgia 

Metropolitan 
Transportation 

Planning 
Organization  

 
Regional 

Transportation 
Plan / TIP 

Plan Elements Comment 

Sponsor Status Type Timeline 

Apison Pike Phase 
3 TDOT Construction 

Widen SR 317 (Apison Pike) 
from 2 lanes to 4 lanes 

with continuous turn lane/ 
sidewalks/bike lane 
between Ooltewah-

Ringgold Road and Layton 
Lane (2.4 miles) 

Expected completion by 
June 2025 

Apison Pike Phase 
4 TDOT Preliminary 

Engineering 

Widen Apison Pike from 2 
lanes to two travel lanes 
with a continuous turn 

lane/sidewalks/bike lane 
between Layton Lane and 

East Brainerd Road (.90 
mile) 

ROW phase expected to 
begin Fall 2021 

 

 
Plan Land Use Recommendation Is this request 

consistent? Comment 

White Oak 
Area Plan 

(Area 12 Plan) 
 

Produced by 
the 

Regional 
Planning 

“Place Type” 
 
 
 
 
 
 
 

Yes No Partially 
 
 

Suburban 
Suburban communities are typically 
characterized by larger lots, more green space, 
curvilinear streets and an emphasis on driving to 
get from place to place. Housing is usually similar 
in type within subdivisions and separated from 
shopping, work and other day to day activities. 
They may include a commercial center, mixed-
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Agency  
 

Adopted by 
the 

Chattanooga-
Hamilton 
County 

Regional 
Planning 

Commission 
February 11, 

2019 
 
 
 
 
 
 
 
 
 

White Oak 
Area Plan 

(Area 12 Plan) 
 

Produced by 
the 

Regional 
Planning 
Agency  

 
Adopted by 

the 
Chattanooga-

Hamilton 
County 

Regional 
Planning 

Commission 
February 11, 

2019 
 
 
 
 
 
 
 
 
 
 

 
RPA Development Intensity 

 
 

White Oak Area Plan Policy 
Recommendations 

 
 
 
 
 
 
 
 
 
 
 
 
 

White Oak Area Plan Policy 
Recommendations 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

use activities, a school or community park.  

RPA Intensity Level “2”out of 5 

Policy Recommendations for the FUTURE Old 
Apison Village Center:  
4.5.5.1 Building on the Crossroads concept, add 
more commercial uses such as small scaled retail 
and restaurants that reflect the rural setting of 
the area.  
4.5.5.2. Pursue a conservation easement to tie in 
Bauxite Ridge with greenway connections.  
4.5.5.3. Address salvage materials, outdoor 
storage and junkyards. Relocation, planted 
buffers, or screening is recommended.  

 

 

Policy Recommendations for East Brainerd and 
Ooltewah-Ringgold Road:  

4.5.6.1. Develop the large parcel in the southeast 
quadrant of this intersection as SC-Suburban 
Commercial.  

4.5.6.2. Develop the smaller parcels in the 
southwest and northeast quadrants of this 
intersection as NC- Neighborhood Commercial.  

4.5.6.3. Develop the areas surrounding these 
commercial Centers with MR-Mixed-Residential 
development (including small lot single-family 
subdivisions, townhouses, twins, and possibly 
small multi-unit buildings). This mix of higher 
intensity housing will:  

1. Support the concentration of 
commercial businesses by providing 
more “rooftops”;  

2. Help decrease traffic congestion at this 
intersection by providing opportunities 
for residents to walk to nearby schools, 
stores, restaurants and businesses; and  

3. Begin to establish a level of intensity 
necessary to support a transit stop in 
the future.  

4.5.6.4. Develop the areas surrounding the MR-
Mixed Residential as either SR-Suburban 
Residential or CBR- Conservation-Based 
Residential when adjacent to steep slopes or 
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White Oak 
Area Plan 

(Area 12 Plan) 
 

Produced by 
the 

Regional 
Planning 
Agency  

 
Adopted by 

the 
Chattanooga-

Hamilton 
County 

Regional 
Planning 

Commission 
February 11, 

2019 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

White Oak Area Plan Policy 
Recommendations (cont.) 

floodplains.  

4.5.6.5. Establish conservation easements and 
buffers to retain and protect the creek and 
floodplain, designated as RE-Reserve.  

4.5.6.6. Require new residential and commercial 
development to provide connections (streets, 
sidewalks, or greenways) to existing 
development around this Center.  

SEWER SERVICE IN SUBURBAN/RURAL 
AREAS  

One might ask, “How are sewer extensions 
planned?” Do they follow municipal plans for 
growth and adopted land use plans, or are they 
extended at the request of developers? Currently 
sewer extensions are driven by the market. 
Builders seeking to develop property that is 
currently un-sewered are required to pay for the 
cost of extending sewers to their property. This 
has been a common practice for many decades.  

 Additionally, steep slopes, rock or soil types in 
an area may rule out sewers or make them 
prohibitively expensive. Sewer facilities and 
expanded lines are best justified in locations 
where high-density housing is planned and in 
close proximity to existing lines.  

 Other system technologies may be used in 
the more rural areas. Independent systems are 
available that include smaller scaled treatment 
facilities and, in some cases, pump stations. An 
independent system may be better suited for 
conservation-based subdivisions where a 
clustering of units requires smaller lots.  

 In the more rural Apison area, before “Old 
Apison” can be expanded to a larger commercial 
center, sewers would need to be extended there 
or an independent system put in place.  

 Generally, the minimum lot size required for 
septic systems is 25,000 square feet*. Residential 
development in rural areas without sewer service 
must therefore be built with these larger lots.  
 
*In Collegedale, this is generally applicable to 
the R-1-L zone, but not the AG zone. 
 

 




