
Cumberland Region Tomorrow

a report to the region
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WE are a private, non-profit, citizen-based organization working with the

Greater Nashville Regional Council and others in the public sector, dedicated to

planning for the future livability and economic vitality of our 10-county region.

WE believe that it is possible to develop a shared vision and common identity

for our region, that we can use tools and intelligence to develop alternatives, and

that we can work effectively with elected officials to make our vision real.

WE seek to bring together diverse interests; to enhance the quality of decision

making through education, research, and discussion; to foster regional thinking

and planning; and to encourage all citizens to become involved in growth plan-

ning for the future of the region.

WE enable citizens to have a say and be involved in making choices about how

we grow that will be good for their families, jobs and properties; we listen to all

voices and seek agreement across county lines and city limits. 

WE know we can continue our current prosperity and growth without losing

what makes our region so attractive, without becoming “Anywhere, U.S.A.”—

but only if we work together. 
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Fellow citizens of the Cumberland Region,

The Cumberland Region is one of the most diverse and beautiful parts of Tennessee.  
This diversity and beauty are two of our most important regional assets, whether we consider them
from an economic, cultural, environmental or livability perspective. The Cumberland Region—
and it is a region—is where we live, share an economy, a transportation network, sports and cul-
tural activities, places to work and shop as well as environmental resources. In the global economy,
it is our region that is competing for new growth and better jobs. We need to think and act region-
ally if we are to continue our prosperity and design a future that we all desire.

We hope that you will find the results of our Visioning Project thought-provoking—and that you
will join us in advocating for a future Cumberland Region that is more reflective of our regional
values than the future the “business as usual” trend will provide us. A Report to the Region …
Continuing the Discussion is intended to serve as an update on our ongoing activities and lay the
groundwork for conceptualizing a future that can be created through new growth and development
scenarios and strategies. Cumberland Region Tomorrow will continue research and discussion 
initiatives and move toward offering tools and resources to assist governments, regional groups 
and citizens in implementing concepts from this and future reports. 

We would like to thank the many interested citizens and elected officials who generously gave of
their time to participate in our many meetings and workshops. We especially want to express our
appreciation to the financial supporters of Cumberland Region Tomorrow and our Regional
Visioning Project.

Cumberland Region Tomorrow is inclusive of diverse perspectives and membership. Our Board 
of Directors consists of residents of each of our ten counties and represents a broad array of inter-
ests and perspectives. We look forward to hearing your input on the many ideas discussed in this
report, as the perspective of every citizen of this region is important. Please join us as we continue
the discussion of our region’s future. 

Sincerely,

DeWitt Ezell Julius Johnson
Co-Chairman Co-Chairman
Cumberland Region Tomorrow Cumberland Region Tomorrow



Old Hickory Lake, Sumner County

THE CUMBERLAND REGION TODAY 

The Cumberland Region is made up of 3.4 million acres in ten counties. Over 1.4 million people call it home. 

Located in the center of Middle Tennessee, the region consists of Cheatham, Davidson, Dickson, Maury, Montgomery, 

Robertson, Rutherford, Sumner, Williamson and Wilson counties. 

These ten counties are the population and economic center of Middle Tennessee. Unlike metropolitan areas such as Atlanta 

or Chicago, most of the 34 cities and 20 towns of the Cumberland Region are physically separate. Residents of the region, 

however, are interdependent, with daily living, shopping and working patterns crossing many political, economic and 

geographic boundaries. 
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The Cumberland Region is emerging as one of the

most land-extensive metropolitan areas in the

United States. Only about 15 percent, or 504,000

acres, of land in the Cumberland Region is devel-

oped; the great majority of land is undeveloped

farmland, woodland and natural areas. 

In our region, 80 percent of the population resides

in urban or suburban areas. The remaining 20 per-

cent of the region’s population lives in what might

be called rural residential areas—plots of land too

small to be farmed but at too low a density to 

constitute a suburb. Density of development in

the Cumberland Region is an important indication

of growth trends. Higher density means that more

people and businesses are located nearer each

other, thus reducing automobile travel between

them. Lower density indicates a spreading out of

residential and commercial development, using

more land per person. 

The average density of the 52 largest metropolitan

areas in the country is approximately 4.7 persons

per acre. If just the

areas of the Cumber-

land Region defined

as urban (those with 

density levels of 1.6 or higher persons per acre)

are considered, our average density is 4.8 persons

per acre. Total population density in our region,

which includes urban, suburban, and rural resi-

dential areas, averages 2.7 persons per acre, which

is sixty percent of the national average. This level

of development suggests what some people identi-

fy as “sprawl,” a popular buzzword with many dif-

ferent levels of acuteness. In the following

sections, we will explore the implications and

applications of low- and high-density development

and we will also discuss aspects of growth and

development that contribute to sprawling condi-

tions and alternatives that will alleviate this

growth pattern.  

Bicentennial Mall, Nashville, Davidson County

Developed Land, 2000
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THE 

CREATION OF 

CUMBERLAND

REGION

TOMORROW 

Cumberland Region Tomorrow
(CRT) was founded in 2000 as an
outgrowth on a regional planning
summit sponsored by Vanderbilt
University and the Greater
Nashville Regional Council the 

previous year. The 1999 summit was organized around
issues raised by the Pierce Report, a series of articles in
The Tennessean, that explored current and future growth
issues for the region. The study was sponsored by the Van-
derbilt Institute for Public Policy Studies and The Ten-
nessean. Much discussion at and after the 1999 summit
centered on the need for a regional, citizen-based organi-
zation to bring attention to growth-related issues. CRT is
that organization. As a private, non-profit, citizen-based
organization, we work with the Greater Nashville Regional
Council and others in the public and private sector. 
CRT is dedicated to planning for the future livability 
and economic vitality of the ten-county region.

As a regional organization, CRT encounters many issues
that face citizens daily. Because of the region’s agricultural
heritage and vibrant economy, our main subjects of focus
are the intertwined and wide-ranging issues of land use,
transportation, and preservation of open spaces and the
distinctive character of the region’s communities. 

We are pursuing our mission through positive action. 
Our first steps were leading a Regional Visioning Process
that involved hundreds of citizens participating in numer-
ous public workshops across the region. The goals of the
Visioning Process are to determine core regional values or
guiding tenets as we prepare for continued growth, to ana-
lyze the consequences of current trends if we do not act
on these values, and to start discussion of alternative
growth scenarios and practices that can lead to different
growth and development outcomes. 

As the region-wide discussion of these issues continues,
CRT’s focus will turn to the consideration and develop-
ment of implementation tools which will help government
officials, other decision makers and citizens bring new
growth and development patterns to reality. The results
of the community workshops and our future steps are 
the subjects of this report.
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Downtown Columbia,
Maury County

Cumberland Region Tomorrow 

is a private sector regional organi-

zation working with the public

sector to support and encourage

growth planning, with emphasis

on land use, transportation, 

and preservation of the rural

landscape and character of the

region’s communities. 
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Harpeth Scenic River and Narrows
Historic Area, Cheatham County



THE CUMBERLAND

REGION IN THE PAST

DECADE

The Cumberland Region’s population and land develop-
ment exploded in the 1990’s. Total population increased
by 22 percent, a growth of approximately 250,000 resi-
dents. This population growth was accompanied by a
jump in employment which increased by 38 percent. 

The new residents and new jobs brought an unprecedent-
ed land development boom to the Cumberland Region.
Over 167,500 acres or 5% of the region’s total land area
was developed from farms and natural areas into housing,
businesses and roads during the 1990s. On average, one
acre was developed for every 1.41 persons of population
increase. This pattern of growth and reduction of develop-
ment density has contributed to the current sprawling
development patterns evident throughout the region and
threatens the distinct character of our cities and towns. 

The decrease in density also had a significant impact on
the region’s transportation network. Due to the spreading
out of development, residents of the region traveled fur-
ther between work, home, school and shopping, and as the
population continued to grow, traffic volume increased. 

In 1990, the Cumberland Region was one of the least con-
gested mid-sized regions but it has now become the most
congested area of its size in the country. Between 1990
and 2000, daily per capita driving in the Nashville metro-
politan area increased from 30 miles per person per day to
37.5 miles per person per day. Time lost waiting in traffic
also increased substantially during the same decade.
Longer commutes and time spent in traffic increases the
cost of fuel consumption and contributes significantly to
air pollution. 

One of the greatest challenges the region faces is the 
continuation of these patterns: lower density develop-

ment, accelerated land consumption, and
increased traffic congestion. A combination
of forces is responsible for this dispersal of
the population—the preference of many
residents to have a house in the country
while enjoying  job opportunities in the
cities, extensive investment in freeways 
and expressways, and the restrictive zoning 
practices of many local governments. 

Continuation of these practices will result
in increasing loss of open spaces and agri-
cultural lands, longer commutes, large
amounts of funds required for infrastructure
and the possibility that existing cities and
towns will decline as growth moves to newly
developed land. 
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The Coliseum, Nashville, Davidson County
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THE

REGIONAL 

VISIONING

PROCESS  

One of the basic tenets of
CRT is the concept that we
in the region can guide our
growth. We also believe that
by working together we can
develop new ideas to
change the direction that
current trends take us.
There are many reasons to
do so: the savings in infra-

structure dollars, the revitalization of our cities and towns,
the improvements in our environment. However, all of
these will only be possible if we as a region can agree to a
common vision, one that will engender enough support
from enough people that change is feasible. This vision
must be based on a core set of common values; it must
solve real, critical problems
without making things worse;
and it must be achievable. 

In order to discover this com-
mon vision and better docu-
ment growth scenarios, CRT
identified model initiatives
and secured national experts
to guide its research program.
The services of Fregonese
Calthorpe & Associates, a
nationally recognized firm 
specializing in regional growth
planning were secured in early
2001 to guide CRT’s research
and visioning efforts. Research
was then completed to identify
other regions of the country
that faced and are successfully
addressing similar rapid
growth issues. Envision Utah,
a public/private partnership, was identified as the most
effective model because of its emphasis on the wide-
ranging participation and support of citizens, developers,
regional, state, and local government officials, and many
other constituency groups through a workshop/scenario
planning process. Based on Envision Utah’s methods,
CRT gathered trend data and conducted a series of work-
shops from which three important sets of information
were determined—the Base Case, Guiding Tenets, and
the Alternative Case. The following sections describe 
what we learned.

DEVELOPMENT TRENDS 

AND GROWTH PROJECTIONS

In order to predict growth and development patterns 
relating to our region, CRT first identified the following
indicators and trends utilizing the most up-to-date data
available. Primary sources used included census data,
information from government agencies and professional
consultants.

Population and Household Growth

We can expect the ten-county Cumberland Region
population to increase by about a half million 
residents in the next 20 years—from 1.4 to 1.9 
million people if current trends continue. In David-
son County alone the population is projected to increase
by 62,000 persons. In the six counties surrounding
Nashville-Davidson County total population is expected to
increase by 300,000. The largest projected population
increases are in several of the counties surrounding
Nashville-Davidson County—notably Cheatham County,
64 percent; Williamson County, 58 percent; and Ruther-
ford County, 54 percent.

As the population increases, the number of households is
projected to increase more rapidly. However, households
will become smaller from 2.66 to 2.58 people per house-
hold. This trend is attributed to the changing demograph-
ics of the region. While the resident population will age
and household size will decline, much of the region’s
growth will result from immigration from other parts of
the United States and the world. The region’s Hispanic
population, which grew by 140 percent in the last ten
years, from 11,300 to 27,000, will continue to become a
larger percentage of the Cumberland Region population
representing 26 percent of the forecasted new growth. 

Ashland City, Cheatham County

Population distribution, 2000



Since much of the growth is from immigration, the birth
rate will be much higher than it would be otherwise. 
People who move to a new area are usually in their 20s 
and 30s. They often bring children with them and continue
to have children after they settle. The proportion of young
people will remain stable—and schools will continue to be
a large need. In addition, the number of persons over age
65 will increase dramatically. The only population that will
fall in proportion to current percentages are key members
of the labor force—those ages 20 to 49. Their percentage
will fall from 40 percent to 34 percent of the population.

Employment Growth

The number of jobs in the Cumberland Region is
expected to increase by 33 percent in the next 20
years, an increase of 323,540 from the current
973,580 employed persons. The majority of the
increase will be in the service sector. Manufacturing will
decline slightly as a percentage of the job market; other
sectors will remain stable. Service jobs tend to develop
close to households unlike industrial jobs that locate inde-
pendently of households. Service sector jobs also tend to
have lower wages and be more sensitive to land use and
transportation factors, thus increasing the need for afford-
able housing throughout the region. Clearly, employment
trends will have a large impact on the types of future devel-
opment in the Cumberland Region. 

Use of the Land

The most important and alarming trend in the Cumberland
Region relates to land use. Most new development 
is occurring outside of existing cities and towns on previ-
ously undeveloped land at a very low rate of density. As a
result consumption of open space and agricultural land is
occurring at an alarming rate. Predictions show a continua-
tion of the declining density trend from the current average
of 1.4 persons per acre to 1.31 persons per acre over the
next 20 years. 

With an expected increase of 467,000 people, 
more than 356,000 acres of land, roughly the size of
Davidson County, will be urbanized—mostly for 
low-density housing outside the urban areas. 

The region’s urban areas are showing an increase in densi-
ty zoning, however, which suggests that desired residential
urban infill is beginning to occur. Inside today’s city limits
we can expect to see about 71,000 acres of land devel-
oped, housing roughly 247,000 people. Inside urban
growth boundaries, identified in Tennessee Public Chap-
ter 1101 as future city limits, 247,000 people will use a
total of 125,000 acres of new land for housing and jobs.
About 94,000 people are expected to locate outside of
urban areas on estate and acreage housing in rural areas—
causing development that is described as rural residential.
This type of development will convert about 160,000 
acres of existing farm, forested or natural areas to housing. 
The problem with rural residential development is that
while it takes the most land out of the farm, forest and
natural inventory, it accommodates the smallest number of
people. Rural residential development is almost six times
less efficient than development within existing city limits. 

9

. . . low-density “sprawl” can
result in:
• greater capital costs 
associated with building new
infrastructure;

• greater vehicle miles traveled
and, consequently, higher levels
of automobile emissions;

• more adverse fiscal impacts
when annual tax revenues from
residential uses are inadequate
to cover the annual costs of pro-
viding public services;

• higher rates of conversion 
of prime agricultural lands and
lands with fragile environments.

Source: These key findings were synthesized by
Axelrad (1998) from three major research investi-
gations: Frank (1989); Duncan (Florida Commu-
nity Case Studies, 1989); and Burchell (NJ, MI,
City of Lexington, Delaware Estuary, South Car-
olina Studies, 1992-1997).

Stones River
National
Battlefield,
Murfreesboro,
Rutherford
County
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Commute 

Patterns

The relationship between
lower densities and more 
driving is well documented.
As jobs and households move
further apart, more distance
must be covered to accommo-
date daily tasks. Most job
growth will continue to be
inside the cities and towns of
the region and more than half
of projected growth will be in
areas outside Davidson Coun-
ty. Land use trends described
above suggest that density will
continue to decrease as devel-

opment moves outside of urban areas. In 2000, Nash-
ville’s daily vehicle-miles-traveled was already the
highest in the United States for a metropolitan area

its size, 37.5 miles per person per day. If trends contin-
ue this will increase to about 39 miles per person per day in
2020 which equates at the very least to more air pollution.

Traffic Congestion

Another disturbing trend is the increase in time lost due to
traffic congestion. The amount of time lost per person
more than doubled in the last ten years. In 1990, annual
traffic delay was 18 hours per person. In 1999, it was 42
hours—that’s only six hours short of tripling the 1990 
figure. At the same time, the cost of time lost in traffic
increased threefold, from $140 million to $455 million. 

If congestion continues to increase at the same
rate, by 2020 the hours lost would again more than
double to 84 hours per person per year—that’s the
equivalent of more than two work weeks spent 
sitting in traffic.

Infrastructure Costs

The most serious fiscal impacts come from the large
amount of land to be converted to urban uses. For exam-
ple, the amount of new local roads will increase by 40 per-
cent over the present—an addition of 8,300 miles. This is
necessary because of the large amount of new land to be
developed. This expansive development translates to
almost $10 billion necessary to pay for additional
roads and accompanying infrastructure.

Cities and Towns

When cities grow together they almost always lose their
distinct identities. Local uniqueness and identity are two

traits highly valued by residents of the Cumber-
land Region. The current separation and
uniqueness of the region’s communities are
highly desired qualities in other parts of the
country. In most metropolitan areas, these
qualities were lost long ago. If development is
to continue as trends suggest, individual
cities and towns within the region are
likely to grow together and lose their
unique identities. Our quality of life within
distinct communities will be significantly
diminished as a result of this occurrence.

Air and Water

Meeting federal clean air standards is becoming
increasingly difficult for the Cumberland
Region. The increasing number of miles we are
driving is a major factor in worsening air quality.
Vehicle use is the single largest contribu-
tor to pollution in our area and the reason
we can expect to fail the new, more 
stringent clean air standards about to be
imposed by the federal government. 

As more land is developed—and covered with build-
ings and paved surfaces—our water quality and
related ecosystems are also threatened. The threat is
twofold: first, runoff from paved surfaces carries pollutants
from vehicles into our rivers and streams, and second, land
covered by impervious surfaces can no longer help 
filter pollutants out of our water or hold water to control
flooding. The Cumberland Region’s topography with its
rocky substrate encourages flooding. Future development
should take into consideration the region’s land characteris-
tics and resulting environmental effects. 
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Lebanon Square, Wilson County

To define “sprawl,” researchers
use a sprawl index based on four
factors that can be measured and
analyzed: 

• Residential density

• Neighborhood mix of 
homes, jobs, and services 

• Strength of activity centers 
and downtowns

• Accessibility of the street 
network.

Source: SmartGrowth America, 
www.smartgrowthamerica.com/sprawlindex/
sprawlexecsum.html.



Summary

In summary, the development patterns depicted by the
trends described above are considered textbook urban
sprawl. Sprawl causes so many problems for the people of
this country, including longer driving distances and time,
poorer air quality, more expensive services, limited trans-
portation and housing options, to name a few. 

When we consider the values our region holds dear, the
Cumberland Region will be adversely affected by this
manner of growth. In some cases, this is a result of more
people living in the region. It is also exacerbated by our
current development practices. We know that with
growth comes change. Parks may become more crowded,
it may be harder to find parking, and ratepayers may have
to spend more money to acquire the additional quantities
of water needed. While we cannot control the population
growth in general, residents of the Cumberland Region
can help shape the future of development in the region by
addressing ways in which growth occurs and whether it
does or does not ultimately undermine the quality of life
that we currently enjoy and value. 

REGIONAL 

INVOLVEMENT

One of the most popular tools in recent years has been the
use of workshops or charettes as a technique for involving
citizens in developing solutions to planning problems. 
This method invites citizens to apply their common sense
and local knowledge to find solutions to planning prob-
lems in their area. Processes vary widely, but typically 
participants work in groups on maps of their area. 
This method is a marriage of GIS modeling techniques
and a neighborhood workshop process. Workshops are
often popular but the real test is if results can lead to solu-
tions that are useable in developing realistic plans. 

CRT’s regional planning workshops were based on a
model developed by the Envision Utah Public/Private
Partnership. The award-winning Envision Utah process,
which has also been employed by the Los Angeles, Austin,
TX, and Chicago regions, pioneered the use of workshops
in large-scale regional applications. The Envision Utah
model is the most effective method by which we can
achieve CRT’s goals of understanding desired growth pat-
terns from the region’s residents and then creating consen-
sus to guide future growth and development.

Invitations to the two workshop series were extended to
the entire CRT database of constituents, including all
elected officials; planning directors and planners; public
sector stakeholders including state and local government
employees; private sector stakeholders including archi-
tects, engineers, educators, students, realtors, developers,
builders, farmers, business leaders; regional agencies,
community activists, nonprofit leaders, and concerned cit-
izens in our region. Because of the broad backgrounds and
perspectives of these regional participants, CRT feels 
confident that diverse views and opinions are represented
in workshop results. Detailed information about the 
workshop process is available on our website at 
www.cumberlandregiontomorrow.org. 

Cumberland Region Tomorrow is
inclusive of diverse perspectives.
This founding principle is reflected
in our board membership, which
includes directors from each 
county in the region, representing
geographic balance and a broad
array of interests.

Shelby Bottoms Greenway, Nashville, Davidson County
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DEFINING AND PROJECTING 

THE BASE CASE SCENARIO

To establish a Base Case scenario, the first step was to
gather approximately 150 regional leaders in several work-
shops in May 2001. Workshop participants used regional
maps and CRT trend data to forecast where growth and
development would most likely occur in the next 20 years.
After review of the workshop maps and a compilation of
growth estimates by planning professionals, the Base 
Case map exhibiting trend projections was completed.
The resulting Base Case map is the foundation of the Base
Case scenario in which growth trends, based on statistical
data, are graphically displayed. 

Projections of the trends in the Base Case scenario reveal
both interesting and troubling patterns. The most promi-
nent trend is that most growth is expected to occur along
major transportation routes. Key transportation routes are
often linked to the location of new development and are
not by necessity good or bad locations for development.
This trend is alarming because it suggests that the cities of
the Cumberland Region may soon grow together to form
one large metropolitan area. 

DEVELOPING GUIDING TENETS

FOR CUMBERLAND REGION

TOMORROW

Following the basic philosophy of CRT, that we can guide
our growth by working together to develop new ideas,
CRT held a series of public workshops in October 2001.
More than 350 citizens worked together to capture ideas
on how to grow while maintaining excellent quality of life
standards in the Cumberland Region. Part of the work-
shops’ activity was to bring to light and discuss shared val-
ues of the region’s residents which would come to
represent a set of guiding tenets for CRT’s future work
and activities. When we discuss the future, we will try to
consistently use these tenets to evaluate growth choices
and consequences of decisions. Working together we can
help decide whether our values can be retained or
enhanced in the future. The tenets are intended to identi-
fy the reasons people enjoy living here, the things they
would like to see changed, and the aspects they would like
to retain as the region grows and develops. 

Each of the following tenets is associated with data that
has been analyzed in the public workshop process. CRT 
will utilize the guiding tenets as an objective measurement
tool against which statistical data trends are compared. 
By comparing projected data with these guiding tenets, 
we can evaluate future conditions. This is called scenario
modeling: creating virtual realities of the region—both as
it is today and as it may be tomorrow—and evaluating 
the results.

These guiding tenets are not written in stone—they are
an evolving set based on extensive public input. As more
people read and think about regional growth, the guiding
tenets will be refined. The guiding tenets will, however,
provide a framework to assess the wisdom of land use
decisions. CRT believes that the future success and 
livability of the Cumberland Region depend upon our 
collective understanding of and agreement about these
guiding tenets.

12

Base Case Scenario

Historic Courthouse,
Springfield, 
Robertson County
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We recognize and support regional vision, collaboration
and action as essential to maintaining and developing the
region’s economic vitality, beauty and prosperity.

We value the land and open spaces of the Cumberland
Region and recognize the economic, cultural and aesthetic
importance of greenspace preservation.

We support the coordination of land use policy, 
regional transportation planning and investments, and
greenspace preservation in framing responsible growth
and development.

We support revitalization of main streets, town centers,
existing neighborhoods and rural communities to retain
their unique characteristics and economic vitality while
keeping development concentrated around existing 
community centers.

We seek to preserve the region’s farmlands and strong
agricultural heritage. 

We support good stewardship practices that protect 
the environment including air and water, natural habitats,
forests and open spaces.

We want all residents and communities to benefit 
from the region’s prosperity and to have equitable access 
to community services, good jobs, educational opportuni-
ties, quality housing, and sensible and efficient transporta-
tion options.

We support economic development, community 
development and land use that is in concert with housing,
transportation and environmental considerations.

We value the diverse and differing views and perspectives
of all residents of the region and seek to provide a venue for
discussion, learning, and decision making.

G U I D I N G  T E N E T S



DETERMINING THE 

ALTERNATIVE CASE SCENARIO

During the workshops in October 2001, we asked 
residents to help in developing different growth scenarios
based on current trends and desirable alternatives. 
Participants used large-scale maps of the region to redis-
tribute such factors as population, development and 
housing across the region while maintaining the numbers
of forecasted growth. This second set of workshops pro-
duced three distinct growth scenarios. Each contained
alternate growth patterns we would prefer to see in the
future to avoid the problems associated with the Base
Case scenario. 

Three distinct growth scenarios emerged from the 
October 2001 workshops: 

• Seventeen percent of the resulting maps show a 
“Dispersed Development” pattern—similar to our current
growth patterns, but with more concentric growth around
cities and more compact land uses. While the overall 
pattern of development is not different from existing con-
ditions, it uses less land than Base Case trends suggest.

• Thirty-six percent of the maps
show “Regional Cities”—
two distinct clusters of develop-
ment in the Nashville-Gallatin-
Murfreesboro areas and the
Clarksville area. Other cities were
developed in a fairly concentric
fashion. While some participants
placed housing between cities in
the greater Nashville area, several
others developed density gradients
between cities using the “Rural
Conservation” development type 
in order to retain the appearance 
of countryside between cities.
These maps had a strong open-
space component, avoiding the
Highland Rim and the riparian
(river bank) areas near the 
Cumberland River and local
streams and farmland at the 
edges of the region.

• Forty-seven percent of the maps
emphasize “City Centered” develop-
ment—a distinct pattern of redeveloping city and town
centers, concentric growth around cities, separation
between cities and open space with results similar to the
“Regional Cities” maps.

The following graphic is a compilation of recommenda-
tions from the “City Centered” and “Regional Cities”
maps, which represents 83 percent of the participants.
The assemblage results in the following differences from
the Base Case scenario:

1. Uses less land to accommodate projected 
growth development

2. Provides a greater variety of housing types

3. Locates jobs in existing centers and 
downtowns

4. Focuses new jobs on transit lines or in new 
industrial sites

These workshop results define a consensus Alternative
that allows more open space, more access to that open
space, less automobile traffic, and cities that retain 
their individual qualities while not growing together. 
We will refer to this as the Alternative Case scenario 
in future discussions.

14
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COMPARISON OF THE

BASE CASE/ALTERNATIVE

CASE SCENARIOS 

After the May and October 2001 workshops were com-
pleted, the resulting maps were digitized and the map
images you see in this report were created. Using comput-
er-imaging software developed for CRT we are able to
graphically represent the Base Case scenario and Alterna-

tive Case scenario. Base Case represents what would 
happen in the region over the next 20 years without any
changes to current growth management practices. Alterna-
tive Case represents what can happen in the region over
the next 20 years if different growth patterns and strategies
in keeping with the CRT guiding tenets are realized. 

Several striking differences between the Base Case sce-
nario and Alternative Case scenario immediately appeared.
A point-by-point analysis of each scenario based on the
workshop results are described in the following graphics:
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BASE CASE

Unless things change, this is the way our region will
develop over the next 20 years:

Growth occurs along interstates, contributing to a 
“leapfrog” development effect.

Growth uses maximum amount of land.

Growth results in less open space.

Growth involves mostly single family houses on large lots.

Traffic increases because development is more spread out.

Cities grow together as development occurs along 
connecting highways and interstates.

ALTERNATIVE CASE

When asked to design a growth pattern using the 
guiding principles, 83 percent of participants agreed
on the following concepts:

Growth occurs closer to existing population centers.

Growth uses less land.

Growth uses as little open space as possible.

Growth involves greater variety of housing types.

Traffic is reduced as housing, commercial and employment
centers are interspersed.

Cities maintain unique characteristics and individual 
qualities as growth occurs in existing population centers
and downtowns.

A Contrast: Base Case vs. Alternative Case

*Urban Growth Boundaries established under PC 1101

Where will growth occur? Base Case vs. Alternative CaseA Comparison: Base Case to Alternative Case

Indicator Base Case Alternative Case

Land we will consume 365,000 acres 91,000 acres

Infrastructure costs $6,957,085,995 $3,406,798,045

Intersections per acre .034 .11

New road miles 4,544 miles 2,225 miles

Acres of new impervious
surfaces 62,444 acres 35,033 acres

Vehicle Miles of Travel
increase 39 miles 35.9 miles

Density patterns–regionwide 1.13 persons 5.8 persons
per acre per acre

Urban Urban Growth Rural
Boundary*

Where development will occur

Base Case 30% 38% 32%
Alternative Case 76% 21% 3%

Where people will live
Base Case 55% 28% 17%
Alternative Case 95% 4% 1%

Total land developed
Base Case 401,167 acres 223, 259 acres 255,586 acres
Alternative Case 399,446 acres 117, 894 acres 146, 415 acres



GROWTH AND 

DEVELOPMENT 

STRATEGIES FOR 

OUR FUTURE

Through participant input during the workshop sessions,
CRT has developed a set of concepts or strategies that
encourage the types of growth we would like to see in our
region. The concepts embrace the guiding tenets while
applying real-world growth planning tools. They also 
represent CRT’s three areas of emphasis: land use, 
transportation, and preservation of open space and the 
distinctive character of the region’s communities.

The workshop concepts include reinvesting in towns and
city centers; promoting placement of imminent growth
into already developed areas; encouraging concentric
growth around existing cities while discouraging leapfrog
development; developing a diversity of housing; investing
in smart arterial street systems, such as green arterials,
boulevards, main roads and couplets; exploring mass transit
alternatives such as bus rapid transit; preserving open
space; rewarding conservation rural development; and
keeping our heritage of agriculture viable in our region. 
It should be noted that the strategies are interrelated as
they weave together CRT’s three areas of emphasis 
ensuring desired managed-growth outcomes throughout
the region.

Reinvesting in Town and 

City Centers

One of the most significant elements to arise from the
workshop process was the emphasis on directing growth to
existing cities and towns, focusing on the region’s historic
centers and main streets. In the last decade, many inner
cities in the country that had been experiencing decline
have reversed trends increasing population for the first
time in decades—for example, Chicago added 120,000
people and Denver added 90,000. In addition, these 
cities also experienced strong job growth. 

There is no reason the Cumberland Region cannot also
encourage and experience this kind of growth and rein-
vestment. To do so will require attention to the details 
of urban development—zoning and building codes that
are designed for redevelopment and reuse, rather than
promoting development predominately on vacant land. 
It will also require an investment in safety, schools and
transportation infrastructure that is multi-modal with 
transit options and attractive places for people to walk 
and ride bikes. Most regions have found that such invest-
ments pay off in reduced infrastructure costs while signifi-
cantly improving the quality of life for residents. 

Reversing trends of decline in areas that are the historic
cores of communities should be an important regional
strategy. Comprehensive approaches such as the national
Main Street program have proven highly effective in guid-
ing downtown revitalization efforts during the last two
decades. The Main Street program employs a four-point
approach in engaging necessary stakeholders in creating
vibrant town and city centers in keeping with local archi-
tecture, historic properties and community functions for
civic, legal, retail and professional services. A vital Main
Street area or community center reduces sprawl by con-
centrating retail and community services in one area and
uses community resources wisely, such as infrastructure,
tax dollars and land.

Promoting Placement of 

Imminent Growth into Already

Developed Areas

Given that the Cumberland Region is projected to receive
an influx of hundreds of thousands of new residents in the
next twenty years, the region must think about how it
wants to absorb these residents and the homes, business-
es, parks, schools, and other land uses their arrival neces-
sitates. Creating policies and incentives that encourage

16

Riverwalk, Clarksville,
Montgomery County

Hillsboro Village, Nashville, Davidson County



the placement of growth in already-developed or partially-
developed areas makes more efficient and effective use of
land, infrastructure, buildings and capital. Rather than
building on the periphery of a developed area, which
requires funds for new infrastructure and the consump-
tion of additional land, policies such as infill development,
brown- or greyfields redevelopment and a general attitude
of “re-use and recycle” serve to preserve both “greenspace”
and the capital that its development would require. 

Returning to Concentric Growth

When growth cannot be accommodated within already-
developed or partially-developed areas, the policy commit-
ment to return to concentric growth is a strong alternative.
“Concentric growth” attempts to develop as close to 
the city center as possible, instead of jumping ahead of
development in a “leapfrog” pattern. 

The State of Tennessee has already debat-
ed this and provides tools to help concen-
tric growth happen. Public Chapter 1101
requires cities and counties to negotiate
urban growth boundaries, within the con-
text of 20 year county-wide growth plans.
PC 1101 plans have been adopted by all
10 counties in the Cumberland Region.
These county-wide growth plans are an
important first step in shaping county level
growth policy for they officially designate
areas that are intended to experience
future growth and areas that are to remain
undeveloped.

Developing Diversity of Housing

As future growth and development is directed to currently
developed areas, it can contain a greater diversity of hous-
ing types than found today providing more choices and
options for the Region’s residents. New housing could be
developed in mixed-use neighborhoods—containing a
higher density mixture of housing types organized within
walking distance of services such as shops, schools and
libraries. This would provide both greater affordability and

a better match for many
more senior, ethnic and 
single-person households,
many of whom would
choose an alternative to
single-family homes on
large lots if this choice
were available to them.

Designing 

Innovative 

Transportation

Systems

Many of the workshop
participants relied on free-
way improvements to
design their growth sce-
narios. However, except-
ing Highway 840, there
are few new potential
freeway routes in the

Cumberland Region and fewer dollars for their construc-
tion. Even though the Nashville area has some of the high-
est freeway miles per capita in the country and the highest
per capita use of them, time lost to congestion is still ris-
ing at a rate greater than most cities. 

Row 8.9n Townhouses, North Nashville, Davidson County
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Secondary Road 

System Development

What is needed is greater attention to the secondary road
system, those arterials that run through the region’s busi-
ness districts. Freeways are a great invention for traveling
long distances at highspeeds but they tend to become less
and less useful if too many people try to access them for
local movement at the same time. If short trips (less than
5 miles) were diverted to a practical secondary system,
the existing freeway system would function as it was
intended. Another advantage to investment in the arterial
system is that improvements are in many cases one-tenth
to one-fifth the costs of freeway improvements. 

Rapid Transit

Another idea that was brought up frequently was the use
of commuter or light rail transit. This has been a suc-
cessful strategy in many communities; however, the low-
density development of the Cumberland Region
indicates that light rail transit may not be feasible out-
side of the core of Davidson County. Commuter rail,
while feasible, is useful mainly for travel to highly con-
centrated employment centers. 

In most of the nation’s communities bus transit is the
main public carrier of travelers. While bus systems are
often viewed as an option only for those who do not 
have access to an automobile, the most successful 
systems attract a large majority of riders who are there 
by choice—they have access to a car but prefer to use
transit for some trips. Often we think only of the trip to
and from work when designing a public transit system.
In several communities some of the most substantial
growth in transit usage has in fact been for non-work 
or errand trips.

The success of these systems has led to research on 
providing rubber-tire systems that combine some of the
advantages of rail transit with a reduced cost. Called Bus
Rapid Transit (BRT), it is currently the subject of much
research. Relying on a paved guideway unlike rail transit
which enters and operates within the existing travel
lanes, BRT systems are not only less expensive to devel-
op, but can also be created much more quickly. 
The high costs associated with rail transit crossing of
intersections can also be avoided. Several such systems
are under construction in the United States and are
showing great promise.

The need to further develop the secondary highway sys-
tem and the advantages of Bus Rapid Transit can be
combined to provide a more feasible transit grid for the
Cumberland Region. Existing roadways can either be
retrofitted with BRT or where BRT is not currently feasi-
ble, be built with a corridor set aside for its eventual
development. This strategy paves the way for a more
innovative transportation system design.

Green Arterials

In rural areas that are planned to be retained as green
space or rural housing, green arterials can be developed
as roads with limited access and allow near-freeway
speeds. They can be landscaped with medians, providing
greater safety and allowing for connection to inter-city
BRT where and when feasible. In addition to addressing
transportation needs, these green arterials also help 
create the desired physical separation of communities.

Boulevards

Where the arterials connect to urban areas, a combina-
tion of transportation designs can be used to provide a
multi-modal corridor. Rather than many current street
examples, boulevards are cross-sections or streetscapes
that encourage pedestrian activity and access to the BRT
stations. BRT runs in separate guideways. Many fine
streets worldwide have a similar design, where through-
traffic is separated from local traffic, speeds are generally
lower and wide sidewalks and buildings close to the
street provide for active main street environments.

Main Roads and Couplets

When the boulevards enter downtowns or other concen-
trated centers the roads can be split into couplets that
provide better movement and access. Couplets are
defined as pairs of one-way streets that function as a sin-
gle high-capacity street. Couplets are usually separated
by one city block, allowing travel in opposite directions.
Couplets are usually two to four lanes and emphasize
roadway capacity. Because all traffic is flowing in the
same direction, couplets have fewer movements at inter-
sections and better synchronization between traffic sig-
nals. In addition, pedestrian crossing distances are
generally less, encouraging a pedestrian-friendly setting.
Turning movements are simpler and safer than in two-
way arterials, cross-sections can be narrower, and adja-
cent buildings can be close to wide sidewalks. This style
is used in many traditional downtowns and has been
selected for some emerging new centers. In these sec-
tions BRT would run in dedicated lanes in the street.

18
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Greenspace Preservation

Almost all the workshop maps showed different ideas
about where development would happen but there
was a great deal of consensus about the retention of
open space. There are beautiful natural areas around
the Cumberland Region and their preservation is criti-
cal to maintaining the region’s common values and
quality of life. One of the key strategies for the Cum-
berland Region could be a comprehensive assessment
of the region’s existing open spaces and natural areas,
their value, how threatened they are by development,
and establishing a method for the protection of the
most valuable and most threatened open spaces.
Farmland, wildlife habitat and riparian areas would
also be considered in this effort.

Conservation Rural 

Development

Another popular idea in the workshops was the devel-
opment of rural housing in a manner that retains the
desired natural landscape many people move to the
country to enjoy. Rather than relying on minimum lot
sizes to control density, conservation rural develop-
ment relies on regulating the number of houses per
acre and emphasizes clustering them in order to retain

large, natural areas or viable agricultural plots. While
popular in other parts of the country, conservation
rural development is not permitted in most counties in
the Cumberland Region. This concept shows great
promise as a method to retain the rural landscape
between cities that would otherwise grow together.

Keeping 

Agriculture

Viable

The Tennessee State Seal
contains the motto “Agri-
culture and Commerce.”
Keeping the first part of
that motto viable in the
Cumberland Region was a
concern to many. Methods
vary, but success has been
achieved both locally and
nationally to conserve farm-
lands with the purchase of
conservation easements, 
transferable development
rights, and other land 
protection programs. 

Limiting the pressures that
make agriculture infeasible,
such as leapfrog develop-
ment patterns, is another idea that had much support.
Workshop participants explored ways to connect local
markets to the agricultural produce of the region
through farmers markets and to emphasize the local
agricultural products in regional tourism. Both are suc-
cessful techniques used in other areas of the United
States and Europe to make agriculture economically
viable. Regional strategies for our area should contain
aggressive policies to retain and encourage agriculture
as a viable part of the regional landscape.

Maury County

Farmers Market,
Nashville,
Davidson County

Natchez Trace,
Williamson County
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RECOMMENDA-

TIONS FOR

FUTURE ACTION

Cumberland Region Tomor-
row’s activities have resulted
in a great deal of individual
and regional thinking. It is
clear that we are linked
together in our future as a
single region. In addition,
most people involved in the
process have rejected the
Base Case scenario as 
an acceptable future. With ongoing research and public
input, we will continue to validate regional values, confirm
our guiding tenets, and advocate for smart growth and
development that are in keeping with preferred patterns. 

CRT will continue its work to find answers to complex
questions about the region’s future. We foresee the follow-
ing as ways to further advance the region toward consen-
sus and desired growth and development outcomes:

Continue the Discussion

The initial phase of CRT’s work was discovery and
research. Now that options are clearer, debate and
refinement should continue. More people need to
weigh in on the issues raised by the Base Case sce-
nario and consider alternative growth and develop-
ment scenarios that the region could embrace. 

The Alternative Case scenario results show that par-
ticipants are eager for development that is drastically
different from most current types and patterns. New
development methods, however, are not currently
permitted under existing regulatory systems in most
instances. In fact, some regulations actually encour-
age the sprawling patterns evident in the Base Case
Scenario. Leadership and support for changes in
local codes and state and regional investment pat-
terns will enable more desirable development pat-
terns to be realized. These changes will not be easy
as they reverse policies, regulatory systems and
mindsets that have developed over many years.
These changes certainly can be accomplished how-
ever as different parts of the country have success-
fully completed similar processes. 

Changes in policy and systems in the Cumberland Region
will more easily occur as large numbers of people are
informed of different growth possibilities, become interest-
ed in alternative types of development and request that
they are made possible. CRT commits to be a positive 
catalyst in effecting this change. Through increased
awareness, discussion, and partnerships with other inter-
ested groups and stakeholders throughout the region, we
are confident that new and desirable types of growth and
development can occur.
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Build Consensus 

While the region has not yet achieved consensus about
what to do, most believe that we can do better. Many
ideas have been recorded and when the future is modeled
with these ideas it looks quite a bit better to most of us.
The questions we must answer now are “what are the
options we should pursue and is it feasible to build a
regional consensus for action?” 

Provide Resources and Tools

Selecting key ideas for the region while developing a con-
sensus customized to Tennessee and the Cumberland
Region will make implementation much more feasible.
This could range from city-county cooperative compacts
and frameworks to local code updates and new standards
for green arterials and local road development.

CRT will work to develop resources and tools for commu-
nities within the region that are ready and willing to imple-
ment these ideas and strategies. Similar regions across the
country have seen smart growth and development ideas

advanced by workshops addressing topics such as updated
ordinances and programs, strategies for community revital-
ization and/or new residential development practices. Oth-
ers have advanced their work through “toolbox” resources,
shared technical assistance, and leveraging their work
through collaboration with partner agencies. 

Recognize and Support Early and

Successful Projects

One of the best ways to advance an idea is to turn it into
reality. People can experience the idea as a physical reality
rather than a concept and decide whether it would be
good for their community. Ideas such as conservation
developments in rural areas, new villages instead of 
isolated subdivisions, redevelopment of downtowns and
city centers and green arterials have all been widely built
in the United States, but few examples exist in the 
Cumberland Region. Encouraging their development 
will provide a much better way for the region’s communi-
ties to experience the difference and see how these ideas
can work here.

Rendering of Pleasant View Village, Pleasant View, 
Cheatham County

The Cumberland Region has
choices. To make wise choices,
we must work together toward
regional consensus that 
accommodates growth without
sacrificing prosperity, quality 
of life, natural resources, or the
livability of our communities.
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Cumberland River Bicentennial Trail, 
Ashland City, Cheatham County

continuing



CONCLUSION

This report is a brief summary of the work of Cumberland Region Tomorrow to date. 

We stand today more aware of our region than at any time in the past. This Regional Visioning Process has brought the 

important issues of growth and planning to the forefront. We see this as an ongoing dialogue that will result in future action. 

The people of the towns and cities of the Cumberland Region have been drawn together as a regional community. 

This community is ready to learn more, advance new ideas, and search for realistic options and strategies to maintain qualities

we value while guiding the growth and development that is sure to come. The people of the Cumberland Region now have 

the opportunity to take control of our destiny and ensure that we leave our grandchildren a place which they will enjoy and 

be thankful for.

More than 467,000 people are expected to become residents of the Cumberland Region in the next 20 years. Where will they

live? How will the character of our towns, neighborhoods and land be changed? What will our roads be like with two million

more trips per day? Will our choices of housing, transportation, shopping and recreation be affordable to all residents of our

region? Can we control what choices are made in planning for the future so that our region remains economically vibrant and a

desirable location for family and corporate investment?

CRT will continue to explore the answers to all of these questions through citizen input, research, education and discussion. 

If you would like information about becoming a member of CRT or about our ongoing efforts, please check our Web site at

www.cumberlandregiontomorrow.org or call us at (615) 986-2698. 

Thank you for your interest in this vital topic.
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Source Data

The data contained in the Report to the Region was 
gathered from various sources. Listed below are the major
sources of data:

• Greater Nashville Regional Council
• Nashville-Davidson Municipal Planning 

Organization
• State of Tennessee – “GISource”
• US Census Bureau
• TIGER – “Topologically Integrated Geographic 

Encoding and Referencing System”
• Middle Tennessee State University – 

Geography Department
• US Geological Survey
• ESRI
• Bureau of National Transportation Statistics
• FEMA – “Federal Emergency Management Agency”
• US Department of Fish and Wildlife
• US Department of Agriculture
• Smart Growth America
• University of Tennessee Institute for Public Services, 

and Tennessee Advisory Commission on Intergov-
ernmental Relations

• National Trust for Historic Preservation Main 
Street Program

• Tennessee Valley Authority 

Our technical consultants, Fregonese Calthorpe & Associates,
have also compiled a document of the metadata for the 
GIS files, entitled “Description of GIS Data and Process
Employed during the Cumberland Region Tomorrow Project;
May 14, 2002,” by Glen Bolen, which is available from
CRT, upon request.

CRT wishes to thank McNeely, Pigott & Fox Public Relations, LLC

and Fregonese, Calthorpe & Associates for their contributions to the

content, and VanderbiltUniversity Creative Services for the design

and development of this report.

All photographs courtesy of State of Tennessee Tourist Development

and photographers Deb Beazley, Neil Brake, Penelope Brooks, 

Tom Gatlin, and Brenda Pierce.

Illustrations courtesy of :

• Fregonese Calthorpe & Associates

• Armistead Barkley, Inc. Urban Development

• Pleasant View Village, Holt Development Company

Cover and closing page photographs: Penelope Brooks
Art Direction: Donna DeVore Pritchett
Designer: Suzanna M. Spring
Vanderbilt University Design and Publishing, 2003 
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HART FREELAND ROBERTS, INC.
WILLIAM HOWELL
MARGIE HUNTER
TRACY JACKSON
KATHEY JONES
RUDY AND PETER JORDAN
SAMUEL L. JUSTICE
LANDDESIGN, INC. 
JULIA LANDSTREET
DAVE AND ELIZABETH LEMKE
SHANNON BELL LOGAN
TOM LOOSE
REGINALD AND JUDY LOWE
MADISON CHAMBER OF COMMERCE
JAMES AND DOROTHY MANN
THOMAS R. MCCOY
NORTH NASHVILLE CDC
JUDY ORR
MACK PRICHARD
BRENDA RADFORD
HOWARD G. SMITHSON
STEPHEN SPARKS
PATRICK SPENCE
JAMES SPRINGER
TENNESSEE PARKS AND GREENWAYS FOUNDATION
PENNY AND GENE TESELLE
ELIZABETH THOMPSON
JEAN THOMPSON
STEPHEN TOCKNELL
DEL TRUITT
DENNIS WADE
BILL AND JULIE WIEDOWER
LYDIA WIGGINS-AZIMI
F. CLARK WILLIAMS
CYNTHIA WOODS
WOODLAND REAL ESTATE






