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SOUTH NOLENSVILLE
LAND USE PLAN AMENDMENT

To w n  o f  N o l e n s v i l l e , W i l l i a m s o n  C o u n t y, Te n n e s s e e







PROPOSED LAND USE AMENDMENT 

 

The Applicant proposes to amend the current Town of Nolensville’s Land Use Policies and Plan 

as follows: 

I. Eliminate paragraph 9 under Section A. POLICES FOR RESIDENTIAL DEVELOPMENT; 

 

II. Add Section AA following Section A. POLICIES FOR RESIDENTIAL DEVELOPMENT to read: 

 

AA. POLICIES FOR MIXED USE SOUTH VILLAGE (SV) COMMUNITY 

 

1. Allow for the planning and development of a mixed use South Village (SV) 

community within the physical area generally bounded by Rocky Fork Road to 

the north, the Town’s corporate limits to the south, the proposed Williamson 

County High School site to the east, and the ridge line dividing Nolensville Road 

and Clovercroft Road to the west.  

 

2. Plan for a variety of complimentary land uses such as medium to high density 

residential, retirement facilities, commercial services, retail, restaurants, offices 

and institutional users within the framework of a creatively designed and 

sustainable community. 

 

3. Prepare and adopt a new zoning classification that enables the development of 

mixed use communities.  

 

4. Expand the Master Plan Greenway and Trail system to connect with and into the 

proposed South Village. 

 

5. Promote the development of outdoor passive and active recreational 

opportunities in the South Village 

 

6. Design creative street configurations and promote connectivity of traffic 

patterns to provide alternative access within the development and reduce 

reliance on Nolensville Road.  

 



7. Promote the extension and installation of utilities with the South Village area 

and to the southern corporate limits by the development community by allowing 

for a higher intensity of land uses.  

 

8. Require the preparation and adoption of Design Standards that set forth the 

minimum requirements for mixed use development to insure compatibility with 

the vision of the Town of Nolensville. 

 

III. AMENDED LAND USE MAP 

The following Exhibit’s (#1 & #2) represent the proposed amendment to the Land Use 

Plan of Nolensville, TN as approved by the Planning Commission on November 10, 2005:  

 

 

   







LAND USE AMENDMENT APPLICATION 

1. Description Of Land Use Character 

The study area for this amendment proposal is generally bounded by Rocky Fork Road 

to the north, the Town’s corporate limits to the south, the proposed Williamson County 

High School site to the east, and the ridge line dividing Nolensville Road and Clovercroft 

Road to the west.  The existing character of the study area is low density residential and 

vacant land with some agricultural activities located south of the area.  The area 

includes the proposed future location of a new Williamson County high school and 

middle or elementary school on the eastern portion of the study area.  The topography 

is flat to rolling with Mill Creek on the northeastern boundary of the study area.  The 

surrounding property within the city limits is similar with steeper topography located 

west and northwest of the area (see Exhibit #3). 

 

2. General Description Of Proposed Development 

This application seeks to establish Land Use policy that would support the development 

of a mixed use, walkable community based on the planning principals of sustainable 

design that will provide diverse housing for young families thru the aging population.  

The proposed development would include a mix of high and medium density residential 

product, commercial and retail services, and office & institutional land uses.  The 

developments will be planned in such a way as to avoid the typical “strip commercial” 

format typical of other major arterial commercial developments.  This proposed “South 

Village” would serve the neighborhood commercial service needs of residential 

development south of the Historic Village of Nolensville. 

 

3. Conditions That Have Changed 

New high school and middle or elementary schools are planned for this area (see Exhibit 

#4 & #5). Other areas in Williamson County where new schools have been built have 

experienced extensive growth (see existing Williamson County High School aerial 

exhibits).  Thompson’s Station and Spring Hill have reported that with the completion of 

Independence High School, Heritage Elementary and Middle schools both residential 

and commercial growth has accelerated.  Also, the decision that the corporate entity 

Mars made to relocate their headquarters in Thompson’s Station was based on the 

location of the schools and the availability of housing for their workers.  Providing for a 

full range of housing opportunities in proximity to the schools will provide students with 

a walkable alternative. This has the potential to reduce traffic volume related to school 

activities. 

 



The existing Land Use Policy Plan (Nov. 2005) recognized that “Another impetus for 

growth in the area is the education system of Williamson County”.  The opening of the 

Sunset Middle & Elementary schools had a significant impact on both Sunset Road and 

Nolensville Road. (see Exhibit #6).  With the coming of the new high school and middle 

or elementary schools traffic impacts on Nolensville Road, York Road and Williams Road 

will be significantly greater if the development patterns anticipated by the existing Land 

Use Plan is not changed to address this growth. 

Economic and demographic changes.  The collapse of the housing, banking and financial 

markets have severely impacted the feasibility of low density housing that has 

traditionally occurred throughout Nolensville and Williamson County in the past. This 

market change requires creative alternatives that support a mix of higher density 

residential development closer to supporting services in a sustainable manner. 

Extension of sewer.  The construction of the Mill Creek sanitary sewer removed a major 

constraint on growth in the past – “the lack of adequate sewer service and capacity”.  

After the adoption of the current Land Use Policy, the trunk sewer was extended further 

into the study area and its availability along Mill Creek was a determinate factor in the 

decision of the Williamson County Board of Education and Board of Commissioners to 

construct a new school campus in the study area.  With the extended truck sewer in 

place, there is a significant opportunity, through the installation of branch collectors, to 

easily service the Southern Village.  Several properties in the study area have been 

adversely impacted by the lack of soils required for traditional septic systems. Reliance 

on septic systems is not a sustainable solution. In order to promote the extension of 

utilities to serve this area, higher intensity uses of the properties must be considered to 

attract and justify the cost of installation.  The topography of the study area is perfectly 

situated for extension of the Mill Creek collector (see Exhibit #7). 

Residential Development in and around the Town of Nolensville has greatly expanded 

since the adoption of the Land Use Policy Plan.  The original Policy Plan projected 

population growth of 8,814 by the year 2015.  The 2010 census showed a population of 

5,861 which does not include the Catalina and Silver Stream Farms communities (that 

impact the Town of Nolensville area).  It appears that the 2015 projection is 

conservative and that additional development is sure to come.  

 

A significant portion of this development has occurred within the southern half of the 

Town and the potential for continued development will accelerate with the coming of 

the proposed schools and the availability of supporting infrastructure. Additionally, 

future residential development, south of the Historic Village, is certain to occur as the 



southern limits of the Urban Growth Boundary are annexed into the Town. This 

expansion of town is anticipated by the 2005 Land Use Policy Plan. 

 

As this certain growth evolves, the requirements for supporting commercial and 

institutional services will be required.  It is justifiable to consider the need for a planned, 

centrally located Southern Village that will support this future growth, without 

detracting or sacrificing the potential for desired growth and development of the 

Nolensville corridor located north of the Historic Village District.  

   

The soon to be completed State Route 840 will change development patterns of 

southern Williamson County.  This will allow unimpeded access to the eastern and 

western reaches of the state by avoiding the congestion in and around Nashville.  With 

this access comes the opportunity for significant user’s (entities such as Mars Corporate 

Headquarters in Thompson’s Station and other large employment based organizations) 

to seek locations close to transportation routes and supported by adequate water and 

sewer.  The Town of Nolensville and its Urban Growth Boundary area represents the 

only municipality that could offer these facilities in the southeastern part of the County.  

The long standing precept of residents of this area traditionally heading north to seek 

work and shopping opportunities will slowly reverse itself as future development finds 

its way to the southern reaches of Nolensville.  This will be a good thing as traffic 

patterns will change and the impact on traffic passing thru the historic village will 

equalize given the availability of services to the south.   

 

The MPO and Major Thoroughfare Plan of the Town of Nolensville prepared in 2005, 

projected traffic volumes for the year 2025.   This exhibit (see Exhibit #8) indicates 

Nolensville Road will grow to a five (5) lane Major Arterial with a daily traffic count of 

25,500 vehicle trips.  If this comes to pass the impacts on the Historic Village will be 

significant. While these studies anticipate the construction of a western bypass to ease 

the impacts on the Village no feasibility studies have been undertaken to date and the 

expansive floodplain and significant topography in this area render this proposal 

questionable.  

One way to reduce this impact is to capture vehicle trips heading north for commercial 

services and to provide needed housing opportunities south of the historic village.  By 

planning for a mixed use Southern Village this would reduce potential traffic volume 

heading north through the historic village by capturing much of this traffic generated by 

the schools and future development to the south. 



The existing 2005 Land Use Plan of Nolensville.  This plan was prepared nearly eight (8) 

years ago and did not anticipate the changes that have occurred in the Economy and 

development patterns of Williamson County during this period. Based on professional 

planning principles, this plan should be reviewed and made current with present 

conditions on a five (5) year basis.   

 

4. How Will Project (Proposed Amendment) Support The Growth Management Policies 

 

The proposed amendment will support development patterns that support the Town of 

Nolensville’s growth management policies.  The amendment is consistent with the 

adopted vision for the town’s future growth and development, which is: 

 

Vision Statement:  Nolensville should retain its small town character, 

scenic value, and ecological quality while accommodating carefully 

controlled growth.  Such growth should provide housing opportunities, 

needed community services and shopping opportunities, job creation, 

fiscal revenues, and the necessary infrastructure to support growth.  

Growth should be compact, land efficient and not pose a financial strain 

on the municipal government and its existing residents. 

 

The following 2005 goals and objectives can be achieved with the proposed 

amendment:  

 

1.  Balance the need for new commercial growth with the desire to preserve 

  existing businesses and the desire to enhance the existing small town character. 

2.  Avoid conventional strip commercial appearance by limiting the amount of 

parking visible from Arterial roads and controlling the placement of the 

buildings. 

3.  Encourage the development of quality residential neighborhoods that provide 

housing opportunity for a wide range of buyers that will support the cost‐

effective delivery of urban services. 

4.  Develop a well planned system of interconnected streets that efficiently move 

traffic on arterial and collector streets while providing safe local streets that are 

conducive to residential uses. 

5.  Protect, conserve and enhance the Town’s natural resources and beauty. 

6.  Consider the development of residential areas to preserve open space, 

woodlands, and environmentally sensitive areas and to reduce the amount of 

infrastructure to be maintained by the Town. 



7.  Require the development of usable open space and park areas as part of 

residential development that is both easily accessible for residents and visible to 

the community. 

8.  Work closely with Williamson County to ensure that the educational needs of the 

children and the recreational needs of all residents are met. 

 

The following stated policies in the Plan are   consistent with this proposal: 

 

Policies for Residential Development 

 

 Residential development may be permitted to occur at a density appropriate for 

the area based on compatibility with existing development, capacity of the 

infrastructure system and the capability of the land area. Where sewer is 

available, medium and higher density subdivision may occur; 

 High density may be permitted to occur in proximity to areas of commercial 

concentration;  

 Planned unit developments may only be permitted within areas of town where 

the following standards can be met: 

a. The traffic can be safely accommodated on the street system and 

primary access to the property can be obtained without passing 

through existing developments; 

b. The development preserves significant natural features; 

c. The development is basically compatible with existing development 

or can be appropriately screened from existing development; 

 Creative street configurations … should be incorporated into all subdivision 

designs to slow traffic and create safe neighborhood environment; 

 In order to obtain sensitive and superior design all subdivisions should be 

designed incorporating the skills of all designers including surveyors, civil 

engineers and landscape architects (and planners); 

Environmental Policies 

 Land immediately adjacent to streams should be left in a natural state to control 

erosion and sedimentation of such streams. All such steams and drainage ways 

should be incorporated into a development design that uses such areas as 

amenities; 

 Flood plain areas should be limited in development intensity to those activities 

that do not obstruct flood flows; 

 Construction on slopes greater than 15% should be strictly controlled…; 



 Natural vegetation should be preserved as much as possible through sensitive 

design and development practices.  The siting and scale of all structures and 

roads should be harmonious with and sensitive to the character of the entire 

area and an asset to the site on which it is located; 

 Landscaping should be incorporated into all development activities, both to 

enhance a site and to be used as transitional screening between residential and 

commercial areas.  Landscaping plans should include shade trees as well as other 

plants; 

 A street tree program should be instituted to encourage the preservation of 

existing trees on public rights‐of‐way as well as adjacent private land and the 

planting of additional trees which are appropriate to the streetscape; 

 Hill tops and ridge lines should be protected by developing a map of areas to be 

protected and by limiting the location and height of structures; 

Commercial Development Policies 

 Commercial areas other than the Village should restrict the amount of parking in 

the front of buildings and visible from the arterial road, and placement of 

buildings should enhance the visual impact of development.  Any consideration 

of commercial rezoning should require the application of the commercial 

corridor overlay standards; 

 A mix of commercial, high density residential and institutional land uses should 

be encouraged along Nolensville Road in order to avoid a typical strip of 

commercial uses; 

 Connectivity between adjacent uses and shared driveways shall be encouraged 

in order to limit the number of curb cuts along Nolensville Road and to enable 

customers to park once and walk from one business to another; 

 

Community Facilities Policies 

 

 Governmental services by their nature must be located in an area appropriate 

for the service provided; 

 Non‐institutional civic as well as cultural and religious activities should locate 

within or adjacent to commercial areas and may be used as buffers between 

commercial and residential areas; 

 Intense institutional activities should have locations with major street access, 

and adequate traffic circulation patterns should be internally designed; 

 



Transportation 

 

 The development of land should be coordinated with the development of street 

and highway systems; 

 Future "strip" commercial development along major roads should be avoided; 

 The town should cooperate in the establishment of a regional mass transit 

system; 

 Developers should pay for and install all necessary traffic control devices that are 

necessitated by the development; 

 Private roads constructed in planned unit developments, or where permitted, 

should meet city specifications; 

 Traffic safety should be improved by the reduction of sign clutter along streets 

and highways; 

City Design and Beautification 

 All new developments should be reviewed for zoning and landscape compliance 

and improved design by submission of site or planned unit development plans; 

 As a part of any revitalization of the historic district and appropriate adjacent 

areas, a sidewalk, street lighting, and utility concealment program should be 

initiated; 

 Building and construction activity in the vicinity of any historically and/or 

architecturally significant building or site should respect the presence and 

importance of these sites; 

Utility Systems 

 All new developments within the primary sewer service area should be 

connected to the sanitary sewer system.  Where extension of sewers is not 

economically feasible, development should be permitted only at very low 

densities; 

 Future fire flow requirements should be considered when water system 

improvements are made; 

 All new water line installations should be of sufficient size to provide the 

required fire flow plus potable water, and fire hydrants should be spaced so that 

no home is farther than 500 feet from a fire hydrant.  In medium and high 

density developments, no home should be more than 300 from a fire hydrant; 

 Water systems in commercial or multi‐family developments should be based on 

the fire flow requirements. 



5. Planning Objectives Of Development 

 

 Plan for mixed use, sustainable development with opportunities for diverse 

housing, commercial services and office and institutional users in a walkable 

community format incorporating the strategies of Connectivity and Access 

Management as outlined in the Town of Nolensville Major Thoroughfare Plan ‐

August 2005 (see Exhibit #9) 

 Plan for housing of mixed income families and retirees in anticipation of the 

changing demographics of Nolensville, Williamson County and Middle 

Tennessee. 

 Plan for housing near proposed schools that will reduce the need for extensive 

busing and commuting. 

 Plan for neighborhood commercial services that cater to the daily needs of the 

current and future population of southern Nolensville and captures anticipated 

vehicular traffic within the proposed development. 
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South Nolensville Land Use Plan Amendment, Nolensville, TN                                                  August 2012 

Fischbach Transportation Group, Inc. 
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TABLE 1. HISTORICAL TRAFFIC VOLUMES WITHIN THE STUDY AREA  
 

Year 
Station 51 ADT 

(Nolensville Road at 
Sunset Road) 

Annual 
Growth 

Overall Growth 

2005 10,360   
  
  
  
  
  
  

2006 10,150 -2.03% 

2007 10,335 1.82% 

2008 10,902 5.49% 

2009 10,556 -3.17% 

2010 10,495 -0.58% 

2011 11,300 7.67% 1.51% 

Year 
Station 54 ADT 

(Nolensville Road at 
Highway 96) 

Annual 
Growth 

Overall Growth 

2005 5,191   
  
  
  
  
  
  

2006 5,478 5.53% 

2007 5,939 8.42% 

2008 5,611 -5.52% 

2009 5,312 -5.33% 

2010 5,092 -4.14% 

2011 5,093 0.02% -0.31% 

Year 
Station 52 ADT 

(Rocky Fork Road) 
Annual 
Growth 

Overall Growth 

2005 3,557   
  
  
  
  
  
  

2006 3,668 3.12% 

2007 4,284 16.79% 

2008 4,159 -2.92% 

2009 4,394 5.65% 

2010 4,870 10.83% 

2011 4,472 -8.17% 4.29% 
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TRIP GENERATION FOR A HIGH SCHOOL AND MIDDLE SCHOOL CAMPUS 
 
Trip generation calculations were conducted in order to identify how much traffic will be 
generated by the future high school and middle school campus that is proposed for construction 
on York Road.  Initial trip generation data for daily and peak hour trips were identified from Trip 
Generation, Eighth Edition, which was published by the Institute of Transportation Engineers 
(ITE) in 2008.  This information is shown in Table 2.  However, in the past several years, 
Fischbach Transportation Group has prepared numerous traffic studies for existing and planned 
schools in Middle Tennessee, and the data collected for those studies indicates that ITE’s trip 
generation data (which is based on averages from around the country) significant underestimates 
the traffic that is actually generated by schools in Middle Tennessee.  Specifically, recent data 
suggests that a new Williamson County High School and Middle School can be expected to 
generate the total volumes shown in Table 2.  Even though a combined campus would generate 
less total traffic than the aggregate of two separate school sites, it is likely that the daily and peak 
hour trips generated by a new school campus will exceed the sum of ITE’s estimates for these 
schools.  It is important to note that, if the campus were to include an elementary school instead 
of a middle school, as shown, these results would be the same.   
 

TABLE 2. TRIP GENERATION 
 

LAND USE SIZE 
DAILY 

TRAFFIC

GENERATED TRAFFIC 

AM PEAK HOUR PM PEAK HOUR 

ENTER EXIT ENTER EXIT 

High School  

(LUC 530) 
2,000 

students 
3,032 571 269 191 389 

Increase Based on Recent 
Traffic Studies in Middle TN  

 125% 150% 250% 250% 175% 

Revised Total Trips 
Generated 

 3,790 857 672 479 680 

LAND USE SIZE 
DAILY 

TRAFFIC

GENERATED TRAFFIC 

AM PEAK HOUR PM PEAK HOUR 

ENTER EXIT ENTER EXIT 

Middle School  

(LUC 530) 
800    

students 
1,296 238 194 112 136 

Increase Based on Recent 
Traffic Studies in Middle TN  

 125% 150% 250% 250% 175% 

Revised Total Trips 
Generated 

 1,620 356 486 279 239 
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LAND USE SIZE 
DAILY 

TRAFFIC

GENERATED TRAFFIC 

AM PEAK HOUR PM PEAK HOUR 

ENTER EXIT ENTER EXIT 

Elementary School  

(LUC 530) 
800    

students 
1,032 198 162 101 123 

Increase Based on Recent 
Traffic Studies in Middle TN  

 125% 150% 250% 250% 175% 

Revised Total Trips 
Generated 

 1,290 297 405 252 216 

 
 
If York Road provides the only access to the new school campus, all of the traffic generated by 
the schools will have to use York Road and Nolensville Road, and the daily and peak hour traffic 
volumes on these facilities and their intersection will increase significantly.  In addition, if there 
are no residential or commercial land uses adjacent to the schools, then all of the school traffic 
will have to use York Road and Nolensville Road to access similar land uses.  Providing such 
land uses adjacent to the school campus will provide opportunities to contain a portion of the 
school traffic in the vicinity of the school campus.  
 
 
In addition to this data, it is important to consider the potential impacts of roadway construction, 
extensions, and connections that are planned in the vicinity of the Town of Nolensville.  
Specifically, the following projects are included in the Nashville Area MPO’s 2035 Regional 
Plan: 
 

1. State Route 840 
By the end of 2012, SR 840 will be completed from I-40 in Fairview to I-40 in Lebanon.  
This connectivity will offer the Town of Nolensville increased visibility from the south.  
Such a shift was not intended in the Town’s existing Land Use Policy but will likely spur 
demands for residential and commercial growth south of the Town’s historic district. 

 
2. Interchange at I-24 and Rocky Fork Road 

The MPO’s Regional Plan includes a new interchange on I-24 at Rocky Fork Road.  
Although this will not provide a direct connection to the Town of Nolensville, it can be 
expected to increase the traffic volumes on the east-west roadways on the east side of 
Nolensville Road.  Specifically, these improvements are included in the MPO’s Regional 
Plan as a project that should be completed before 2035.  Also, the Regional Plan includes 
an unfunded improvement of Rock Springs Road from Rocky Fork Road to I-24. 
 

3. McEwen Drive 
This facility will be reconstructed and improved from Cool Springs Boulevard / Oxford 
Glen Drive to Wilson Pike.  Also, a new alignment of McEwen Drive will be constructed 
east of Wilson Pike and built south to connect to the existing alignment of Clovercroft 



South Nolensville Land Use Plan Amendment, Nolensville, TN                                                  August 2012 

Fischbach Transportation Group, Inc. 
 

5

Road.  Specifically, these improvements are included in the MPO’s Regional Plan as a 
project that should be completed before 2015.  When these projects are completed, there 
will be a continuous east-west corridor between I-65 and Nolensville Road.  Such 
connectivity will likely spur demands for residential and commercial growth west of the 
Town’s historic district. 

 
 
 
All of these factors suggest that the Town of Nolensville’s existing Land Use Policy should be 
updated to consider and plan for future traffic patterns and land use demands within the Town. 
 
Please contact me if you have any questions about these materials or need any additional 
information.   
 
Sincerely,  
 
 
 
Ms. Gillian L. Fischbach, P.E., PTOE 
President 
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Table 2. Population & Jobs Forecast for MPO Counties 

YEAR MPO DAVIDSON MAURY ROBERTSON RUTHERFORD SUMNER WILLIAMSON WILSON

2006 1,394,928 613,856 77,550 61,708 230,980 148,534 159,094 103,206

2015 1,637,000 654,879 89,371 73,949 288,734 172,232 229,052 128,783

2025 1,904,300 702,871 101,595 87,563 349,083 197,500 308,328 157,360

2035 2,174,914 752,326 114,005 101,324 409,986 223,124 387,970 186,179

2006 983,074 559,435 44,773 29,573 131,831 57,236 108,904 51,322

2015 1,128,118 618,891 50,722 34,251 155,284 64,282 143,628 61,060

2025 1,316,029 687,059 58,019 40,223 187,195 73,129 196,539 73,865

2035 1,536,746 755,684 65,964 47,049 226,453 83,053 269,755 88,788

People

Jobs

Source: U.S. Census Bureau, Woods & Poole Economics 

Over the next quarter century, the demographic makeup of the region is expected to change significantly from
that of today, particularly with respect to race, ethnicity, and age. By the year 2035, 15 percent of residents in
the area will be 65 years or older, compared with about 11 percent today. Nationally, by the year 2025, experts
expect just over one quarter of all households will have children living at home – compared with about half of
households back in the 1950s. The region’s population also will be more racially and ethnically diverse.
According to MPO forecasts provided by Woods and Poole Economics, by the year 2035, the percentage of the
population within the region of Hispanic ethnicity will grow to 19 percent from about 6 percent in 2010.

Table 3. Change in Key Demographic Indicators, 1990-2035 
Demographic 1990 2000 2010 2035
Total Population 982,486 1,226,954 1,506,645 2,174,914
Median Age 33 35 36 35
Non White, Non Hispanic 17% 19% 20% 20%
Hispanic 1% 3% 7% 20%
65 Years of Age or Older 11% 10% 11% 15%

Source: U.S. Census Bureau, Woods & Poole Economics 

Since the mid 1980s, the counties surrounding Davidson County have been experiencing rapid population and
economic growth, resulting in a diversification of economies and the development of a regional economy.
Mirroring trends at the national level, the Nashville region will see continued job losses ( 14%) in the
Manufacturing and Industrial sectors while Nashville’s strength in the Medical and Services (+78%) sectors will
drive future growth. Transportation, Communication and Public Utilities will also experience noteworthy growth.
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Table 4. Regional Employment by Industry/ Sector, 2008-2035 

2008 2035 Change
2008 2035Category Detailed Category Jobs % of Jobs Jobs % of Jobs

Totals 1,013,430 100% 1,536,746 100% 52%

Industrial

Farm and Agricultural Services 13,386 1.32% 14,217 0.93% 6%
Mining 928 0.09% 912 0.06% 2%
Construction Employment 65,045 6.42% 92,297 6.01% 42%
Manufacturing Employment 83,309 8.22% 71,806 4.67% 14%
Trans, Comm, & Public Utilities 40,604 4.01% 68,429 4.45% 69%
Wholesale Trade 43,167 4.26% 49,819 3.24% 15%

Retail Retail Trade 185,871 18.34% 278,331 18.11% 50%

Office
Finance, Insurance, & Real Estate 88,668 8.75% 120,327 7.83% 36%
Services 391,338 38.62% 697,292 45.37% 78%
Government 101,114 9.98% 143,316 9.33% 42%

Source: U.S. Department of Labor, Woods and Poole Economic 

Table 5. Percentage of Jobs by Employment Category and County, 2008-2035 
Year Category Davidson Maury Robertson Rutherford Sumner Williamson Wilson

2008
Industrial 19% 33% 44% 36% 34% 17% 35%
Retail 19% 16% 15% 16% 17% 20% 18%
Office 62% 52% 41% 48% 49% 63% 47%

2035
Industrial 15% 26% 37% 31% 31% 11% 28%
Retail 17% 15% 13% 20% 16% 21% 21%
Office 68% 59% 50% 49% 53% 68% 51%

Source: U.S. Department of Labor, Woods and Poole Economic 

3.2 Land Development Forecasts 
As indicated by the MPO’s projection for a 56 percent increase in population between now and 2035, the
Nashville area is anticipated to grow as a region well into the future. Determining where those people will live,
work, and play is instrumental in determining where and how transportation infrastructure should be improved
or expanded to accommodate that growth. While predicting the future is no easy task, the MPO employs a
state of the art geographic information system (GIS) modeling tool to assist in the effort.

The MPO’s regional land use model, built using CommunityViz, is the tool used to predict future demographic
potential of each parcel of land throughout the region. This model allocates future households and employment
throughout the region based on the land use policies and the each parcel of land’s ability to attract new growth.

The basic premise of the land use model is the concept of supply and demand. The supply is simply the region's
ability to accommodate new development. In other words, it's the regions "development capacity". Supply is
usually determined by land use policies and/or subdivision regulations and provides specific guidelines that
developers should follow when looking at a prospective piece of property. Demand is the region's predicted
growth based on the region's economic outlook. This value can, (and does), change on a regular basis so it's
important to monitor this and revise the demand when appropriate.
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Step 1: Identify Land Available for Future Development 
The first step in predicating a future land development pattern is to identify those areas that can physically
accommodate future growth. This analysis includes the identification of parcels of land throughout the region
that are either already developed, or have some characteristic or factor that prevents or precludes future
growth from occurring. Natural barriers such as bodies of water or steep slopes, or land protected by public
policy or regulation (e.g., parks, conservation areas, etc.) are taken off the table and not considered available for
future development. The result of this analysis produces a map of vacant Greenfield parcels that have the
capacity to support some amount of future growth.

Figure 10. Land Availability Analysis 

Step 2: Identify the Development Capacity of that Land 
Exactly how much opportunity a parcel has to support future growth is determined by several factors. The
second step in the land use modeling process measures each parcel’s development capacity through an in depth
analysis of its land area, topographic features, and the implications of the overlying land development
regulations and local land use policies.

Capacity is calculated for each parcel for a three dimensional area called a building envelope. The building
envelope exists on the portions of the parcel that can physically support development and is further defined by
land development regulations (e.g., parking requirements, allowable density or floor area ratios, building
heights, setbacks, etc.). The local land use policy dictates what type of capacity is being calculated (e.g.,
residential, commercial, mixed use, etc).

Because of the regional scale of the MPO’s land use model, it is not practical to analyze the specific land
development regulations that apply to every single parcel throughout the area. Instead, the MPO assigns each
parcel into one of eight character area types (e.g., general urban, suburban, rural, town center, etc.) which
provide generalized assumptions about the land development regulations that would apply to a set of parcels
that are part of a relatively homogeneous area. The following figure presents the generalized land use policies
and land development regulations (or growth policy) that are used by the land use model.
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Figure 11. Land Use and Capacity Analysis 

Step 3: Assess the Attractiveness of that Land to Future Development 
Up to this point, no effort has been made to account for the real world influences that determine to what extent
the real estate market will invest or not in future development. The third step in the land use modeling process
involves developing a measure of suitability, or level of attractiveness, for each parcel to develop at some point
in the future. In taking this step, the MPO relied heavily on the input from real estate developers from across
the region to identify the attributes that must exist in order to make a property a worthwhile investment. Using
that local expertise, the MPO assign a suitability score to each parcel based on its proximity to a long list of
assets or liabilities that make it more or less attractive for development.

Figure 12. Land Suitability Analysis 
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Step 4: Allocate New Growth to Suitable Land
The last step in the land use modeling process is the allocation of future growth to vacant parcels. In this final
step, the model first looks to allocate future growth to the more suitable parcels, but not to exceed any one
parcel’s available capacity for growth. Once a parcel has reached its full potential – as defined by its own
physical features as well as local policy and regulation – the model removes the parcel from further
consideration.

The following figure presents the results of the 2035 land use model, compared with the observed land
development pattern of 1965 and 2008.

Figure 13. Land Development Trends and Forecast, 1965 to 2035 

Distribution of People and Jobs 
With the land use modeling task complete, the MPO is able to complete its forecasts of future growth by
identifying where people will live in work in the future. The results of such analysis become the basis for
predicting future traffic congestion using the MPO's regional travel demand model.

The following figures present the resulting forecast for the distribution of people and jobs throughout the MPO
area, with a comparison made to the observed pattern of 2008.
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Figure 14. MPO Residential Growth by Block, 2008 to 2025 

Figure 15. MPO Employment Growth by Block, 2008 to 2025 
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