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Airline Road Planned Development, Phase 1
Master Development Plan Narrative

The intent of the Airline Road Planned Development - Phase 1, 

Master Development Plan is to establish the overall design intent 

for the development, in order to create a first- class shopping 

center and to achieve unity and design cohesiveness between all 

buildings in the shopping center, including the out parcel build-

ings. The Master Development Plan is written to identify impor-

tant design elements that are to be compatible throughout the 

development as well as serving the local community of Arlington, 

Tennessee.   Because of its location at the corner of Milton Wil-

son Boulevard and Airline Road and proximity to Interstate 40, the 

shopping center is a “gateway development” into the Town. 

With this Master Development Plan in place, the Town can set a 

critical precedent for the surrounding real estate in this immediate 

“gateway” area.

The design intent shall include architectural elements, efficient site 

layout and functional ingress / egress, enhanced unified landscap-

ing and appropriate equipment screening, open space and natu-

ral features, stormwater detention, first-class ‘trade dress’ signage, 

and a unified high-quality site lighting program.
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Zoning
The zoning for the Airline Road Planned Development - Phase 1 site is 

S-C, Shopping Center District with a Planned Development Overlay. The 

proposed development will consist of a Shopping or Retail Center that 

will have a variety of commercial activities along the two major trans-

portation routes (Airline Road and Milton Wilson Boulevard) adjacent to 

the property.  Uses permitted will be the same as those permitted in the 

S-C Shopping Center District such as Food Stores, Gasoline Service Sta-

tions, General Merchandise Stores, Restaurants, and Business Services in 

accordance with Zoning Ordinance Section 4.8. The Development will be 

subject to the Bulk Regulations outlined in Section 4.2 with the exception 

of the side yard setbacks on internal lots which was approved with the 

Planned Development/General Development Plan.

Lot number Site Area Greenspace Building Area Parking

1 (Principal Bldg)

2 (Shops A & B)

3 (Outparcel)

4 (Outparcel)

5 (Outparcel)

6 (Outparcel)

15.78 Ac

3.86 Ac

0.89 Ac

0.87 Ac

0.96 Ac

0.95 Ac

23.30 Ac

4.91 Ac (31.12%)

1.31 Ac (33.95%)

0.19 Ac (20.98%)

0.18 Ac (20.98%)

0.20 Ac (20.98%)

0.20 Ac (20.98%)

6.99 Ac (30.00%)

123,00 sf

31,220 sf

154,200 sf*

527 (4.28sp/1,000 Sf )

131 (4.20 Sp/1,000 Sf )

658 (4.27 Sp/1,000 Sf )*

*Building area and parking totals are for Lots 1 and 2 only.   

Site Data
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Architectural Design
The architectural design throughout the shopping center shall be driven primarily by the development’s Principal building on Lot 1.  The building(s) shall be designed in general accordance with the requirements outlined 

in the Town’s Design Guidelines Manual and shall provide complimentary materials, color palette, and design elements throughout the shopping center development.  The proposed design shall incorporate decorative 

concrete brick masonry façades with architectural accents and environmentally sensitive wood products.   

For the Principal building (greater than 100,000 square feet):  Given the large scale of the Principal Building, an exception from the Town’s Design Guidelines Manual is requested to permit the use of concrete brick masonry. 

The proposed design, based upon Principal building current national standards, displays a handsome contrast of a dark earth-tone base color (rich chocolate) with accents of light wood (warm maple) accents.  The building 

façade is comprised of a combination of decorative concrete brick masonry, fiber cement siding, pre-finished metal and aluminum-framed storefront windows.  Although there is one masonry color proposed, a variety of 

masonry textures are featured, including smooth-face, split-face and ground-face units, which give the large scale walls texture and detail at pedestrian scale.
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The primary entries and accent features on the main building façade are 

proposed to be sustainable fiber cement siding complimented by small-

scale storefront inserts.  

Because of the nature of the grocery business and intended customer 

profile; the Principal building’s Designer/ Architect has focused on the 

comfortable scale of the pedestrian customer and how that customer 

arrives to the building.   This design focus is reinforced with the small 

scale metal rain canopies with well-designed signage; sidewalk patterns 

with landscaping; pedestrian site amenities (such as benches and bicycle 

storage racks); and intimately-scaled storefront sections that are visually 

enhanced with building accent materials as they stroll along the sidewalk-

scape.  The Principal building has been designed to represent several 

small merchant retail buildings as opposed to a standard issue ‘mega-

store’.  The materials and colors utilized on the main facade of the build-

ing shall continue on the sides and rear of the structure.  The decorative 

concrete brick masonry extends to all four sides of the building, including 

screen walls at service areas.  Fiber cement siding accents are also fea-

tured on the side elevations to promote variety and interest.

Decorative concrete brick masonry is an appropriate material for the 

scale of the Principal building.  The brick masonry dimensions will be as 

small as 4-inches high x 16-inches wide.  With wall heights averaging 28-

feet tall, the size of the brick masonry is appropriate for the scale of the 

building while maintaining the look of traditional masonry laid in running 

bond pattern.  The decorative concrete brick masonry is also an appro-

priate material for the architectural and structural design.  The structural 

integrity of the 12-inch deep product allows roof joists and other struc-
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tural elements to bear directly on the wall without the need for additional reinforcing or bracing.  The 

decorative concrete brick offers superior structural qualities while also serving as the exterior architec-

tural finish for the building. 

The Principal building will seek ENERGY STAR certification per the standards of the Principal build-

ing’s national program.  This certification indicates that the project is designed and specified to be an 

energy-efficient building.  The design for the Principal building relies on the established exterior wall 

system, which features decorative concrete brick masonry, to contribute to the overall energy efficiency 

of the building and is integral to the achievement of ENERGY STAR certification.  The hollow cores of 

the 12-inch deep brick masonry are filled with foam insulation, which achieves a high thermal resis-

tance for the overall wall assembly.

The decorative concrete brick masonry and fiber cement siding are durable, lasting products.  Decora-

tive concrete brick is an integrally-colored product that will not discolor if chipped.  The integral-color 

is also resistant to fading from prolonged exposure to sunlight.  The fiber cement siding features an 

integral wood grain texture and factory applied acrylic latex coating, which is resistant to cracking, fad-

ing and chipping.  The product carries a 50-year warranty from the manufacturer related to material or 

workmanship failure.

For Shops A & B: The buildings shall be subject to the Town’s Design Guidelines Manual with design 

intent to draw directly from the architectural themes and design materials of the Principal building.   

Shops A & B, having a smaller building scale, quietly transitions from a dynamic grocery attraction 

adjacent to a more relaxed ‘village’ shopping experience. The charm of Shops A&B starts with ample 

landscaped patios, patterned sidewalks and crosswalks, ornate small-scale lighting, warm wood ac-

cented rain canopies; pedestrian-scaled site amenities (referenced above) and distinctive brick detail-

ing within the main façade corbelling support this design intent and focus.

For out parcel or pad user buildings:  The buildings shall be subject to the Town’s Design Guidelines 

Manual. It is assured that the outparcel user will require their national trade dress; the Developer will 

strongly encourage and support the design intent narrative as outlined above.

All main facades within the shopping center development that are visible from the public right-of-way of 

Airline Road and Milton Wilson Boulevard shall be treated as described above and with the same design 

guise and intent of the narrative under this section: Architectural Design.

Undifferentiated and nondescript facades that are visible from the public right-of-way shall be strongly 

discouraged.  The materials and colors utilized on the main facades of each building shall continue on 

the sides and rear of the structures. However, where the rear of a building will not be visible from a public 

right of way, up to 50% of the rear of the building may be constructed with secondary building materials, 

if approved by the Design Review Committee, in accordance with the Town’s Design Guidelines Manual.

Shops A & B



Airline Road Planned Development Phase 1  -  Master Development Plan Narrative
 February 2016

7

Site Layout, Access and Pedestrian Connectivity
The principal building and retail shop spaces on Lots 1 and 2 shall be ori-

ented toward Airline Road in accordance with the development’s proposed 

Site Layout Plan.  The retail fueling center shall be oriented toward Milton 

Wilson Boulevard.  Future outparcel buildings shall be oriented toward the 

right-of-way of either Airline Road or Milton Wilson Boulevard such that their 

main entrances are visible from the public right-of-way.  

Buildings along Airline Road or Milton Wilson Boulevard shall be situated as 

close to the right-of-way as practicable with double loaded rows of parking 

along the right-of-way being discouraged.  Final review and approval of each 

site plan shall be by the Planning Commission.

Access to the development shall be provided from two driveway entrances 

each on Airline Road and Milton Wilson Boulevard. Additional driveways to 

the outparcels may be allowed at the discretion of the Town Engineer.  Ac-

cess to the outparcels shall be interconnected to the parking lot of the Prin-

cipal building.  

The development shall provide for internal pedestrian movements to en-

hance pedestrian safety and comfort. Pedestrian crosswalks shall be incor-

porated in the site, providing clear access from Airline Road and Milton Wil-

son Blvd. to the building’s main entrances. Crosswalks will be marked with 

scored or stamped concrete. 
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The proposed Loosahatchie River Greenway Tail extension at Milton Wilson Boulevard shall include site 

amenities such as a pavilion with seating and a water fountain. Fenced outdoor dining shall be pro-

vided along the principal building’s front sidewalk and restaurants throughout the development shall 

be encouraged to provide for outdoor dining spaces as well.  Site furniture shall be provided to allow 

for visitor resting places along the internal pedestrian routes. A life-sized bronze deer statue shall be 

provided in front of Shops A & B. Areas for bicycle storage shall be incorporated into the site per code 

requirements. The exact site amenities have not yet been determined but the following images demon-

strate the quality of the site furnishings that will be provided.
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Landscaping and Screening
The proposed landscaping will establish a mixture of 

color, texture and fragrance by using a native and cul-

tured plant palette.  This first impression this site pro-

vides will be a welcome visual where the shrubs and 

flowers provide beauty and the trees add shade and 

texture.  All plantings are organized to create outdoor 

rooms and spaces or direct views and screen utilities.   

Our planting design is prepared for sustainability in 

that we have specified plants that can handle the 

weather conditions of our region.  Most critical is to 

get the plants established and then (approximately 24 

months), we intend to back off the irrigation so that 

the plants become accustomed to the natural occur-

rences of heavy rains, winds and the dry of summer.

The Airline Road and Milton Wilson Boulevard plant-

ings are generous and include a rhythm of shade and 

flowering trees. Native Blackgum and Nuttal Oak trees 

are planted here with historic Gingko trees flanking 

the ends.   Each have beautiful fall color as well.  For-

est Pansy Redbud (color and texture) and Chaste Trees 

(color all summer long) mix between the shade trees 

for color with each having special visual qualities of 

their own.  Shrubs below include the native Grey Owl 

Juniper, Suzanne Loropetalum and for consistent sum-

mer color, Little Lime Hydrangea.   
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A portion of the Milton Wilson frontage in front of the Kroger Fueling Center is 

softened with a tight line of Sweetbay Magnolia trees. These trees match up with 

those planted on the north side of Milton Wilson but are planted together tightly.

Then two main entrances into the site from both Airline Road and Milton Wilson 

Boulevard are heavily landscaped at the entrance signage.  Special attention has 

been made near sidewalks not to overplant with large species.  Safety is our number 

one concern and this planting design can accommodate both beauty and preserve 

a safe environment. The eastern most entrance along Milton Wilson Boulevard in-

cludes a row of Easter Red Cedar trees planted tightly as a visual to direct automo-

biles to the west.

Parking lot planting islands are designed with a tree in its center and shrubs at the 

base. October Glory Maple Trees are planted here for their striking fall color.  Yo-

shino Cherry Trees are placed here for their springtime beauty and hardy structure, 

Allee Elm and Forest Pansy Redbud trees are planted here as well for variety.  Dwarf 

Yaupon Holly and Snowcap Indian Hawthorn shrubs are planted in these islands.

Existing trees along Hall Creek shall be saved and maintained where possible.  The 

trees to remain shall be protected during construction.  Parking and storing materi-

als beneath the existing trees will not be allowed.  

Landscaped areas shall include all parking lot and building landscaping, open space 

areas, streetscapes, storm water detention areas, and shall shield areas as loading 

areas, dumpsters, HVAC units, electrical boxes and meters from public view.  Most 

landscaped areas shall be irrigated with an active irrigation system approved by the 

Town with the exception of the Hall Creek natural area. 
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Trees  
Botanical Name     Common Name

Acer rubrum ‘October Glory’   ‘October Glory’ Red Maple

Cercis canadensis ‘Forest Pansy’    ‘Forest Pansy’ Redbud

Ginkgo biloba     Gingko Tree

Ilex vomitoria      Tree-form Yaupon

Juniperus virginiana     Eastern Redcedar

Koelreuteria paniculata     Golden Raintree

Liriodendron tulipifera     Tulip Poplar

Magnolia virginiana     Sweet Bay Magnolia

Nyssa sylvatica     Black Gum

Prunus x yedoensis     Yoshino Cherry

Quercus nuttallii     Nuttall Oak

Taxodium distichum     Bald Cypress

Ulmus parvifolia ‘Emer II’    Allee Lacebark Elm

Vitex agnus castus     Lilac Chaste Tree

Ground Cover, Grass and Shrubs 

Botanical Name    Common Name

Aspidistra elatior    Cast Iron Plant

Azalea ‘Gumpo’     ‘Gumpo’ Azalea

Azalea encore    Encore Azalea

Cephalotaxus harringtonia “Prostrata’ Spreading Japanese Yew

Clayera japonica    Clayera

Hydrangea paniculata ‘Jane’ P.P.A.F   ‘Little Lime’ Hardy Hydrangea

Ilex cornuta ‘Dwarf Burford’   Dwarf Burford Holly

Ilex cornuta ‘Needlepoint’   Needlepoint Holly

Ilex vomitoria ‘Nana’    Dwarf Yaupon Holly

Juniperus chinensis ‘Nicks’   Nicks Compact Juniper

Juniperus x pfitzeriana ‘Sea Green’   ‘Sea Green’ Juniper

Juniperus virginiana ‘Grey Owl’  Grey Owl Juniper

Loropetalum chinense ‘Suzanne’  ‘Suzanne’ Loropetalum

Miscanthus sinensis ‘Little Kitten’   ‘Little Kitten’ Maiden Grass

Nandina domestica ‘Harbour Dwarf’ ‘Harbour Dwarf’ Heavenly Bamboo

Ophiopogon japonicus   Mondo Grass

Panicum virgatum ‘Northwind’  Northwind Switchgrass

Rhaphiolepis indica    Indian Hawthorn

Seed      Common Bermuda

General Plant List
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Open Space and Natural Features
Open Space shall be provided in accordance with the development’s Preliminary Site Plan and the re-

quirements of the Town’s Design Guidelines Manual.  Open space areas will be maintained by the indi-

vidual property owners or a property owners’ association. The existing site includes Hall Creek, which 

will be maintained in its natural state, along the eastern boundary. The development shall include the 

extension of the Loosahatchie River Greenway Trail, a 10’ wide paved, multi-use trail, along the west bank 

of Hall Creek.  The multi-use trail is intended to accommodate a wide range of users including pedes-

trians, cyclists, and other non-motorized vehicles.  The Loosahatchie River Greenway trail, as outlined in 

the Loosahatchie River Greenway Trail Master Plan, is intended to help connect communities throughout 

the County via alternative transportation routes.  The impact of improved pedestrian connectivity is evi-

dent in the areas adjacent to the site, particularly along Milton Wilson Blvd.  The extension of the trail 

along Hall Creek will also provide additional opportunities for health and recreation for the residents of 

Arlington.   The development’s open space areas shall also include a stormwater detention pond along 

Hall Creek.

Stormwater Detention 
All storm drainage facilities shall conform to the Town of Arlington Subdivision Regulations and shall be 

approved by the Town Engineer prior to construction. Stormwater detention shall be provided to restrict 

stormwater runoff from the development to pre-developed rates. The detention basin shall serve as a 

sediment pond with a wet storage area during construction. The sediment pond will be converted to 

a dry detention basin at the end of the construction project for safety concerns. Landscaping shall be 

provided adjacent to the basin so as to provide a visual amenity within the overall landscaping of the site.  

 

Airline Road Planned Development - Loosahatchie River Greenway Trail
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Signage
A comprehensive Sign Policy that outlines the type of signs proposed, colors included, sizes, locations, and options for their illumination shall be provided to the Design Review Committee for approval.  Signage shall be 
consistent in size, material, location, and design throughout the development. Ground mounted signs shall emulate the materials and architecture of the principal building.  

Signage shall be provided in accordance with the development’s Preliminary Site Plan, the requirements of the Town’s Design Guidelines Manual, and the requirements of the Zoning Ordinance with the following 
exceptions:
1. Because of the need for users to be able to incorporate their standard trade-dress, internally lit logo signage shall be permitted provided it is accompanied by backlit individual channel letters and is 
 proportional in scale to the overall sign.  

 Reverse channel letters – Color: White, Gray, Black or Dark Bronze
 Backlit with LED lighting – Color: White
 Acrylic faced “Logo” cabinet with internal lighting (LED lighting – Color: White)
 The acrylic faced “Logo” shall be the colors of the tenant’s national “trade dress”

 Exception is requested for any single tenant user over 10,000 SF (not including Kroger) and any freestanding single tenant outparcel/lot user. 

2. Because outparcel widths prevent a minimum free-standing sign spacing of 200 feet, each outparcel lot shall be permitted on permanent free-standing sign which may be spaced closer than 200 foot 
 intervals.  Shopping center signs shall be as depicted on the Site Plan. 

3. Because of the large scale of the Principal Building, it shall be allowed 515 square feet of signage on the main west-facing building facade.  515 square feet comprises less than 5% of the area of that facade.  
 Principal Building sign shall be as follows:

Kroger Reverse Channel Letters 
with Backlit LED lighting

• Reverse channel letters – Color: White or Dark Bronze

• Backlit with LED lighting – Color: White

• ‘Kroger’ signage in the amount of 210 square feet

• ‘Mortar & Pestle’ signage in the amount of 75 square feet

• ‘Marketplace’ signage in the amount of 42 square feet

• ‘Rx Drive-Thru’ signage in the amount of 25 square feet

• ‘Pharmacy’ signage in the amount of 32 square feet

• ‘Starbucks Logo’ signage in the amount of 25 square feet

• ‘Cafe’ signage in the amount of 15 square feet

• ‘The Little Clinic’ signage in the amount of 50 square feet

• Future signage for interior tenant(s) in the amount of 41 square feet
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Acceptable Signage Examples Un-acceptable Building Signage Examples
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Site Lighting
Exterior lighting will be designed per the requirements of the Town’s Design Guidelines Manual to il-

luminate the parking areas and emphasize architectural features of the buildings, site landscaping, and 

signage.  

The Design Review Committee shall review all Lighting Plans illustrating the style, location, height, and 

intensity of fixtures proposed, in addition to Photometric Plans illustrating compliance with the required 

lighting levels.  All parking lot lighting shall be consistent throughout the development and shall con-

sist of bronze fixtures with LED luminaires which contain high-efficiency optics to provide uniform and 

energy conscious illumination to walkways, parking lots, and building areas. 

All building and parking lot luminaires shall be a full cut-off design, aimed downward and away from the 

property line. The unshielded outdoor illumination of any building or landscaping shall be prohibited.  

Lighting fixtures used to illuminate an outdoor sign either shall be directed ground lighting or mounted 

on the top of the sign, and shall comply with shielding requirements provided herein.  


