
















 

 

  

Memo 
To: MDHA  

From: Metropolitan Nashville Planning Department 

Date: July 7, 2022 

Re: Planning Commission Recommendation for PILOT Agreement 

This memo fulfills the Planning Commission obligations as outlined in the MDHA Housing Tax Credit 
PILOT Program General Program Description which was attached as Exhibit A to BL2016-435.  The 
memo consists of two parts. 
 
PART I: RECOMMENDATION ON GENERAL PLAN CONSISTENCY 
 
Project:  Dickerson Flats (Parcels 05000005900, 05004001400, 05004001500) 

117 multi-family residential units and five detached group homes to 
accommodate 50 individuals 

   Income and rent restricted units, some units targeting 60% AMI 
 
Zoning: Commercial Service (CS) is intended for retail, consumer service, financial, restaurant, office, 
self-storage, light manufacturing and small warehouse uses.  
 
Single-Family Residential (RS10) requires a minimum of 10,000 square foot lot and is intended for single-
family dwellings at a density of 3.7 dwelling units per acre.   
 
Policy: T3 Suburban Mixed Use Corridor (T3 CM) is intended to enhance suburban mixed use corridors 
by encouraging a greater mix of higher density residential and mixed use development along the corridor. 
T3 CM areas are located along pedestrian friendly, prominent arterial-boulevard and collector-avenue 
corridors that are served by multiple modes of transportation and are designed and operated to enable 
safe, attractive, and comfortable access and travel for all users.  T3 CM areas provide high access 
management and are served by highly connected street networks, sidewalks, and existing or planned mass 
transit.  
 
T3 Suburban Neighborhood Evolving (T3 NE) is intended to create and enhance suburban residential 
neighborhoods with more housing choices, improved pedestrian, bicycle and vehicular connectivity, and 
moderate density development patterns with moderate setbacks and spacing between buildings. T3 NE 
policy may be applied either to undeveloped or substantially under-developed “greenfield” areas or to 
developed areas where redevelopment and infill produce a different character that includes increased 
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housing diversity and connectivity. Successful infill and redevelopment in existing neighborhoods needs 
to take into account considerations such as timing and some elements of the existing developed character, 
such as the street network, block structure, and proximity to centers and corridors. T3 NE areas are 
developed with creative thinking in environmentally sensitive building and site development techniques 
to balance the increased growth and density with its impact on area streams and rivers. 
 
Conservation (CO) is intended to preserve environmentally sensitive land features through protection and 
remediation. CO policy applies 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 are 
in and whether or not they have already been disturbed. 
 
Project Details:  
The site is comprised of three parcels on the east side of Dickerson Pike, south of the intersection of 
Dickerson Pike and West Due West Avenue. The parcels have a cumulative acreage of 5.7 acres. Two of 
the three parcels are zoned Commercial Services (CS) and the other parcel is split zoned CS along 
Dickerson Pike and Single-Family Residential (RS10) at the rear of the site. The surrounding parcels are 
zoned CS, RS10, RS10, and Multi-family Residential (RM2). The surrounding land uses include non-
residential along the corridor, and single-family to the north, east, and south.  
 
The site plan submitted shows three multi-family structures on the western portions of the site and five 
detached structures at the southeast portion of the site. According to the application materials, the multi-
family structures will accommodate 117 multi-family units to be income and rent restricted at 60% AMI 
or less. The five detached structures are intended to function as group homes, to accommodate 50 
individuals in “shared living supportive housing units.”  The site plan shows a proposed new public road 
through the site which was approved by a concept plan heard at the Planning Commission in 2021. A 
development plan and final plat are still required for approval. 
 
Planning Department Analysis:  
The review of the Planning Department is focused on the proposed development against the intent of the 
policies on the site. A technical review from a site layout, subdivision regulations, and permitted land 
uses was not completed with this review. All proposed uses will need to be verified by the Codes 
Department prior to or with building permit submittals.  
 
There are three policies on the site; the Suburban Mixed Use Corridor (T3 CM) Policy corresponds with 
the portion of the site zoned CS, the Suburban Neighborhood Evolving (T3 NE) Policy corresponds with 
the portion of the site zoned RS10, and the last policy, Conservation (CO), is on various portions of the 
site as a result of stream buffers, and slopes primarily ranging from 15 percent to 25 percent.   
 
The intent of the T3 CM Policy is to enhance suburban mixed use corridors by encouraging a greater mix 
of higher-density residential and mixed use development along the corridor, prioritizing higher intensity 
mixed use and commercial uses at intersections with preference given to residential uses between 
intersections; creating buildings that are compatible with the general character of suburban 
neighborhoods; and a street design that moves vehicular traffic efficiently while accommodating 
sidewalks, bikeways, and existing or planned mass transit. The proposed development in this policy 
provides high intensity residential development, consistent with the policy.  
 



 

 

In order to bring this site closer into compliance with the T3 CM policy guidance, Planning would 
recommend the following changes: orienting the buildings, including entrances, to the street or an open 
space and placing the parking behind or next to the building, and in a manner that breaks up large 
expanses of pavement, and provides safe pedestrian movement. 
 
The portion of the plan in the T3 NE Policy is proposed to be developed with detached residential 
structures. This is consistent with the goals of the policy to be developed in suburban residential patterns, 
but at higher densities and with greater housing variety than classic suburban neighborhoods. The 
proposed plan shows detached residential structures with minimal setbacks oriented to a new public 
street. These lots will be required to comply with all necessary subdivision and zoning regulations if 
developed under the existing zoning.  
 
Planning Determination: The proposed development on the site is consistent with the goal of the 
policies on the site to provide residential development at a suburban level along a corridor and increased 
housing opportunities in an evolving policy. Additional modifications to the site plan could be made to 
bring the development closer to policy guidance. Overall, this project is consistent with the NashvilleNext 
adopted general plan and the Community Character Policies. 

 
PART II: LIST OF FEDERALLY SUBSIDIZED MULTI-FAMILY PROPERTIES WITHIN THE 
CENSUS TRACT 
 
See attached map.   
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