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People are moving to the Chattanooga-Hamilton County 
area every day. Each week new businesses open their 
doors to the community. This is a great place to live and 
do business with countless ways to relax and recreate, so 
it is no surprise that this area is continuing to grow. 

The population of Hamilton County is expected to increase 
by about 60,000 to 90,000 people over the next 25 years. 
With a population increase of 17% to 25%, it is important 
to have a plan for this growth, a plan that addresses 
Hamilton County’s changing needs. A new set of strategies 
and tools is needed so that as the area grows, the places 
within it become even better. How can the Chattanooga 
area continue to provide great places for people to live, 
work, and play? To fulfill these needs, Hamilton County, 
the City of Chattanooga, and the Chattanooga-Hamilton 
County Regional Planning Commission adopted 

“In an age where economic growth is driven by knowledge 
and innovation, the most prosperous regions are those that 
highly value learning, an entrepreneurial spirit, and are 
welcoming to all.”

Dan Gilmartin, Economics of Place

resolutions tasking the Chattanooga-Hamilton County 
Regional Planning Agency (RPA) with developing Growing 
Forward: a Planning Framework for Chattanooga-Hamilton 
County. 

Renewing Our Vision:  Comprehensive Plan Update, is the 
first step of Growing Forward.  Its purpose is to provide 
guidance for responsible and proactive development 
decisions. The plan focuses on physical development at 
a broad, countywide level. The plan’s recommendations 
and development policy are based on the unique context 
of the area, previous planning efforts, professional 
planning principles, current and projected socioeconomic 
data, public input, and an analysis of transportation 
infrastructure and natural resources. 

The recommendations are intended to achieve six 

INTRODUCTION

1 Population projection ranges are based on Woods and Poole (w ww.w oodsandpoole. com), Center for Economic and Business Research (cber.utk.edu), and RPA’s own 
estimates from Census Data and land use trends.



GROWING FORWARD6

NEXT STEPSDEVELOPMENT POLICYGOALSPUBLIC PROCESS & RESULTSTRENDS & ANALYSISCONTEXTINTRODUCTION

overarching goals: to protect and create communities 
that are complete, connected, healthy, safe, unique and 
attractive, and economically vibrant. The development 
policy establishes the appropriate level of development 
intensity across the county as well as providing criteria for 
siting regionally significant developments.

As a policy tool, this plan is intended to serve as a 
decision-making guide for the physical development 
of Chattanooga-Hamilton County.  As such, the policy 
recommendations are not legally binding, nor do they 
guarantee local government actions. However, as a 
policy guide for all of Hamilton County, the goals and 
recommendations in this plan establish the policy 
foundation for decision-making and planning work.

COMPREHENSIVE PLANNING

Renewing Our Vision is an update to Comprehensive Plan 
2030: A Strategy for Good Growth, adopted in 2005. A 
comprehensive plan is a general policy guide for future 
physical development. It is a useful tool for coordinating 
regional planning efforts. Comprehensive planning 
supports quality growth by encouraging appropriate 
development in suitable areas. Since land use is always in 
transition, updating the comprehensive plan is necessary 
to respond to change proactively. 

State legislation requires regions, municipalities, and 
counties that have a planning commission to create a 
comprehensive plan. Tennessee Code Annotated 13-3-
301 states, “It is the function and duty of a regional plan-
ning commission to make and adopt a general regional 
plan for the physical development of the territory of the 
region.” An approved plan becomes one factor among 
many that is considered when reviewing development 
proposals and future infrastructure investments.  

In the past, the comprehensive plan for Chattanooga-
Hamilton County operated as a standalone document. 
Through this update, the plan will be linked to updated 
plans for neighborhoods and centers as well as 
development policies and codes as part of an overarching 
planning framework.

WHY PLAN?

A comprehensive plan helps to:

1. Lay a solid foundation for physical growth 
by identifying where development should 
be promoted or discouraged based on 
infrastructure and land resources; 

2. Make wise capital expenditures by setting 
a clear direction for future growth that can 
inform infrastructure planning;

3. Safeguard property values and promote 
economic investment by establishing a 
more predictable pattern of growth; and

4. Support public needs and desires by 
creating goals and policies that respond to 
their expressed values and priorities.

  Six Goals

Image Source: Chattanooga-Hamilton County Regional Planning Agency
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THE GROWING FORWARD PLANNING 
FRAMEWORK

As the first step of Growing Forward, Renewing Our Vision lays the foundation 
for the subsequent steps in the planning framework. Growing Forward links 
1) the comprehensive plan update (Renewing Our Vision) with 2) a plan for 
neighborhoods and centers (Strategy For Great Places) and 3) policy and code 
updates (Building The Future). The intention behind integrating these planning 
efforts is to establish a unified vision, link planning with investment, and bring 
about desired development patterns laid out in the previous steps through 
appropriate codes. The three steps of the planning framework are integrated 
as follows:

Step 1. Renewing Our Vision

Comprehensive Plan Update   The broad, countywide goals and recom- 
mendations established in this plan will carry forward to the subsequent steps 
in the framework.

Step 2. Strategy for Great Places 

Plans for Neighborhoods and Centers  The goals, recommendations, and 
development policy from Renewing Our Vision will be scaled to meet the varying 
needs and character of neighborhoods and centers. In this step neighborhoods 
will make choices about how best to implement the goals they set in Renewing 
Our Vision.

Step 3. Building The Future

Policy and Code Update   This is when development regulations and policies 
will be audited to make sure they are consistent with the previous steps. Those 
that work against the goals, recommendations, and development policy 
established in the preceding steps will be revised or replaced.

Many plans have been written that embody the public’s vision for the future 
of the Chattanooga area. As goals are achieved, new ones are put forward, 
and as new growth opportunities arise, they are illuminated and assessed. 
Updating and linking plans through the Growing Forward planning framework 
is critical to advancing great places in Hamilton County because it ensures the 
community’s priorities are not only expressed but also realized through future 
physical development. 
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Coolidge Park Carousel
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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This chapter delineates the Renewing Our Vision planning 
area, explains how the history of the area has contributed 
to current physical development patterns, highlights 
previous planning efforts in the area, and describes the 
role of the Chattanooga-Hamilton County Regional 
Planning Agency (RPA). All of this is the context within 
which Renewing Our Vision is grounded. 

PLANNING AREA

The planning area includes unincorporated Hamilton 
County, Chattanooga, East Ridge, Lakesite, Walden, 
Ridgeside, Soddy-Daisy, and Lookout Mountain, TN. The 
planning area does not include Collegedale, Red Bank, 
and Signal Mountain because they operate their own 
planning functions.  

“…everything has a past. Everything – a person, an object, 
a word, everything. If you don’t know the past, you can’t 
understand the present and plan properly for the future.” 

Chaim Potok

HISTORY 

In order to provide effective guidance on future physical 
development, it is necessary to understand the historic 
events that brought about the development patterns of 
today. The valley carved by the Tennessee River, through 
the mountains and ridges that define the landscape, 
has long served as a viable route for migrants and trade 
goods. The ridges constrained development as access to 
the east and west was limited by topography. 

The Hamilton County area was originally inhabited by the 
Cherokee and Creek Indians.  The first white settlement 
occurred in 1761 when a trading post was established.   
The Cherokee Indians resided in the area until their forced 
removal in 1838, known as the Trail of Tears.  Some of the 
key landmarks from this time include Ross’s Landing, the 
Brainerd Mission, John Ross’s Cabin, and Brown’s Ferry 
Tavern. Hamilton County was formally established in 

CONTEXT
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1819 by the State of Tennessee. Chattanooga became 
incorporated as a town in 1839.  

Though the Tennessee River facilitated the transportation 
of both people and goods, river travel was treacherous 
and unreliable until the 1930s when the Tennessee Valley 
Authority (TVA) tempered the river with its locks and 
dams. Hamilton County’s geography, both in terms of its 
natural features and position as a gateway to the South, 
established the area as a rail hub and consequently as a 
manufacturing center. 

The highway expansion of the ‘50s and ‘60s facilitated 
another form of transportation: automobile travel. As a 
result, development patterns changed significantly. The 
automobile allowed easier access to land outside of city 
centers. This agricultural land was cheaper and enabled 
larger lots and larger single family homes. By the ‘70s, 
the city began to suffer economically due to the decline 
of manufacturing. Chattanooga’s civic leaders realized 
that without major changes, the city was destined for 
irrevocable decline. 

In the ‘80s and ‘90s, Chattanooga-Hamilton County went 
through a transformation that started with the downtown 
Chattanooga and Tennessee River waterfront.  In 1985, 
community leaders adopted the Tennessee Riverpark 
Master Plan that set a vision for establishing a 22 mile 
linear greenway and park system that extended from 
the Chickamauga Dam to Moccasin Bend.  This vision 
was quickly put into action with the completion of the  

 
Ross’s Landing Plaza and Tennessee Aquarium around the 
downtown waterfront, and the “Fishing Park” section of 
waterfront between the Chickamauga Dam and Dupont 
Parkway Bridge.  Over the course of these two decades, 
the area experienced a number of successful public-
private endeavors that include: Bonny Oaks Industrial 
Park, Center South Industrial Park, North Chickamauga 
Creek Greenway/Greenway Farms, South Chickamauga 
Creek Greenway, Walnut Street Bridge restoration, North 
Shore-Frazier Avenue revitalization and Coolidge Park.  
These are just a few examples of the many successful 
endeavors that contributed to the transformation of the 
Chattanooga-Hamilton County area.

During the early 2000s, the leaders of Hamilton County 
and Chattanooga partnered to acquire and redevelop a 
former federal ammunition manufacturing site known as 
the Volunteer Army Ammunition Plant (VAAP).  The site was 
rebranded as Enterprise South.  Following several years 
of intensive recruiting with the Chattanooga Chamber, 
area leaders secured the commitment of Volkswagen to 
build an automotive plant. By 2012, Hamilton County was 
adding factory jobs faster than any other Mid-South metro 
area, with a 13% gain in manufacturing employment. 

Since that time, the region has continued to attract major 
employers such as the Amazon fulfillment center, Alstom 
Power, and Wacker Chemical.  The region has also made 
progress in attracting high tech start-up companies.  The 
GigCity initiative, powered by the Electric Power Board’s 
fiber network, currently provides that fastest and most 
advanced city-wide smart grid system in the nation, 

Biking along the Tennessee Riverwalk
Image Source: Chattanooga-Hamilton County Regional Planning Agency

Ross’s Landing 1865
Image Source: Chattanooga Public Library
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FIGURE 2.1 Location Map of Hamilton County
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PREVIOUS PLANNING EFFORTS

This plan builds on the well-established planning 
legacy of the Chattanooga-Hamilton County area. The 
timeline below provides an overview of notable plans 
and milestone events that serve as a foundation for 
comprehensive planning in the area:

• 1924 - Plan for Chattanooga developed, but never  
adopted or implemented

• 1943 - Electric Power Board (EPB) forms   
Resources Utilization Board, a semi-official plan-
ning agency approved by City of Chattanooga and  
Hamilton County

• 1946 - Resources Utilization Board hires consultant 
to  prepare  plan for city and county; serves as basis 
for zoning, but never formally adopted or imple-
mented

• 1947 - Traffic plan prepared at the request of the 
State Highway Department

• 1948 - Resources Utilization Board becomes the  
Chattanooga-Hamilton County Regional Planning 
Commission

• 1952 - Tennessee State Planning Commission pre-
pares report on recreation possibilities in county

• 1960 - General Plan 1985 adopted

• 1969 - General Plan 1985 amended

• 1975 - General Plan 1990, which reflects changes 
in  attitude toward urban renewal, adopted 

• 1985 - Horizon Plan 2010, which set forth a new 
vision-oriented planning approach supported by  
substantial public input, adopted

• 1985 - 2013 - Over 27 land use plans created for  
neighborhoods within the City of Chattanooga

• 2005 - Comprehensive Plan 2030: A Strategy for 
Good Growth, which incorporated the goals and 
recommendations of a majority of those neighbor-
hood plans, adopted

was launched to capitalize on the advantages of this 
technology to attract new high-tech startups.  To provide 
a place-based destination and focus for these efforts, 
Chattanooga recently established an Innovation District 
in the downtown.  Through these efforts, companies such 
as Coyote Logistics, Supply Hog, Bellhops and other new 
technology-driven companies have located in the area, 
attracted by its high quality of life and supportive tech-
friendly atmosphere.

Chattanooga has made many positive advancements 
since the day in 1969 when Walter Cronkite named it 
the dirtiest city in America. Likewise, the region has 
changed drastically since the days when the Tennessee 
River first started carving out its valley. Yet the resulting 
natural features still define life in the area. So too do 
the historical settlement patterns, the position of 
Chattanooga as a rail hub and Civil War military center, 
the role of manufacturing, TVA’s work taming and 
harnessing the river for inexpensive power, the outward 
growth facilitated by the automobile, and the established 
successes driven by public-private collaboration. These 
are the key historic factors that have shaped physical 
development in the Chattanooga-Hamilton County area.  

 

Enterprise South Industrial Park
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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Image Source: Chattanooga-Hamilton County Regional 
Planning Agency
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The public input received through previous planning 
efforts served as a starting point for this plan, Renewing 
Our Vision. RPA created a compendium of plans,  
studies, and community visioning initiatives conducted 
in the Chattanooga-Hamilton County area since 1997. 
The plans ranged in scale from the 30-block area of  
River City Company’s plan for Chattanooga’s City Center 
to the 16-county, tri-state area of Thrive 2055. Some  

plans focused on a single issue such as parks or 
transportation, while others explored multiple topics in 
an integrated way.

RPA evaluated the vision statements, goals, and 
recommendations from 46 planning documents. By 
identifying the issues that were cited most frequently 
across multiple planning documents, over 1,000 goals 
were summarized into the 14 key issues below: 

Key Issues from Prior Planning Efforts

1. Transportation options

2. Neighborhoods with jobs, shops, and grocers

3. Unique, authentic neighborhoods

4. Diverse, affordable housing

5. New building in areas with adequate streets,   
sewers, and schools

6. Repair or maintenance of existing streets, sewers, 
and schools

7. Access to parks and other public facilities

8. Preserving natural resources

9. Preserving historic resources

10. Preserving scenic beauty

11. Attractive streets with good lighting and sidewalks

12. Protecting homes and businesses from flooding

13. Access to produce and fresh foods

14. Many opportunities for different types of jobs

These key issues were then vetted with the public 
to determine if they are still top priorities for the 
Chattanooga area. Details of the public engagement 
methods and results can be found in Chapter 4: Public 
Process and Results.

2 A full report on the compendium can be found in the appendix.
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The Tennessee-Georgia bi-state Transportation Plan-
ning Organization (TPO) is the federally mandated Met-
ropolitan Planning Organization for Hamilton County, 
Catoosa County and the northern portions of Dade and 
Walker counties. The TPO develops plans and policies to 
prioritize transportation projects for federal funding. The 
primary functions of the TPO are to produce the Unified 
Planning Work Program, regional long-range transporta-
tion plan, and Transportation Improvement Program as 
well as evaluating traffic congestion, air quality, mobility, 
and multimodal transportation options.

PLANNING APPROACH  

RPA encourages wise planning of Hamilton County’s 
physical development by recommending policy that 
integrates land use, transportation, and resource man-
agement. This approach involves making assessments, 
generating ideas, and creating implementation tools for 
elected officials and community stakeholders. It is im-
portant to emphasize that Renewing Our Vision and other 
plans crafted by RPA address other community issues but 
only through the lens of  physical development. 

RPA’s planning approach is based on 
physical development.

For example, a plan may suggest that buildings face the 
street. If the buildings have windows and patios that offer 
a clear view of the street, this will provide more “eyes 
on the street”. If there are people watching the activity 
on the street, it is likely to deter crime. Recommending 
that buildings face the street is an aspect of physical 
development that can address the social issue of crime.   

REGIONAL PLANNING AGENCY  

The Chattanooga-Hamilton County Regional Planning 
Agency (RPA) is responsible for developing the Growing 
Forward planning framework. The RPA  serves as staff to 
the Chattanooga-Hamilton County Regional Planning 
Commission and the Chattanooga-Hamilton County/
North Georgia Transportation Planning Organization.

The Planning Commission is charged by Tennessee 
Code Annotated with the responsibility of planning the  
physical development of the region. The Planning  
Commission’s role is to make zoning and land use rec-
ommendations to the local legislative bodies and make 
final decisions on subdivision requests for Hamilton 
County and all municipal governments except College-
dale, Red Bank, Signal Mountain, and Soddy-Daisy. Seven 
of the 15 members are appointed by the Chattanooga 
Mayor, seven by the County Mayor, with an additional  
jointly- appointed member serving as the Chair.  

ADVANCING GREAT PLACES

The RPA’s mission is to provide a comprehen-
sive vision and guide for the community that en-
hances the quality of life by integrating growth 
with the conservation of resources. This vision 
will include both short and long range goals and 
strategies that public and private community 
leaders can use for implementation.  

Chattanooga-Hamilton County Regional Planning Commission Meeting
Image Source: Chattanooga-Hamilton County Regional Planning Agency



COMPREHENSIVE PLAN UPDATE 15

RENEWING OUR VISION

RPA Planning Principles 
 
The following principles guide the work of the RPA. 
Planning should:

1. Provide for the health, safety, and welfare of   
the community;

2. Be proactive and visionary;

3. Reflect the integration of comprehensive econom-
ic, social, and environmental factors;

4. Promote the wise use of existing resources without  
compromising options for the future;

5. Recognize the importance of diversity in the   
community, including the people, cultures, values,  
places, and natural resources;

6. Involve citizens in the planning process;

7. Reflect a high ethical standard, free from   
conflicts of interest;

8. Seek to find a balance between what is good for  
the community as a whole and the rights of citi-
zens as individuals;

FIGURE 2.2 Physical 
Development’s Relationship 

to Social, Economic, and 
Environmental Issues

9. Incorporate realistic and flexible implementation  
tools and assign responsibility for specific areas of  
implementation;

10. Recognize the importance of the urban, suburban, 
and rural areas to the economic and cultural vital-
ity of the entire community;

11. Facilitate new growth while protecting neighbor-
hoods, infrastructure, and the environment; and

12. Be an ongoing process in which previously devel-
oped plans are reviewed periodically and updated 
or modified as needed if conditions or preferences 
have changed.

This is the context in which Renewing Our Vision is 
grounded. The nature and history of the planning area; 
the legacy of previous planning efforts; and the role, 
approach, mission, and principles of the RPA all shape 
this plan for physical development in the Chattanooga-
Hamilton County area.
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Image Source: Chattanooga-Hamilton County Regional Planning Agency
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“The best vision is insight.” 
Malcolm Forbes

TRENDS AND 
ANALYSIS

INTRODUCTION  

Prior to setting Hamilton County’s future course, it is 
important to learn from the key influences and trends 
that have shaped Hamilton County’s growth in the past 
and may well continue to influence it in the future.  This 
chapter highlights those influences and trends that aid in 
designing the vision, goals, and recommendations for the 
physical development of Hamilton County. These findings 
are presented in summarized form to capture the primary 
themes learned from a more detailed analysis covering 
the six topics below. A more detailed report can be found  
in Appendix D.

The following topics were identified for analysis because 
of their influence on physical development:

• Population: how Hamilton County’s population is 

growing and changing and the implications for 
meeting changing lifestyle needs including hous-
ing, community type, and transportation;

• Economic Development: how the employment 
base is changing, what physical components are 
driving economic growth, and what that means for 
future planning;

• Natural Resources: what their value is to citizens 
and businesses, how they are impacted by growth, 
and to what degree they are currently protected;

• Infrastructure: how sewers, schools, and transpor-
tation influence development patterns; the costs 
to build and maintain these facilities; how they are 
currently financed; and the critical issues to consid-
er moving forward,
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• Connecting Transportation and Land Development: 
how development intensity and people’s choices 
about where to live and work impact the transpor-
tation system; and

• Development Patterns: how the placement of 
buildings, streets, and green spaces impacts life-
style choices; how zoning and other local codes 
impact development patterns; and how exist-
ing zoning throughout the county compares 
with current trends in lifestyle preferences. 

A.  POPULATION TRENDS/KEY 
      FINDINGS

Planning for future growth starts with an understanding 
of how Hamilton County’s population is growing and 
changing. Population growth drives the need for 
additional housing, which in turn drives demand for 
services, transportation, and commercial development.  
Population changes including household composition, 
generational shifts, and ethnicity drive specific 
community services, transportation, and housing needs.  
For example, a growing senior population increases 
demand for access to community facilities such as health 
care, retirement homes, and transit such as on-demand, 
door-to-door shuttle service.  These forces taken together 
have implications for planning that must be addressed so 
that Hamilton County not only accommodates forecasted 
growth, but more importantly, supports the changing 
lifestyle needs of the population.  Below is a summary of 
the key findings. 

• Hamilton County is projected to continue ex-
periencing moderate growth and could add 
between 60,000 to 90,000 residents by 2040.5 
That  equates to a doubling of the current popula-
tions of Collegedale, East Ridge, Lakesite, Lookout 
Mountain, Red Bank, Ridgeside, Signal Mountain, 
and Soddy-Daisy.   These new residents will create 
demand for places to live, work, and play.

• The two largest population groups in the coun-
ty are the Baby Boomers (born 1946-1964) and 
the Millennials (born 1981-2000). Their unique 
lifestyle preferences will have planning impli-
cations for housing, community amenities, and 
transportation. Most Baby Boomers currently live 
in the suburbs and are expected to stay in their 
homes as they age. They will need more support 
services and transit options to accommodate their 
changing mobility needs.  More than prior genera-
tions, Millennials tend to favor living in urban places 
that are walkable, transit friendly, and provide a va-
riety of nearby social gathering places. It is not con-
clusively known whether Millennials will continue 
to prefer urban living or change their preferences 
to a more suburban lifestyle as they marry and form 
families.  

• Hamilton County is becoming more ethnically 
diverse with minorities increasing from 28% of 
the population in 2010 to 41% of the population 
by 2040.6  While Hamilton County is not expect-
ed to become a “minority-majority” by 2040, this 
growth in diversity, particularly in new immigrants, 
will have implications for housing and transporta-
tion needs.  Nationally, minority households have a 
lower median income ($32,584-$38,039 versus the 
national average of $49,777) and are less likely to 
own a home (46-47% versus 64.9%) compared to 
the general population.    

• Hamilton County households are decreasing in 
size and growing in number, increasing demand 
for housing and changing community needs. 
In 2010, household size dropped to 2.3 people 
per household from 2.9 people per household  
in 1970.7 Households are changing from a predomi-
nance of two-parent families to one-parent fami-
lies and one-person households.  These changing 
demographics alter the market demand for certain 
housing types. There will be a need for a greater va-
riety of housing with a premium on convenient ac-
cess to jobs and community services as households 
diversify.

5 Population projection ranges based on Woods and Poole ( www. woodsandpoole .com ), Center for Economic and Business Research (cber.utk.edu), and RPA’s own esti-
mates from Census Data and land use trends., 6 The University of Tennessee Center for Business and Economic Research (CBER), “Tennessee Population Projections” (2013).
7 Census of Population, US Census Bureau, (1970, 1980, 1990, 2000, 2010)
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FIGURE 3.2 Hamilton County Demographic Changes 1970 - 2010

FIGURE 3.1 Hamilton County Racial Distribution
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B.  ECONOMIC TRENDS/KEY    
      FINDINGS

The Chattanooga-Hamilton County area has long been 
the economic hub for the region.  The economy must 
remain healthy in order for the area to continue to be a 
leader in the region and to provide jobs, products, and 
services needed by the public. A vibrant economy also 
generates tax revenue that contributes to public facilities 
and services that the community enjoys. Sustaining 
and building a vibrant economy  involves collaboration 
between public, private, and nonprofit sectors. This 
collaboration is essential to develop and maintain the 
following community qualities that support business 
growth: 1) labor costs and skills; 2) availability of land 
that is ready to be developed; 3) transportation and 
technology accessibility; 4) cost and availability of utilities 
and infrastructure; 5) business-friendly environment 
including incentives, tax structure, public policy, and 
regulations; and 6) community features that impact 
quality of place and life such as crime rate, housing 
cost and availability, public schools, and recreational 
and cultural opportunities.8 These qualities not only 
help attract new businesses, but are also important for 
retaining and supporting existing companies.9

While planning does not address all these factors, 
it does impact key factors such as land availability, 
accessibility to transportation, and availability of 
utilities, infrastructure, and community amenities.  The 
following overview  provides perspective on some of 
the key drivers shaping Hamilton County’s economy. 

• Manufacturing has historically been the core of 
Hamilton County’s economy and will continue 
to play an important role with the arrival of Volk-
swagen and several other major industries to 
the broader region; however, today’s economy 
is more diverse, with manufacturing jobs tak-
ing up just 10% of all employment compared to 
32% in 1970.10 The professional and business and 
service sectors have grown significantly over the 
last 30 years and such diversification is projected  
to continue.11

FIGURE 3.3 Employment Sectors for 1970 and 2013

8 Corporate Survey Results: Site Selection Factors http://www.areadevelopment.com/corpSurveyResults/, 9 Leading Locations for 2014: U.S. Metros Ranked for Economic 
and Job Growth http://www.areadevelopment.com/Leading-Locations/Q2-2014/Leading-Metro-Locations-Full-Results-442216.shtml#, 10 Woods & Poole Economics, Inc. 
“The 2013 Complete Economic and Demographic Data Source (CEDDS) Regional Projections and Database”, 11 Ibid
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• The recent resurgence in manufacturing has 
strained the availability of “move in” or “shovel 
ready” industrial sites with all utilities and infra-
structure.  All seven industrial parks developed by 
local governments are full except for 147 acres in 
Enterprise South Industrial Park and Centre South 
Riverport/Industrial Park. Hamilton County is ex-
periencing significant demand for both greenfield 
sites as well as existing facilities. The challenge is 
determining how Hamilton County can develop 
industrial parks and/or adapt an inventory of aging 
facilities in time to meet the burgeoning interest in 
relocating and expanding businesses.

• Maintaining and enhancing community ameni-
ties has become an  important factor  in attract-
ing and retaining skilled workers. The local econo-
my is increasing the demand for higher-skilled jobs, 
which places an increased importance on attract-
ing and retaining skilled, talented, and innovative 

STATUS OF CHATTANOOGA/ 
HAMILTON COUNTY INDUSTRIAL 
PARKS

Bonny Oaks Industrial & Office Park:  
313 acres, full

Centre South Riverport/Industrial Park: 208 
acres, 86  acres available

Enterprise South Industrial Park: 3093 acres, 61 
acres available

Mountain View Industrial Park: 31 acres, full

Silverdale Industrial Park: 70 acres, full

Ooltewah Industrial Park: 37 acres, full

Soddy-Daisy Industrial Park: 65 acres, full 
       Source:  Hamilton County Real Property Office

workers. Quality of life plays an increasingly critical 
role in attracting businesses and talented workers, 
especially in the new economy.12 The area has made 
great strides in utilizing the region’s natural ameni-
ties to build a brand and economy around outdoor 
sports. Furthermore, numerous projects and events 
have been implemented in the past decades to 
maintain and improve the area’s community ame-
nities such as the Tennessee Riverwalk, Riverbend 
Festival, Main Street revitalization, and Enterprise 
South Nature Park. The value of these amenities to 
economic development was underscored by Volk-
swagen’s remarks that a major factor in the decision 
to locate in the area “was the ‘intangibles’ about 
Chattanooga, including its livability, sustainability 
focus, mountain and river setting, and environmen-
tal record.” 13

• Chattanooga’s transportation facilities are an 
important driver of the area’s functioning econ-
omy.  Because of the intersection of I-24, I-59 and 
I-75, the Chattanooga metropolitan area ranked the 
highest for long-haul freight activity on a per-mile 
basis in the country in 2010.14  Two-thirds of the 
trucks on area interstates are identified as trucks not 
making local deliveries.15  The total freight volume 
by weight in Chattanooga is projected to grow 36% 
to 34 million tons by 2040.16 Currently, more than 
76% of the freight is moved by truck, and truck share 
is expected to increase in the future.17 Lack of alter-
nate routes, coupled with high-frequency crash lo-
cations on local interstates, contributes to shipping 
and movement delays which increase operating  
costs.18 New strategies to address this issue are 
needed, or the region risks losing its transportation 
advantage for current and prospective employers.

C. NATURAL RESOURCES TRENDS/ 
     KEY FINDINGS 

Hamilton County contains a rich variety of natural 
resources in close proximity to one another.  These 

12 Blair, J. P. and R. Premus “ Major Factors in Industrial Location: A Review.” Economic Development Quarterly, 1: 72-85, 1987, 13 The Chattanoogan.com. (July 15, 2008). 
http://www.chattanoogan.com/2008/7/15/131482/Volkswagen-Chose-Chattanooga-Due-To.aspx, 14 INRIX 2010 National Traffic Scorecard: https://www.dailyherald.
com/assets/pdf/DA8286439.pdf, 15 Chattanooga-Hamilton County/North Georgia Transportation Planning Organization (2011) Chattanooga Regional Freight Profile, 
16 Chattanooga-Hamilton County/North Georgia 2040 Regional Transportation Plan, 17 TRANSEARCH, 18 Chattanooga-Hamilton County/North Georgia 2040 Regional 
Transportation Plan



GROWING FORWARD22

NEXT STEPSDEVELOPMENT POLICYGOALSPUBLIC PROCESS & RESULTSTRENDS & ANALYSISCONTEXTINTRODUCTION

resources include, but are not limited to, the  mountains, 
ridges, rivers, creeks, floodplains, wetlands, forested 
areas, and agricultural lands.  These resources also define 
Hamilton County as a unique place. Very few places offer 
a major river, many small bodies of water, multiple creeks 
and streams, mountains and ridges, a river gorge, and a 
wide variety of outdoor activities including hiking, fishing, 
rock climbing, mountain biking, hunting, boating, rowing, 
caving, kayaking, and hang gliding within 30 minutes 
of home. A 2014 RPA land use review found that 12.6% 
of the county’s land area is dedicated to recreation or 
conservation uses (Figure 3.12)  Residents and businesses 
also value these amenities as noted in the summary 
findings below.  The challenge will be protecting these 
resources as Hamilton County grows.

• Natural resources are highly valued by Hamilton 
County’s citizens and play an important role in 
the local economy, ranking among the top five 
priorities by residents in both the Thrive 2055 and 
the Renewing our Vision processes.  In a Thrive 2055 
December 2014 press release, the group reported 
that they “surveyed 1,137 participants from the en-
tire region about preferred themes of growth for 
our future and was overwhelmingly told economic 
growth is paramount, but not at the expense of los-
ing our natural treasures.”  Hamilton County’s natu-
ral resources provide a key venue for national sport-
ing events such as the Little Debbie Ironman, USA 
Cycling Professional Road and Time Trial National 
Championships, Head of the Hooch, Three State 
Three Mountain Challenge, and River Rocks Festival.   
Chattanooga’s leadership position in outdoor recre-
ation was also affirmed by a national publication, 
Outside Magazine, which dubbed Chattanooga as 
“The Best Outdoor City” in 2011 and again in 2015.  
These resources also help the Chattanooga Cham-
ber of Commerce to market the area’s livability as 
part of their economic recruitment efforts and the 
Chattanooga Area Convention and Visitor’s Bureau 
to recruit tourists and conventions.

• Ridges and hillsides are critical components of 

the area’s scenic beauty and environmental vi-
tality, comprising one-third of Hamilton Coun-
ty’s total land area (Figure 3.4).19 Only 16% of that 
ridge and hillside land, however, is protected.  While 
the current regulations address slope stabilization 
and revegetation, they do not address major altera-
tions to tree cover or major slope cuts. 

• Waterways, floodplains, and wetlands make up 
over 20% of Hamilton County’s total land area 
(Figure 3.5).20  Based on the 2012 Tennessee De-
partment of Environment and Conservation stream 
survey, three-quarters of the 30 surveyed streams 
in Hamilton County are not meeting their intended 
uses (water supply, aquatic life, etc.).  Chattanooga’s 
new stormwater standards should improve this 
situation, but a broader set of strategies, including 
site sensitive design and development, is needed to 
encourage conservation of floodplain areas. 

• While current regulations provide incentives 
for conservation of trees and woodlands, actu-
al development practices have resulted in very 
limited retention of them.  Woodlands and trees 
provide many benefits including shade, stormwater 
management, reduction of urban heat island ef-
fects, and improved air quality.  They also provide 
the backdrop for many outdoor recreation activities 
including cycling, trail running, hiking, camping, 
rock climbing, bird watching, and hunting.  

• Between 2002 and 2012 Hamilton County lost 
11,979 acres of prime farmland.21  If outward 
growth continues, more farmland will be con-
verted to other uses.  In 2014, a land use survey  
conducted by the RPA showed 11,000 acres of land 
used for agricultural purposes (Figure 3.12). For 
many property owners, selling their farmland to be 
developed is a way to save for retirement and pro-
vide a financial legacy for their families.  

• Over the past several years, Hamilton County’s 
air quality has been improving.  It is expect-
ed, however, that the air quality compliance 

19 Based on analysis of currently protected areas by Chattanooga-Hamilton County Regional Planning Agency
20 Tennessee Water Quality Assessment Report , US Environmental Protection Agency, (2012). http://iaspub.epa.gov/apex/waters/f?p=ASKWATERS:V_WO_ASSESSMENT_
UNITS:0::::P4_OWNER:ATTAINS, 21 County Summary Highlights, Census of Agriculture, U.S. Department of Agriculture, (2002 and 2012), 22 Urban Land Institute and EY, 
Infrastructure 2014, Shaping the Competitive City , Urban Land Institute, (2014)
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FIGURE 3.4 Hamilton County Slopes
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FIGURE 3.5 Hamilton County Flood Map
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standards will be increased.  Hamilton County is 
currently classified as “non-attainment” for meeting 
federal air quality standards for fine particulate mat-
ter (PM2.5) and in 2007 underwent an Early Action 
Compact for proactively addressing ozone prior to 
an anticipated designation. That designation will 
likely happen in 2016. This classification means all 
federally-funded transportation projects and pro-
posed industrial developments that contribute to 
those pollutant emissions must be reviewed and 
approved to maintain compliance.  Therefore, fu-
ture planning and decision-making about econom-
ic development and transportation investments 
should consider approaches that minimize air pol-
lution emissions.

D. INFRASTRUCTURE KEY TRENDS/ 
      FINDINGS

Businesses, developers, and the general public value well-
maintained infrastructure. In a 2014 national survey of 
business people and government officials by the Urban 
Land Institute, 88% of respondents rated infrastructure 
quality as a top or a very important consideration when 
determining where to make real estate investments.22   

Infrastructure - “the basic physical 
and organizational structures and 
facilities (e.g., buildings, roads, 
and power supplies) needed for the 
operation of a society or enterprise.”

American English Oxford Dictionary

Hamilton County residents responding to the “What do 
you want to grow?” exercise used in the development of 
this plan chose the repair and maintenance of existing 
schools and roads as their highest priority of fourteen 
options (see Chapter 4: Public Process and Results for 
more information). As Hamilton County experiences 
population and job growth over the next 30 years, there 
will be increased demand to build new infrastructure 
and to maintain existing facilities in order to provide 
adequate level of service. More importantly, how the 
county develops will impact infrastructure costs and 
the quality of the infrastructure will impact quality of 
life for county residents.  A 2013 report which surveyed 
17 studies of compact and sprawling development 

FIGURE 3.6 Transportation Planning Funding Levels
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scenarios across the country came to this conclusion:  up-
front infrastructure costs for features like roads, sewers 
and water lines are 38% lower on average for compact 
development than conventional suburban development. 
23  The following summary provides an overview of the 
costs of maintaining or building sewers, schools, and the 
transportation network.

• Transportation infrastructure is expensive to 
build and maintain.  The recently adopted Chat-
tanooga-Hamilton County/North Georgia 2040 
Regional Transportation Plan (RTP) notes that the 
total annual operations and maintenance cost for 
the existing regional transportation system is ap-
proximately $69 million per year. The cost to con-
struct a new two-lane undivided road is about 
$4-6 million per mile, while the cost for resurfacing 

is approximately $105,000 per mile.24 Because of 
these costs, responsible infrastructure manage-
ment should account for not only expansion costs, 
but also the maintenance of the existing system.

• In the face of higher transportation system 
maintenance costs and projected federal trans-
portation funding shortfalls, priorities are shift-
ing away from road capacity expansion towards 
maintaining the existing system along with 
greater emphasis on sidewalks, bike lanes, and 
transit to provide more transportation options.  
The National Highway Trust Fund provides a dedi-
cated source of federal funding for highways.  It is 
the primary way that federal highway and transit 
programs are funded for state, local, and national 
projects across the county.  Federal funds have his-
torically been the primary capital funding source 
for the TPO.  In an assessment of funding sources 
that have been utilized by the TPO between 2007 
and 2011, the 2040 RTP states that Federal funds 
accounted for almost 80% of both highway and 
transit capital funds. Furthermore, short-term legis-
lation continues to make the financial security and 
implementation of proposed projects uncertain. 25 

 
Due to this uncertainty, transportation planning  
has  shifted away from adding more capacity towards 
more cost-effective approaches that maximize the 
operating efficiency of the existing transportation 
system.  The 2040 RTP, which prioritizes funding for 
all federally-funded transportation projects in the 
region, increased the system preservation fund-
ing levels from 28% to 42% of total funds.  Fund-
ing for added roadway capacity was reduced from 
51% to 30%, while funding for bicycle, pedestrian, 
and  transit projects increased from 21% to 28%. 
 
As a whole, the region contains many areas without 
pedestrian, transit and bike facilities to meet daily 
needs.  Currently, in Hamilton County households 
are spending 54.8% of their income on housing 
and transportation.  With the projected population 

FIGURE 3.7 Bicycle Infrastructure Gaps

Source: 2040 Regional Transportation Plan

23 Building Better Budgets, A National Examination of the Fiscal Benefits of Smart Growth Development , Smart Growth America, (May 2013)., 24 Chattanooga-Hamilton 
County/North Georgia 2040 Regional Transportation Plan, (2014), 137-138, 25 Ramsey Cox, “Senate sends highway bill to Obama”, The Hill, (7/31/2014), http://thehill.com/
blogs/floor-action/senate/214026-senate-sends-highway-bill-to-obama
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growth, alternatives to the personal vehicle also 
ensure a more efficient use of our transportation 
network. To date, the shift to multimodal planning 
has been limited in its geographic extent, and large 
areas throughout the county lack dedicated facili-
ties for pedestrians and cyclists (Figure 3.7) and are 
largely inaccessible to transit users. Integrating 
transit, bicycle, and pedestrian modes will be key 
to cost-effectively improving transportation system 
performance in a tightly constrained fiscal environ-
ment.  An extensive network of quality walking, bik-
ing, and transit connections would provide social, 
health, and economic opportunities for the region’s 
current and future residents.

• Historically, in  Hamilton County the expansion 
of wastewater systems has followed develop-
ment. The benefit of this approach is that develop-
ment pays for the cost of infrastructure expansion as 
it occurs.  The negative consequence is that growth 
becomes less predictable and even suppressed due 
to the cost of sewer extension. 

• The cost of just repairing the existing Chatta-
nooga and Hamilton County sewer systems to 
meet current water quality standards is signifi-
cant.  Both the City and the County are currently 
upgrading their sewer systems due to enforce-
ment action from the Environmental Protection 
Agency and Tennessee Department of Environ-
ment and Conservation (TDEC). Chattanooga is 
investing $250 million to provide major upgrades 
in response to a court ordered consent decree.26 

The Hamilton County Water and Wastewater Treat-
ment Authority (WWTA) received an order from 
TDEC in 2009 to correct bypass issues on Signal 
Mountain and to develop a Corrective Action 
Plan, as well as to establish a Maintenance, Op-
eration, and Management Program for the en-
tire collection system to address infiltration and 
inflow27 (Figure 3.8). The total estimated cost for 
WWTA to complete these improvements to their 
existing sewer system is $3,238,000.28 These are 
just two examples of the added maintenance costs 
for repairing the existing infrastructure as it ages. 

• High quality schools are a major attractor for 
new development and can positively impact 
property values.29  Schools are also expensive 
to build and maintain.  Currently a new elemen-
tary school can cost up to $20 million while mid-
dle and high schools can cost up to $30 million.30  

E.  CONNECTING TRANSPORTATION  
      AND LAND DEVELOPMENT KEY    
      TRENDS/FINDINGS

Transportation and land development are closely 
connected.  Once transportation provides access to 
land, it increases the potential for land development.  In 
turn, increased land development generates more travel 
which increases demand for improved transportation 
access. The layout and design of land uses affects 
travel choices. For example, the interstate highway 
system allows residential development far away from 
employment centers which requires more driving by car 
to reach work destinations. In recent years, planners have 
recognized that coordinating transportation investment 
decisions with land use decisions is a better way to 
reduce congestion, decrease vehicle emissions, and save  
energy use.

• Hamilton County’s current overall development 
pattern is not compact and separates areas 
where residents live from where they work.  This  
pattern (Figure 3.9) places demand on the 

FIGURE 3.8 Infiltration and Inflow Sources

Image Source: www.bryantx.gov/water-services/wastewater-treatment-and-compliance/.  
Used with permission from the City of Bryan, TX.   

26 http://www.chattanooga.gov/public-works/waste-resources/consent-decree, 27 Hamilton County WWTA Web-site FAQ; http://www.hamiltontn.gov/wwta/faq.html
28 2010 Hamilton County WWTA Audit Report submitted to the Tennessee State Comptroller,29 Public Schools and Economic Development; http://www.mea.org/tef/pdf/
public_schools_development.pdf,  30 CMD Construction Data; http://www.cmdgroup.com/building-types/senior-high-schools/tennessee/projects/, 
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“On the one hand, there is a desire for the close-
ness and convenience that come from communities 
where walking is easy, and errand and commute 
times are short.  On the other hand, Americans 
overwhelmingly prefer to live in single-family, de-
tached homes – even if that means driving more 
and a longer commute to work.  The need to find 
a proper balance between privacy and community 
is apparent in how Americans prioritize the things 
that are important to them when deciding where 
they want to live.  Privacy from neighbors is the sin-
gle most important attribute, yet privacy is closely 
followed by more communal characteristics -like 
high-quality public schools, sidewalks and being 
within an easy walk of other places and things in 
the community.”

F. DEVELOPMENT PATTERNS KEY  
     TRENDS/FINDINGS

What one sees when driving to work or walking along 
a street is largely the built environment. The built 
environment is defined by the buildings, how those 
buildings are located on their lots, the uses in those 
buildings (retail, office, residential, industrial, or public 
services), the roads, sidewalks, paths, and parking areas 
that access the buildings, and the green spaces in 
between (street trees, landscape buffers, and natural 
areas). How these elements are arranged can make 
a big difference in the type of built environment and 

transportation system for more road widening and 
reduces opportunities for other transportation op-
tions.  The 2010-2012 American Community Survey 
showed that Hamilton County is heavily dependent 
on driving for transportation:  84% of workers drove 
alone to work with an average travel time of 22 min-
utes, only 8.5% carpooled (24 minutes), less than 
1% used transit (41 minutes), and 0.3% biked (15 
minutes).  The sparse transit coverage in the coun-
ty discourages transit use.  Just one in five homes 
is within walking distance of a transit stop, one in 
three is within a one-mile bike ride of a transit stop, 
and only half of jobs are transit-accessible.31 

• More compact, connected development tends 
to increase the feasibility of providing easy and 
convenient access through more transportation 
choices (driving, carpooling, walking, biking, 
and public transit) to reach housing, jobs, goods, 
services, and recreation.  For example, urban cen-
ters with mixed land uses in close proximity encour-
age walking and biking while large lots and low-
density development encourage driving.32  A study 
showed that a reduction from twenty to five dwell-
ing units per acre increases average vehicle travel 
and automobile expenditures by about 40%.33 Re-
searchers found that people in a compact and con-
nected community walk and use transit more, drive 
less, spend less on the combined cost of housing 
and transportation, are less likely to be involved in 
fatal car crashes, have better access to healthy food, 
are likely to weigh less, have lower blood pressure 
and less chance of being diabetics, live longer, and 
have more job opportunities.34

• Nationally, however, a significant part of the pop-
ulation does desire to live in less compact subur-
ban subdivisions with limited street connectivity 
as a means of maintaining privacy and limiting 
through traffic.   This preference was noted in the 
executive summary of a 2013 homebuyer survey 
conducted by the National Association of Realtors:  
 

The built environment is everything in our sur-
roundings made by people. Homes, offices, 
roads, sidewalks, wastewater treatment plants, 
wireless cell towers, parks, and farms are all 
part of the built environment. The built envi-
ronment can range in scale from a single build-
ing, to a neighborhood, to an entire city.

 31 Chattanooga-Hamilton County/North Georgia Transportation Planning Organization, 2014 Regional, 32 School of Urban Studies and Planning, College of Urban and 
Public Affairs, Portland State University, (2003). The Transportation-Land Use Connection. http://web.pdx.edu/~jdill/Connection.pdf, 33Neighborhood Explorations. This 
View of Density. http://www.sflcv.org/density/about.html,  John Holtzclaw, (1994) Using Residential Patterns and Transit to Decrease Auto Dependence and Costs http://
docs.nrdc.org/smartGrowth/files/sma_09121401a.pdf,  34 Smart Growth America, (April 2014). Measuring Sprawl 2014.  http://www.smartgrowthamerica.org/documents/
measuring-sprawl-2014-summary.pdf 
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FIGURE 3.9 Employment-Workforce Population Balance, Hamilton County, Tennessee
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how we live within it.  For example, an urban built 
environment typically has multi-story buildings that are 
close together, contain a variety of uses, front directly on 
the street, and are immediately accessible by sidewalks 
and on-street parking with parking lots to the rear.   
Whereas a suburban built environment has mostly single- 
story buildings that generally contain one use, are set 
back far from the street, and are immediately accessible 
by cars using drive lanes and surface parking lots in 
front.  These different types of development are known as 
development patterns.

Each type of development pattern supports a different 
lifestyle and set of transportation options. 

• Urban development patterns are more walkable, 
can be more easily serviced by transit, offer proxim-
ity to a variety of uses and activities such as shop-
ping, dining, and recreation, and provide a greater 
variety of buildings and housing choices within an 
immediate neighborhood. 

• Suburban development patterns focus on driving 
convenience and residential privacy and seclusion 
with limited road connectivity, thus requiring more 
driving to meet daily needs.

Zoning and subdivision regulations play a significant 
role in shaping development patterns. Subdivision 
regulations govern how lots are subdivided, while the 
zoning ordinance impacts how buildings are placed on 
the lot, building height, location and amount of parking, 
the allowed land uses, and required landscaping and 
green spaces.  Given the significant impact development 
patterns can have on lifestyles and transportation 
options, it is important to consider how policies and 
codes influence these patterns to ensure Hamilton 
County continues to meet the lifestyle needs of current 
and future residents.

• Over 70% of Hamilton County’s land area is 
zoned for low intensity development patterns 
(agricultural and low-density residential) that 
promote suburban single-family subdivision 

Image Source: Greg Haynes, Chattanooga-Hamilton County Regional Planning Agency

FIGURE 3.10 Urban and Suburban Development

SUBURBAN

URBAN
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development.  Looking to the future, without any 
changes this will continue to be the predominant 
development pattern.

• Only 6.8% of the total land area is zoned (Figure 
3.10) for manufacturing and many of the exist-
ing zoned manufacturing sites have reached 
capacity.35  While there may be opportunities to 
redevelop existing urban industrial sites, there will 
continue to be demand for industrial sites in the 
county which may require additional industrial zon-
ing. 

• Only 1.2% of the total land area is zoned (Figure 
3.10) for mixed-use, urban development.36 

• A majority of homebuyers favor a mix of houses, 
stores, and businesses that are easy to walk to 
rather than a neighborhood with only houses 
that requires driving to stores and businesses 
(60 percent to 35 percent).37  Those preferences 
were confirmed by a 2012 local realtor/builder sur-
vey that noted increased market demand for smaller 
homes and lots located in communities with side-
walk amenities and convenient access to shopping, 
schools, and work.38  Currently, the zoning pattern 
for Hamilton County promotes mostly one form 
of development pattern and lifestyle:  suburban. 
There are very few mixed use, urban options.

CONCLUSION

It is clear that Hamilton County is growing and changing 
in some profound ways.  This growth can be a tremendous 
opportunity for Hamilton County residents to benefit from 
better jobs and low taxes from enhanced revenues and 
greater variety of services and living choices. Nonetheless, 
without a clear vision or strategy, growth can be a liability 
by degrading those key community amenities that  
retain and attract employers and residents, increasing 
public service and transportation costs, and failing to 
anticipate the changing lifestyle needs of citizens and 
future job seekers.  

The most notable input exercise during these workshops 
was the “Land In Between” (more specifically detailed in 
Chapter 6: Development Policy). This exercise highlighted 
the immense challenge of facilitating growth and 
development while also preserving natural assets and 
making wise use of existing infrastructure.  It also informed 
participants about current and projected population, 
the percentage of land in the county protected from 
development, percentage adequately serviced by 
existing or planned transportation infrastructure, and the 
remaining area in which to consider the potential for new 
growth.  With the goal of being proactive in planning for 
new growth, participants were asked a series of questions 
about where development should occur and how natural 
resources should be protected.  The results are depicted 
in Figures 4.4 - 4.9.

It isn’t a question of growth or no growth.  The real 
question is, how should Hamilton County grow? Will it  
grow in a manner that preserves the scenic beauty and 
critical natural resources?  Will it  grow in a way that creates 
new job opportunities? And as growth occurs, what will 
it look like? How will new growth pay for infrastructure 
services such as sewer, water, roads, and schools?

The good news is that Hamilton County is growing at a 
moderate rate. This rate allows time to plan for the future 
without having to accommodate an out of control growth 
pattern that other communities have experienced.  That 
isn’t to say planning for the future will be easy, but that 
the time to start thinking about the future is now.

35 RPA Interview with Charles Wood, Chattanooga Area Chamber of Commerce, (November 2014), 36 RPA, 37 2013 National Community Consumer Preference Survey 
conducted by the National Association of Realtors, 38 RPA
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FIGURE 3.11 Zoning
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FIGURE 3.12 Land Use
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Public Input
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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“Coming together is a beginning, staying together is 
progress, and working together is success.”

Henry Ford

PUBLIC PROCESS 
AND RESULTS

As with any plan, public participation is a key ingredient. 
Three primary stakeholder groups were engaged during 
the Renewing Our Vision comprehensive plan update 
totaling 597 participants.  Citizens were also educated 
about the public process at several community-wide 
events such as the Riverbend Festival, where staff spoke 
to hundreds of people. 

Technical and Community Advisory Committees 
(TAC/CAC) – The TAC includes representatives from 
government departments and local or regional experts 
in fields such as transportation, the environment, public 
services, economic development, and social issues. 
They were tasked with reviewing the Regional Planning 
Agency’s (RPA) methods, trends, and data from their 
unique technical perspectives. The CAC reflects a diverse 
cross-section of the community. These individuals helped 
identify underrepresented groups and provided guidance 

on engaging a more representative sample of Hamilton 
County as a whole. For a full list of committee members, 
see Appendix A.

Elected/Appointed Officials – Throughout the process, 
elected and appointed officials from Hamilton County 
and its municipalities, as well as the members of the 
Chattanooga-Hamilton County Regional Planning 
Commission, were given presentations and attended 

Advisory Committee
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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monthly open houses to provide comments and discuss 
progress. 

The Public – The public was engaged in multiple ways to 
provide input on this plan. Those methods can be found 

in the callout box to the left. Individuals were also invited 
to sign up for an electronic newsletter to become more 
involved with Growing Forward. 

Public input provided insight into how the community 
interpreted the planning work conducted and how current 
public sentiment compares to feedback provided by the 
public in the past. The RPA began by culling past plans 
for issues repeatedly cited by community members and 
inviting the public to review these issues. Through Pop-up 
Planner events, meetings with the advisory committees, 
and online surveys, the current priorities were verified. 
That information shaped the goals of this plan. The goals 
were then vetted with the public, advisory committees, 
and elected officials in a series of workshops and online 
tools which led to the creation of the development policy, 
the major recommendation of this plan, which can be 
found in Chapter Six: Development Policy. 

FEEDBACK AND RESULTS 

Pop-up Planner Events

Formal public meetings are often attended by the same 
participants and represent a limited geography. In an 
attempt to reach more people from a greater cross-
section of the county, a traveling booth called a Pop-
up Planner was created to engage people in the places 
where they go as part of their daily routine. The Pop-up 

METHODS USED FOR PUBLIC  
NOTIFICATION, PARTICIPATION, 
AND FEEDBACK. 

• Project website

• Planner Speak blog about planning terms

• Local newspapers

• Where’s Tim Now (photo scavenger hunt for  
 youth)

• Online quizlets (short surveys)

• Meeting tag-along (speaking at existing  
 community meetings)

• Monthly newsletter

• Twitter and Facebook

• Riverbend Festival 

• Pop-up Planners (booths at community  
 gathering  places with opportunities to  
 provide input)

• Word of mouth through community leaders

Public Meeting
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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FIGURE 4.1 Map Locating Public Events During Renewing Our Vision
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Planner was set up at 24 locations (Figure 4.1) with a total 
of 513 people participating.

Participants were given a list of 14 issues culled from 
over 44 past plans. All 14 issues were cited frequently 
and appeared in multiple plans.  Participants were asked 
to select their top priorities out of the 14 issues or write 
in their own. Figure 4.2 illustrates how those priorities 
ranked. The most common write-in issues were safety, 
education, marginalized populations, including the 
elderly and individuals with disabilities, and concerns 
about tax increases.

FIGURE 4.2 Priority Ranking of Issues

FIGURE 4.3 Issues Prioritized by Need for Policy or Regulation

Pop-up Planner Walden
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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Participants were also asked to note the need for 
governmental policy to support their prioritized issues 
(see Figure 4.3). There was a notable difference between 
how the issues ranked and those issues for which people 
felt there needed to be stronger protection through 
policy or regulations. For instance, although ‘preserving 
natural resources’ ranked fifth overall, it was the top issue 
that the most individuals felt needed supporting policy.

WORKSHOPS 

Three public workshops were held across Hamilton 
County, along with a leadership workshop for elected 
officials and an online version for those unable to attend in 
person. These workshops were created to gather feedback 
on draft goals, growth and development preferences, 

and criteria for siting large regional facilities. A total of 
84 people participated. The most notable input exercise 
during these workshops was the “Land In Between” 
(more specifically detailed in Chapter 6: Development 
Policy). This exercise highlighted the immense challenge 
of facilitating growth and development while also 
preserving natural assets and making wise use of 
existing infrastructure.  It also informed participants 
about current and projected population, the percentage 
of land in the county protected from development, 
percentage adequately serviced by existing or planned 
transportation infrastructure, and the remaining area in 
which to consider the potential for new growth.  With 
the goal of being proactive in planning for new growth, 
participants were asked a series of questions about where 
development should occur and how natural resources 
should be protected.  The results are depicted in Figures 
4.4 - 4.9. 

FIGURE 4.4 Public Responses to the Question  
“ Where Should Development Occur?” 
in Terms of Infrastructure
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FIGURES 4.5 - 4.8 Public Responses to Questions About How We Develop as a County.

FIGURE 4.5 

FIGURE 4.6 
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FIGURE 4.7

FIGURE 4.8
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MEASURING REPRESENTATION 

It is important in any public process to strive for citizen 
participation that is representative of the entire 
community. Although a statistically valid sample size was 
not obtained for Hamilton County during this process, 
there was participation from almost every zip code 
(Figure 4.10) as well as age and income bracket (Figures 
4.11 and 4.12). 

The RPA staff found that the combination of online and 
non-traditional techniques for in-person engagement 

increased awareness of and participation in the plan.  
Anecdotally, some participants commented that they 
had not previously participated in an RPA public process. 
Staff felt that the feedback received from the Renewing 
Our Vision public process aligned with past public input, 
validating that the 14 issues that were cited frequently 
in previous plans are still priorities today. In addition, 
the wealth of feedback received online, through the 
Pop-up Planner booths, workshops, advisory committee 
meetings, and from elected and appointed officials 
shaped the final goals and development policy presented 
in the next two chapters.

FIGURE 4.9 Public Responses to Questions About How do we Protect our Natural Resources
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FIGURE 4.10 Map of zip codes which had residents participate in Renewing Our Vision
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FIGURE 4.11 Participant Age FIGURE 4.12 Participant Income

 Chattanoooga-Hamilton County Regional Planning 
Agency wins Chapter of the American Planning 
Association Award

The Pop-Up Planner public engagement method won a 2015 
Tennessee Chapter award for Outstanding Tool for its originality, 
innovation and effectiveness.  The award committee chose this 
tool as “the mobility and flexible content of the tool makes it 
easily adaptable to any community issue.  It can be used by any 
community to reach out to a wide variety of people.”

Justin Tirsun, RPA Senior Planner and originator of the Pop-Up 
Planner tool, accepted the award on behalf of the RPA
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Image Source: Chattanooga-Hamilton County Regional Planning Agency
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1St Street Steps
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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“A goal without a plan is just a wish”

 Antoine de Saint-Exupery

GOALS

Change is inevitable. Planning is a proactive way to face 
change and help achieve the desired results for the future. 
Renewing Our Vision seeks to address change proactively 
by balancing needs and desires in a fiscally-responsible 
manner. Based on Chapter 3: Trends and Analysis, it 
is evident the community is changing and growing. 
Households are changing, people want more options 
for getting around, development patterns are producing 
some unintended consequences, and there is a need 
to be more fiscally responsible in strategizing public 
investment. The goals presented in this chapter serve as 
a guide for responding to or reversing these trends. By 
reviewing current plans for the region and public input 
gathered, staff identified the needs and desires that the 
public expressed time and time again. The goals of this 
chapter seek to  achieve those outcomes most needed 
and desired.

In 2006, the prior countywide Comprehensive Plan 2030 
contained thirty-four individual goals for six different 
community components: Housing, Business, Natural 
Environment, Public Spaces and Recreation, Civic Facilities 
and Services, and Transportation.  The 2015 Renewing 
Our Vision comprehensive plan update consolidates 
the previous thirty-four goals into six. Six broad goals, 
rather than 34 specific goals, help to focus the plan while 
addressing multiple issues or needs. Fewer, but more 
strategic goals, will allow for more effective monitoring 
of progress. The consolidated set of goals resulted from 
reviewing previous plan goals, assessing national and 
local trends, and comparing public input received during 
this process with that obtained over years of previous 
planning efforts, many of which were adopted by local 
government. It is believed that achieving these goals 
will result in substantial, positive impacts on Hamilton 
County’s economy and quality of life. 
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The goals presented here are the foundation upon 
which the development policy, described in Chapter 
6: Development Policy, is based and further informs 
the subsequent steps of the Growing Forward planning 
framework. Collectively, the goals represent the 
community’s vision for physical development within the 
county, development that responds to the changing 
trends affecting the population.  It is important to 
note that this plan update does not focus on specific 
neighborhoods or communities. Planning for subareas 
within the county will be conducted in future plans 
as outlined in Chapter 7: Next Steps. Nonetheless, the 
Regional Planning Agency (RPA) considers the following 
goals applicable to all communities within Chattanooga 
and Hamilton County, and they will serve as a reference 
and guide in future planning processes.  

 GOAL 1: BUILD COMPLETE   
 COMMUNITIES 

A complete community, large or small, meets the basic 
needs of its residents. Those basic needs include, but 
are not limited to, housing, shopping, entertainment, 
employment, recreation, education and transportation 
options. The arrangement of these components can 
vary greatly within Hamilton County. Some communities 
have more housing than shopping and employment 
opportunities while another community may have just 

the opposite pattern. Some communities may have 
more wooded areas, fewer streets, and fewer housing 
options. Despite these physical differences, all complete 
communities are able to meet most, if not all, of their 
residents’  basic needs and contribute to the economic 
foundation of the entire county. 

During the public input process, citizens ranked 
“Neighborhoods with jobs, shops and grocers” as the 
second highest priority.  The Trends and Analysis chapter 
also noted that the separation between where people 
live and where they work places significant stress on the 
transportation system.  Providing opportunities for jobs, 
shops, and grocers in or near neighborhoods increases 
convenience and helps alleviate congestion.

 GOAL 2: BUILD CONNECTED  
 COMMUNITIES

A connected community has a variety of transportation 
options connecting all of its community components 
described in Goal 1 as well as connecting it to other 
nearby communities. Those transportation options 
within each community or neighborhood may include 
some of the following: walking, biking, local or express 
bus service, commuter rail, on-demand transit, park 
and rides, carpooling or ride sharing, taxis, individual 
automobiles, ferries and other watercraft, and aviation. 

Cambridge Square
Image Source: Chattanooga-Hamilton County Regional Planning Agency

Bike Share System and CARTA Shuttle
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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The availability, convenience, and quality of infrastructure 
for  each of these options varies depending on the type 
of community. In general, the more densely populated a 
community is, the more transportation options become 
financially viable. 

The public has identified transportation options, 
attractive streets with good lighting and sidewalks, and 
accessibility to parks/public facilities as priority issues.  
The plan analysis also noted that a number of existing 
communities do not have adequate biking, walking, or 
transit access.  By promoting connected communities, 
or providing a range of transportation options, residents 
of all ages will have more choices to meet their changing 
accessibility needs.

 GOAL 3: CREATE HEALTHY   
 COMMUNITIES

A healthy community keeps its air and water clean. It 
recognizes the delicate balance between its natural 
systems and its man-made systems. The natural systems 
include wetlands, large forested and wooded areas, water 
sources, hillsides, and floodplains. These natural systems 
work together to help keep the air and water clean. 
Therefore, a healthy community makes sure reasonable 
measures are in place so that the natural systems and 
man-made systems work together to maintain a health 
environment. 

In addition, a healthy community supports the fitness and 
nutrition of its residents. A healthy community  provides 
opportunities for active living. This can be as simple as 
providing sidewalks, walking paths, bicycle paths, bicycle 
lanes, parks, or other facilities that encourage physical 
activity, which fits nicely with the connected community 
described in Goal 2. 

In a healthy community, people also have access to fresh, 
nutritious food. Sources for healthy food could include 
backyard garden plots, community gardens, farmers’ 
markets, corner stores, and supermarkets. A healthy 
community contributes to the quality of life and helps 
attract individuals to live and work there.

Community members ranked “Preserving natural 
resources” as one of the  top five priorities among 
fourteen issues.  In addition, Chapter 3: Trends and 
Analysis notes that most of Hamilton County’s natural 
systems, while an important part of the area’s tourism and 
economic development efforts, are largely unprotected 
from development practices that would impact these 
resources.

 GOAL 4: CREATE SAFE   
 COMMUNITIES

A safe community has inviting public areas including 
sidewalks, streets, parking areas, and parks. If a 

Wolftever Creek
Image Source: Chattanooga-Hamilton County Regional Planning Agency

Jefferson Heights Community Park
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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community’s public areas feel unsafe or uninviting, 
people will not use them, perpetuating the condition. 
Inviting public areas are safe public areas because they 
encourage more use and activity. Design plays a key 
role in all of this. It matters how a sidewalk is designed. 
It matters if buildings are placed close to sidewalks or far 
away. It matters how and where crosswalks are located. It 
matters if a traffic circle is used instead of a traffic signal. 
It matters if a bike lane is used instead of a bike path. If 
there is safety in numbers, then a community should be 
designed to allow people to easily see and be seen. A safe 
community attracts residents, customers, and business 
owners, which in turns helps to fulfill Goal 1: to build 
“complete communities”.

While safety was not a specific issue that was identified 
for ranking during the planning process, safety was the 
top write-in answer noted by public participantsit does 
play an important role in shaping the livability of a 
community.  For example, the Trends and Analysis chapter 
noted that many areas in Hamilton County are not safe for 
pedestrians or cyclists due to lack of adequate sidewalks 
or bike facilities.  

 GOAL 5: FOSTER UNIQUE AND  
 ATTRACTIVE COMMUNITIES

A unique community celebrates its own special 
character, or “sense of place”. A community’s sense of 
place is typically influenced by its history, location, 
culture, natural features, special landmarks, physical 
form, and architecture. Protecting and enhancing these 
elements contributes to a community’s identity and is 
what clearly distinguishes it from other communities. 
An attractive community is pleasing to the senses. It 
may draw attention because it is visually attractive or 
simply because it remains consistently clean and tidy. 
The buildings may be purposely arranged and designed 
in such a way to attract the eye. The landscaping and 
trees may be strategically planted in a manner that 
creates a comfortable environment or general sense of 
well-being. Again, this goal is closely related to all of the 
other goals. For example, if a street is lined with trees, it 
becomes inviting and safe for pedestrians, healthy for the 
environment, and attractive for all.

Citizens ranked “Preserving scenic beauty” as the eighth 
highest priority among the fourteen community issues.  
While not ranked as highly among the fourteen issues, 
“Attractive streets with good lighting and sidewalks”, 
“Preserving historic resources”, and “Unique authentic 
neighborhoods” were all common themes identified from 
the analysis of past planning documents.  Collectively, 
these themes emphasize the importance of maintaining 
the area’s unique landscapes and historic landmarks and 
promoting quality development that complements the 
scenic beauty of the region. 

View of Lookout Mountain 
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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Active Downtown
Image Source: Chattanooga-Hamilton County Regional Planning Agency

 GOAL  6: ENCOURAGE    
 ECONOMICALLY VIBRANT   
 COMMUNITIES

Economic growth through jobs, land development, 
and new housing provides opportunities for Hamilton 
County citizens to prosper, existing businesses to expand, 
and local government to grow the tax base to pay for 
public services and infrastructure.  Citizens noted the 
importance of jobs by ranking highly two community 
issues  “Neighborhoods with jobs, shops and grocers” (#2), 
and  “Many opportunities for different types of jobs”(#6).   
As noted in the Trends and Analysis chapter, investments 
in infrastructure such as roads, sewer, and schools have a 
significant impact on economic growth.

In order to maximize the long-term economic benefits 
needed to sustain vibrant communities, it is important 
for growth to be guided by a vision and strategy that 
ensures adequate services and infrastructure to meet the 
demands of new development without compromising 
the existing services.  Likewise, growth should be directed 
towards locations with existing or planned infrastructure 
to maximize the return on public investment. Lastly, 
infrastructure investments, zoning policy, and 
development codes are important tools that influence 
where and how new development takes place.

In summary, achieving complete, connected, healthy, 
safe, unique and attractive, and economically vibrant 
communities throughout the county, will result in 
improvements to the natural environment,  economy, 
and population. While these goals  will help to guide 
important decision-making, they do not set policy.  Thus, 
a policy to guide development based on existing and 
planned street infrastructure and important natural 
resources is needed.  A development policy that fulfills 
this need is introduced in the next chapter. 
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GreyHawk Trails
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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“Growth  is inevitable and desirable, but destruc-
tion of community character is not. The question  
is not whether your part of the world is going to  
change. The question is how.”

Edward T. McMahon

DEVELOPMENT
POLICY

The Development Policy is intended to be used as a 
framework to guide the development of subsequent 
site-specific land use and transportation policies.  It is 
not intended to be used as a primary tool for reviewing 
specific zoning requests or for evaluating regionally-
significant developments.

Review criteria for siting regionally-significant 
developments have been provided at the end of this 
chapter.  This will help to ensure accommodation of larger-
scale public and/or private developments necessary for 
the local economy and public welfare while minimizing 
impacts to surrounding communities and considering 
wise use of public resources.

The development policy:

• is a strategy for accommodating population and 
economic growth;

• is a planning framework for making thoughtful land 
development, infrastructure, and public investment 
policy recommendations;

• offers a variety of future development options; and

• supports the goals of this plan update.

Development should be encouraged in or near 
areas with existing or planned infrastructure 
and discouraged in or near areas with sensitive 
natural resources.
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MAPPING THE POLICY

Land development is typically driven by the private sector 
for economic reasons.  In turn, the development often 
enhances the community by providing access to jobs, 
housing, commerce, and recreation.  Access to the various 
land uses is provided by facilities for walking, biking, public 
transit, aviation, water, and the automobile. These facilities 
are connected in a county-wide transportation system. In 
addition, land uses are supported by waste management, 
water supply, sewer, stormwater management, public 
parks, recreation centers, civic centers, and other similar 
public services. 

It is essential to find a balance of developing land, 
providing public services, and preserving land to maintain 
clean air and water, preserve natural ecosystems, and 
retain valuable scenic assets. To identify an appropriate 
balance, an analytical mapping tool was used to evaluate 
preferred locations for future development. Three maps 
were created to categorize the more than 368,000 acres 
of land in Hamilton County as follows:

Map 1- Protected Land (18% of the county’s total 
acreage)  - Water and land resources already protected 
from development through ownership by government, 
nonprofits, land trusts, conservation groups, and private 
companies (Figure 6.1).  

Map 2- Land  Supported by the Transportation System 
(18% of the county’s total acreage) - Land adequately 
serviced by existing or planned transportation 
infrastructure, including public transit, as well as sewer 
(Figure 6.2).

Map 3- The Land “in Between” (64% of the county’s total 
acreage) - Land “between” the protected lands and lands 
supported by the transportation system. This land has 
limited transportation service and farmland alongside 
large lot houses, and rural countryside communities.  
In addition, it contains natural resources such as steep 
slopes, contiguous forests, and floodplains. Nonetheless, 
development is allowable anywhere in this area. The 
Trends and Analysis chapter also identifies that the “land 
in between” is where much of the recent growth and 
development has been occurring (Figure 6.3).

Map 4- Development Intensity Level Areas (83% of the 
county’s total acreage)

The 2005 Comprehensive Plan 2030 included a map of 
Hamilton County depicting development sectors (Figure 
6.4), development models, and opportunity areas. This 
plan update follows a similar approach but frames a 
development policy illustrated by “Development Intensity 
Levels” instead of development sectors (Figure 6.5).

The Land in Between map helps pinpoint where 
the potential challenges of balancing preservation, 
development, and future public services will be within 
Hamilton County.

The data from Map 2 (Land Supported by the 
Transportation System) and Map 3 (Land in Between) 
was used to determine each intensity level area. The data 
was also used, along with the plan goals in the previous 
chapter, to determine the development potential within 
those areas. Each intensity level contains a brief description 
of typical population and development patterns as well 
as the suitability for new community development and/
or redevelopment of existing communities.  Building 
transportation facilities is time consuming, costly, and 
most often a substantial public investment. Therefore, 
available transportation facilities became a key factor of 
this plan update.

The development intensity and potential of an area is 
directly related to the type of transportation facilities 
available. A detailed methodology for how each level 
was mapped can be found Appendix X.The following 
development intensity levels are intended to establish 
an appropriate and balanced scale of development 
within Hamilton County. The scale ranges from Level 1, 
supporting very little development, to Level 5, supporting 
the most. The intensity levels are not regulations. 
They are intended to guide the creation of specific 
recommendations and development codes for specific 
communities.  The specific recommendations will be 
addressed in the area plans of the Strategy for Great Places 
and the necessary code or regulatory revisions to achieve 
those recommendations will be undertaken in the last 
Growing Forward phase, Building the Future. 
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FIGURE 6.1 Protected Land
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FIGURE 6.2  Land Supported by the Transportation System
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FIGURE 6.3  The Land “In Between”
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FIGURE 6.4 Previous Development Sectors 
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FIGURE 6.5 Updated Development Policy
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DEVELOPMENT INTENSITY LEVELS

As a guide, the intensity levels describe potential for 
development, whereas the subsequent area plans will 
determine the desired future development pattern, 
or patterns, including additional protection of natural 
resources and supporting infrastructure improvements.  
These phases are further described in Chapter 7: Next 
Steps. The general characteristics and development 
potential of each development intensity level are outlined 
as follows.

LEVEL 1

Level One is defined by areas that are culturally, 
environmentally, or aesthetically significant but are not 
managed or protected (100-year floodplains, pasture/hay 
areas or cultivated crops, areas having 25%-100% slopes, 
and priority conservation forest blocks).  Typically, these 
areas are sparsely populated with little development that 
generally consists of individual buildings on large tracts of 
land. From a transportation perspective, these areas tend 
to have limited transportation facilities, or road network 
that can support intensive development.

Development Potential

Because these areas contain sensitive environmental 
features, they have the least potential for development, 
or future public services and facilities.  However, they have 
high potential for protecting large natural areas through 
parks, greenways, working farms and conservation 
easements.

Image Source: Greg Haynes, Chattanooga-Hamilton County Regional Planning Agency

ROAD CLASSIFICATION

For the purposes of this Development Policy, 
Minor and Major Roads are classified as follow:

Minor Roads: 

•      Urban Minor Arterial

• Urban Collector

• Rural Minor Arterial

• Rural Major Collector

• Rural Minor Collector

Major Roads:

• Urban Interstate

• Urban Principal Arterial

• Rural Interstate

• Rural Principal Arterial

• Freeways and Expressways

Local streets are not assigned as Major or Minor.
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LEVEL 2

Level Two is defined by all the remaining lands that do not 
meet the criteria to be classified in the other levels.  Typically, 
these areas are sparsely to moderately populated with 
development patterns that generally consist of both large 
tracts of undeveloped land, residential subdivisions, and 
limited small-scale commercial/industrial development. 
Level Two also includes important natural features such 
as the 500 year flood zone, forested areas (less than one 
acre) and slopes (less than 25%).  From a transportation 
perspective, these areas generally contain no minor or 
major road intersections and a limited road capacity (less 
than 13 linear miles of road surface per square mile). 

Development Potential

Because these areas have a limited transportation network, 
they are more suited for low-intensity development.  
Clustered development should be promoted to retain 
important natural features and landmarks that define 
the character of these areas.  Because the predominant 
development pattern is low intensity, these areas also 
have limited potential for future public services and 
facilities, bike lanes, sidewalks and transit for commuting/
daily needs. However, there is some potential for 
recreational pedestrian/bike paths. These areas have 
a moderate potential for natural resource protection 
through clustered development and development site 
design, and public parks/green spaces/conservation 
areas.

LEVEL 3

Level Three is defined by areas in close proximity to minor 
road intersections. Generally, these areas are moderately 
populated with development patterns that include a 
wide variety of residential uses and small to medium scale 
commercial/industrial development. Large undeveloped 
tracts of land are somewhat limited. Level Three also 
includes important natural features such as the 500 year 
flood zone, forested areas (less than one acre) and slopes 
(less than 25%). From a transportation perspective, these 
areas contain minor and some major road intersections.

Development Potential 

Because these areas are close to minor road intersections, 
they are most appropriate for low to moderate intensity 
development in the form of new communities, expansion 
of existing development, and for extension of future 
public services and facilities. 

Due to the predominant low to moderate scale of 
development, these areas provide some potential for 
bike network and sidewalks/pedestrian paths, but 
limited potential for transit. There is good potential for 
minor road intersections to become centers of activity 
for commercial/office with interconnected street grid, 
sidewalks, bicycle facilities, and bus stops (if served by 
transit). Opportunities for protecting large natural areas 
are more limited due to the proximity of infrastructure.

Image Source: Greg Haynes, Chattanooga-Hamilton County Regional Planning Agency Image Source: Greg Haynes, Chattanooga-Hamilton County Regional Planning Agency
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LEVEL 4

Level Four is defined by areas in close proximity to major 
road intersections and intersections of major-minor roads. 
Typically, these areas are moderately to substantially 
populated and developed, featuring land use patterns 
that include a wide variety of residential uses and medium 
scale commercial/industrial development. Large tracts of 
undeveloped land are very limited. Most development 
opportunities are infill/site redevelopment. Level Four 
also includes important natural features such as the 500 
year flood zone, forested areas (less than one acre) and 
slopes (less than 25%). From a transportation perspective, 
these areas contain major road intersections with centers 
of activity and an interconnected street grid that may 
include sidewalks, bicycle facilities, and bus stops.

Development Potential 

Because these areas are close to major road intersections, 
they have a moderate to high potential for infill and for 
building well-defined neighborhood centers, parks, and a 
more concentrated mix of residential and nonresidential 
uses, accompanied by new multimodal connections 
and transportation facilities. From a transportation 
perspective, they have a moderate to high potential 
for bike network, sidewalks and mass transit including 
expanded bus services and commuter rail facilities. 
Opportunities for protecting large natural areas are more 
limited due to the proximity of infrastructure. Resource 
protection opportunities should be incorporated into 
development site design or public parks/green spaces/
plazas.

LEVEL 5

Level Five areas have all the characteristics of Level Four 
and have a high road density (at least thirteen centerline 
miles per square mile in the surrounding area). Usually 
these areas within the City of Chattanooga are highly 
populated and developed, whereas other portions of 
Hamilton County may be more moderately populated 
and developed. Development patterns include a wide 
range of residential and non-residential uses and 
densities.  Most development opportunities are infill/
site redevelopment.  Level Five also includes important 
natural features such as the 500 year flood zone, forested 
areas (less than one acre) and slopes (less than 25%).  
Level Five contains the most public services and facilities, 
and has the greatest potential for mass transit service.

Development Potential

Because these areas have a high road network density 
and are in close proximity to a major road intersection, 
they have the most potential for infill and redevelopment 
that is urban and walkable, and most potential for 
future public services and facilities. However, older areas 
may need infrastructure improvements to encourage 
redevelopment. These areas have the most potential 
for Complete Streets, or constructing and retrofitting 
streets in a way that provides for safe, efficient, and 
convenient walking, biking, public transit, and driving.  
They also have the most potential for a concentrated 
mix of residential and nonresidential uses accompanied 
by a well-connected and fully-integrated multimodal 
transportation system.

Image Source: Greg Haynes, Chattanooga-Hamilton County Regional Planning Agency Image Source: Greg Haynes, Chattanooga-Hamilton County Regional Planning Agency
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As mentioned in the introduction to this chapter, not 
all development opportunities will adhere to the policy 
guidance above due to type, size, and special needs/
circumstances such as access to public services or 
transportation facilities.  Therefore, these atypical public 
or private developments will be treated as regionally 
significant and reviewed as outlined in the next section. 
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REGIONALLY-SIGNIFICANT 
DEVELOPMENT 

Determining the optimal location for many facilities and 
developments within Hamilton County involves a more 
regional perspective, or consideration of factors beyond 
the county line. These types of development have a more 
substantial impact on the region as a whole.

For example, hundreds of miles of federal and state 
highway systems cross through Hamilton County. 
These highway systems allow thousands of people 
from surrounding counties and states to access major 
employment and retail centers within Hamilton County 
and beyond. Highways are but one example of regionally 
significant facilities.

Regionally-significant facilities and development include:

• Infrastructure (interstate highways, pipelines, rail-
roads, airports, rivers, bridges and tunnels);

• Universities and specialty schools;

• Retail malls serving a multi-county market;

• Industrial/manufacturing complexes;

• Waste facilities (landfills and water treatment);

• Security facilities (prisons and jails);

• Recreational trail systems; and

• State and national wildlife areas or parks that host 
threatened or endangered species.

Outside influences drive the need for these facilities as 
well as determining their success. Therefore, planning 
for these facilities should extend beyond community or 
neighborhood planning. It is essential to consider the 
potential benefits and impacts as well as estimated public 
costs for future regionally-significant development. 
Currently, there is no multi-jurisdictional process or 
mechanism for coordinating and planning regionally 
significant development. The Regional Planning Agency 

researched how other cities and counties manage the 
issue and asked the public for suggestions on where 
these types of development should be located.  The 
following is the result of that research and public input 
and will be used to identify appropriate locations for 
future regionally-significant development.

Review Criteria for Placement of Regionally-
Significant Developments

The following questions should be considered when 
reviewing a site for regionally significant development:

• What is the economic impact in terms of jobs and 
tax revenue of the proposed facility?;

• Has proper documentation been provided show-
ing that all technical and safety related concerns 
have been addressed?;

• Can existing facilities be expanded or replaced 
before constructing new ones?;

• What is the level of impact to occupants of adja-
cent and surrounding land uses?;

• Will the facility impact the visual or aesthetic qual-
ity of the adjacent and surrounding area?;

• What is the expected impact to the natural 
resources?;

• Is the site served by transportation facilities or in-
fastructure with adequate capacity to support the 
proposed development?;

• Will there be provisions for multimodal access and 
circulation?;

• Can the need for the development be met through 
other means? Examples include improving  rehabil-
itation and education to reduce the need for jails, 
or increasing composting and recycling to reduce 
the need for landfills; and

• Are there alternative development forms? Ex-
amples include integrating a mix of uses, building 
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a transit-oriented development, and using sustain-
able design and building materials versus building 
a conventional large retail center.

The development policy, along with the guiding goals of 
this plan, “set” the foundation for the next two steps of the 
Growing Forward planning framework. The next chapter 
describes those subsequent steps.

Bonny Oaks Industrial and Office Park
Image source:  ©2015 Google
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Community Engagement
Image Source: Chattanooga-Hamilton County Regional Planning Agency
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“Plans are only good intentions unless they 
immediately degenerate into hard work.”

Peter Drucker

NEXT STEPS

Renewing Our Vision, as mentioned earlier in this 
document, is not an isolated plan but rather the first of a 
three-part process. The goals and development policy of 
this plan have created a thoughtful and planned vision for 
the future of physical development in Hamilton County. 
The Regional Planning Agency (RPA) through its direct 
leadership in the next two phases (Strategy for Great Places 
and Building the Future) will focus on consolidating and 
updating area plans throughout Hamilton County and 
updating the zoning codes to align with the vision, goals 
and development policy established by this document  
However, realizing this vision and implementing the 
policy of a scaled approach to the location and amount 
of development over time is dependent on community 
support and actions of other departments/organizations 
that extend beyond the capacities of the Regional 

Planning Agency. Each of the suggested actions outlined 
below helps to address the six plan goals and provide 
guidance to other departments and agencies as those 
entities develop their work programs and/or partner 
on various projects to improve the county and its 
municipalities.

 COLLABORATIVE ACTIONS
1. Link major infrastructure improvements in-

cluding jurisdictional capital improvement pro-
grams, with the development policy of this plan 
and subsequent steps of the Growing Forward 
framework. 

Major infrastructure improvements include 
utilities, schools, and transportation facilities.   
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The intent is to ensure that major improvements to 
civic services, which have a direct impact on where 
and when development and growth occur, are 
consistent with this document for future growth in 
Hamilton County in order to minimize and mitigate 
unintended consequences as well as capitalize on 
opportunities. RPA, through the Regional Transpor-
tation Plan and Transportation Improvement Pro-
gram, will continue to coordinate the identification, 
prioritization and programming of federally funded 
transportation improvements.  The Strategy for Great 
Places will also address transportation improvement 
opportunities in coordination with federally funded 
transportation plans and programs.  RPA will inform 
local jurisdictions about the Comprehensive Plan 
goals, development policy and recommended ac-
tions, and will promote alignment of capital budget-
ing with the Comprehensive Plan.  However, RPA has 
no direct role in planning/programming for sewers, 
utilities or schools, which are determined by local 
jurisdictions.  This action will address Goals 1 and 6 
to “build complete” and to “encourage economically 
vibrant” communities.

2. Create a process to identify major econom-
ic drivers, sites available for the establish-
ment of such business/industry, and moni-
tor the economy for changing technologies 
or shifts in workforce needs/opportunities. 
 
The current supply of industrial sites for large-foot-
print employers is at capacity.  The region also has 
opportunities to capitalize on the growing high 
tech/startup industry which is dependent on a high 
quality urban environment.  While RPA can play a 
supportive role in providing geographic data to 
help inform the analysis, the expertise to conduct 
this analysis would need to be provided by an eco-
nomic development organization such as the Chat-
tanooga Area Chamber of Commerce and/or local 
government economic development office. The 
intent is to ensure adequate opportunity for the de-
velopment of major employers or employment cen-
ters and incubate technological advancements for 

economic competitiveness within the region and 
beyond.  This action will address Goal 6 to “encour-
age economically vibrant” communities

3. Identify, monitor, and protect priority elements 
of the natural environment in each jurisdiction.  
 
The analysis for the Comprehensive Plan update 
notes that while the region has a rich variety of 
outdoor recreational opportunities and natural re-
sources that are highly valued by citizens and play 
a role in attracting new employers, these resources 
are largely unprotected.  These elements include 
tree canopy, steep slopes, prime agricultural soils, 
wetlands, floodplains, lakes, rivers, streams, air qual-
ity, biodiversity, and open space. While the RPA 
has a role in developing land use/transportation 
policies and codes that will help to protect these 
resources, other departments/organizations also 
play a role through water quality codes, land con-
servation organizations, and outdoor enthusiasts 
who can promote the value of these special places.  
RPA will need the support of other agencies/depart-
ments to provide access to the best available local 
environmental data and analysis to inform policy 
making, so that policies reflect local conditions.  The 
key is to implement a carefully balanced approach 
that combines education, collaboration, and devel-
opment of appropriate policies/codes that achieve 
the community’s conservation goals while respect-
ing the value of property rights, and accommodat-
ing the region’s growth needs.  The intent is to pre-
serve community character and ensure the health 
and safety of the ecosystem, which is key to ensur-
ing the public health and safety.  This action will ad-
dress all six goals.

4. Identify multimodal transportation opportu-
nities to make it convenient, safe, and com-
fortable for people to access their daily needs. 
 
Prioritize improvements that create connections 
between key community resources or amenities 
and large, diverse populations.  The intent is to im-
prove the overall efficiency of the transportation 



COMPREHENSIVE PLAN UPDATE 69

RENEWING OUR VISION

network, improve air quality by reducing vehicle 
miles traveled, and provide healthy, active and af-
fordable transportation options, especially for 
those who are not able or choose not to drive. RPA 
will incorporate this action in its policy recommen-
dations for the Strategy for Great Places and in its 
Transportation Planning Organization functions, 
which prioritize federally-funded transportation 
improvements.  However, the decision-making for 
funding and implementing specific multi-modal 
improvements is led by local jurisdictions.  This ac-
tion will address Goals 2 and 3 to “build connected” 
and to “create healthy” communities. 

5. When possible reuse vacant buildings and 
sites, especially those of notable historic value. 
 
The intent is to make use of existing resources, 
preserve open space and historic resources, make 
communities more attractive, and reduce crimes 
associated with vacant buildings and sites. RPA will 
promote utilization of existing buildings through 
the Strategy for Great Places from a land use policy 
perspective, and through zoning code changes 
that impact building reuse.  However, local building 
codes, water quality regulations and historic preser-
vation organizations also play an influential role in 
promoting building reuse.  This action will address 
Goals 4, 5 and 6 to “create safe”, “foster unique and 
attractive”, and “encourage economically vibrant” 
communities.

6. Increase opportunities for producing and pur-
chasing fresh, healthy food, especially for popu-
lations with limited access. 

Draw on the health impact analysis in the 2040 Re-
gional Transportation Plan and research conducted 
by the Hamilton County Health Department to iden-
tify priority areas for increasing access to healthy 
food.  The intent is to improve the health of the com-
munity by supporting farm practice and agriculture 
and connecting people to fresh, healthy foods. RPA 
will address opportunities for local food production 
through the Strategy for Great Places from a land use 
policy perspective.  However, local food production 

will have to be balanced with achieving broader 
economic and housing opportunities for the region.  
There are many other aspects of increasing access 
to local fresh food that go beyond the scope of RPA, 
such as business support for local farmers, property 
owner education, and development of farmer’s mar-
kets.  These elements will need to be coordinated 
by other local organizations.  This action will ad-
dress Goals 1 and 3 to “build complete” and “create 
healthy” communities.  

7. Identify the features that contribute to each com-
munity’s unique sense of place, and link those 
features to development codes and policies.  
 
These features could include public art, landscap-
ing, the natural environment, building design, pub-
lic spaces, traffic calming, and an appropriate mix 
of land uses.  The intent is to foster a sense of com-
munity pride and make communities more unique 
and attractive to economic development.  RPA will 
address this action through the Strategy for Great 
Places and Building the Future initiatives.  The Strate-
gy for Great Places will highlight important elements 
in each area that define each community’s unique 
sense of place and identify policies to promote the 
retention of these features as growth occurs.  Zon-
ing code modifications will be explored to promote 
achievement of each community’s vision for their 
place.  This action will address goal five to “foster 
unique and attractive” communities.

COORDINATION WITH THRIVE 2055

Some of the actions noted by this plan have also been 
identified by the Thrive 2055 regional planning initiative, 
a collaborative public-private strategic planning effort for 
16 counties that include portions of Tennessee, Georgia 
and Alabama.  The Thrive 2055 initiative has identified four 
areas of focus (Economic Development, Transportation, 
Education and Training, and Natural Treasures) and is now 
in the process of finalizing the action plan for each focus 
area.  The RPA staff will continue to partner with the Thrive 
2055 initiative to coordinate planning efforts and to utilize 
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the work and tools that have been created by Thrive 
2055.  One example is the regional GIS database that has 
documented critical natural resources throughout the 
region; RPA staff will use this database as a resource to 
inform its planning work.

STEP 2: STRATEGY FOR GREAT 
PLACES

As mentioned earlier, this plan also sets the foundation 
for two subsequent planning efforts identified through 
the new Growing Forward process. The Strategy for Great 
Places will detail place-based areas for which land use 
and transportation policies will be established in the 12 
planning areas shown on Figure 7.1. These areas were 
delineated using boundaries of adopted land use plans, 
geographic divides such as roads, municipal jurisdiction, 
census tract boundaries, topography and natural features 
such as water bodies and mountains, and existing public 
infrastructure.  The policies established for these areas 
will guide physical development for future land use and 
travel patterns through a public input process and seek 
to align specific recommendations to this plan’s goals 
and development intensity levels.  To begin this process, 
the regional intensity levels of this plan will be further 
broken down by development types, appropriate land 
use categories, and specific transportation modes.  This 
will generate a starting point for the discussion of desired 
specific development within each area. This step of the 
Growing Forward process will also enable the community 
to affirm policies that are working or envision new 
expectations for the area to grow or change.  

STEP 3: BUILDING THE FUTURE

Following adoption of those plans that constitute the 
strategy for all 12 planning areas, Building the Future, will 
outline and recommend necessary changes to codes and 
ordinances for the governmental bodies to implement, 
through law, the strategy and comprehensive vision. 

MEASURING COMPREHENSIVE PLAN 
EFFECTIVENESS

Despite the structure of linking this comprehensive 
plan to subsequent plans in an effort to make planning 
more effective, communities and neighborhoods are 
constantly changing.  This plan and subsequent plan 
documents must provide opportunity to respond to such 
change.  To accommodate this, additional action is being 
undertaken by RPA to supplement the Growing Forward 
process.  The agency will evaluate progress of this plan 
by identifying qualitative and quantitative measures to 
indicate improvement in achieving the goals and purpose 
of the development policy. This will occur through the 
creation of a technical report and biennial review process.  
The report will also include other potential community 
changes that may warrant/trigger an update to the 
Comprehensive Plan. 

PLAN ADOPTION AND FUTURE 
UPDATES

Adoption of this plan by the Chattanooga-Hamilton 
County Regional Planning Commission satisfies the 
requirements of Tennessee Code Annotated 13-3-301. 
It will supersede the 2030 Comprehensive Plan and 
serve as the general land development plan. It will be 
used to inform and guide more specific land use and 
transportation recommendations for each of the 12 
planning areas contained herein and part of the Strategy 
for Great Places.  
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FIGURE 7.1 Strategy for Great Places Plan Boundaries
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Appendix A:    Technical Advisory Committee and Community Advisory Committee

Appendix B:   Evaluation of Past Planning Documents

Appendix C:  Development Sector Methodology

Appendix D:  Trends and Analysis Technical Report
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TECHNICAL ADVISORY COMMITTEE

1. Active Living and Transportation Network
2. Chattanooga Area Regional Transportaion Authority (CARTA)
3. Chattanooga Metropolitan Airport Authority
4. TDOT Office of Community Transportation
5. Chattanooga Transportation Club
6. Northwest GA Transportation Club
7. Bike Walk Chattanooga
8. Land Trust for Tennessee
9. National Park Service
10. Trust for Public Land
11. Lookout Mountain Conservancy
12. Chattanooga Audubon
13. Hamilton County Soil Conservation District
14. Green/Spaces
15. Landscape Architects (TN ASLA)
16. North Chickamauga Creek Conservancy
17. Water & Wastewater Treatment Authority
18. Hamilton County Engineering
19. Hamilton County Health Department
20. Hamilton County Department of Education
21. Tennessee Valley Authority
22. Chattanooga Public Library
23. Hamilton County Development Department
24. Hamilton County Emergency Services
25. Chattanooga Area Chamber of Commerce
26. Chattanooga Neighborhood Enterprise
27. Chattanooga Enterprise Center
28. River City Company
29. Southeast Tennessee Development District/ Chattanooga Area Regional Council of Governments
30. Home Builders Association
31. Architects (AIA)
32. Convention & Visitors Bureau
33. Association of Realtors
34. Chattanooga Community Housing Development Organization
35. Chattanooga Housing Authority
36. AGC Manufacturer’s Association
37. Southeast Tennessee Human Resource Agency (SETHRA)
38. University of Tennessee at Chattanooga
39. Ochs Center for Metropolitan Studies
40. Hamilton County Step ONE
41. Thrive2055
42. Southeast Tennessee Area Agency on Aging and Disability
43. Chattanooga Regional Homeless Coalition
44. Habitat for Humanity
45. Public Education Foundation
46. Open Chattanooga
47. Engineering Club

Renewing Our Vision
Comprehensive Plan Update
Appendix A:  Technical Advisory   
Committee
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COMMUNITY ADVISORY COMMITTEE 

1. Chattanooga Organized for Action
2. Young Professionals Association of Chattanooga (YPAC)
3. Choose Chattanooga
4. Community Foundation of Greater Chattanooga
5. La Paz Hispanic Community Outreach
6. Urban League
7. YMCA
8. Bessie Smith Cultural Center
9. Crabtree Farms of Chattanooga
10. ArtsBuild
11. Southeast Tennessee Tourism Association
12. Public Education Foundation
13. The University of Tennessee at Chattanooga
14. Chattanooga State
15. Benwood Foundation
16. Lyndhurst Foundation
17. Erlanger Hospital System
18. Cornerstones, Inc.
19. Chattanooga Neighborhood Enterprise
20. Alstom Power
21. Blue Cross Blue Shield of TN
22. Volkswagen
23. Chattanooga Area Food Bank
24. Southeast Tennessee Development District
25. Center for Non-Profits
26. Chattanooga Rotary
27. United Way of Greater Chattanooga
28. Chattanooga Regional Homeless Coalition
29. Electric Power Board
30. Tennessee Valley Authority
31. Chattanooga Office of Multicultural Affairs
32. Friends of Hixson
33. Tennessee Equality Project
34. Outdoor Chattanooga
35. Causeways
36. 100 Black Men of Chattanooga
37. Neighborhood University
38. Disadvantaged  Groups

Renewing Our Vision
Comprehensive Plan Update
Appendix A:  Community Advisory 
Committee
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Renewing Our Vision
Comprehensive Plan Update
Appendix B: Evaluation of Existing  
Planning Document

Methodology

The Comprehensive Plan Update team created a compendium of recent public input by reviewing plans, interim plan 
deliverables, studies, and community visioning initiatives conducted in the Chattanooga-Hamilton County region.  The 
team compiled the vision statements, goals, and recommendations from 46 documents. After identifying the issues that 
were cited most frequently across multiple documents, the team synthesized the 1,000+ goals into 34 key goals.

The map on the following page represents the coverage areas of the 46 documents reviewed. The darker the color of an 
area, the more plans covered that area.

Example:
• Thrive 2055’s Compendium of Public Input is the only document that covered a 16-county area.

• 43 documents included the City of Chattanooga. 9 of 43 covered Chattanooga exclusively and in its’ entirety. 6 of 
43 covered areas including but larger than Chattanooga. 28 of 43 covered individual neighborhoods or sub-areas 
within Chattanooga.

Documents Reviewed                           
•   Comprehensive Plan 2030
•   Hamilton County Parks
•   Thrive 2055 (interim deliverable)
•   2040 Regional Transportation Plan
•   Chattanooga Area Regional Bicycle and Pedestrian   
          Plan
•   STAND Survey
•   2011 Chattanooga Food and Farm Assesment
•   Mass Transit Alternatives Study
•   Chattanooga Climate Action Plan
•   Resource Rain Guide
•   Places for People (Chattanooga Parks Assesment)
•   City of Chattanooga Municipal Forest Resource Analysis
•   Chattanooga City Center Plan (interim deliverable)
•   Chattanooga Housing Study
•   State of the Trees Report
•   Healthy Food Access in the Greater Chattanooga Area
•   Growth Readiness Report
•   Trust for Public Land Greenways Master Plan
•   Alton Park Master Plan
•   Avondale 2004
•   Brainerd Hills Neighborhood Plan
•   Bushtown Neighborhood Plan
•   Central Hamilton County Scenario Plan
•   Downtown Plan Chattanooga
•   East Brainerd Corridor Community Plan

•   East Chattanooga Area Plan
•   Glenwood - Churchville - Orchard Knob
  Neighborhood Plan
•   Hamilton Place Community Plan
•   Highland Park/Tennessee Temple
  University Master Plan
•   Highway 58 Community Plan
•   Hill City - Northside Neighborhood Plan
•   Hixson North River Community Plan
•   Lakesite Land Use Plan
•   Lookout Valley Area Plan
•   MLK Land Use Plan
•   North Brainerd Community Plan
•   North Shore Plan
•   Oak Grove 2004
•   Rossville Boulevard 2004
•   Shallowford Road 2005
•   Shepherd Community Land Use Plan/
  1987 Zoning Policy of the Shepherd Area
  and Airport
•   Signal Mountain Land Use Plan
•   Soddy-Daisy Comprehensive Plan
•   St. Elmo Master Plan
•   Summit 2013
•   Wolftever Creek Area Plan
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Appendix C:  Development Sector 
Methodology

REGIONAL DEVELOPMENT INTENSITY LEVEL METHODOLOGY

INTRODUCTION

The identification of regional development intensity levels began with the TransectMap methodology pioneered by 
Criterion Planners.  TransectMap itself is informed by SmartCode which is supported and maintained by the Center 
for Applied Transect Studies.  The methodology is based upon transects, “a system of land-uses and travel networks 
arranged on a rural to urban continuum” (TransectMap: A Transect Calibration & Delineation Method Ver 3.0. 2005. Criterion 
Planners).  Methods focus on how to identify the boundaries that separate the different sectors encountered along 
a transect.  Modifications to the TransectMap methodology, including terminology, were made to better reflect local 
conditions and considerations.  

PROTECTED LANDS

Protected lands are those where habitat protection is mandated, e.g., conservation easements, floodways, wetlands, 
national/military/state/local parks. 

Protected lands are identified in a number of different datasets and are then merged together into a single, representative 
data layer.  The Regional Resources Inventory maintained by The Center for Academic and Innovative Technologies 
(CAIT) at The University of Tennessee at Chattanooga was instrumental in providing the necessary data inputs.

PROTECTED LANDS INPUTS

For all data inputs, areas that are less than 1 acre are 
excluded.

Natural Resources Conservation Service (NRCS)
Conservation Easements

• 30-Year Easement

• Permanent Easement

• Marsh Refuges

Federal Emergency Management Agency (FEMA)
Digital Flood Insurance Rate Maps (DFIRM)

• Floodway

• Wildlife Management Areas

• State Natural Areas

• Wetland
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PROTECTED LANDS INPUTS

National Wetlands Inventory (NWI)
• Freshwater Emergent Wetland

• Freshwater Forested/Shrub Wetland

• Freshwater Pond

• Lake

• Riverine

U.S. Geological Survey (USGS) 
Protected Areas

• National Military Parks

• State Parks

Hamilton County Cumberland Trails
• Trail Property

Slope
• Areas greater than 100% slope

Hamilton County GIS Managed Areas
• Wildlife Refuges

• State Natural Areas

• State Parks

• Trusts

• National Military Parks

• Reservoir Reservations

• Habitat Protection Areas

• Wildlife Sanctuaries

Hamilton County Parks, Recreation,                             
& Open Spaces

• National Military Park

• Open Space

• Public Recreation

LEVEL 1

Areas that are culturally, environmentally, and/or aesthetically significant but are not mandated, managed, nor 
protected, e.g., 100-year floodplains, areas of pasture/hay or cultivated crops, areas between 25%-100% slope, priority 
conservation forest blocks.

The Level 1 data set is developed in the same way as the Protected Lands.  Areas of interest are first identified in a variety 
of datasets and then merged together to create a single, representative layer.

LEVEL 1 INPUTS

For all data inputs, areas that are less than 1 acre are excluded.

Federal Emergency Management Agency (FEMA) 
Digital Flood Insurance Rate Maps (DFIRM)

• 100-Year Flood

U.S. Geological Survey (USGS)Digital Flood 2011 
National Land Cover Database (NLCD)

• Pasture/Hay

• Cultivated Crops

Renewing Our Vision
Comprehensive Plan Update
Appendix C:  Development Sector 
Methodology
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Level 3 – Minor Road 
Intersection

National Conservation Easement Database (NCED)
• Conservation Easements

LEVEL 2

The criterion for Level 2 areas is that the area is not within any of the other Levels nor the Protected Lands.  It is the area 
that remains after all other assignments have been made.

LEVEL 3 

areas radiate outwards from minor road intersections (see table below).  Minor road intersections include any type 

Open Space Institute 
Priority Forest Blocks

• Priority Forest Blocks

Slope
• Areas between 25% - 100% slope

Renewing Our Vision
Comprehensive Plan Update
Appendix C:  Development Sector 
Methodology
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LEVEL 3 INPUTS

Hamilton County GIS
• Roads

LEVEL 4

Major road intersections are the basis of Level 4 areas.  Major road intersections include Major/Major intersections 
in addition to Major/Minor-Urban intersections.  A ½ mile radial buffer of the intersection itself combined with a 
¼ mile buffer of all roads extending from the intersection for 1 mile defines the areas.

Level 4 – Major Road 
Intersection
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LEVEL 4 INPUTS

Hamilton County GIS
• Roads

LEVEL 5

When the radial buffer portions of Level 3 and 4 areas, the ¼ mile and ½ mile circular buffers, respectively, have 
a street density equal or greater than 13 centerline miles per square mile, they are considered Level 5.  All types 
of roads are considered in the density calculation.  The breakpoint of 13 centerline miles per square mile was 
identified via guidelines set forth in the literature and planners’ expert local knowledge.  A high density of roads 
is indicative of higher levels of infrastructure capacity as it tends to spatially correlate with other development 
requirements such as sewer.

HIERARCHY OF INTENSITY LEVEL ASSIGNMENT

For areas meeting the criteria of two or more levels, the final area assignment is based on the following hierarchy:

1. Protected Lands

2. Level 1 

3. Level 5

4. Level 4

5. Level 3

6. Level 2
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Renewing Our Vision
Comprehensive Plan Update
Appendix D:  Trends and Analysis 
Technical Report

The full text of the Trends and Analysis Technical Report may be found online at www.growingforwardchc.com.
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