
This is the review draft of the Land Use, Transportation & Infrastructure element of 
NashvilleNext. It is part of Volume II (Elements) of the draft General Plan.

We appreciate that you are giving time to reviewing this work.This chapter is the 
result of three years of effort on NashvilleNext, combining public visioning and com-
munity engagement with topical experts to create a plan for Nashville and Davidson 
County over the next 25 years.

Comments

The public review period is during April 2015. We are eager to hear your thoughts on 
the plan. Here’s how to provide input:

»» Online: www.NashvilleNext.net
»» Email: info@nashvillenext.net
»» At public meetings

»» April 18: Tennessee State University (Downtown Campus), 10am - 1:30 pm
»» April 20: 5 - 7pm at both the North Nashville Police Precinct and the Ed-

mondson Pike Branch Library
»» April 27: 5 - 7pm at both the Madison Police Precinct and the Bellevue Branch 

Library
»» Phone: 615-862-NEXT (615-862-6398)
»» Mail: Metro Nashville Planning Department, P.O. Box 196300, Nashville TN 

37219-6300

We ask that you include contact information with your comments. We also request 
that you be as specific as possible in your requests. Referring to a specific page or sec-
tion is greatly appreciated.

Next steps

The most up to date information is always available at www.NashvilleNext.net. Here 
is our tentative adoption schedule:

»» Mid-May: Post static draft of plan in advance of public hearing
»» June 10: First public hearing at Planning Commission (tentative; special date)
»» June 15: Second public hearing at Planning Commission (tentative; special date)

nashvillenext
LAND USE, TRANSPORTATION & 
INFRASTRUCTURE
APRIL REVIEW DRAFT
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LAND USE, TRANSPORTATION  
& INFRASTRUCTURE

About the element

How land is used, how public and private services support daily life, and 
how we get around Nashville are central to shaping the quality of life 
in Nashville and to creating the future that Nashvillians want. The core 
purpose of a general plan like NashvilleNext is to improve quality of life 
for all residents during times of change by creating convenient, equitable, 
healthy, efficient, and attractive communities for present and future gen-
erations. The plan does this by aligning land use regulations with invest-
ments in transportation and other infrastructure.

How land is used does not happen in isolation from other things the public 
cares about, such as affordability, sense of community, health, and environ-
mental quality. Generations of planners have learned that addressing land 
use and infrastructure in isolation from these issues produces irrelevant 
plans and frustration for the public.  

Key ideas shaping this chapter

Land uses

Land is the defining feature of Davidson County. The County is a specific 
place, a boundary set down upon the land more than two centuries ago 
(prior even to Tennessee statehood). While its boundaries have changed 
little in that time, the way the land is used has changed dramatically.

Land use is the activity humans conduct on a particular piece of land. This 
piece of land is home to a downtown honky-tonk; that piece of land is a 
farm; another has a store. Land with homes on it – either a tall apartment 
building or a small house – is called residential. Land used for activities like 
offices, shops, restaurants, or industrial is called non-residential. Land that 
is awaiting development may be called vacant, while land that is preserved 
or serves a recreation function is called open space.

How land uses relate to one another is often a source of considerable 
controversy, particularly as those uses change over time. Generally, most 
of the attention in these controversies relates to land uses that are or could 
be incompatible with residential uses (especially single-family homes). 
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Land uses can be incompatible in many ways. Different people respond to 
potential incompatibilities differently. Most people today agree that pol-
luting industry is incompatible with residential because it has direct health 
impacts. Similarly, intense noise and light (including noise from car and 
truck traffic) is also considered incompatible with homes, especially when 
it occurs overnight. 

Beyond that, incompatibilities are more subjective, particularly when they 
offer positive benefits. For example, homes close to major roads with shop-
ping and transit are exposed to more traffic, noise, and light than homes 
further away. However, they also offer the benefits of convenience and 
(sometimes) walkability, as well as different travel options, such as walk-
ing, biking, or transit. Having homes completely removed from these uses 
generally limits residents to only traveling by cars.

Incompatibility often becomes a trade-off between different residents. 
While many people would welcome more diverse housing options in neigh-
borhoods with amenities, such as neighborhood shopping, a good school, 
a nice park, or a low crime rate, the current residents of those neighbor-
hoods often object, seeing denser housing as incompatible because it 
changes the neighborhood’s character. The form housing takes, rather than 
the density, is increasingly a concern, as larger, taller single-family homes 
replace smaller ones.

In some cases, these incompatibilities are worked out in the private mar-
ket. People who prefer more quiet homes choose homes further from busy 
areas, while people who prefer convenience, walkability, or transit access 
live close to those places. In other cases, particularly as nearby land uses 
change, design of buildings and sites can help smooth transitions. At the 
same time, these choices are constrained by the resources people have and 
the options available to them. For example, lower income households have 
fewer choices in where to live.  The market may be inequitable when the 
only choices available to people of modest means are unsafe, unhealthy, or 
too costly.

Design is central to Nashville’s approach to community planning. Tools like 
community plans, zoning, and subdivision are increasingly used to protect, 
enhance, or reflect the character of established places, especially residen-
tial neighborhoods. Ensuring that new homes and transitional areas are 
in character with existing homes can help to accommodate new housing 
types and reduce conflict between neighbors and developers. These tools 
also guide both new development and redevelopment to support health 
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and walkability. This does not mean that established places will not change. 
As changes occur, they are guided by policy and zoning tools that focus on 
creating compatibility with existing buildings. (See the Community Plans 
in Volume III.)

Metro Planning also encourages new development and infrastructure deci-
sions to address community needs and desires for the future. For example, 
one community may lack retail services, while another lacks open space. 
One community may lack new investment in homes and shops, while 
another struggles to maintain affordability amidst an influx of new invest-
ment. Working closely with communities, planners can help fine-tune 
regulations, incentives, and investments to achieve these ends.

In addition to compatibility and community desires for the future, plan-
ners must also respect individual property rights. Homeowners may wish 
to expand their homes, supplement their incomes by renting out space, or 
operate a home-based business. Commercial property owners often want 
to add new offices, storefronts, or additional parking. Oftentimes, property 
owners are the first to ask for permission to build, develop, or use their 
property in ways that were not anticipated when regulations were last up-
dated. For example, the decline in the cost of computers, communications, 
and other workplace tools means a rise in home-based work not antici-
pated when work primarily happened on paper, face to face, in factories, or 
on farms.

Last, the Planning Department works to ensure the efficient provision of 
services, identify priorities for public infrastructure investments, and man-
age the county’s tax base.

The three primary tools that the Planning Department and the Planning 
Commission use to guide changes in land use are community plans, zon-
ing, and subdivision regulations.

Community plans (volume III of NashvilleNext) are detailed land use plans 
that guide development decisions based on the community’s vision for the 
future. They provide detailed direction for the form and use of neighbor-
hoods, centers, corridors, and open space. Each Community plan includes a 
Community Character Map, which guides decisions on requests to subdi-
vide land or change zoning.
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Zoning is a set of regulations that apply two general sets of rules to specific 
properties:

»» what kinds of uses are allowed
»» form regulations like height, bulk, and setback

Zoning is used to ensure compatible development occurs in the most ap-
propriate places over time.

Subdivision regulations guide how particular parcels can be divided into 
two or more smaller parcels. Creating smaller parcels can pose health 
and safety issues, related to access for utilities and public safety (such as 
firefighters). At the time of subdivision, space is usually reserved for these 
services to access properties. When larger properties are subdivided into 
many smaller properties, the subdivision process also involves laying out 
the street network and reserving space for roads and sidewalks. While ac-
cess and road connections are good for emergency access and for creating 
transportation alternatives, residents are often concerned that these con-
nections will bring more traffic, speeding, and people from outside their 
area.

Planners work towards balancing the competing needs of a wide variety of 
stakeholders to arrive at a common community vision, and to apply sound 
planning principles that foster sustainable community development and 
preservation.
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Infrastructure

Infrastructure is the part of the built and natural environment that con-
veys a public service. Infrastructure systems undergird daily life, by pro-
viding necessities or keeping us safe. For example, roads, sewers, schools, 
sidewalks, and parks are all considered infrastructure. Infrastructure is 
typically capital intensive, meaning that it is expensive to construct and 
maintain, and difficult to change. Roads, for example, are difficult to re-
route. Not only must new roads be constructed, but the pattern of build-
ings and uses that surround roads are themselves also difficult to move, 
especially where properties are owned by multiple owners.

Some infrastructure is above-ground and visible in our daily lives, like 
roads and powerlines. Other infrastructure is hidden, removed from daily 
life (like a water treatment plant) or underground.

Infrastructure it is costly. Initially, it includes the cost of land, the cost of 
materials, and the cost of construction. Over time, infrastructure must be 
maintained or it breaks down and needs repair. If infrastructure falls into 
disrepair, it can become a health or safety hazard. Typically, larger repairs 
are more costly than minor maintenance. However, sometimes it is diffi-
cult to reach infrastructure for on-going maintenance. For example, water 
and sewer lines are underground, covered by roads, sidewalks, private 
property, and buildings. 

Infrastructure has a complicated relationship with land use. New infra-
structure can attract more intense land uses and new development. For 
example, lack of sewer service may limit how many homes can be placed on 
a piece of property. Water pipes, sewers, roads, and rail lines typically have 
a strong role in shaping where development or redevelopment occurs, and 
in what form.

Other infrastructure follows as development occurs. In newly developed 
areas, schools and parks are typically built alongside or after new subdi-
visions are planned. As more houses and people are added, commercial 
services may follow.

All infrastructure can increase or decrease the attractiveness of a place. 
For example, a park may be added once a place has enough homes nearby 
to require one. Once there, however, it can make the existing nearby 
homes more attractive to others. This in turn could encourage them to be 
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redeveloped, bringing in more homes or higher priced homes.

In addition to the built environment, the natural environment also serves 
as infrastructure. For example, while storm sewers are one man-made way 
to manage rainfall, open space, tree canopy, and native vegetation all help 
to manage stormwater by infiltrating it into the ground. Similarly, trees 
improve air quality by pulling pollution out of the air. Plants can also be 
used to improve pollution in the ground. (For additional information, see 
the Natural Resources and Hazard Adaption Chapter.)
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Music City Infrastructure Report

Infrastructure is the municipality budget’s “silent killer.” By its very nature, much of it is hid-
den from public view – out of sight and out of mind. But then the catastrophic events occur 
– a water pipe bursts in downtown in the dead of winter, a bridge collapses, a pothole sud-
denly becomes an SUV-swallowing sinkhole. More recent in Nashville’s memory, an unusual 
weather pattern turned the Cumberland River and its tributaries into a giant, brown swal-
lower of homes and futures. 

Infrastructure — from roads and bridges to sewer pipes — is expensive. A recent Tennessee 
Advisory Commission on Intergovernmental Relations identified the funding need for Metro 
Davidson County over the next five years at $4.3 billion or $6,876 per person. In 2012, a joint 
committee of Urban Land Institute Nashville District Council and the American Society of 
Civil Engineers, Tennessee Section, Nashville Branch, produced the “Music City Infrastructure 
Report,” (MCIR) that included a comprehensive analysis of potable, waste and storm water, 
along with roads, bridges and bikeways. In addition, the group studied Nashville’s power 
needs and mass transit as well as parks, greenways and open spaces. The overall conclu-
sion of the study was that Nashville’s current infrastructure systems are adequate, but that 
funding is strained and there are significant capacity issues that could impede future growth. 
Setting infrastructure priorities and funding is vital to keep Nashville on the leading edge of 
cities in the region and country. 

Ratings summary

The Music City Infrastructure 
Report utilized a “stoplight” evalu-
ation methodology, which is sum-
marized here. Systems rated red 
are most in need of investment, 
while those rated orange, yellow, 
and green are increasingly well-
positioned for the future.

Condition of Nashville’s Infrastructure

Water

Wastewater

Stormwater

Roads

Bridges

Bikeways

Mass Transit

Parks

Energy
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Water

Two treatment facilities for Metro Water Services have a combined capacity for 90 million gal-
lons of water per day. Metro Water Services has 1,827 miles (64%) of water distribution lines 
that are greater than 40 years old. An additional 746 miles (26%) are at least 20 years old and 
less than 300 miles (10%) are less than 20 years old.

Wastewater

Metro Water Services operates three wastewater treatment facilities. MWS treats approxi-
mately 47.3 billion gallons of wastewater every year. In Nashville’s core, much of the existing 
piping was built in the late 1880’s and carries a combination of sewer and stormwater. 
Wastewater utilities are primarily supported by user rates.

Stormwater 

Metro Water Services maintains 4,000 miles of aging storm water drainage structures in the 
Metro area. The stormwater system is barely adequate and has been plagued by a history of 
not having a dedicated funding mechanism, despite a new stormwater fee, instituted in 2009.  
A 2008 study estimated that there is approximately an $85 million shortfall that needs to be 
made up to address the backlog of projects and services identified.
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Roads

Nashville has more than 2,600 lane miles of roadway, managed by multiple organizations hav-
ing responsibilities for planning, funding, maintenance, and operations. Congestion in Nash-
ville increased by 11% in just a one-year period ending in 2010. In 2011, 52.7% of Davidson 
County’s lane-miles were in good or better condition, a major drop from the prior year due to 
the May 2010 flood and harsh winter.

Bridges

Nashville has 1,119 bridges on the public road system. The Tennessee Department of Trans-
portation owns most of these bridges. Metro owns and maintains 326 of them. Maintenance 
costs run roughly $6-8 million per year. The available funding for the bridge network has 
been coming in at roughly half that figure. The accumulated funding deficit could creat finan-
cial trouble in the fturure as bridge traffic volumes increases with population growth.

Bikeways

Nashville has approximately 55 miles of greenways and multi-use paths, 33 miles of bike 
lanes, and 59 miles of signed bike routes. Nashville ranks fourth in the nation for percentage 
of Federal transportation funds being used for bikeways. 
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Energy

Nashville’s electricity is generated by the Tennessee Valley Authority. Nashville Energy Service 
is responsible for the electricity distribution system, with 91,000 distribution transformers, 
233 distribution substations, 5,721 distribution pole line miles, and 66,609 streetlights. NES 
serves 360,000 customers in Davidson County and portions of six surrounding counties. Resi-
dential customers account for 40 percent of kilowatt-hour sales.

Mass transit

Several of Nashville’s top economic competitors including Charlotte, Austin, Denver and Ra-
leigh have recently invested billions of dollars to modernize their mass transit systems.

In a recent survey conducted by the Metropolitan Planning Organization, 83% of respondents 
agreed that mass transit is important for the economy and that regional mass transit would 
better prepare Nashville for the anticipated growth.

Parks, Greenways, and Open Space

Metro has 115 park locations, 114 playgrounds, 170 tennis courts, six year-round golf 
courses, multiple athletic fields, more than 37 miles of greenways, swimming pools, commu-
nity centers, and more than 100 conditioned buildings.

In 2010, Nashville had 17 acres of parkland for every 1,000 residents. In 2013, we have ap-
proximately 12,000 acres of parkland and  
open space.
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Urban forest

Nashville’s tree canopy is a critical resources. Trees clean the air and water and provide 
habitat for wildlife. In urban areas, trees create a welcoming streetscape that helps to slow 
drivers. The shade from trees cools pedestrians, as well as pavement and buildings. 

The 2010 Tree Inventory found 47 percent of Davidson County was shaded by trees. Unsur-
prsingly, rural parts of the county like Joelton, Union Hill, Whites Creek, Bellevue, have the 
highest coverage (over 60 percent of the land). Downtown and North Nashville have substan-
tially lower coverage (5 and 19 percent, respectively).

The Inventory also found that another 35 percent of the county had potential for trees.d

Stream health

There are approximately 2,500 miles of streams within Davidson County. Of these, 330 
miles have been determined as impaired and placed on the Clean Water Act’s 303(d) list by 
the Tennessee Department of Environment and Conservation. Through monitoring, illicit 
discharge detection and water quality protection activities, in the last few years over 90 miles 
of streams have shown improvement and have been in part or fully removed from the 303(d) 
list.

Public art

Public art plays a major role in neighborhood placemaking. Nashville’s One Percent for Art 
Program receives one percent of general obligation bond improvement project funds to com-
mission and purchase art. Since Nashville’s public art program began, forty permanent works 
of art have been added to the public art collection with several additional large scale projects 
in the works. Public art fuels creative participation and can facilitate wayfinding, animate 
gathering places, and tell the visual story of a neighborhood. The map at right shows the dis-
tribution of funded projects by Council District. A goal of the program is to spread public art 
throughout all of Nashville’s neighborhoods and cultural centers; however, there is currently 
no recurring funding stream for maintenance of the growing collection.
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Transportation

Transportation infrastructure rates special attention. No other form of 
infrastructure is as clearly linked with land use patterns as the ways people 
move around a city. The relationship between land use patterns (where 
people want or need to go) and transportation infrastructure (what op-
tions are available for getting there) fundamentally shape daily life. Not 
only does transportation infrastructure open or limit access to different 
places in Nashville, the infrastructure itself uses a large amount of land 
(primarily through space for roads and for parking). Transportation, typi-
cally traffic and associated impacts, is central to many conflicts over chang-
ing land uses.

Transportation poses major costs to Nashville residents and businesses. 
First, the direct cost of transportation is the second largest expense for 
most American households (more than 25% of income, for Davidson 
County residents). This includes the cost of owning or renting a car, gas, 
insurance, maintenance, and repair, or the cost of transit.

Second, time spent travelling, especially along congested routes, can reduce 
time available for other activities. The Texas Transportation Institute es-
timates the cost of congestion at $1,000 per person each year, due to time 
and fuel costs.1

Third, time spent in traffic is mentally and physically stressing. People who 
drive 9,000 to 18,000 miles each year are more likely to have neck and back 

1	 Texas Transportation Institute, 2012 Urban Mobility Report

Most find it difficult to get around Nashville without a car
Nashvillians were asked how easy they found it to get around the city without a car
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Source: Collective Strength, Nashville Issues Survey (1,009 respondents, June - August 20012)

very difficult very easy
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pain than those who drive less than 3,000 miles each year. For context, the 
average driver in Middle Tennessee travels 15,000 miles each year. Trans-
portation is also the largest source of air pollution in Nashville. In 2012, 
more than 18 million gallons of gasoline were used due to congestion 
delays. Air pollution contributes to chronic respiratory illness, asthma, 
impaired lung function, and cancer and heart disease.

Fourth, for people living in poverty with no access to a privately owned 
vehicle (7.5 percent of Nashvillians), transportation can limit their ability 
to get and keep a job. This makes it more difficult to climb out of poverty 
and limits business’s access to workers.

Traditionally, transportation planning has focused on mobility, or the abil-
ity to move people and goods through the county quickly. Seen through a 
mobility lens, congestion is bad because it limits people’s ability to travel 
and slows them down. The TTI study previously mentioned ranked Nash-
ville the 11th worst region in the country for travel delays due to conges-
tion.2 Because density can lead to congestion, considering only mobility 
tends to spread people and jobs further apart.

Recently, a different approach has emerged. Accessibility is a broader 
concept that better captures the relationship between land use and trans-
portation. It considers how easy it is for people to access the destinations 

2	 Texas Transportation Institute, 2012 Urban Mobility Report

How to improve transportation in Nashville
Nashvillians were asked to rank three ways of improving transportation in Nashville.

0% 20% 40% 60% 80% 100%

First choice Second choice Third choice

Source: Collective Strength, Nashville Issues Survey (1,009 respondents, June - August 20012)

Improve or expand mass transit options

Build new or widen roadways

Make communities more walkable or bike-friendly
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they need. Instead of time spent in congestion or average 
speed, accessibility considers the total distance traveled 
or the number of destinations within a certain distance.

Here, density can be a benefit, even if it causes conges-
tion, if it provides more destinations within a short dis-
tance. Accessibility also includes other ways to get around 
a city such as riding mass transit, walking, and biking.

Travel patterns

Transportation includes how people get to all of the dif-
ferent things they need. Data about travel habits is only 
partly available. Some aspects of travel, like commuting 
to work, are well-studied, while less is known about other 
trips throughout the day. In Davidson County, commut-
ing to work,accounts for 15% of all trips (other work-
related trips accounted for another 4% of trips). Travel 
for shopping (11%), other purposes such as health care 
or church (10%), and school (6%) were the next most 
frequent reasons for trips.

More than half (65%) of people taking a trip drove an 
auto, van or truck; another 18% were passengers. Nine 
percent of trips were walking, one percent were by 
bicycle, and five percent were transit (with another two 
percent by school bus). 

Because it is included in the Census (through 2000) and 
the American Community Survey (after 2000), commut-
ing to work has the most widely available data. In Nash-
ville, the vast majority (80%) of workers drive alone to 
jobs. Other modes have generally held steady, with slight 
increases in transit riders and people working home and 
a decline in the number of people carpooling.

For trips to school (including college students), nearly 
half of students traveled as a passenger in a car, truck, or 
van (17% drove themselves). One in five students trav-
eled by school bus, but only 2% traveled by public transit. 
More than one in every ten students walked.

Travel mode for commuting to work (2000 - 2013)
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motorcycle)

Rode together (car, truck,
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Public transportation

Active transportation (inc.
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Source: U.S. Census (2000); American Community Survey, 1-year estimate 
(2007, 2009, 2011, 2013)
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The transportation system is also used for moving goods 
into, out of, and through Davidson County. Three-quar-
ters of all freight in the county is moving through Nash-
ville, rather than starting, ending, or both within the 
city. More than 80% of all freight in Davidson County is 
moved by truck. 

Streets and roads

Nashville’s road and street network is a diverse set of 
infrastructure, from narrow two lane roads to highways 
with six or more lanes. Each kind of road allows or limits 
different modes and speeds of travel. Here, roads and 
streets refer to the entire space for transportation and 
supportive infrastructure within the public right of way. 
This can include medians, bike lanes, and sidewalks, as 
well as travel, parking, and turning lanes. The presence, 
size, and relationship between these features invite dif-
ferent modes of travel and the users of those modes.

»» Auto and truck traffic
»» Transit riders
»» Bicyclists
»» Pedestrians and people with mobility aids, such as 

wheelchairs

Pedestrian and bicycling level of service on major roads
Level of service shows the walking condition on shared roadways. These 
conditions include presence of walking and biking facliities, separation 
from traffic, and overall traffic volume and speed.

 Pedestrian level of service

 Bicycle level of service

Source: The Nashville Area Metropolitan Planning Organization

Good Poor

Good Poor
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Different kinds of surface travel

Freeways

A divided highway having two or more lanes for the exclusive use of traffic in each direction 
and full control of access. The freeway is the only type of highway intended to provide com-
plete “uninterrupted” flow. Bicycle and pedestrian travel is forbidden or discouraged within 
the immediate right-of-way.

Examples: Interstates 24, 40, and 65, State Route 155-Briley Parkway, State Route 6-Ellington Park-
way, 440 Parkway, etc.

Arterials

A major thoroughfare that is vital for moving people and goods and feeds into the interstate 
and freeway systems. In a city, wide sidewalks are common for pedestrians and bike lanes 
may be a provided for bicycling.

Examples: Gallatin Pike, West End Avenue, Dickerson Pike, Hillsboro Pike, Nolensville Pike, Lebanon 
Road, State Route 96, etc.

Collector Streets

Intended to balance access and mobility considerations by serving through movement as 
well as access to land. Collectors connect traffic on highways and arterials to local streets and 
adjacent land. In a city, sidewalks are common and bike lanes or a shared road marking may 
identify a bike route.

Examples: Belmont Boulevard, Paragon Mills Road, Jones Avenue, etc.

Local Streets

All other streets are generally considered to be local. Local streets typically support direct ac-
cess to homes and are generally designed for slow speeds to safely allow for other neighbor-
hood activities like walking and biking.

Examples: Woodyhill Drive, Albion Street, Briarwood Drive, Morton Mill Road, etc.
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Rail

Davidson County’s dominant rail operator, CSX, primarily moves freight to 
the south, west, and north, between Atlanta, Birmingham, Chicago, Louis-
ville, and Memphis. Radnor Yard and three smaller terminals are major rail 
facilities for freight in Nashville. Sixty trains per day are routed through 
Radnor Yard. Smaller rail operators run lines within Tennessee to the west 
and east. A number of spurs connect freight destinations (such as DuPont’s 
manufacturing facility in Hadleys Bend) to the rail system.

The Tennessee Department of Transportation’s 2003 comprehensive rail 
plan calls for the creation of a Basic Freight Rail Connector, running from 
Nashville to Knoxville, to compete with truck traffic on I-40.

Nashville’s only commuter rail service, the Music City Star, runs between 
Downtown and Wilson County three times each morning and afternoon, 
with a fourth trip Friday evenings. The Music City Star is one leg of the 
region’s mass transit system which is planned to expand along other major 
routes to adjacent counties. It may include additional commuter rail lines, 
bus rapid transit, or light rail. 

Total freight by mode

Source: Transearch Data, from the Nashville Regional 
Freight and Goods Movement Study Phase 2

 Truck
 Rail  Air < 1%

 Water

Total freight by direction

Source: Transearch Data, from the Nashville Regional 
Freight and Goods Movement Study Phase 2

 Through
 Outbound  Local

 Inbound
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Air

The Nashville Airport Authority manages two airports. The region’s pri-
mary freight and passenger airport, Nashville International Airport, serve 
79 counties within 100 miles of Nashville, reaching beyond Middle Tennes-
see into Kentucky and Alabama. John C. Tune airport is a smaller general 
aviation reliever airport located in West Nashville. It primarily serves 
corporate and personal aircraft.

Nashville International Airport was built in 1937, and has been expanded 
multiple times since then. It primarily serves passenger flights (71% of all 
flights), followed by general aviation (25%), military (2%), and cargo (1%). 
Sixteen airlines enplaned more than 11 million passengers in 2014.
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Water

The Cumberland River is Nashville’s primary waterway, providing Davidson 
County’s drinking water, environmental amenities, scenic views, recreation 
opportunities, and travel. Most transportation on the Cumberland River 
is freight service. Most incoming freight (such as coal, minerals, and steel 
for automotive manufacturing) is transferred to truck and then delivered 
to destinations within 30 miles of the river. The small amount of outbound 
freight (4% of all waterborne freight) is primarily aggregates like sand and 
gravel that are mined close to the river.

Bridges & overpasses

Nashville has 1,119 bridges on public roads, mostly owned by the Tennes-
see Department of Transportation. Metro Nashville owns 325 of them, 
including the Shelby Street Pedestrian Bridge. Most of these 1,100 bridges 
are in a “state of good repair” (81% in Nashville, compared with 75% na-
tionally). 3

	

3	 Music City Infrastructure Report, 2013. The Urban Land Institute Nashville and 
the American Society of Civil Engineers (Tennessee section).
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Charter of the New Urbanism & Nashville’s response

The Charter of the New Urbanism 

The Charter for the New Urbanism provides a compendium of community build-
ing principles that have proven their importance over thousands of years of city 
development. NashvilleNext acknowledges the importance of these principles and 
utilizes them as a foundational framework for this plan. 

The Congress for the New Urbanism views disinvestment in central cities, the 
spread of placeless sprawl, increasing separation by race and income, environ-
mental deterioration, loss of agricultural lands and wilderness, and the erosion of 
society’s built heritage as one interrelated community-building challenge. 

We stand for the restoration of existing urban centers and towns within coherent 
metropolitan regions, the reconfiguration of sprawling suburbs into communities 
of real neighborhoods and diverse districts, the conservation of natural environ-
ments, and the preservation of our built legacy.

We advocate the restructuring of public policy and development practices to sup-
port the following principles: neighborhoods should be diverse in use and popula-
tion; communities should be designed for the pedestrian and transit as well as the 
car; cities and towns should be shaped by physically defined and universally acces-
sible public spaces and community institutions; urban places should be framed by 
architecture and landscape design that celebrate local history, climate, ecology, and 
building practice.

We recognize that physical solutions by themselves will not solve social and 
economic problems, but neither can economic vitality, community stability, and 
environmental health be sustained without a coherent and supportive physical 
framework.

We represent a broad-based citizenry, composed of public and private sector lead-
ers, community activists, and multidisciplinary professionals. We are committed 
to reestablishing the relationship between the art of building and the making of 
community, through citizen-based participatory planning and design.

We dedicate ourselves to reclaiming our homes, blocks, streets, parks, neighbor-
hoods, districts, towns, cities, regions, and environment.

We assert the following principles to guide public policy, development practice, 
urban planning, and design:

Nashville’s Response to the Charter

Nashville recognizes that complete and success-
ful communities are built with an understanding 
of interrelationships between history, ecology, 
geography, demographics and human decisions. 
The best communities respect development that 
is sustainable, creates properly located walkable 
mixed use neighborhoods and provides opportu-
nities for all people to live in neighborhoods that 
best support their lifelong needs and desires. 

The elements of the Charter of the New Urban-
ism have been key components of Nashville’s 
planning culture since 2000. They have been 
proven to be successful in improving the built 
environment and expanding choices and opportu-
nities. 

They are woven into the goals, policies and 
actions of the NashvilleNext plan and form the 
foundation for environmentally appropriate and 
sustainable development patterns.  
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The region: Metropolis, city, and town 

1)	 Metropolitan regions are finite places with geographic boundaries derived 
from topography, watersheds, coastlines, farmlands, regional parks, and river 
basins. The metropolis is made of multiple centers that are cities, towns, and 
villages, each with its own identifiable center and edges. 

2)	 The metropolitan region is a fundamental economic unit of the contempo-
rary world. Governmental cooperation, public policy, physical planning, and 
economic strategies must reflect this new reality.

3)	 The metropolis has a necessary and fragile relationship to its agrarian hin-
terland and natural landscapes. The relationship is environmental, economic, 
and cultural. Farmland and nature are as important to the metropolis as the 
garden is to the house.

4)	 Development patterns should not blur or eradicate the edges of the metropo-
lis. Infill development within existing urban areas conserves environmental 
resources, economic investment, and social fabric, while reclaiming marginal 
and abandoned areas. Metropolitan regions should develop strategies to en-
courage such infill development over peripheral expansion.

5)	 Where appropriate, new development contiguous to urban boundaries should 
be organized as neighborhoods and districts, and be integrated with the exist-
ing urban pattern. Noncontiguous development should be organized as towns 
and villages with their own urban edges, and planned for a jobs/housing bal-
ance, not as bedroom suburbs.

6)	 The development and redevelopment of towns and cities should respect his-
torical patterns, precedents, and boundaries.

7)	 Cities and towns should bring into proximity a broad spectrum of public 
and private uses to support a regional economy that benefits people of all 
incomes. Affordable housing should be distributed throughout the region to 
match job opportunities and to avoid concentrations of poverty.

8)	 The physical organization of the region should be supported by a framework 
of transportation alternatives. Transit, pedestrian, and bicycle systems should 
maximize access and mobility throughout the region while reducing depen-
dence upon the automobile.

9)	 Revenues and resources can be shared more cooperatively among the mu-
nicipalities and centers within regions to avoid destructive competition for 
tax base and to promote rational coordination of transportation, recreation, 
public services, housing, and community institutions.

Response to  
“The Region”

NashvilleNext acknowledges and celebrates the 
role of Metropolitan Nashville within the larger 
region – as the economic, cultural and civic cen-
ter of the state. 

Nashville/Davidson County is inextricably linked 
to the adjacent counties and serves as the heart 
of the entire Middle Tennessee region. 

Decisions made in Nashville affect and influence 
regional prosperity, environmental stability, de-
mographic acceptance, air and water quality, cost 
of living and quality of life. Likewise, decisions 
made in outlying counties also impact Nashville.

Nashville strives 

Nashville’s economic strategies, openness to 
intergovernmental cooperation, housing policy, 
and physical planning must reflect regional think-
ing. Nashville assumes its’ responsibility to work 
cooperatively work with our regional partners in 
developing an economically, environmentally and 
socially sustainable region.

Metropolitan Nashville and Davidson County is 
made up of sensitive and unique environmen-
tal networks and areas, developed centers and 
diverse neighborhoods.

Areas clearly exist which clearly should be the fo-
cus for new infill development to spur economic 
reinvestment, repair urban fabric, capitalize on 
existing infrastructure and service investments, 
and reclaim underinvested areas. 

By focusing energies within Nashville’s exist-
ing developed areas over peripheral expansion, 
Nashville can conserve environmental resources 
like water and energy, and promote preservation 
of regional qualities that enhance the long term 
prosperity of the entire region. Where expan-
sion is necessary, new development should be 
organized as coherent places with an integrated 
mix of jobs and housing.
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The neighborhood, the district, and the corridor

10)	 The neighborhood, the district, and the corridor are the essential elements 
of development and redevelopment in the metropolis. They form identifiable 
areas that encourage citizens to take responsibility for their maintenance and 
evolution.

11)	 Neighborhoods should be compact, pedestrian friendly, and mixed-use. Dis-
tricts generally emphasize a special single use, and should follow the princi-
ples of neighborhood design when possible. Corridors are regional connectors 
of neighborhoods and districts; they range from boulevards and rail lines to 
rivers and parkways.

12)	 Many activities of daily living should occur within walking distance, allowing 
independence to those who do not drive, especially the elderly and the young. 
Interconnected networks of streets should be designed to encourage walking, 
reduce the number and length of automobile trips, and conserve energy.

13)	 Within neighborhoods, a broad range of housing types and price levels 
can bring people of diverse ages, races, and incomes into daily interac-
tion, strengthening the personal and civic bonds essential to an authentic 
community.

14)	 Transit corridors, when properly planned and coordinated, can help organize 
metropolitan structure and revitalize urban centers. In contrast, highway cor-
ridors should not displace investment from existing centers. 

15)	 Appropriate building densities and land uses should be within walking dis-
tance of transit stops, permitting public transit to become a viable alternative 
to the automobile.

16)	 Concentrations of civic, institutional, and commercial activity should be 
embedded in neighborhoods and districts, not isolated in remote, single-use 
complexes. Schools should be sized and located to enable children to walk or 
bicycle to them.

17)	 The economic health and harmonious evolution of neighborhoods, districts, 
and corridors can be improved through graphic urban design codes that serve 
as predictable guides for change. 

18)	 A range of parks, from tot-lots and village greens to ballfields and community 
gardens, should be distributed within neighborhoods. Conservation areas and 
open lands should be used to define and connect different neighborhoods and 
districts.

Response to “The Neighborhood,  
District, and Corridor”

The neighborhood is the foundational building 
block for livable cities. In past years, health prob-
lems such as obesity, heart disease, high blood 
pressure, and the maladies associated with social 
alienation have become a normal response to a 
built-environment that does not allow encourage 
walking or facilitate human interaction. 

The young and the elderly of Nashville, especially, 
have been left behind by an urban form that 
necessitates driving long distances. NashvilleNext 
proposes strategies to bring more of the activities 
of daily living within walking distance based on a 
framework of accessible transportation alterna-
tives including transit and bicycle systems. 

The core of this framework links neighborhoods 
and districts through reinvestment and revitaliza-
tion of corridors into mixed use environments. 
Providing choices in mobility and encouraging 
walkability helps in meeting the needs of all 
population groups and will support healthier life 
styles. 

Building complete places that provides access 
to work, play and shopping options also enable 
neighbors to connect and will help create and 
retain close-knit communities.
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The block, the street, and the building 

19)	 A primary task of all urban architecture and landscape design is the physical 
definition of streets and public spaces as places of shared use. 

20)	 Individual architectural projects should be seamlessly linked to their sur-
roundings. This issue transcends style.

21)	 The revitalization of urban places depends on safety and security. The design 
of streets and buildings should reinforce safe environments, but not at the 
expense of accessibility and openness.

22)	 In the contemporary metropolis, development must adequately accommodate 
automobiles. It should do so in ways that respect the pedestrian and the form 
of public space.

23)	 Streets and squares should be safe, comfort¬able, and interesting to the 
pedestrian. Properly configured, they encourage walking and enable neighbors 
to know each other and protect their communities.

24)	 Architecture and landscape design should grow from local climate, topogra-
phy, history, and building practice.

25)	 Civic buildings and public gathering places require important sites to reinforce 
community identity and the culture of democracy. They deserve distinctive 
form, because their role is different from that of other buildings and places 
that constitute the fabric of the city.

26)	 All buildings should provide their inhabitants with a clear sense of loca-
tion, weather and time. Natural methods of heating and cooling can be more 
resource-efficient than mechanical systems.

27)	 Preservation and renewal of historic buildings, districts, and landscapes af-
firm the continuity and evolution of urban society.

Response to  
“The Block, Street, and Building”

NashvilleNext celebrates the block, street and 
building by recognizing the importance that they 
play in building a community that provides oppor-
tunities and choices for all. The plan encourages 
block patterns that provide mixed-use opportu-
nities where appropriate, but context sensitive 
redevelopment where established patterns exist. 

The plan acknowledges the essential and criti-
cal role of streets as the lifeblood that either 
enables, discourages or prevents social interac-
tion and economic vitality. The street network 
and the characteristics of our streets and the 
transportation system that relies on our streets 
and rights-of-way are the most critical element in 
determining the future of Nashville.  

NashvilleNext accepts that “...the design of cit-
ies begins with the design of streets. To make a 
good city, you need good streets, and that means 
where people want to be. Streets need to be safe 
and comfortable, they need to be interesting, 
and they need to be beautiful. They need to be 
places. NashvilleNext builds on recent policies 
by clearly changing the way streets have been 
planned and designed by returning the design 
of streets to provide equal opportunities for all 
modes of transportation and creation of a public 
realm worthy of Nashville’s aspirations.

NashvilleNext understands the importance of the 
design of our buildings and public spaces. Well-
designed buildings, that recognize their context, 
create great spaces and add significantly to the 
quality of life of a community and neighborhood.  
The plan revives the idea that additions to the 
built-environment must be functional and long-
lasting but also delightful and attractive. Nashvil-
leNext recognizes that design matters.
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Goals & policies

LUTI Goal 1
New commercial and residential growth improves the quality of life for 
Nashvillians by supporting their vision for Nashville’s future.

NashvilleNext’s six other plan elements provide topical policy direction 
and action steps to achieve the future Nashvillians have supported through 
this plan. This element — Land Use, Transportation, & Infrastructure 
— works differently. It unites those elements by identifying where poli-
cies from the other elements are related to land use, transportation and 
infrastructure.  The community’s vision for the future is conveyed by the 
Growth & Preservation Concept Maps. The goals below link to various 
components of the Growth and Preservation Concept Maps.

The Growth & Preservation Concept Map reflects Nashvillians’ desires 
for how Nashville should grow in the future. It identifies a green network 
that provides access to nature, requires environmental protection, and 
preserves natural resources. It also identifies and preserves the physical 
character of rural, suburban, and urban areas.

Smaller and larger activity centers accommodate most future growth, im-
prove public spaces, support transit, provide walkable areas close to most 
parts of the county, and sustain economic activity. The locations of these 
centers are generally where centers and mixed use areas were identified in 
prior Community Plans. In some cases, the Concept Map will propose more 
intense centers than were identified previously. Infill development should 
be encouraged along transit and multimodal corridors in between and im-
mediately around activity and employment centers.

The Concept Map also identifies a network of more frequent and reliable 
transit service. These routes should be more direct, with fewer stops. The 
most heavily used routes will be identified for high-capacity transit run-
ning outside of traffic.

The Goals below show how Policies from other elements frame how Nash-
ville grows in the future, what places are preserved, and how changes in 
land use, transportation, and other infrastructure are coordinated to im-
prove the quality of life for all Nashvillians. These goals also provide greater 
detail on how the Concept Map brings together competing concerns into 
an overall framework for making land use and transportation decisions in 
the future.

How LUTI is different 

he Land Use, Transportation & Infrastructure 
(LUTI) element is structured differently than the 
other elements in NashvilleNext. This element is 
primarily built around the Growth & Preservation 
Concept Map, which shows, at a broad, county-
wide level, where different kinds of investments 
and regulations are appropriate. This gives the 
other elements geographic context for their goals 
and polies.

What does geographic context mean? Consider 
Natural Resources & Hazard Adaptation: this 
element calls for both preservation of open space 
as well as improvements to transit service and 
increasing density. Where each of these happens 
in the county is critical to Nashville’s success. The 
Growth & Preservation Concept Map provides 
this guidance.

LUTI matches the Growth & Preservation Concept 
Map with Goals that lay out what the map is 
intended to achieve. However, this element rarely 
provides its own policies to implement the Goals; 
instead, it relates Land Use, Transportation, & 
Infrastructure Goals to Policies in other elements 
that carry out the goal.
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LUTI 1.1
Invest in the near term in the places identified by the Growth & Preservation 
Concept Maps as most critical to shape or manage demand in order to create 
mixed income communities that support a healthy environment, strong 
neighborhoods, high-capacity transit, walkability, and a prosperous economy.

Volume III: The Community Plans

Nashville's fourteen community plans have 
guided development decisions since 1988. 
These plans were the starting point for the 
NashvilleNext process and the Growth & 
Preservation Concept Map. 

In 2008, the Metro Planning Department re-
organized its approach to community plans. 
The guiding document for plans prior to 
2008, the Land Use Policy Application, delin-
eated land uses and density characteristics. 
However, it was unable to capture nuances 
in the character of different parts of the 
county. These nuances were often central to 
residents’ concerns about new development. 
The new approach focused on the current 
and proposed character of different parts of 
the county and lessened the focus on den-
sity. It used a new tool called the Community 
Character Manual. The CCM was adopted by 
Planning Commission in 2008.

All fourteen plans have been updated 
alongside the creation of NashvilleNext. The 
2015 updates bring all plans into a consistent 
format that more fully relies on the guidance 
of the Community Character Manual. The 
Community Character Policy Maps have each 
been updated to align with NashvilleNext. 

In updating these maps, planners sought 
to adhere to community input from each 
plan's last update. Planners also incorpo-
rated feedback from each community in 
response to re-zoning and plan amendment 
requests. Finally, throughout NashvilleNext, 
community members have provided input on 
proposed changes.

The Growth & Preservation Concept Map 
and the Community Plans have different 
roles. The Concept Map guides decisions 
over the course of 25 years and beyond. The 
Community Plans have shorter planning hori-
zons, looking ahead only five to ten years. 
Because of this, they need not incorporate 
all growth that could occur through 2040. 
Regular Community Plan updates can pro-
vide better guidance for development as it 
plays out in the coming decades.
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LUTI goal 2
Nashville strives to ensure that all communities share in the county’s pros-
perity and enjoy a high quality of life.

Be Nashville

Achieving the vision from NashvilleNext will mean reflecting and respect-
ing the rich diversity of cultures in Nashville while welcoming newcomers. 
We remain a welcoming city when we celebrate our cultural richness and 
pursue initiatives that benefit all Nashvillians. New Nashvillians add to our 
richness and enhance our culture, places, and economy.

Foster Strong Neighborhoods

All neighborhoods are safe, affordable, and welcoming to Nashvillians, 
regardless of background, ability, or income. We carefully use infill, transi-
tional areas, and centers to create opportunities for residents to join and 
contribute to communities across the county. Our homes, workplaces, 
parks, and public spaces support wellness by design and in construction.

Expand Accessibility

Meaningful transportation choices improve quality of life, reduce the cost 
of living, and make daily life easier for people who do not want or cannot 
afford a car. An efficient, effective transportation system gets people from 
homes to jobs, school, and services. Better alternatives also allow more 
Nashvillians to make walking and other physical activities a daily part of 
life, improving their health.

Create Economic Prosperity

Employment centers are coordinated with the transit system to provide 
more ways for people to get around the county. This gives residents more 
access to job openings, training programs, or school options. Getting more 
people into the workforce makes Nashville more competitive for economic 
growth. Small businesses thrive in centers and along corridors throughout 
the county. 
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The diversity of Nashville’s places supports our diverse economic base. 
These places are ready for investment across different sectors and prices. 
This supports a range of jobs across different skill levels and incomes. 

Advance Education

Nashville’s neighborhood schools provide a high quality education, while 
students from across the county have genuine access to different kinds of 
school curricula and focus. Our carefully created neighborhoods that are 
affordable across income levels help to reduce concentrated poverty and 
disadvantage, so that all children have access to educational opportunities. 
Doing so will relieve the school system from trying to create integrated 
classrooms from unintegrated neighborhoods.

Champion the Environment

A healthy environment and access to greenspace are available across the 
county to all communities. Parks, public places, and open space are cultur-
ally relevant to and supportive of nearby communities. Unwanted land 
uses are not concentrated in one area or near one community.
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Policies

LUTI 2.1
Engage affected communities when making long-term land use decisions, with 
particular attention to communities vulnerable due to residents’ lack of time or 
resources to participate, historic or current discrimination, or other barriers to 
participation.

LUTI 2.2
Create mixed income communities that support good health and access to quality 
educational opportunities by maintaining affordability in gentrifying areas and 
incorporating affordable and workforce housing when new development occurs 
across the county.

LUTI 2.3
Ensure jobs, education, and training opportunities are located close to transit 
service, in centers, or in high-need areas.

LUTI 2.4
Build a complete, efficient transportation system that gives Nashvillians access 
to work, housing, cultural activities, and other needs throughout the county and 
region.

LUTI 2.5 
Recognize and reflect Nashville’s cultural diversity and diverse needs when 
delivering programs or building, improving, or maintaining infrastructure, the built 
environment, or access to public art.

LUTI 2.6 
Ensure all communities have access to parks, green areas, cultural amenities, and 
recreation opportunities that support mental and physical well-being.

LUTI 2.7
Support efforts to improve equity throughout Middle Tennessee.
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LUTI goal 3
Nashville conserves its natural resources in order to mitigate floods and 
other natural hazards, ensure clean air and water, raise food locally, provide 
outdoor recreation, and preserve the culture and character of Davidson 
County.  

On the Growth and Preservation Concept Map, the Green Network shows 
large, countywide natural resources and environmental features. It in-
cludes parks, rural areas, floodplains, and steep slopes. It also shows key 
water features: the Cumberland River; Old Hickory, Radnor, and Percy 
Priest Lakes; and [seven creeks on the map]. We protect these for their 
beauty and because they mark this part of the country as unique. We trea-
sure these places because they keep us healthy and active. We prevent or 
reduce development on or near them because it places people and prop-
erty in harm’s way. We preserve them because they provide a vital good or 
service.

These features frame Nashville’s future by identifying what parts of the 
county should remain natural or rural. The Open Space Network shows 
a more detailed breakdown of these features. They are incorporated into 
Community Character Maps through Conservation (CO) Policy.

Be Nashville

Part of what makes Nashville special are the diversity of places in the 
county. From the bends of the Cumberland to the hills of Joelton and the 
Warner Parks, Nashville contains the kinds of places that have vanished 
from most other major cities. Keeping a connection to the land helps re-
mind us of who and where we are.

Foster Strong Neighborhoods

Nashville’s park system should bring green space into every neighborhood. 
Parks and greenways provide room to roam and exercise, for people of all 
ages. They also give communities a place to come together. 

Protecting floodplains and slopes that weave throughout our neighbor-
hoods provide green spaces that help keep Nashvillians physically and 
mentally healthy. However, limiting developing along and within features 
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such as these also keep our neighborhoods strong by keeping them safe. 
Staying out of the floodplain and off of steep slopes reduces the risk of 
harm to people and property by natural disasters, which can disrupt our 
lives and communities.

Expand Accessibility

Our greenway network becomes a key part of Nashville’s transportation in-
frastructure, serving as key bicycling routes away from auto-heavy streets.

Create Economic Prosperity

Nashville’s rural areas should be an important part of our local economy, 
providing local food and supporting a network of local food processors and 
sellers. 

Our natural amenities contribute to quality of life for current residents and 
which draws new residents, who bring new talent, skills, and perspectives 
to Nashville. New models of economic development acknowledge that new 
and expanding businesses follow talented workforce and tomorrow’s work-
force is interested in a location due to quality of life.  

Champion the Environment

These natural, working, and recreation places help all of Nashville’s envi-
ronment work better. They clean our water and air, and cool the city. Open 
spaces with natural vegetation absorb rainwater, reducing stormwater 
runoff during heavy storms.

Ensure Opportunity for All

Environmental protections, clean air and water, and healthy land should 
not be concentrated in one part of town or within one community. 
Throughout the twentieth century, low-income communities and commu-
nities of color have received more than their share of unwanted land uses, 
such as landfills, and fewer protections for environmental quality. Nash-
ville should ensure that all places in the county are healthy and support 

healthy lifestyles for their residents.
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LUTI goal 4
Nashville’s neighborhoods provide residents with a choice of places to 
live, preserving neighborhood character and history while accommodating 
housing choices across income levels, interests, ages, abilities, and races or 
ethnicities.

On the Growth and Preservation Concept Map, Neighborhoods are pre-
dominantly residential parts of the city. Many of these include small pock-
ets of other land uses, such as small, local-serving commercial areas and 
centers or civic uses like schools, churches, or small parks.

Nashville’s neighborhoods all have distinct characteristics – how buildings 
relate to one another and the street, how tall they are, and sometimes a 
consistent architectural style. The Community Character Manual (Volume 
III) identifies three broad types of character: rural, suburban, and urban. 
It also recognizes there is considerable variation within these three types. 
The Transect Map shows where these character areas, along with centers, 
Downtown, and districts are located throughout the county.

Nashvillians cherish their neighborhoods, and wish to see what they 
love about them preserved. However, a growing and increasingly diverse 
population with cultural, social, and demographic differences poses a chal-
lenge. Even without changing the buildings, a neighborhood can change 
substantially over time. Small homes that once held families may become 
attractive to young workers, alone or with roommates. Families continue 
to look for larger and larger homes, with more rooms. Finding tools that 
allow neighborhoods to accommodate these changes without losing their 
essential character will continue to be a key goal for Nashville.

Be Nashville

Nashville’s neighborhoods, ranging from the vibrant, LEED-certified 
skyscrapers of the Gulch to the rural quietude of Union Hill, will continue 
to evolve. As they do, their fundamental character should not be lost. If all 
of Davidson County grows to have the same character, we have lost some-
thing important to Nashville.

Foster Strong Neighborhoods

Nashvillians are changing — there are more of us, more of us are older, 
and we have a wider variety of backgrounds and needs. Because of this, 
the kinds of places we want to live are changing. We cherish our differ-
ent neighborhoods, and wish to preserve them, even as we ourselves are 
changing. We must find ways to preserve the basic, and varied, character of 
our neighborhoods, even while accommodating the changing needs of our 
population. 
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Expand Accessibility

Within each neighborhood, diverse housing options support transit, walk-
ability, and bikeability. The exact form of buildings and how roads accom-
modate transit users, walkers, and cyclists will vary based on the character 
of the neighborhood. Generally, however, it will be easier for residents to 
use active, healthy ways of getting around.

Create Economic Prosperity

Strong neighborhoods allow people across all income levels to find a safe, 
welcoming place to live in Nashville. This affordability and the distinctive 
character of our neighborhoods help us attract and sustain our workforce 
across different skill levels and economic sectors.

Advance Education

Our neighborhoods should welcome families with children, whether they 
are looking for a yard to play in or trading that yard for a smaller home 
closer to a walkable school and park. Our neighborhoods should also sup-
port children in learning about the world outside of school, by having safe 
and welcoming places to roam and explore.

Champion the Environment

Our neighborhoods should provide access to green spaces and parks. They 
should also make it easy to live a more sustainable lifestyle.

Ensure Opportunity for All

Strong neighborhoods should be accessible to everyone in the community. 
Neighborhoods that are strong now should work to find graceful ways to 
accommodate a diversity of residents. Neighborhoods that have deterio-
rated due to public and private neglect should receive re-investment. Doing 
so will make them more attractive to higher income households. To pre-
vent displacement, these neighborhoods will need new tools, to maintain 
affordability, encourage integration of old and new residents, and ensure 
that all residents benefit from improvements to the neighborhood.
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LUTI goal 5
Nashville’s neighborhoods include mixed-use, walkable centers, commercial 
districts, and corridors that fit within their context and character and offer 
housing affordable across a range of incomes.

Current housing and land use trends shaping Nashville all point to an 
increased demand for walkable centers that support high-capacity transit 
service: downsizing seniors, young adults who seem more open to transit 
and smaller homes while also having less access to homeownership, more 
non-white Nashvillians, safer cities, and a more competitive school system. 
Walkability – along with a strategy of re-investing in existing Nashville 
neighborhoods, centers, and corridors – offers other benefits as well. Daily 
physical activity is higher in walkable neighborhoods, and time spent 
traveling by car goes down, resulting in improved health. A denser, more 
compact city preserves more of Nashville’s natural features that contribute 
to our unique beauty and keep us healthy and safe.

However, Nashville has very few complete walkable neighborhoods. 
Because demand overwhelms supply, only a small number of people who 
would like to live in these kinds of places can afford to. 

To deal with this, the Growth & Preservation Concept Map proposes two 
general solutions. First, new homes should be added where these places 
exist now. Second, Nashville should coordinate some portion of infrastruc-
ture investments in centers with appropriate development entitlements to 
make more places in Nashville walkable, while also encouraging the market 
to add new homes, workplaces, and shops.

The first key strategy to accomplish this is to invest in common, public 
parts of neighborhoods: parks that anchor and are integrated into mixed 
use areas, as well as the streetscapes that connect individual buildings to 
sidewalks and roads. Building design, shades trees and native plantings, 
ample sidewalks, public art, and other tools create welcoming public places.

Second, expand Nashville’s transit system, including its service frequency, 
to align with these walkable centers and corridors. Providing an attractive, 
competitive alternative to driving reinforces the value of density in appro-
priate locations throughout the county. 

Third, develop a flexible toolkit that allows new development to be sepa-
rated from its parking while minimizing overflow parking into surrounding 
neighborhoods. Parking poses multiple problems for affordable, walkable 
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neighborhoods. First, it can be a significant cost, particularly when build-
ers shift from surface parking to structured or underground parking. That 
cost is exacerbated when regulations require building half a parking deck – 
developers must either overbuild for parking (a cost they cannot recapture) 
or seek additional entitlements. Second, parking poses costs to the walk-
able form and environment that Nashvillians desires: curb cuts, parking 
lot entrances, and surface lots make walking less safe and comfortable. 
Greater flexibility can allow for more off-site parking, better support for 
shared parking, better use of on-street parking, and an integrated residen-
tial parking program.

Fourth, walkable centers should include a mix of active uses that bring 
a variety of people through them across different parts of the day. These 
should include jobs and employers that keep the center active during the 
day. However, civic uses, public services, and cultural amenities should 
also be located within these centers, especially schools that provide a focal 
point for the entire community.

Be Nashville

Centers and commercial areas help give definition to different parts of 
town. They help Nashville be Nashville by letting Donelson be Donelson 
and Bordeaux be Bordeaux, rather than letting all parts of Nashville blur 
together in homogeneity. The physical and cultural distinctiveness of all of 
our communities are celebrated.

Foster Strong Neighborhoods

Centers have closely ties to their surrounding neighborhoods. They serve 
as places where the community comes together for basic needs, shopping, 
work, schools, or festivals. They also help to connect different neighbor-
hoods together. Nashville currently has a small number of thriving centers. 
These have become victims of their own success, as wealthier households 
bid up the price of housing in and near these centers. By creating more 
walkable centers like this, we may reduce how much each center becomes 
overpriced.

Expand Accessibility

Centers and mobility corridors provide the density of people and access to 
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jobs necessary to support frequent, high capacity transit. They also expand 
mobility by providing more places that support walking and biking.

Create Economic Prosperity

Most jobs are encouraged to locate in centers, so that they are more readily 
accessible by transit. Metro invests and regulates land uses to maintain a 
supply of places where businesses can start, grow, or move to, in line with 
broader community goals.

Advance Education

Community schools located in centers provide local and countywide access 
to high quality education, as well as social services that support families. 
Centers should be places where families feel safe to walk around and meet 
their daily needs.

Champion the Environment

Generally, centers are located on large, already developed areas (sites 
that are generally currently developed at low densities, with large surface 
parking lots). By redeveloping these sites more intensely and encouraging 
the introduction of housing and employment uses, centers improve the 
environment by reducing the need to develop vacant land; provide more 
modern, energy efficient homes and workplaces; and supporting alterna-
tives to travel by car.

Ensure Opportunity for All

Centers are key to creating mixed income neighborhoods, seamlessly 
integrating market-rate homes affordable at different income levels with 
homes for people who cannot afford market rates. By creating more walk-
able neighborhoods, we reduce the sharp increases in home prices that 
places like 12 South and East Nashville are experiencing. When centers are 
located in places that currently have a large number of low- and moderate-
income households, the existing affordability should be preserved so 
residents are not displaced. Shopping and services in centers should also 
reduce the cost of living by, for example, placing homes close to grocery 
stores and other healthy food options. 
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Policies

LUTI 5.1
Invest in the built environment in and around centers to improve quality of life and 
attract private investment. The built environment includes grey infrastructure (such 
as buildings, streets, sidewalks, parking, sidewalks, and water and sewer pipes), 
green infrastructure (like trees, parks, and landscaping), and placemaking (such as 
urban design, public art, gateways, or creative signage).

LUTI 5.2
Create mixed income communities by encouraging more market-rate housing at 
lower price levels, preserving affordable housing in gentrifying neighborhoods, and 
creating new affordable homes when new market-rate homes are built.

LUTI 5.3
Provide jobs, transit access, groceries, schools, childcare, parks, cultural amenities, 
and other daily needs within centers. Align social services, health care, workforce 
development opportunities, and other critical services within centers.

LUTI 5.4
Use Metro services and programs and private community-building efforts to build 
relations between old and new residents.
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LUTI goal 6
Nashville uses housing infill along mobility corridors to provide more hous-
ing choices that support walking and transit use and to transition gracefully 
between residential neighborhoods and more intense mixed use and com-
mercial centers and corridors.

The Growth & Preservation Concept Map identifies areas for transitional 
and infill development close to activity centers and high capacity transit 
corridors. Generally, these will be smaller scale but still higher density 
homes. In some places, small commercial uses may also help form the 
transition. In addition to creating a better urban form, transitional areas 
can provide a buffer between active corridors and centers and quieter 
neighborhood interiors. By allowing more small-scale residential density, 
transitional areas also help more people live close to centers and corridors, 
while using building types that are less costly.

Transitional and infill areas provide guidance for review and updating 
Community Plans’ Community Character Maps (Volume III) to identify 
appropriate places for these uses. The Community Plans provide an op-
portunity to balance the countywide interest in allowing a greater mix of 
housing types close to centers and corridors with very localized issues like 
neighborhood character and topology.

Be Nashville	

Transitional areas help bring places that are developed at different scales 
together gracefully, improving the sense of place in Nashville. Careful at-
tention to these transitional areas can help to unify more intense centers 
and corridors with their surrounding neighborhoods. 

Foster Strong Neighborhoods

Infill and transitional areas contribute more diverse housing stock, which 
can be built at a lower cost, without disturbing the character of the center 
of different neighborhoods.
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Expand Accessibility

This diversity in housing stock is placed close to mobility corridors, increas-
ing the number of people served by transit or able to walk and bike to daily 
needs.

Ensure Opportunity for All

By supporting market mechanisms to provide more housing across income 
levels in more places, moderate income households have more choices in 
where to live. Subsidized housing for people with very low income also 
benefits when more people can live in market rate housing, reducing the 
demand for public subsidies.
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LUTI goal 7
Nashville residents have safe, meaningful transportation choices within 
their neighborhoods for commuting to work, meeting daily needs, and 
getting to all of the places Nashvillians want to go throughout the county.

Nashvillians need meaningful transportation choices to get where they 
need to go throughout the county. Over the past fifty years, Nashville’s 
street network has grown rapidly. Oriented primarily to cars, this has left 
infrastructure for other ways of getting throughout the county lacking.

Looking to the future, the street network will continue to be a vital asset 
for Nashville. However, it will be increasingly important to adapt it to bet-
ter support other users: pedestrians, bicyclists, and transit riders. Expand-
ing and implementing the current Complete Streets policy will be critical 
as more places in Nashville look to become more walkable, with higher 
densities and more mixed use areas.

A high capacity transit system is the key organizing framework for mak-
ing these changes. Increased transit service should expand along with 
increased in density. Places served by transit should be not the only places 
that become more walkable in the future, but they will be a substantial part 
of it. Coordinated investments – better transit service, sidewalks and bike 
lanes to get there, and streetscape improvements to make transit-support-
ing centers more welcoming – are critical to manage Nashville’s anticipated 
growth while improving quality of life for existing residents.

Foster Strong Neighborhoods

More choices in how to get around requires safer streets, with slower 
traffic, improving the quality of life in Nashville’s neighborhoods. These 
choices can also reduce the cost of transportation for households that wish 
to own fewer cars, or none at all. 

Expand Accessibility	

Much of Nashville’s extensively developed roadway networked is overbur-
dened with traffic during peak travel times. While economic vitality that 
draws people to particular places is important, congestion is frustrating, 
unhealthy, and bad for the environment. Adding more roads or lanes is an 
expensive, short-term and increasingly infeasible solution. A longer term 

Access Nashville 2040

For more information on transportation plans, 
see Volume V of NashvilleNext, called Access 
Nashville 2040.
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solution requires Metro to use its existing rights-of-way more efficiently, 
giving more people more choices in how to get to the places they need to 
go. Transit, walking, and biking all provide healthier alternatives to travel 
by car.

Making Nashville more accessible requires more than just roads, buses, and 
sidewalks. It requires land uses that support different transportation pat-
terns, as well as more connections between places.

Create Economic Prosperity

Economically prosperous places draw a crowd – whether they are a busy 
shopping district or a bustling downtown office complex. The crowds that 
prosperity draws can limit economic vibrancy if they limit people’s ability 
to get around. Providing more ways to get around, particularly in the busi-
est areas, increases economic prosperity for our community as a whole and 
increases economic opportunities for those with the least means.

Advance Education

Transportation shapes the lives of young people and students. A com-
plete transportation system provides them with reliable, affordable ways 
of getting to school, increasing school attendance and performance. As 
Nashville’s middle and high schools increasingly move toward providing 
more choices and more specialization, meaningful transportation choices 
increases the ability of students to attend their schools of choice. This is es-
pecially important when parents do not own a car or work shifts that make 
it difficult to regular drive their children to another part of the county. A 
complete transportation system can also give students more opportunities 
for daily physical activity and give them more flexibility in participating in 
sports and cultural activities outside of school hours.

Champion the Environment

Middle Tennessee is close to having unacceptably high levels of air pollu-
tion. Alternative modes of transportation can reduce the amount of pol-
lution we put into the air. In addition to being good for the environment, 
this also reduces the incidence of diseases like asthma and lung cancer.
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Ensure Opportunity for All

Households struggling with the cost of car ownership also face the tough-
est choices in where to live, where to work, how to get their kids to school, 
and how and where to do their shopping. By coordinating where homes 
affordable to a range of incomes are located with transit-supportive, walk-
able, and bikeable neighborhoods, we can reduce some of the burden faced 
by aging seniors, lower income families, immigrants, people with disabili-
ties, students, and many others.
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LUTI goal 8
Nashville thoughtfully locates special impact areas in a manner that ac-
knowledges the need for, and benefit from special impact areas, while 
seeking to protect the safety of all nearby residents.

Special impact areas include intense industrial areas, airports, landfills, 
and other uses that should be kept separate from homes. The Growth & 
Preservation Concept Map recognizes current special impact areas (includ-
ing places zoned, but not used, for intense industrial uses). It does not 
identify new locations for these areas.

Create Economic Prosperity

While noxious uses and intensive facilities should not be mixed with resi-
dences, they are often important parts of the community, providing jobs 
or necessary services. Identifying places for them to locate, in an equitable 
fashion, ensures that they can continue to serve our county’s needs.

Ensure Opportunity for All

Historically, noxious uses have often been concentrated in minority or low-
income neighborhoods. Special care should be taken to ensure that these 
uses are kept away from all neighborhoods, and that new concentrations of 
locally unwanted land uses do not occur within or near particular commu-
nities. In addition to recognizing the importance of environmental justice 
in making decisions about these kinds of uses, public engagement, with 
special efforts for hard to reach communities, is also vital.
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LUTI goal 9
Recognizing its status as the center of a thriving region, Nashville embraces 
coordination with surrounding cities and counties to ensure greater pros-
perity and well-being for all.

Be Nashville

Nashville is the “brand” of Middle Tennessee. Actions that keep Nashville 
unique are vital to maintaining the region’s success.

Expand Accessibility

Increasingly, life for Tennesseans in the greater Nashville region does not 
recognize city or county lines. Most workers in the region cross a county 
line to get to their workplace. As more workplaces locate in suburban 
counties, more Nashvillians will make a reverse commute. Managing our 
transportation system efficiently is crucial to the region’s success.

Create Economic Prosperity

Nashville’s economy is tightly entwined with the rest of the region. We 
share key economic sectors in healthcare, advanced manufacturing, ship-
ping and logistics, and others. We shared our talented pool of workers, who 
choose among all of the communities of Middle Tennessee when finding a 
place to live.

Advance Education

The region also shares 18 higher education institutions, offering a wide 
variety of course offerings.  

Champion the Environment

Natural features meander through the region, without regard for political 
boundaries. Nowhere is this more evident than with the Cumberland River, 
which connects southern Kentucky and northern Tennessee to the Missis-
sippi River. The river is one of our ultimate shared resources. Progress has 
been made in preserving natural features across the region, but more steps 
– including linking green spaces across the region – are needed.
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