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AgendaAgenda
•• Welcome and IntroductionsWelcome and Introductions

•• Community Planning BackgroundCommunity Planning Background

•• Bells Bend Bells Bend –– Scottsboro Rural Detailed Scottsboro Rural Detailed 
Neighborhood Design Plan Process Neighborhood Design Plan Process 
OverviewOverview

•• Bells Bend Bells Bend –– Scottsboro Planning Scottsboro Planning 
BackgroundBackground
–– Policy, Zoning, Land Use, Policy, Zoning, Land Use, 

–– Environmental Features, Historical, Environmental Features, Historical, 

–– Development PotentialDevelopment Potential

–– TransportationTransportation



Community PlansCommunity Plans

1.1. JoeltonJoelton
2.2. Union HillUnion Hill
3.3. Bordeaux/Whites CreekBordeaux/Whites Creek
4.4. MadisonMadison
5.5. East NashvilleEast Nashville
6.6. BellevueBellevue
7.7. West NashvilleWest Nashville
8.8. North NashvilleNorth Nashville
9.9. DowntownDowntown
10.10. Green Hills/MidtownGreen Hills/Midtown
11.11. South NashvilleSouth Nashville
12.12. Southeast NashvilleSoutheast Nashville
13.13. Antioch/Priest LakeAntioch/Priest Lake
14.14. DonelsonDonelson --HermitageHermitage



Community Planning ProductCommunity Planning Product

The Community Plan establishes The Community Plan establishes 

•• Land use policyLand use policy –– which which 

land uses will and will not land uses will and will not 

be allowed and howbe allowed and how

development shoulddevelopment should

be designedbe designed

•• InfrastructureInfrastructure
recommendationsrecommendations



Community Planning GoalsCommunity Planning Goals

•• Listen and engageListen and engage community members to community members to 
discern their vision for future growth.  discern their vision for future growth.  

•• Balance Balance the vision of the community with the vision of the community with 
planning principles that accommodate future planning principles that accommodate future 
growth to create livable communities.growth to create livable communities.

•• Reach a common visionReach a common vision through through 
compromise and adherence to planning compromise and adherence to planning 
principles.principles.

•• Provide a course of actionProvide a course of action to build a common to build a common 
vision.vision.



Community Planning ImpactCommunity Planning Impact
The approved Community Plan guidesThe approved Community Plan guides

•• Planning CommissionPlanning Commission ’’s and Councils and Council ’’s s 
decisions on zone change requests, decisions on zone change requests, 

•• MetroMetro ’’s annual Capital Improvements Budget s annual Capital Improvements Budget 
and Program, andand Program, and

•• Other development related decisions, such Other development related decisions, such 
as Planning Department recommendations as Planning Department recommendations 
on Special Exceptions, surplus property on Special Exceptions, surplus property 
dispositions, and the creation of regulations.dispositions, and the creation of regulations.



Urban Myths Urban Myths –– What the Community Plan What the Community Plan 
Process DOES NOT Do!Process DOES NOT Do!

The Community Plan DOES NOTThe Community Plan DOES NOT

•• Change current zoning outright,Change current zoning outright,

•• Condemn or take anyoneCondemn or take anyone ’’s land, ors land, or

•• Result in immediate funds or action on land Result in immediate funds or action on land 
or infrastructure development.or infrastructure development.



What the Community Plan Process What the Community Plan Process 
DOES Do!DOES Do!

The Community Plan update DOESThe Community Plan update DOES

•• Envision the possibilities,Envision the possibilities,

•• Create guiding policy for land use decisions, Create guiding policy for land use decisions, 
andand

•• Result in Detailed Neighborhood Design Result in Detailed Neighborhood Design 
Plans that can become regulatory.Plans that can become regulatory.
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Bells Bend Bells Bend –– Scottsboro Detailed Scottsboro Detailed 
Neighborhood Design Plan ProcessNeighborhood Design Plan Process

•• Educational Meeting 1, TonightEducational Meeting 1, Tonight
–– Planners will explain the DNDP planning process, an d Planners will explain the DNDP planning process, an d 

introduce background research on existing developme nt introduce background research on existing developme nt 
rights and constraints such as environmentally sens itive rights and constraints such as environmentally sens itive 
land, in the Bells Bend land, in the Bells Bend –– Scottsboro community. Scottsboro community. 

•• Educational Meeting 2, Tuesday November 13th          Educational Meeting 2, Tuesday November 13th          
–– Planners will introduce research on land use option s in Planners will introduce research on land use option s in 

regards to tourism and residential development. regards to tourism and residential development. 

•• Educational Meeting 3, Tuesday November 27th Educational Meeting 3, Tuesday November 27th 
–– Planners will introduce research on land use option s in Planners will introduce research on land use option s in 

regards to agriculture and wetland preservation. regards to agriculture and wetland preservation. 



•• Visioning Session, Thursday January 17thVisioning Session, Thursday January 17th
–– Development of the vision statement and goals for t he Bells Development of the vision statement and goals for t he Bells 

Bend Bend –– Scottsboro community. Scottsboro community. 

•• Concept Plan, Tuesday February 12thConcept Plan, Tuesday February 12th
–– Present the concept plan Present the concept plan -- the broad vision for the the broad vision for the 

community community -- based on the discussion from the visioning based on the discussion from the visioning 

session, and gain community feedback.session, and gain community feedback.



•• Detailed Community Character Policies Plan, Detailed Community Character Policies Plan, 
Tuesday February 26th Tuesday February 26th 
–– Present detailed community character policies and l and use Present detailed community character policies and l and use 

plan, which is policy guidance for zone changes and  plan, which is policy guidance for zone changes and  
subdivision requests, and gain community feedback. subdivision requests, and gain community feedback. 

•• Building Regulating Plan, Tuesday March 25th Building Regulating Plan, Tuesday March 25th 
–– Present the building regulating plan and proposed b uilding Present the building regulating plan and proposed b uilding 

types, which is policy guidance for building size, orientation types, which is policy guidance for building size, orientation 
and form, and gain community feedback.and form, and gain community feedback.

•• Draft Plan Presentation, Tuesday April 29th Draft Plan Presentation, Tuesday April 29th 
–– Present draft of the Bells Bend Present draft of the Bells Bend –– Scottsboro Plan for Scottsboro Plan for 

community feedback.community feedback.

All meetings are from 6All meetings are from 6 --8 PM at the Scottsboro Community Club8 PM at the Scottsboro Community Club



What does it mean What does it mean 
to create a complete to create a complete 
and livable and livable 
community?community?





Natural/RuralNatural/Rural



SuburbanSuburban



UrbanUrban



CenterCenter



CoreCore



DistrictDistrict





Open Space/ParksOpen Space/Parks



NeighborhoodsNeighborhoods



CentersCenters



Neighborhoods in Rural Neighborhoods in Rural 
What is a What is a ““ hamlethamlet ”” ??

•• Small grouping of homes,Small grouping of homes,

•• May include some civic or public benefit May include some civic or public benefit 
uses uses –– houses of faith, day cares, etc.houses of faith, day cares, etc.

•• Could be nestled on developable Could be nestled on developable 
property property –– off of hill sides and off of hill sides and 
floodplainsfloodplains



Centers in Rural Centers in Rural 
What is a What is a ““ villagevillage ”” ??

•• Larger than a hamlet,Larger than a hamlet,

•• Includes homes, businesses and civic or Includes homes, businesses and civic or 
public benefit uses, public benefit uses, 

•• Likely found at intersections of Likely found at intersections of 
prominent roads. prominent roads. 



Current LandCurrent Land
Use PoliciesUse Policies

�� HANDOUT 1HANDOUT 1



Natural ConservationNatural Conservation
�� HANDOUT 1HANDOUT 1



RuralRural
�� HANDOUT 1HANDOUT 1



Open SpaceOpen Space
�� HANDOUT 1HANDOUT 1



Neighborhood CenterNeighborhood Center
�� HANDOUT 1HANDOUT 1



ImpactImpact
�� HANDOUT 1HANDOUT 1



Special Policy AreasSpecial Policy Areas

A Special Policy note applies to the Rural policy t hat is A Special Policy note applies to the Rural policy t hat is 
located in Bells Bend:located in Bells Bend:

••““ Conservation Subdivisions are recommended policyConservation Subdivisions are recommended policy
in Bells Bend.in Bells Bend. ””

In addition, the text of the community plan include s the In addition, the text of the community plan include s the 
following language in the Design Principles section  (p. 21):following language in the Design Principles section  (p. 21):

••““ Conservation Subdivisions maximize the use of Conservation Subdivisions maximize the use of 
developable land in order to preserve as much of th edevelopable land in order to preserve as much of th e
property as possible in a natural stateproperty as possible in a natural state ……. Developable. Developable
areas in Bells Bend are especially suited for thisareas in Bells Bend are especially suited for this
development pattern.development pattern. ””

�� HANDOUT 1HANDOUT 1



Land Use Policy ApplicationLand Use Policy Application

•• “…“… slightlyslightly higher gross densities may higher gross densities may 
be warranted when the development is be warranted when the development is 
clustered and a clustered and a substantialsubstantial portion of portion of 
the site is preserved as open space.the site is preserved as open space. ””

�� HANDOUT 1HANDOUT 1



Current ZoningCurrent Zoning
• ~11,897 acres (98.4%) is zoned AR2a11,897 acres (98.4%) is zoned AR2a

•• Allows singleAllows single --family, twofamily, two --family residential, family residential, 
including mobile homes, agricultural uses, including mobile homes, agricultural uses, 
churches, orphanages, assisted care living churches, orphanages, assisted care living 
facilities, hospice care facilities, nursing facilities, hospice care facilities, nursing 
homes and rehabilitation service facilitieshomes and rehabilitation service facilities

•• Minimum 2 acre lots (0.5 units per acre)Minimum 2 acre lots (0.5 units per acre)

•• 5,948 lots on 11,897 acres (total acres of land 5,948 lots on 11,897 acres (total acres of land 

zoned AR2a x 0.5)zoned AR2a x 0.5)

•• ~142 acres (1.174%) is zoned RS20~142 acres (1.174%) is zoned RS20
•• Allows singleAllows single --family residentialfamily residential

•• Minimum 20 sq. ft. lots (1.85 units per acre)Minimum 20 sq. ft. lots (1.85 units per acre)

•• 262 lots on 142 acres (total acres of land zoned 262 lots on 142 acres (total acres of land zoned 
RS20 x 1.85)RS20 x 1.85)

•• Cluster lot option is available (262 lots)Cluster lot option is available (262 lots)

•• ~26 acres (0.022%) is zoned IR~26 acres (0.022%) is zoned IR

•• Allows for a variety of wide range of light Allows for a variety of wide range of light 
manufacturing uses at moderate intensities manufacturing uses at moderate intensities 
within enclosed structureswithin enclosed structures

•• Intensity is primarily regulated by the Intensity is primarily regulated by the 
maximum FAR, which is .60 in IR.  This means maximum FAR, which is .60 in IR.  This means 
that the max total floor area for the 26 acres is that the max total floor area for the 26 acres is 
679,536 square feet 679,536 square feet 

�� HANDOUT 2HANDOUT 2



•• ~12 acres (0.099%) is zoned CS~12 acres (0.099%) is zoned CS

•• Allows retail, consumer service, financial, restaur ant, office, Allows retail, consumer service, financial, restaur ant, office, selfself --storage, light manufacturing storage, light manufacturing 
and small warehouse usesand small warehouse uses

•• Intensity is primarily regulated by the maximum FAR , which is .6Intensity is primarily regulated by the maximum FAR , which is .6 0 in CS. This means that the 0 in CS. This means that the 
maximum total floor area for the 12 acres zoned CS in the study maximum total floor area for the 12 acres zoned CS in the study area is approximately 313,632 area is approximately 313,632 
square feet square feet 

•• ~12 acres (0.099%) is zoned CL~12 acres (0.099%) is zoned CL

•• Allow for retail consumer services, financial, rest aurant, and oAllow for retail consumer services, financial, rest aurant, and o ffice usesffice uses

•• Intensity is primarily regulated by the maximum FAR , which is .6Intensity is primarily regulated by the maximum FAR , which is .6 0 in CL. This means that the 0 in CL. This means that the 
maximum total floor area for the 12 acres zoned CS in the study maximum total floor area for the 12 acres zoned CS in the study area is approximately 313,632 area is approximately 313,632 
square feet square feet 

•• ~3 acres (0.025 %) is zoned MUL~3 acres (0.025 %) is zoned MUL

•• Allows for a moderate mixture of residential, retai l, restaurantAllows for a moderate mixture of residential, retai l, restaurant , and office uses., and office uses.

•• Intensity is primarily regulated by the maximum FAR  which is 1 iIntensity is primarily regulated by the maximum FAR  which is 1 i n MUL.  This means that the n MUL.  This means that the 
maximum total floor area for the 3 acres zoned MUL in the study maximum total floor area for the 3 acres zoned MUL in the study area is approximately 130,680 area is approximately 130,680 
square feet.square feet.
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Topography Topography ––
Hillsides & Steep Hillsides & Steep 
SlopesSlopes

�� HANDOUT 2HANDOUT 2



Hillside & Steep Slopes RegulationsHillside & Steep Slopes Regulations
•• Section 17.28.030 of the Zoning Code provides devel opment Section 17.28.030 of the Zoning Code provides devel opment 

standards for areas with steep hillsides, and is in tended to standards for areas with steep hillsides, and is in tended to 
minimize the changes in grade, cleared areas, and v olume of minimize the changes in grade, cleared areas, and v olume of 
cut or fill in areas with steep hillsides. Steep hi llsides are tcut or fill in areas with steep hillsides. Steep hi llsides are t hose hose 
slopes that are equal to or greater than 20 percent .slopes that are equal to or greater than 20 percent .

•• Hillside development standards are Hillside development standards are NOTNOT applied to single or applied to single or 
twotwo --family lots that are 1 acre in size or greater.family lots that are 1 acre in size or greater.

•• The hillside development standards do The hillside development standards do NOTNOT apply to nonapply to non --
residential zoning districts.residential zoning districts.

•• Subdivisions using the cluster lot option are requi red to Subdivisions using the cluster lot option are requi red to 
provide at least 15 percent usable open space, and place all provide at least 15 percent usable open space, and place all 
areas with slopes of 20 percent and greater in open  space to be areas with slopes of 20 percent and greater in open  space to be 
left undisturbed.left undisturbed.

�� HANDOUT 2HANDOUT 2



Floodplain & FloodwayFloodplain & Floodway

�� HANDOUT 2HANDOUT 2

Section 17.28.040 of the Zoning Code requires Section 17.28.040 of the Zoning Code requires 
that a minimum of that a minimum of 50 percent50 percent of the natural of the natural 
floodplain area, including all of the floodway floodplain area, including all of the floodway 
area, or all of the floodway area plus fifty feet area, or all of the floodway area plus fifty feet 
on each side of the waterway, on each side of the waterway, whichever is whichever is 
greatergreater , be undisturbed and left in its original, , be undisturbed and left in its original, 
natural state.natural state.

Properties zoned CC, CF, MUI, MUG, IR, IG and Properties zoned CC, CF, MUI, MUG, IR, IG and 
IWD are not bound to these floodplain/ IWD are not bound to these floodplain/ 
floodway standards, but are required to meet floodway standards, but are required to meet 
the stormwater requirements of Section 15.64, the stormwater requirements of Section 15.64, 
Stormwater Management of the Metropolitan Stormwater Management of the Metropolitan 
Code of Laws. Code of Laws. 



Problem SoilsProblem Soils

�� HANDOUT 2HANDOUT 2

Section 17.28.050 of the Zoning Code Section 17.28.050 of the Zoning Code 
requires that a geotechnical report requires that a geotechnical report 
produced by a produced by a a qualified engineer a qualified engineer 
licensed in the State of Tennesseelicensed in the State of Tennessee
accompany any final site plat for any accompany any final site plat for any 
lots or parcels identified as containing lots or parcels identified as containing 
BodineBodine --SulfuraSulfura , , DellroseDellrose Cherty Silt Cherty Silt 
Loam, Newark or Taft Silt loam soils.  Loam, Newark or Taft Silt loam soils.  



ExistingExisting
Land UseLand Use

�� HANDOUT 3HANDOUT 3



�� HANDOUT 4HANDOUT 4

Historic SitesHistoric Sites



Historic SitesHistoric Sites

•• National Historic Landmark National Historic Landmark 

•• Eligible for National Register Eligible for National Register 

•• Worthy of Conservation Worthy of Conservation 

•• Neighborhood Landmark Neighborhood Landmark ––
Wade SchoolWade School

�� HANDOUT 4HANDOUT 4



InfrastructureInfrastructure

•• Sewers and SepticSewers and Septic

•• Power LinesPower Lines

•• Transportation Transportation -- RoadsRoads



�� HANDOUT 5HANDOUT 5

Where Is Sewer Where Is Sewer 
Available Today?Available Today?



Soil Type Soil Type –– Where Is Where Is 
Septic Feasible?Septic Feasible?

�� HANDOUT 5HANDOUT 5
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TransportationTransportation
�� HANDOUT 6HANDOUT 6



TransportationTransportation
�� HANDOUT 6HANDOUT 6



•• Traffic Traffic –– What are the roadsWhat are the roads ’’ capacity and how much capacity and how much 
are they carrying today?are they carrying today?

•• Capacity Capacity of a 2of a 2 --lane road is 11,000 vehicles/day; 15,000 lane road is 11,000 vehicles/day; 15,000 
vehicles/day with center left turn lanevehicles/day with center left turn lane
–– Existing ConditionsExisting Conditions : Old Hickory Blvd.carries about 660 : Old Hickory Blvd.carries about 660 

vehicles/day south of Ashland City Highway (State R oute vehicles/day south of Ashland City Highway (State R oute 
12, or SR12, or SR --12); 1,360 vehicles/day north of SR12); 1,360 vehicles/day north of SR --1212

•• CapacityCapacity of a 5of a 5 --lane road is 35,000lane road is 35,000 --40,000 vehicles/day40,000 vehicles/day
–– Existing Conditions:Existing Conditions: SRSR--12 carries about 12,000 12 carries about 12,000 

vehicles/dayvehicles/day

TransportationTransportation
�� HANDOUT 6HANDOUT 6



•• Trip Generation Trip Generation –– How many trips does a particular land use create?How many trips does a particular land use create?

•• Trip generationTrip generation [1][1] ::
–– 10 Single Family Units =  95 trips/day (9.5 trips p er dwelling 10 Single Family Units =  95 trips/day (9.5 trips p er dwelling 

unit/day)unit/day)

–– 15 Single Family Units =  143 trips/day (9.5 trips per dwelling 15 Single Family Units =  143 trips/day (9.5 trips per dwelling 
unit/day)unit/day)

–– Regional Park = 100 acres, 500 trips/day; 200 acres , 1,200 Regional Park = 100 acres, 500 trips/day; 200 acres , 1,200 
trips/day, 300 acres, 1,800 trips/day (could encomp ass trips/day, 300 acres, 1,800 trips/day (could encomp ass 
amphitheatre, equestrian facilities, hiking/mountai n biking, amphitheatre, equestrian facilities, hiking/mountai n biking, 
kayaking/canoeing)kayaking/canoeing)

–– Community Center = 400 trips/day (est. 40,000 sq. f t. community Community Center = 400 trips/day (est. 40,000 sq. f t. community 
center, Saturday conditions; East Park Community Ce nter, East center, Saturday conditions; East Park Community Ce nter, East 
Nashville, is 33,000 sq. ft.)Nashville, is 33,000 sq. ft.)

–– Golf Course = 600Golf Course = 600 --700 trips/day (est. 18700 trips/day (est. 18 --hole, Saturday conditions)hole, Saturday conditions)

[1][1] ITE ITE Trip GenerationTrip Generation , 6th edition, 2001., 6th edition, 2001.

TransportationTransportation
�� HANDOUT 6HANDOUT 6



Streets Streets –– Existing Existing 
OHB south of SROHB south of SR --12 currently does not meet Metro Public 12 currently does not meet Metro Public 
Works standards; existing 60 foot rightWorks standards; existing 60 foot right --ofof --way could way could 
accommodate two, 12 foot lanes and two, 6accommodate two, 12 foot lanes and two, 6 --foot shoulders.foot shoulders.
–– Existing ConditionsExisting Conditions : OHB south of SR: OHB south of SR --12 currently has 8 to 12 currently has 8 to 

9 foot lanes,  inches to 1.5 foot shoulders; it9 foot lanes,  inches to 1.5 foot shoulders; it ’’s envisioned s envisioned 
for bike lanes and as 4for bike lanes and as 4 --lane, rural arterial roadwaylane, rural arterial roadway

TransportationTransportation
�� HANDOUT 6HANDOUT 6



Long Range Transportation Plan (LRTP)Long Range Transportation Plan (LRTP)
Projects (project #) listed for the area include th e following, Projects (project #) listed for the area include th e following, 
with year of planned funding and construction in bo ld:with year of planned funding and construction in bo ld:

•• Ashland City Highway (SRAshland City Highway (SR --12) (1072) 12) (1072) –– Widen 2.09 miles from 2 Widen 2.09 miles from 2 
to 4 lanes (with same center turn lanes) from Brile y Parkway to 4 lanes (with same center turn lanes) from Brile y Parkway 
(SR(SR--155) to Clarksville Pike (SR155) to Clarksville Pike (SR --112), est. cost, $5 million, 112), est. cost, $5 million, 
requested by TDOT, 2025requested by TDOT, 2025

•• Old Hickory Boulevard (1127) Old Hickory Boulevard (1127) –– Widen 7.5 miles from 2 to 5 Widen 7.5 miles from 2 to 5 
lanes from Charlotte Pike (USlanes from Charlotte Pike (US --70) to Ashland City Highway (SR70) to Ashland City Highway (SR --
12), est. cost, $50 million; realign, construct new  river and 12), est. cost, $50 million; realign, construct new  river and 
railroad bridges, 2030railroad bridges, 2030
–– A 1991 TDOT Advanced Planning Report recommended a 4A 1991 TDOT Advanced Planning Report recommended a 4--

lane, median divided crosslane, median divided cross --section, 90section, 90 ’’ of rightof right --ofof --way, way, 

TransportationTransportation
�� HANDOUT 6HANDOUT 6



Next StepsNext Steps

•• Question and Answer as a GroupQuestion and Answer as a Group

•• Active Living and Top 3 Issues SurveysActive Living and Top 3 Issues Surveys

•• Question and Answer IndividuallyQuestion and Answer Individually

•• Adjourn at 8 p.m.Adjourn at 8 p.m.

•• Next meeting Next meeting –– November 13, same November 13, same 
time and locationtime and location



Project CoProject Co --Coordinators:Coordinators:

Anita Anita McCaigMcCaig (862(862--7156 7156 -- anita.mccaig@nashville.govanita.mccaig@nashville.gov ))

Tifinie Adams (862Tifinie Adams (862 --7188 7188 -- tifinie.adams@nashville.govtifinie.adams@nashville.gov ))

Cindy Wood (862Cindy Wood (862 --7166 7166 -- cynthia.wood@nashville.govcynthia.wood@nashville.gov ))

Stay involved Stay involved ––
www.nashville.gov/mpc


