This document serves as the general plan, also referred to as a comprehensive plan, for the City of Gallatin, a municipality in
Sumner County, Tennessee. It has been drafted pursuant to Title 13, Chapter 4 of the Tennessee Code Annotated (TCA §13-4-201)
and is being made available to members of the general public and other interested parties for public review and comment.
Once adopted, PlanGallatin will supersede “Gallatin on the Move,” the comprehensive plan adopted by the City of Gallatin
Planning Commission in February 2009. For more information or to comment on the draft plan, please visit PlanGallatin.org
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Maintaining Livability

Provides key strategies and
recommendations for ensuring continued
affordability and the health and wellbeing of the residents.

Improving Infrastructure

Provides key strategies and
recommendations for providing or
improving infrastructure to support
the desired growth and development
patterns.

Guiding New Growth

Establishes a general framework and
set of guidelines for future growth and
development within the Urban Growth
Boundary.

Taking Action

Identifies important steps and actions that
are required to ensure the success of the
Plan.

Available separately at PlanGallatin.org,
Available separately at PlanGallatin.org, the
appendix includes an expanded community
profile, a list of related plans and documents,
a list of relevant resources and grants, an
overview of the public participation process,
and a glossary of terms and acronyms.
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Planning for
Tomorrow
The adage “failing to plan is planning to fail” is a
simple but effective reminder that the success of any
community should not be left to chance, especially in
times of rapid change.
The City of Gallatin is growing and with that growth
comes change. Changes within our community
represent opportunities for increased prosperity but
can also pose challenges to everyday quality of life and
have the potential to erode the unique character that
makes Gallatin the place we choose to call home.
PlanGallatin is a response by city leadership to ensure
that the municipality is positioned to manage growth
according to the vision of its residents, local businesses,
and entrepreneurs who are inspired to invest in its
future. This coordination among neighbors, businesses,
and government is essential to preserving the best of
the city while embracing new growth and opportunity.

CHAPTER

1

Creating
a vision
for the next

25 years.

Chapter 1: Planning for Tomorrow | 7

What is PlanGallatin?
A Strategic Commitment of City Leadership

The PlanGallatin initiative was launched by the Mayor
and City Council immediately following the adoption of a
Strategic Plan in 2018 that set forth a set of shared goals
and commitments made by local elected officials and
city departments. Their pledge to each other and to the
community at-large was to align municipal government
programs and services with the vision of its residents and
businesses. As one of the priority actions identified in the
Strategic Plan, the City Council recognized the importance
of updating the city’s comprehensive plan to engage the
community in a discussion about growth and development
and to ensure that its policies for growth are aligned
accordingly with the community’s vision and shared goals.
This document serves as Gallatin’s Comprehensive Plan
which sets forth an overall vision for the future of the city and
provides a collection of goals, objectives, strategies and
actions that will be used to manage growth in the years to
come. Specifically, the plan includes a focus on economic
development and job growth, the preservation of historic,
cultural, and natural assets, and the continued livability and
affordability of the city for future generations. At its core,
the Plan is responsible for setting forth recommendations
that will guide community development decisions and
infrastructure investments towards the community’s overall
vision.

A Community Driven Vision

PlanGallatin and its recommendations are built upon the
City’s desire to achieve the shared vision of its residents
and businesses. The process kicked off in June 2019 with a
dedicated website at PlanGallatin.org and a festive “Lawn
Party” in front of City Hall. The 18-month journey included
multiple touch points with stakeholders and members of
the public including a variety of community workshops,
town hall meetings, opinion surveys, and focus groups. The
result was a clear consensus around six core objectives and
community driven goals aimed at preparing the city for the
future, further described in Chapter 3 of this document. A
detailed summary of community engagement opportunities
is provided in Appendix C.

A Flexible Guide to Manage Growth

PlanGallatin is intended to be a living document. The Plan
sets an overall vision while allowing the city flexibility to
effectively respond to opportunities and challenges that
might emerge over time. A comprehensive plan’s outlook
is generally considered to be about 20 years into the future,
however, the document itself should be updated regularly
to stay aligned with the community’s expectations for
growth. The city recognizes this and will monitor the plan to
ensure its effectiveness.
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A Commitment to Fiscal Responsibility

PlanGallatin is an example of the City’s commitment to
fiscal responsibility. By thinking ahead, City leaders are able
to anticipate and manage growth in a way that minimizes
the burden on local taxpayers and maintains quality levels
of service. While new development helps grow the overall
tax base for a community, certain types of developments in
the wrong location can result in an expensive proposition for
the City.
The City of Gallatin has been growing by approximately
270 people per month over the last 5 years according
to estimates published by the U.S. Census Bureau and
the City’s growth tracking data. The type and location
of development has an impact on the cost of providing
and maintaining public services and infrastructure such as
streets, utilities, public safety services, and parks. While those
services are provided by the City and its partner agencies,
they are paid for by residents and businesses.
Without thoughtful planning, inefficient development
patterns can leave taxpayers faced with the unfavorable
position of either accepting lower quality services or taking
on higher costs to maintain the quality they have grown
to expect. PlanGallatin places an emphasis on growing in
areas close to existing infrastructure and encourages more
mixed-use development that provide residents options for
living in walkable neighborhoods. This form of development
is demonstrated to have a higher return on investment to
the community.

A Plan for Many Audiences

PlanGallatin has been developed by, and for, a broad
range of stakeholders and policymakers. Continued support
and use of the plan by a variety of stakeholder groups is
essential to the plan’s success.
Local Officials - The primary function of the Plan is to provide
a policy framework to guide decisions related to the City’s
future made by the City Council, Planning Commission,
and other local boards and commissions responsible for
policies that influence growth or impact improvements to
infrastructure and public services.
City Departments - City departments are responsible for the
day-to-day administration, maintenance, and expansion of
program and services such as traffic operations and public
utilities. PlanGallatin helps city staff prepare for increases in
demand as the city continues to grow.
Neighboring Communities and other Public Agencies –
PlanGallatin serves as an important tool for communicating
with Sumner County Government and neighboring
municipalities regarding the City’s intent to accommodate
development or conserve land within and along Gallatin’s
edges. The Plan also helps the City of Gallatin pursue grant
funding by demonstrating to regional, state, and federal
agencies a thoughtful strategy for developing public
infrastructure and services.

A Legal Requirement

Title 13, Chapter 4 of the Tennessee Code Annotated (§13-4201) assigns to the Planning Commission the function and
duty of preparing and adopting an official General Plan for
the physical development of the municipality. The statute
further stipulates the broad range of what can be included
in the plan and provides for the manner in which a general
plan is adopted.
The law states that, once the general plan is adopted by
the Council, all land use decisions in the City shall thereafter
be consistent with the plan. For the purposes of defining
“consistency,” only those elements of the plan related
to land use decisions become effective pursuant to the
guidance in Chapter 8 of this document. All other sections
of the plan are intended as a guide and only for planning
purposes.
PlanGallatin supersedes “Gallatin on the Move,” the
comprehensive plan adopted by the City of Gallatin
Municipal-Regional Planning Commission in February 2009.

Property Owners and Developers - Property owners
and developers should consult the plan regarding
recommendations for land use and infrastructure
investments. The plan provides guidance on desired forms,
uses, and character of development in and around town
and a description of related codes and ordinances that
regulate land development.
Non-Profit Organizations – Community-based organizations
are key partners in investing in neighborhood development,
particularly in older or more established parts of the city.
These organizations will be important partners with the
public sector in supporting the overall policy of the Plan
including its goals, objectives, and proposed actions
for growing the economy, preserving character, and
maintaining livability.
General Public – PlanGallatin offers a significant amount
of useful information to residents of Gallatin including
an overview of emerging issues and challenges that the
community will have to overcome in order to ensure Gallatin
remains a desirable place to live for the years to come.
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Frequently Asked Questions
City planning is a complex process, but one that can be understood by anyone who is provided access to
the relevant information. The following are a list of frequently asked questions about the plan.
Additional FAQs can be found online at PlanGallatin.org.

What is the purpose of the Plan?

The purpose of the Plan is to provide advisory
recommendations on the development or redevelopment
of the city to ensure a quality of life can be sustained
well into the future. Through the planning process, city
residents, businesses, and local organizations were provided
an opportunity to help shape how the city will manage
growth to ensure new development is consistent with the
community’s expectations. A well-planned city is one
in which adjacent land uses are compatible and the
community has access to safe and reliable transportation
options, cost-effective public services, community open
spaces, and recreational opportunities.

Does this Plan determine how much
growth will happen within Gallatin?

No public policy or community plan has the power to
control how much growth will happen within a city. Growth
rates are a function of a combination of variables that
are largely defined by the private market. The role of
PlanGallatin and other similar documents is to ensure that
the city is prepared for growth to establish tools that allow
the city to guide development in a way that results in a
mutual benefit for long-time residents and businesses and for
those who are new to the city.

Does this Plan determine where growth
will happen within Gallatin?

PlanGallatin offers an analysis of where growth is likely to
occur and a set of recommendations to guide growth
towards the areas that are more suitable based on public
input received during the process. The Plan also offers
recommendations for how to ensure infrastructure is made
ready for anticipated growth and development. The Plan
provides a framework for decisions that will be made by the
Planning Commission and City Council regarding proposed
developments, but it is not regulatory in nature. The City
governs land development through its zoning ordinance,
subdivision regulations, and storm water regulations.

Can we do something to stop the rapid
pace of growth and development?

The greater Nashville region is experiencing significant
population growth and development. The City of Gallatin
has attracted numerous new businesses and residents. The
Plan is intended to guide new growth and development in
a manner that balances the needs of current residents and
newcomers.
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How does the Plan affect how I can use
my property?

PlanGallatin identifies the desired character of future
development and does not strictly limit what can be done
with property. The Plan is an advisory document that guides
land use decisions. The Zoning Ordinance is the regulatory
device that defines and regulates specific characteristics of
development and uses of property and buildings.

What is the difference between the Plan
and the Zoning Ordinance?

Both have an influence on how land can be used or
developed. The Plan generally guides land use decisions
and is an advisory document. The Zoning Ordinance is part
of the municipal code and regulates the type, scale and
intensity of development which may occur in the specific
zoning districts.

Who is responsible for implementing
the Plan?

The Plan identifies a set of goals, objectives, strategies
and actions for implementing the community vision. The
City Council may periodically review these priorities and
actions and assess the associated resources to support
implementation. Key considerations include:
• Is the action a natural next step for advancing
community goals?
• Is it important to begin implementation of the action in
preparation for future conditions?
• Are there resources available (staff capacity or financial
resources) to implement the program?
• Or are there opportunities to partner to leverage
needed resources?
• Are certain actions timely or appropriate to meet the
overall community goals and objectives?
This assessment can occur at an annual retreat or other
work session to generate work plans for City departments.
It is recommended that comprehensive plan actions be
considered when City leaders develop the annual budget,
and when making decisions about capital investments and
development of the Capital Improvement Plan (CIP) to
ensure alignment with the PlanGallatin.

A comprehensive plan’s outlook is
generally considered to be about 20
years into the future, however, the
document itself should be updated
regularly to stay aligned with the
community’s expectations for growth.

Where do I go to see the status of
proposed transportation improvements?

All major transportation improvements scheduled for the
Middle Tennessee area, particularly those funded with
federal grants, must be programmed within a federallycertified Transportation Improvement Program (TIP) prior
to their implementation. The Greater Nashville Regional
Council maintains the TIP in which Gallatin’s transportation
projects can be found. Find it online at https://www.gnrc.
org/transportation.

Where can I get information about
improvements to parks, libraries, and
other public facilities?
The City of Gallatin provides information about parks,
libraries, and other public facilities to the public on its
website at GallatinTN.gov.

Can I comment on the Plan after it is
adopted?

Yes, an individual can review the Plan at any time and
the local government can make amendments to the plan
as needed. The Plan is intended to be a flexible guide for
ensuring that the city grows in a way that is desirable to the
broader community.

Can the Plan be changed?

Yes, the Comprehensive Plan is a living document that
must be updated to reflect the changes that occur in the
community. PlanGallatin provides a vision for Gallatin’s
growth and development over the next 20 plus years. The
Plan should be reviewed and refined every five years to
reflect changes in the community and to remain a relevant
policy tool for the City. Typically, Comprehensive Plans
are holistically updated every 10 to 15 years but in a fastgrowing community, the Comprehensive Plan may be
updated every 5 to 7 years.

Where can I get information about
proposed land development?

The City of Gallatin provides information about new
development occurring in the City on its website at:
www.gallatintn.gov/1722/New-Developments-in-Gallatin.

Additional FAQs available at PlanGallatin.org.
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Defining the
Community
Gallatin was established in 1802 as the seat of
government for Sumner County and incorporated in
1815. Today, it functions under a Charter established
by a Private Act of the Tennessee General Assembly
in 1953.
The city is named in honor of Albert Gallatin, the
nation’s fourth U.S. Secretary of the Treasury who
served under Presidents Thomas Jefferson and
James Madison.
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CHAPTER

2

Building on

our history
of growth.
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History of Growth
Throughout much of its early history, the City of Gallatin
experienced steady, but relatively slow growth. Between 1830
and the turn of the century, Sumner County grew by only
6,000 people to approximately 26,000 residents, with 2,400 of
those living in Gallatin at the time. The town’s existing industrial
base of cotton, wool, flour and wood mills received a boost
in the 1920s as dairy farming grew in the county, leading to
the establishment of two milk production plants in Gallatin.
Local dairy farmers formed the Sumner County Cooperative
Creamery, which produced Bluegrass brand butter and dried
milk for ice cream manufacturers. Kraft Foods produced
cheddar cheese in Gallatin for a time, but later shifted to the
production of Philadelphia cream cheese.
Local industrial development continued during the Great
Depression when two shoe manufacturing plants opened
in Gallatin. By the 1950s, General Shoe No. 1 and No. 2
employed more than 1,000 people. Tobacco was an
important local industry into the 1950s as Gallatin was
home to six loose leaf tobacco wholesalers. Other major
employers of the era included Crescent Furniture Company,
a shirt factory, lumber companies, and a mixed concrete
producer. This industrial development helped support
Gallatin’s steady population growth, which reached about
5,100 people by 1950.
Gallatin’s pace of growth began to escalate in the
late 1950s after two major public investments began to
reposition the City as an attractive community within a

Figure 1.

Infrastructure investments and new residential and
commercial developments continued to drive the growth of
Gallatin throughout the next few decades. The Tennessee
Department of Transportation (TDOT) completed the final
leg of SR-386/Vietnam Veterans Boulevard in 2007, which
provided the City a direct freeway link to I-65. In 2017,
an extension of Green Lea Boulevard was constructed,
connecting State Route-386 to State Route-174. TDOT
widened State Route-109 to four lanes to provide improved
access to I-65 near Portland and I-40 and I-840 west
of Lebanon. An extension of Albert Gallatin Avenue is
expected to be complete in 2021, extending the road from
its current terminus at Dobbins Pike to State Route 109.

Gallatin’s Population Growth 1870 to 2019

Data Source: U.S. Census Bureau
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growing metropolitan area. First, the U.S. Army Corps of
Engineers impounded the Cumberland River at Old Hickory
to create a reservoir and major recreational resource
called “Old Hickory Lake.” The lake encouraged a boom in
suburban development and contributed to a transformation
of small riverside farming communities like Hendersonville
and Gallatin. Around the same time, the nation was in
the midst of constructing the U.S. Interstate System which
made it easier for commuters to live further distances from
the job centers in the Nashville urban area. The founding
of Volunteer State Community College in 1971 solidified
Gallatin as a viable suburban community anchor within the
Nashville metropolitan area.

Figure 2.

Gallatin’s History of Municipal Annexations

Gallatin Annexation
Earlier than 1960
1960 to 1979
1980 to 1999
2000 to 2009
2010 or later
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70 Years Ago
1950 Population: 5,107

Population: 5,107

In 1950, the City of Gallatin’s 5,107 residents lived relatively
close together across roughly 1.5 square miles.
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40 Years Ago
1980 Population: 17,191 		

Between 1950 and 1980, Gallatin’s residential population
more than tripled to 17,191 people as its municipal
boundaries grew to more than 17.5 square miles.
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5 Years Ago
2016 Population: 35,529 		

By 2016, Gallatin’s residential population grew to more
than 35,000 people. Its city limits included more than 32
square miles.
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Gallatin Today
2021 Population: 46,000+

Gallatin Aerial Photo

Today, the City of Gallatin covers more than 35 square
miles and has seen its population grow to more than 46,000
people according to Gallatin’s population tracking.
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Community Snapshot
POPULATION DEMOGRAPHICS
The demographic makeup
of Gallatin is changing as
the population becomes
more diverse.

44,431

15% BLACK OR

2020 POPULATION

71%
CAUCASIAN

EDUCATION LEVELS

AFRICAN AMERICAN

___________________
47% INCREASE
SINCE 2010

TWO OR ASIAN
MORE 4%
RACES OTHER

(2)

10% Hispanic / Latino (2)*

of Adults 25 Years or Older (4)*

Graduate Degree

31%

9%

Bachelor’s Degree
Associate’s Degree

2%

8%

Racial and Ethnic Minorities (2)*

19%
7%

Some College, No Degree

23%

High School Diploma or GED
No Diploma or GED

30%

17%

School Aged, 5-17 Years of Age

17%

Senior Adults, 65 or Older (4)*

9%

12%

(4)*

Families in Poverty (4)*

WORKFORCE HIGHLIGHTS

36%

Gallatin has been
tremendously successful in
attracting new jobs across
diverse sectors in recent
years.

INCREASE IN JOB GROWTH
ACROSS SUMNER COUNTY
2010 TO 2020 (4)

TOP FIVE EMPLOYERS

1
2
3
4
5
20

Sumner County Schools
and Government
Gap, Inc.
Sumner Regional
Medical Center

NUMBER OF JOBS IN
GALLATIN IN 2020

2.7%

24K

38%

ABC Group, Inc.
Yapp Automotive

SUMNER COUNTY
UNEMPLOYMENT RATE

(6)*

(4)*

WHITE
COLLAR*

25%
(4)*

BLUE
COLLAR**

** will not add to 100% since not all jobs are identifiable as white or blue

(6)*

HOUSING HIGHLIGHTS

62.5%

Measuring housing affordability
and diversity are important
metrics to understanding the
economic environment of a
community.

OWNER OCCUPIED

37.5%

RENTER OCCUPIED
(4)*

AVERAGE SALARY
HOUSEHOLD
INCOME TO AFFORD
LIST PRICE HOME

MEDIAN
LIST PRICE
OF HOME

$349K

(9a)*

$72K

OF GALLATIN CITY EMPLOYEE

MEDIAN
HOUSEHOLD
INCOME

$39,000

AVERAGE SALARY
OF GALLATIN POLICE OFFICER

(4)*

(8)*

(5)*

$47,000

$60K

(5)*

TWO BEDROOM RENTAL RATES

HOUSING
AFFORDABILITY

OF SELECT TN COMMUNITIES

52%

OF THOSE SURVEYED
SAID HOUSING
AFFORDABILITY IS

(10)*

POOR TO FAIR
(24)*

20%

OF HOMEOWNERS
ARE COST-BURDENED
(4)*

40%

OF RENTERS ARE
COST-BURDENED
(4)*

A cost-burdened household is one that spends more than 30% of its gross income on housing.
*Data sources are identified by the number in parenthesis (#) next to each infographic. See Data Sources Key file for the corresponding list on page 98.

Chapter 2: Defining the Community | 21

Envisioning
the Future
PlanGallatin provides a foundation for citywide
policies and recommendations to guide future
growth and development.
As the entire Middle Tennessee region continues
to grow, PlanGallatin will be a living document
that puts the city’s vision into action.
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CHAPTER

3

Preparing
for the next

generation.
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Gallatin’s Planning Area
The PlanGallatin process was designed to foster communitywide collaboration on a shared vision for the city’s future
and to develop a plan to help Gallatin prosper from the
changes headed its way. The planning area includes more
than 34.9 square miles located within the incorporated city
limits and an additional 46.29 square miles located within
the city’s Urban Growth Boundary (UGB).
In Tennessee, UGBs are required by state law to establish
a mutual agreement between local governments within a
county as to how each will expand its geographic limits and
municipal services over time. Recommendations in this plan
pertaining to areas outside of the city limits but within the
UGB are intended to be advisory recommendations only

Figure 4.

and serve as a method of coordinating growth plans with
Sumner County Government and neighboring cities and
towns.
At the regional scale, the City of Gallatin and other
communities within Sumner County participate in a
multi-county planning process that ensures coordinated
economic development and infrastructure improvements
across the greater Nashville metropolitan area. The process
is facilitated by the Greater Nashville Regional Council
which convenes local, state, and federal officials in support
of regional collaboration and shared policymaking.

Municipal Limits and Urban Growth Boundary

Gallatin Planning Area
City Limits
Urban Growth Boundary
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Key Takeaways
Nashville and surrounding counties are
expected to receive more than 60 percent
of the State of Tennessee’s growth between
2020 and 2045, making it one of the fastest
growing metros in the nation.
The number of jobs is expected to double
between 2020 and 2045 with many of those
expected to be created in new employment
centers located outside of the traditional
central business districts.
Middle Tennessee communities are
beginning to grow together in a contiguous
footprint across the region, requiring
increased cooperation to prepare
infrastructure and sustain quality of life.
While growth has brought prosperity
for many, it has led to increased traffic
congestion and a higher cost of living.
Communities across the region must work
together to ensure Middle Tennessee’s
quality of life can be sustained for future
generations.
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Growth Forecasts
When planning for Gallatin’s future it is important to
consider the city’s location within one of the fastest
growing metropolitan areas in the nation. Since 2010, the
greater Nashville area has welcomed 150,000 new people,
or roughly 30,000 new residents per year. Today, the region
is home to 2 million people and is expected to approach
nearly 3 million people by the year 2045. To put this into
perspective, by 2045, the Nashville area will be larger than
the present-day Denver metro region.
The significance of Middle Tennessee’s growth is further
reinforced when one considers that nearly 60% of the
state’s projected 2.1 million population increase between
2020 and 2045 is expected to occur within the 10 counties
around Nashville. A closer look at those forecasts reveal
that by the year 2045 three metro area counties will be

Figure 5.

Williamson and Rutherford counties are expected to
add the most people during that time, leapfrogging
Chattanooga-Hamilton County in the rankings.
Within the region, Davidson County is expected to remain
the most populous county of the region and the center of
the region’s job market. Williamson County is expected
to see the largest rate of growth, as well as the largest net
increase in population, more than doubling its population
between 2020 and 2045, from 237,700 people to nearly
550,000. Sumner County is expected to grow by 50 percent
over the next 25 years to nearly 280,000 residents by 2045.

Metropolitan Area Growth Trends, 1995 to 2045

Data Source: U.S. Census Bureau, Woods & Poole Economics, Inc. (2017).
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ranked in the top five most populous across the state
including Davidson (#2 with 848,000 people), Rutherford
(#4, 555,000), and Williamson (#5, 548,000).

Figure 6.

Net Population Growth by Tennessee County, 2020 to 2045

25,000 or Less
25,000 to 50,000
50,000 to 100,000
100,000 to 250,000
Data Source: U.S. Census Bureau; Woods & Poole Economics, Inc. (2017).

250,000 or More

Sumner County
is expected to grow by

50%
over the next

25 years to nearly

280,000
residents by 2045.
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Population
Trends
Figure 7.

Figures 7 and 8 illustrate the expected
population growth across the mid-state.
Population in the greater Nashville area is on
pace to reach 2.7 million by 2045, with
nearly 280,000 of those individuals living in
Sumner County.

Population Trends by County, 1990-2045

Data Source: U.S. Census Bureau; Woods & Poole Economics, Inc. (2017).
*MPA = Seven-County Metropolitan Planning Area

Figure 8.

Residential Growth by Census Block, 2020-2045

Data Source: U.S. Census Bureau; Woods & Poole Economics, Inc. (2017); GNRC Land Use Model
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Employment
Trends
Figure 9.

Figures 9 and 10 illustrate the expected job
growth across the mid-state. Employment
in the greater Nashville area is on pace to
reach almost 1.9 million by 2045, with
nearly 130,000 of those individuals working
within Sumner County.

Employment Trends by County, 1990-2045

Data Source: U.S. Department of Labor; Woods & Poole Economics, Inc. (2017). *MPA = Seven-County Metropolitan Planning Area

Figure 10.

Employment Trends by County, 1990-2045

Data Source: U.S. Department of Labor; Woods & Poole Economics, Inc. (2017); GNRC Land Use Model
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Outlook for Gallatin
According to the U.S. Census Bureau, Gallatin had a
population of 44,431* people in 2020. The rapid pace is
projected to continue as the city’s population stretches to
more than 65,000 people by 2045.
Employment is on the rise too and is anticipated to double
from approximately 26,000 jobs today to nearly 55,000 jobs
by 2045. In addition, a considerable number of people
are expected to locate within the existing UGB, potentially
becoming residents of Gallatin as the city expands its
municipal boundary and infrastructure over the next several
years.

Figure 11.

Implications of Change

The increase in population and employment projected for
Gallatin over the next couple of decades is significant and will
undoubtedly lead to a noticeable degree of change across
the city.
To assist community leadership with assessing the potential
impacts of future growth, GNRC maintains a set of forecasting
models that predict where people will live and work across the
region along with an analysis of how key quality of life metrics
will change over time as a result.

Population and Employment Growth, 2010 to 2045

Data Sources: U.S. Census Bureau (2010, 2020), Woods & Poole Economics (2017), GNRC Land Use Forecasts (2019)
*Note: The city estimates that Gallatin’s 2021 population is closer to 46,000.

Figure 12.

2045 Development Pattern Based on Current Trend
Figure 12, represents the anticipated
development pattern for the year 2045
as expressed in terms of combined
residential and employment density
based on current growth trends as
influenced by market conditions, land
and infrastructure availability, and local
zoning and land use policies. The map
shows the distribution of nearly 80,000
residents and 57,000 jobs across the city
and UGB.

Combined Residential and
Employment Density, 2045
3,000 or more people/ sq mile
1,500 to 3,000 people/ sq mile
1,000 to 1,500 people/ sq mile
500 to 1,000 people/ sq mile
100 to 500 people/ sq mile
Less than 100 people/ sq mile
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Changing for the Better

One of the primary benefits of PlanGallatin is that it provides
an opportunity to anticipate and assess the impacts of
growth and development before it happens. City planners
often use “scenario planning” as a tool to engage residents
and community leaders in a discussion about the trade-offs
associated with different strategies for growth. While no
strategy is perfect, a city can have a measurable influence on
the impacts of growth by incorporating lessons learned from
modeling future development scenarios.
In a way, scenario planning acts like a time machine showing
the community a sneak peek of what it might look like in the
future based on the decisions being made today that shape

Figure 13.

development. During the PlanGallatin process, scenario
planning was used to compare two alternative scenarios for
growth against the projected trend.
Each scenario is based on the same number of residents
and jobs and are different only in terms of the assumptions
for how growth will be distributed across the area. The
scenarios provide a comparative analysis of how outcomes
would improve, or worsen, as a result of decisions related to
managing growth.
GNRC’s planning models suggest a significant loss of open
space in and around Gallatin’s UGB and a sharp increase
in the level of traffic congestion unless strategies are
implemented to mitigate the negative impacts of growth.

Trending Growth Pattern for 2045

Figure 13 compares the development pattern in 2020 as depicted in GNRC’s land use analysis compared with its projected
development pattern in 2045 based on current trends.

2020 Development Pattern
Based on current population and employment

2045 Development Pattern
Based on current growth trends

*Data Source: GNRC Land Use Forecast Model

Quality of Life Measure		

Expected Change, 2020 to 2045

Loss of Agriculture Land

38% of existing agricultural land will be lost to new development.

		

Loss of Non-Agriculture Open Space

26% of non-agricultural open space land will be lost to new development.

Increase in Traffic Congestion		
				
					

The total miles traveled per capita will increase by 9% as development spreads out
further from key destinations, resulting in a 87%+ increase in the percentage of
traveling that is done in congested conditions.

Housing Located in Flood Hazard		

165% increase in the homes that would be threatened by potential flooding if not
prohibited by the City’s land development policy.
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Considering the Trade-Offs
Although it is possible for either of the two alternatives to become reality given the right set of
circumstances, they are intended to represent hypothetical outcomes for comparative purposes only.
Gallatin residents and community leadership were invited to study the scenarios to become familiar with the
relationship that exists between development patterns and several performance measures that are often
used to assess quality of life.

SCENARIO 1: SPRAWL
Figure 14.

Dispersed Growth “Sprawl” Scenario

Dispersed “Sprawl” Development
The first scenario illustrates what the
community might look like in 25 years if it
places a priority on residential development
built at a low to medium density, resulting
in the emergence of one to five acre lots in
areas that are currently undeveloped.

Data Source: GNRC UrbanFootprint Scenario Planning Model

SCENARIO 2: COMPACT
Figure 15.

Dispersed Growth “Compact” Scenario

Compact Development
The second scenario illustrates what the
community might look like in 25 years if it places
a priority on guiding new growth towards areas
that are in close proximity to downtown and
existing commercial and mixed-use corridors
across the city.

Combined Residential and Employment Density Key

Data Source: GNRC UrbanFootprint Scenario Planning Model
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3,000 or more people/ sq mile

500 to 1,000 people/ sq mile

1,500 to 3,000 people/ sq mile

100 to 500 people/ sq mile

1,000 to 1,500 people/ sq mile

Less than 100 people/ sq mile

IMPACT OF
SPRAWLING GROWTH

(22, 23)

50 PERCENT of all available
agriculture land WOULD BE LOST
to development by 2045

33 PERCENT of open space
WOULD BE LOST to
development by 2045

IMPACT OF
COMPACT GROWTH

(22, 23)

Only NINE PERCENT of all available
agriculture land WOULD BE LOST
to development by 2045

Only FOUR PERCENT of
open space WOULD BE LOST to
development by 2045

Traffic would be 10 TIMES WORSE
and general walkability 31
PERCENT WORSE than the current
growth trend

Traffic and walkability both
would IMPROVE BY 13 PERCENT
when compared with the sprawl
scenario

20 PERCENT more housing would
be EXPOSED TO A RISK OF
FLOODING if not mitigated by city
regulations when compared to the
current growth trend

An additional 22 PERCENT of
housing would be EXPOSED TO A
RISK OF FLOODING than with a
sprawl scenario if not mitigated
by city regulations
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Community Feedback
PlanGallatin not only provided an opportunity to identify goals and objectives, but it also gave city
leadership greater insight into the opinions and preferences of the community on a range of issues.

Development Is Not Inherently Bad
In cities and towns experiencing rapid change and growing pains, it is easy for residents
to become fatigued with the amount of development occurring across the community.
PlanGallatin revealed plenty of evidence that individuals are paying more attention to the
way development is occurring, but most agreed that development in and of itself is not bad
or to blame for growing pains. Participants expressed a clear desire for the city to guide new
development in a way that required new homes and businesses to stay within the limits of the
infrastructure built or planned to support it.

The City Should Evolve into a More Compact
and Walkable Community
Members of the community who participated in the scenario planning workshops indicated
that they preferred the “Compact Growth” scenario at a rate of 2 to 1 over the “Dispersed
Development” or “Trend” scenarios. Interestingly, 40% of those same people said that their
opinions about how the city should grow had shifted as a result of the scenario planning
exercise. This preference for compact growth was a common theme throughout most public
workshops as participants envisioned a city that was more walkable.

Housing is a Complex Issue with Unclear Solutions
Most PlanGallatin participants were personally familiar with recent spikes in home prices
and understood the implications of the housing market on the overall affordability of the
area. In addition to increased financial burdens from rents and mortgages, residents also
expressed a desire to have more housing choices. Younger professionals and retiring adults
are trending towards smaller homes on small lots. And while some indicated that there were
too many condos and apartments currently under construction, most people expressed an
understanding that additional units would be needed in the coming years to accommodate
those who want to live in Gallatin but are not ready to buy a home.

Transportation is Key
Increasing levels of traffic congestion, long commutes, and the lack of public transportation
options were often the most pressing issues to address according to those participating in
PlanGallatin. Residents expect Gallatin to focus on improving the transportation system as
the city grows, especially in the denser parts of town where better traffic signalization, access
management, and pedestrian safety should be a priority.
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Figure 16.

How the Community Grades Key Characteristics of the City

*Data Source: PlanGallatin Public Survey, 2019

Figure 17.

Important Outcomes for PlanGallatin

*Data Source: PlanGallatin Public Survey, 2019
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Guiding Vision and Goals
The primary objective of PlanGallatin is to foster
community-wide collaboration to establish a shared
vision for the city’s future and to develop a plan to
help Gallatin prosper from the changes headed its
way.
Throughout the process, members of the community
expressed a desire to see Gallatin grow, but in a way
that places an emphasis on maintaining the smalltown character that has attracted so many of its
residents or convinced them to stay.

VISION
STATEMENT
Gallatin will strive to be
among the safest, smartest,
and healthiest small cities
in America.

Overarching Themes
PlanGallatin and its recommendations are built upon extensive community engagement which kicked off in June 2019 with a
dedicated website at PlanGallatin.org and a festive “Lawn Party” in front of City Hall. The 18-month journey included multiple
touch points with stakeholders and members of the public including a variety of community workshops, town hall meetings,
opinion surveys, and focus groups.
Six themes emerged very early in the process and were continuously validated as more people became engaged in the
planning effort. Together, they reflect an overall desire for the city to proactively plan for the future by managing growth,
improving transportation and other infrastructure, and increasing access to opportunity by diversifying its economic base.
Perhaps more importantly, members of the community felt strongly that city leaders should put forth significant effort to preserve
the town’s historic charm and character, protect the natural beauty of the surrounding countryside, and focus on connecting
neighborhoods and building community cohesion.

Planned Growth
Gallatin should be
proactive in managing
its growth in order to
accommodate new
opportunity without
overly burdening existing
neighborhoods and public
infrastructure.
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Efficient
Transportation

Economic
Opportunity

Natural
Beauty

Gallatin should invest in
transportation projects that
help alleviate traffic, expand
walkabilty, and connect
the city to the greater
metropolitan area.

Gallatin should continue
efforts to diversify its
economy, support the
growth of local business
and retail options, and
strive for equitable
access to opportunity.

Gallatin benefits from
the natural beauty of its
surrounding landscapes
and should work to
preserve this asset into
the future.

PlanGallatin’s
Policy Framework

CORE
VALUES
True Grit:
Gallatin honors its roots while taking
risks to ensure continued prosperity,
preparing for the future with tenacity,
resilience, and visionary leadership.

The plan represents the city’s general policy
for guiding future growth, redevelopment,
and infrastructure investments. The policy is
expressed using the following terminology.

Guiding Vision

A statement that describes what success will
look like in the future.

Amazing Grace:
Gallatin embraces its character while
investing in the future with kindness,
faith and integrity. A snapshot of the
past shapes what will become in the
future.

Core Values

The guiding principles or beliefs that will
determine the approach towards realizing
the vision.

Goal

A desired outcome that is expressed in broad
terms and achieved over the long term.

Objective

A desired outcome that can be achieved in
the near term to help advance a long-term
goal.

Proposed Action

Community
Focus

Defining
Spaces

Gallatin is special because
of its people and the city
should work to dedicate
space to programs and
activities that foster
community cohesion and
unity.

Gallatin’s unique places
like the historic square,
Old Hickory Lake, and
rolling farmland give the
city its unique physical
character and should be
preserved for generations
to come.

A specific policy, strategy, or step that can
be implemented by the city or one of its
partners to help achieve a goal or objective.

Priority

A proposed action that is determined to be
an important consideration for near-term
resource allocation or implementation.
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Plan Goals and Objectives

G1

Build a Prosperous Economy
Gallatin will leverage its strengths to build an economy that brings opportunity
and shared prosperity to its residents, workers, and entrepreneurs.

oal

Objectives:
1.1 Nurture the core industries of Gallatin’s economic base
1.2 Support economic expansion in targeted sectors
1.3 Improve access to education and training opportunities
1.4 Leverage the competitive strengths of Middle Tennessee

G2
oal

Create a Sense of Place
Gallatin will protect its natural and sociocultural resources by preserving the unique
qualities that distinguish it from other communities across Middle Tennessee.

Objectives:
2.1 Establish gateways to define the city’s boundaries
2.2 Conserve open space, farmland, scenic view-sheds, and unique natural features
2.3 Encourage the preservation of historic and cultural assets
2.4 Protect the natural environment from the impacts of growth

Responding to the six overarching themes identified through the
community engagement process, PlanGallatin’s goals and objectives
offer a framework for organizing the city’s efforts to proactively plan for
the future.
Chapters 4 through 7 provide an overview of proposed actions that
can be taken to help the city guide future growth, redevelopment, and
infrastructure investment according to the expectations of its residents
and businesses.
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G3
oal

G4
oal

Provide a Livable Community
Gallatin will strive to create a sense of belonging for all by pursuing strategies
that help create a healthy, safe, and affordable community for its residents and
businesses.

Objectives:
3.1 Incentivize housing options to meet the needs of individuals and families in
any stage of life
3.2 Shape the built environment to encourage active and healthy lifestyles
3.3 Ensure the safety of Gallatin residents, workforce, and visitors
3.4 Foster an atmosphere of inclusion to enhance community cohesion

Invest in Quality Infrastructure
Gallatin will invest in transportation, utilities, and other city services to meet the
demands of a growing population with a high level of performance.

Objectives:
4.1 Keep people and freight moving safely and efficiently
4.2 Provide access to affordable and high performing utility services
4.3 Promote intergovernmental coordination on Non-City Services
4.4 Invest wisely to ensure fiscal sustainability while meeting or exceeding
minimum levels of service where standards are established
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Growing the
Economy
PlanGallatin provides an opportunity to coordinate the
city’s economic development initiatives with efforts to
preserve and enrich its historic assets and the natural
beauty of its surroundings.
The Gallatin Economic Development Agency served as
a key partner in the development of the plan’s overall
goals, objectives, and proposed actions.
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4

A plan to
build a
prosperous
economy.
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Ingredients for Prosperity
Gallatin has achieved tremendous economic success over
the last 5 years in terms of employment gains and wage
growth. Experts predict this trend to continue over the next
couple of decades as Gallatin is projected to see another
30,000 jobs landing within its planning area by 2045. The
exact location and type of jobs will largely be determined
by external market forces, but some degree of influence
will be had locally, and in particular, through the efforts
of the Gallatin Economic Development Agency (EDA).
Gallatin EDA is responsible for working with community
leaders to establish an economic vision for the city and then
developing and executing a strategic plan to achieve it.
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Gallatin has a number of strengths that make it an
attractive place to start, grow, or relocate a business. The
city is well-educated and offers an increasingly diverse
workforce, good schools and job training facilities, and
an above-average supply of developable land. Property
values and taxes both remain a bargain within the Nashville
metropolitan area. However, those strengths will become
increasingly challenged as the supply of land dwindles and
the cost of infrastructure and public services rise. Continued
economic prosperity will hinge on the city’s ability to
manage a set of finite resources as market demands
increase.

Regionally Connected Infrastructure

Educated and Trained Workforce

Quality of Place

Available Land & Supportive Policy

Indicators and Trends

EDUCATION LEVELS
of Adults 25 Years or Older

SUMNER COUNTY

$7 BILLION

Graduate Degree

$136 BILLION

Associate’s Degree

7%
23%

High School Diploma or GED

30%
12%

(5)*
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AVERAGE SALARY
OF GALLATIN POLICE OFFICER

$39,000

19%

Some College, No Degree
(14)*

No Diploma or GED

$47,000

9%

Bachelor’s Degree

NASHVILLE MSA

(4)*

INCREASE IN JOB GROWTH
ACROSS SUMNER COUNTY
2010 TO 2020 (4)*

(5)*

AVERAGE SALARY
OF GALLATIN CITY EMPLOYEE

MEDIAN
LIST PRICE
OF HOME

$349K

(9a)*

HOUSEHOLD
INCOME TO
AFFORD

$72K

(8)*

MEDIAN
HOUSEHOLD
INCOME

$60K

(4)*

Interact with more data
online at PlanGallatin.com
*Data sources are identified by the number in parenthesis (#) next to each infographic. See Data Sources Key file for the corresponding list on page 98.
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Proposed Actions
PlanGallatin provides an opportunity to coordinate the city’s economic development initiatives
with efforts to preserve and enrich its historic assets and the natural beauty of its surroundings.
The Gallatin Economic Development Agency served as a key partner in the development of the
plan’s overall goals, objectives, and proposed actions.

PlanGallatin Goal#1 Build a Prosperous Economy
Gallatin will leverage its strengths to build an economy that brings opportunity and shared
prosperity to its residents, workers, and entrepreneurs.
Objectives:
1.1 Nurture the core industries of Gallatin’s economic base
1.2 Support economic expansion in targeted sectors
1.3 Improve access to education and training opportunities
1.4 Leverage the competitive strengths of Middle Tennessee
Reference pages 38 and 39 for related objective details

Proposed Actions
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Related Objectives

1.

Partner with state and regional economic development officials to jointly
market the Gallatin area as a destination for jobs.

1.1

1.4

2.

Collaborate with Forward Sumner and neighboring cities to market the
Gallatin area as a job center for targeted sectors, particularly the SR 386
and SR 109 Corridors.

1.2

1.4

3.

Collaborate with the Gallatin Chamber of Commerce to promote
Gallatin as a hub for retail, dining, recreation, and cultural activities.

4.

Update land development regulations (e.g., zoning ordinances) to
facilitate the development of planned employment centers across the
city and to avoid or mitigate incompatible use of adjacent land.

5.

Prepare sites for future employment centers by acquiring property and
installing local infrastructure; Develop tools to consolidate small parcels to
provide enhanced opportunities for redevelopment.

6.

Pursue state and federal economic development grant programs
to help prepare prospective sites and provide local infrastructure.

7.

Work through the Gallatin Industrial Development Board to structure
targeted incentives to recruit or retain important jobs within the city.

4.3

1.1

1.2

1.2

2.2

2.3

4.2

4.3

1.3

4.3

4.4

Proposed Actions

8.

Expand training programs in collaboration with Volunteer State
Community College, Tennessee College of Applied Technology, and area
high schools to build knowledge and skills for a transitioning workforce.

9.

Create or expand participation in apprenticeship programs to
ready youth to engage in the local and regional workforce.

Related Objectives
1.3

4.3

1.3

Improve local freight routes and work through GNRC to collaborate with
TDOT, WeGo Public Transit, and other transportation partners to expand
regional transportation capacity and mobility options for commuters and
freight services.

1.3

3.1

4.1

11.

Prioritize capital improvements to improve the capacity and condition
of infrastructure within established commercial corridors to support infill
development and increased intensities of complimentary residential
options.

1.1

3.1

4.1

12.

Concentrate larger-scale commercial developments at the intersection
of major road corridors designed/scaled to be consistent with surrounding
land uses and to protect the integrity of the City’s transportation system.

10.

tools to consolidate small parcels and provide enhanced
13. Develop
opportunities for redevelopment.

1.2

1.4

2.1

1.2

2.2

14.

Identify locations that can be used as flexible space or co-working sites,
including business incubators, to ensure the city can adapt to changing
economic conditions and trends.

1.2

4.4

15.

Support strategic interim uses that serve the needs of the community while
awaiting larger-scale redevelopment and upgrades.

3.4

4.3
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Preserving
Character
PlanGallatin recognizes that a city’s sense of place
should not be sacrificed in the pursuit of economic
growth. Preservation and prosperity often go hand in
hand.
Communities that learn to conserve resources and
leverage their unique qualities often out-compete the
ones that do not.
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Characteristics Worth Preserving
Gallatin’s vision statement and core values described
in Chapter 3 signifies the importance of striking a proper
balance between encouraging economic growth and
preserving the city’s unique identity and character.
Although the exact definition of character may vary
among residents, many agree that what makes Gallatin a
place worth calling home is its ability to offer modern-day
services and amenities within a growing city while also
retaining what still feels like a small town.
The PlanGallatin process provided an opportunity for
residents and business leaders to identify what they
appreciate about the “small town” setting.

Rural Countryside

Historic Assets
48

Those characteristics included:
• Presence of well-preserved historical landmarks,
• Easy access to the rural countryside,
• Easy access to natural areas and Old Hickory Lake,
• The ability to get around town without having to hop
•

on a major highway or interstate,
The overall sense of connectedness among members
of the community.

As Gallatin and its neighboring jurisdictions continue to
grow, the city will need to prioritize efforts to preserve
those sociocultural and environmental assets for future
generations.

Active Community

Small Town Charm

Indicators and Trends

5

IMPAIRED
STREAMS

GAINED
IMPERVIOUS
SURFACES

equivalent to

NINE

(17)*

EACH YEAR FOOTBALL FIELDS

(16)*

TREE
CANOPY
LOST

770

EACH YEAR

ACRES OF CITY
PARKS

CROP
LAND
LOST

(5)*

equivalent to

TEN

(17)*

FOOTBALL FIELDS

is equivalent to

SEVEN

(17)*

EACH YEAR FOOTBALL FIELDS

10

20%

HISTORIC
ASSETS

Number of federal,
state, & local
designations
(18)*

OF THE CITY’S POPULATION IS
WITHIN 1/2 MILE OF A PARK

(2, 5)*

Interact with more data
online at PlanGallatin.com

Data sources are identified by the number in parenthesis (#) next to each infographic. See Data Sources Key file for the corresponding list on page 98.
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Proposed Actions
PlanGallatin recognizes that a city’s sense of place should not be sacrificed in the pursuit of
economic growth. Preservation and prosperity often go hand in hand. Communities that learn
to conserve resources and leverage their unique qualities often out-compete the ones that do
not.

PlanGallatin Goal#2 Create a Sense of Place
Gallatin will protect its natural and sociocultural resources by preserving the unique qualities that
distinguish it from other communities across Middle Tennessee.

Objectives

2.1 Establish gateways to define the city’s boundaries
2.2 Conserve open space, farmland, scenic view-sheds, and unique natural features
2.3 Encourage the preservation of historic and cultural assets
2.4 Protect the natural environment from the impacts of growth
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Reference pages 38 and 39 for related objective details

Proposed Actions

1.

Establish landscaped and signed gateways at all major entries into the city,
including along the length of major corridors and at specific nodes.

2.

Establish a citywide themed wayfinding sign plan that clearly directs travelers,
visitors, and residents to the city’s attractions, including Downtown Square, Old
Hickory Lake access points, and other recreational or cultural areas.

3.

Promote and improve the aesthetics of Downtown and its periphery and promote
the revitalization of the neighborhoods that surround the Downtown Square.

4.

Establish a locally designated Downtown historic district with protective design
and development guidelines that promote the prosperity and health of the area.

5.

Create National Register and locally designated neighborhood historic districts

6.

throughout the city.

Create incentives for historic building restoration.

Related Objectives
2.1

2.2

2.3

2.3

2.1

2.3

2.3

2.3

7.

Support historic sites like Rose Mont, Trousdale Place, The Palace, among others,
and provide resources to promote their preservation and restoration.

2.3

8.

Draft and incorporate policies into city plans and codes that encourage
renovation vs. demolition of historic sites.

2.3

9.

Establish park or open space dedication requirements for new subdivisions and
multiple-family development and provide incentives for the dedication of usable,
functional open space with other forms of new development.

2.4
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Reference pages 38 and 39 for related objective details

Proposed Actions

10.

Adopt a tree ordinance and update landscaping requirements within land
development regulations to protect unique vegetation and to minimize or mitigate
losses from rapid development.

11.

Provide publicly accessible green space along Old Hickory Lake and the
Cumberland River and its tributaries by enhancing Army Corps of Engineer facilities
and establishing joint-use agreements or easements with private landowners.

12.

Discourage development along the Cumberland River that will negatively impact
water quality, natural habitat, or public use.

2.4

13.

Adopt development regulations that require evaluation of impacts of development
on wildlife species likely to be present on development sites, and mitigation of such
impacts to the extent practicable. These regulations should allow for flexibility in
development standards to achieve wildlife habitat protection.

2.4

14.

Provide incentives to protect scenic views and landscapes of historic significance
or that offer aesthetic value, topographic or other unique features, developmental
buffers, or environmental benefits and preserve vistas along developing corridors.

15.
16.
17.
18.
19.
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Related Objectives

Adopt and apply land use regulations that require integration of natural features
with the overall design of developments. Natural features include, but are not
limited to, wetlands and water areas, intermittent and perennial streams, riparian
corridors and floodplains, urban forests, and significant individual or community
trees, slopes, geologic hazards, and erosion-prone soils.
Facilitate and encourage ecological-friendly development practices and lowimpact development through flexibility in site development standards that can
reduce surface water management fees and systems development charges.

Promote the use of conservation subdivision design standards in areas designated
for the rural countryside and natural-conservation community character areas.

2.4

2.2

2.2

2.4

2.3

2.4

2.4

2.4

Pursue the implementation of Transfer of Development Rights (TDR) and other tools
to preserve rural character by encouraging development in locations better suited
to accommodate urban and suburban growth.

2.2

2.4

Coordinate with adjacent local government agencies to cooperatively preserve
and protect natural areas corridors.

2.2

2.4
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Maintaining
Livability
PlanGallatin recognizes that the city’s most valuable
asset is its people. A growing city should be
welcoming, affordable, and safe for all.
A community prepared for the future is one that
realizes the need to provide a range of living options
for individuals throughout all stages of life and
opportunities for residents to remain active and
healthy into their senior years.
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Making a Place Livable
Preserving Gallatin’s “small town” feel will require more than just a focus on historic buildings and natural
resources. The city also will need to continue its focus on the elements that make a town livable and a place
where its people can thrive. Like many cities in Middle Tennessee, Gallatin is faced with the complex issue of
ensuring an overall level of affordability for its current and future residents.
When evaluating affordability, it is important to think beyond the direct costs associated with purchasing or
renting a home. Residents also must be able to have affordable access to transportation, utilities and public
services, education and training, healthcare, and other essential services.
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Safe and Secure

Vibrant and Entertaining

Diverse and Inclusive

Active and Healthy

Indicators and Trends

20K

30.8 MILES

COMMUTE

TO

GALLATIN
DAILY

36%

Total vehicle miles traveled
per person, per day in
Middle Tennessee. (19)*

INCREASE IN
MINORITIES
OVER THE LAST DECADE

38%

(4)*

13K
COMMUTE

of all miles traveled in
Gallatin are along
congested roadways. (19)*

from

GALLATIN
DAILY

(20)*

18%

INCREASE IN
MEDIAN HOME
VALUE (9b)*

(21)*

EIGHT

MILES OF GREENWAY
ACROSS THE CITY
(5)*

Interact with more data
online at PlanGallatin.com

*Data sources are identified by the number in parenthesis (#) next to each infographic. See Data Sources Key file for the corresponding list on page 98.
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Proposed Actions
PlanGallatin recognizes that the city’s most valuable asset is its people. A growing city should
be welcoming, affordable, safe, and provide opportunities for healthy living. A community
prepared for the future is one that realizes the need to provide a range of living options for
individuals throughout all stages of life and opportunities for residents to remain active and
healthy into their senior years.

PlanGallatin Goal #3 Provide a Livable Community
Gallatin will strive to create a sense of belonging for all by pursuing strategies that help create
a healthy, safe, and affordable community for its residents and businesses.

Objectives:

3.1 Incentivize housing options to meet the needs of individuals and families in any stage of life
3.2 Shape the built environment to encourage active and healthy lifestyles
3.3 Ensure the safety of Gallatin residents, workforce, and visitors
3.4 Foster an atmosphere of inclusion to enhance community cohesion
Reference pages 38 and 39 for related objective details

Proposed Actions

1.

Develop strategies to help mitigate the unintended consequences of urban
redevelopment to ensure suitable housing opportunities for low income families.

3.1

3.4

2.

Establish effective design guidelines for high-quality, walkable mixed-use,
commercial, and residential neighborhoods and corridors.

3.2

3.3

3.

Require that all residential, commercial, and industrial properties be appropriately

4.
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Related Objectives

3.3

landscaped and maintained to support public safety.
Enact strong policies that discourage litter, debris, and poorly maintained

3.3

property and enact programs to aid in the clean-up and repair of properties and
the transformation or elimination of non-conforming and inconsistent uses.

5.

Assess the long-term housing needs of the city and develop strategies to increase
the supply of attractive and affordable housing for lower-income individuals and
families including senior adults.

6.

Locate future public housing within walking distance of public transit and in close
proximity to retail, recreation, and employment opportunities.

7.

Ensure that all housing in the city complies with adopted building codes
regardless of the target price point.

3.1

3.1

3.3

3.4

3.3

4.2

4.1

Proposed Actions

Related Objectives

8.

Demonstrate a commitment to being a welcoming city by incentivizing
development proposals or land use activities which support goals for diversity,
equity, and inclusion.

9.

Continue to develop a comprehensive greenway network and pocket park
system to provide convenient and safe access to exercise and recreational
opportunities across the city.

3.2

3.4

4.1

4.2

10.

Accelerate the implementation of greenways and parks by acquiring land
through dedication or easement as development occurs.

2.2

2.3

2.4

3.2

11.

Create additional opportunities for residents to lead an active and healthy
lifestyle by expanding the city’s greenway network.

12.

Empower community organizations and non-profits including faith-based leaders
to enhance and expand much needed social services and basic necessities to
those individuals

13.

Host civic, recreational, and social events and promote cultural destinations
throughout the city to bring neighbors together.

14.

Promote the development of neighborhood plans by conducting a communitybased mapping exercise which allows residents to define their neighborhood’s
boundaries, unique qualities, and challenges and opportunities.

15.
16.

3.4

3.2

1.4

1.4

4.3

2.3

3.4

3.4

Develop a Community Recreation Plan to identify facilities, programs,
intergovernmental coordination strategies, and funding priorities.

Designate areas of suitability for large lot, high income homes that can support
a growing market driven by high-paid earners.

3.4

3.2

3.1

3.4
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Improving
Infrastructure
PlanGallatin provides an opportunity to align the local
budgeting process with the community’s expectations for
an investment in the city’s future.
Rapidly developing cities need quality infrastructure
and public services to meet the demand of a growing
population and expanding economic base.
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Importance of Infrastructure
One of the most crucial elements in promoting the long-term livability and desirability of the City of Gallatin
is maintaining and improving the facilities and services that residents and businesses have come to expect.
This includes access to city hall and administration facilities, parks and recreation, recycling facilities,
and efficient government services such as public housing, public safety, public schools, and solid waste
management.
In addition, the growth of the city will be dependent on the quality and availability of transportation and
utility infrastructure. Focusing new growth, development, and density in and around community anchors
will help bring down the overall costs of expanding infrastructure.
From a transportation standpoint, Gallatin residents are looking for connected and expanded walking
and bicycling facilities, convenient transit options, and strategic roadway improvements to help mitigate
traffic congestion occurring within the city and between Gallatin and downtown Nashville. These types of
connections bring neighborhoods and the community together, promote local and regional economic
development, and increase ease of access to areas that are otherwise only reachable by car.
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Transportation

Water and Sewer

Solid Waste

Smart Infrastructure

Indicators and Trends

(19)

80
(5)

GALLATIN
POLICE OFFICERS

GALLATIN
CITY HALL IS

FORTY SIX
YEARS OLD (5)

97

GALLATIN
FIREFIGHTERS

(5)

$8.7

FY22 CAPITAL
IMPROVEMENTS
MILLION BUDGET (5)
Interact with more data
online at PlanGallatin.com

Data sources are identified by the number in parenthesis (#) next to each infographic. See Data Sources Key file for the corresponding list on pg. 98
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Proposed Actions
PlanGallatin provides an opportunity to align the local budgeting process with the community’s
expectations for investment in the city’s future. Rapidly developing cities need quality
infrastructure and public services to meet the demand of a growing population and expanding
economic base.

PlanGallatin Goal#4 Invest in Quality Infrastructure
Gallatin will invest in transportation, utilities, and other city services to meet the demands of a
growing population with a high level of performance.

Objectives:

4.1 Keep people and freight moving safely and efficiently
4.2 Provide access to affordable and high performing utility services
4.3 Promote intergovernmental coordination on Non-City Services
4.4 Invest wisely to ensure fiscal sustainability while meeting or exceeding minimum levels of
service where standards are established
Reference pages 38 and 39 for related objective details

Proposed Actions
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1.

Maintain transportation and utility infrastructure in a state of good repair,
prioritizing budgeted funds on repairs and upgrades to existing systems.

2.

Prepare a major update to the city’s major and collector street plan to address
the projected needs of new growth.

3.

Prioritize transportation investments to improve roadway and pedestrian safety
with the intent to eliminate traffic-related fatalities.

4.

Develop a strategy for preparing the city for emerging transportation
technologies including electric-powered, connected, and autonomous
vehicles.

Related Objectives
4.1

4.4

1.1

1.2

2.1

2.4

3.2

4.1

4.2

4.2

3.3
1.3

2.4

4.1

4.1
3.3
4.3

Proposed Actions

Related Objectives

5.

Promote and encourage residents and businesses to apply energy-efficient
technologies including LEED construction practices and resource recovery to
minimize the demand for utilities and solid waste services.

2.4

4.2

4.4

6.

Focus regional-scale suburban, big-box commercial development into nodes
located at the intersection of major roadways adjacent to areas with higher
residential densities to leverage pre-existing infrastructure capacity or to avoid
traffic in areas not otherwise suitable.

2.1

3.2

4.3

1.2

2.4

3.3

7.
8.
9.

Prepare or update utility infrastructure expansion plans to address the projected
needs for new growth areas and to ensure the continued availability of water,
sewer, storm water systems, and power within existing service areas as infill
occurs.
Explore opportunities to establish cooperative purchase of service and mutual
aid agreements with other government agencies to acquire equipment and
services at lower costs for the city government.
Collaborate with the other neighboring communities and the Greater Nashville
Regional Council to develop a long-term strategy for collecting, disposing
of, recycling, or re-use of household garbage and waste generated through
construction and demolition activities.

4.2

4.4

1.4

4.4

1.4

3.3

10.

Encourage a variety of transportation choices other than reliance on the
car. Support efforts to develop public transportation options to provide local,
regional and national network connections.

11.

Take advantage of creative funding programs including grants, land
donations, faith-based and public/private partnerships for infrastructure
projects.

4.3

4.4

12.

Invest in public infrastructure to provide and maintain the expected level of
service for buildings and facilities, transportation, utilities, and recreation.

4.2

4.4

13.

Establish and promote utility corridors and the burying of overhead utility
infrastructure.

4.4

4.1

4.2
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Guiding
Growth
PlanGallatin is a tool to help manage growth to
ensure that it is consistent with the community’s
vision and expectations.
It does this by communicating clear goals and
objectives and offering recommendations to guide
private development towards outcomes that are
mutually beneficial to residents, property owners,
employers, and the city as a whole.
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Drivers of Growth
While PlanGallatin is focused on the future growth of the
city, it is important to realize that the Plan itself is not the
cause of the development happening in and around
town. PlanGallatin is a tool to help manage growth to
ensure that it is consistent with the community’s vision and
expectations. It does this by communicating clear goals
and objectives and offering recommendations to guide
private development towards outcomes that are mutually
beneficial to residents, property owners, employers, and
the community as a whole.
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It is important for the community to understand the key
drivers of growth so that the city is able to effectively
influence the location, form, function, and aesthetics of
development – be it new construction on a vacant lot, or
the redevelopment or rehabilitation of an existing structure.
Through its zoning ordinance and building codes, the city
regulates different aspects of development, but in the end,
most new development is the result of decisions by private
landowners or developers who choose to build based on a
variety of factors.

Infrastructure Investments

Public Policy

Market Demand

Land Availability and Costs

Existing Land Use
Until a few short decades ago, the predominant land
use across the Gallatin planning area was considered
rural or agricultural in nature. Rapid growth since the
1960s has introduced large residential subdivisions of
relatively low density. Within the city limits, Gallatin

Figure 18.

has seen an emergence of medium-density and
commercial uses extending outward from downtown
along US-31 towards Hendersonville. In recent years,
light industrial areas have emerged as Gallatin has
become a growing destination for jobs.

Existing Generalized Land Uses

*Data Source: GNRC Land Cover Analysis, 2019

Existing Generalized Land Uses
Rural or Agriculture

Residential

Commercial Mixed Use

Industrial/ Logistics

Religious

City Owned/Other Public Land

Land that is generally undeveloped or used
for private or commercial farming.

Land used for light industrial or office parks,
manufacturing facilities, or warehousing.

Land that is developed to accommodate
a variety of housing types from single-family
homes to town homes and apartments.

Land used by faith-based organizations

Land that is developed with retail services or
office operations for private companies.

Land owned by the city government or other
public agencies
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Future Development
Anticipated Degree of Change
As the city continues to grow, it is important to understand
where growth will gravitate, either through market-driven
influences or as a result of local community preferences
expressed through public policy. PlanGallatin sorts the UGB,
to include areas within the city limits, into a three-tiered
“Anticipated Degree of Change” designation to denote
where growth is likely or desirable, and where it is not. This
designation reflects community preferences for future
growth, accounts for proactive steps taken by the city to
invest in new infrastructure, and anticipates the continuation
of established market trends.

Sustain (Minimal Change)

Areas that are not expected (or do not desire) to experience
significant change in character.
New or Infill development within these areas should help
enhance quality of place and improve connectivity and
transportation options. Private investment is encouraged
to support steady growth and reinvestment for continued
community stability.

Figure 19.

Accelerate (Proactive Change)

Areas where significant and beneficial change is
occurring or is desired.
These areas should be the focus of additional public
investment in infrastructure. Increased coordination
with the private sector will be critical in achieving the
transformational changes envisioned by the community.

Nurture (Focused Support)

Established neighborhoods or commercial areas that
have or could experience decline without continued
investments to maintain or improve quality of place.
These areas would benefit from enhancement projects
to improve walkability and create a sense of place and
connectivity. Close coordination with community-based
non-profit organizations will be key in enhancing Gallatin’s
older parts of town.

Extent of Focus

Extent of Focus
Sustain (Minimal Change)
Nurture (Focused Support)
Accelerate (Proactive Change)
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Key Considerations
Historically, cities and towns across the nation have relied
on land use-driven policies and ordinances to establish a
pattern of development across the jurisdiction. Often this was
done purposefully to separate different uses with the intent
to mitigate the possible negative impacts of one use on
another. For example, industrial activities like manufacturing
were separated from residential areas to protect residents
from harm. This zonal approach to land use planning was

Land Use Compatibility
Is the scheduled use of the proposed development
consistent with the context of the existing uses? If not,
would the activity at this site become a nuisance or be
disruptive to the quality of life or the economic value of
surrounding parcels?

Aesthetic Quality
Is the form, massing, and architectural elements of the
proposed development consistent with its surroundings? If
not, will the proposal elevate or diminish the quality of place
established by existing uses?

successful in eliminating the nuisances and public health
concerns of the time, but over the years, this pattern of
separated uses led to further distances between homes and
work, shopping, and other daily activities.
As the city manages growth across the municipality the
following are key considerations that should dictate decisions
related to local land planning.

Infrastructure Capacity
Is there sufficient transportation and utility infrastructure
to support the demand that will be generated by the
development? If not, what can be asked of the developer to
help offset the proportionate impacts of the site?

Environmental Impact
To what extent will the proposed development negatively
impact the natural environment or the community’s sociocultural resources? Is there a more suitable location for the
development? If not, what can be asked of the developer
to mitigate the concerns as part of the site planning and
design?
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Community Character Policy
The adoption of this plan incorporates an evolution of
municipal planning. The General Development and
Transportation Plan 1996-2005 was adopted in 1997 and
focused primarily on land use and density. This focus limits
the attention needed for addressing the overall pattern
and design of development. The Future Land Use Plan
and associated text of the 1997 plan provided limited
guidance on how to preserve or create a sense of place, or
community character through form and instead prescribe a
somewhat homogeneous development pattern.
The General Development and Transportation Plan
adopted in 2009, entitled “Gallatin on the Move 2020,”
provides a dramatic shift towards a policy that reflected
Smart Growth concepts that placed more emphasis on
the character and pattern of development, rather than
individual land uses. PlanGallatin takes this a step further
by simplifying the framework so that the community
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has greater flexibility to define its long-term vision while
also taking advantage of opportunities that emerge
unexpectedly. This simplification also provides greater
separation of duties between the comprehensive growth
plan and the related zoning ordinance and subdivision
regulations which implement the community’s vision.
Character area planning focuses on the way an area
looks and how it functions. Tailored development strategies
are applied to each area, with the goal of enhancing
the existing character/function or promoting a desired
character for the future.
Certain subareas with the city have been identified as
major centers or special districts where planned growth is
intended. Those areas will require additional planning to
address the vision that the city has for those designated
locations.

Figure 20.

Community Character Areas

Downtown Core

The downtown area around the historic city center that
will serve as the focal point of commerce, the arts, and
civic and government spaces.

General Urban

Areas incorporating established and infill
neighborhoods at medium to high densities organized
along a well-connected transportation network.
These areas are intended to be complete walkable
communities, providing a mixture of housing within
walking distance of commercial and neighborhoodscale open spaces. Areas should include multiple
transportation options such as sidewalks and bike-ways.

Suburban

Areas of medium density dominated by residential
land uses. While typically less walkable than the more
urban parts of the city, the community envisions
better connectivity and walkability and an elevated
mixture of uses than the suburban form that emerged
throughout the 20th century.

Rural Countryside

Areas that are expected to remain rural in nature
over the long-term because of their agricultural
use, lack of infrastructure, or the community’s
desire to preserve green space between Gallatin
and adjacent communities. Development can
occur within these areas, but at much lower overall
densities so as to not place significant burden on
infrastructure or to alter the rural character.

Natural/Conservation

Areas that are determined worthy of conservation
by the community or that contain natural features
that can be negatively impacted by development.
Some development can occur within Natural or
Conservation areas but should do so with the intent
to mitigate any potential impacts.

The following pages
provide a detailed
review of each
character area.
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Community Character
A visual representation of the types of development viewed as suitable for the Downtown Core

Land Use
Characterized by mid-rise
office, retail, residential,
civic/institutional, and
mixed-use buildings in a
pedestrian-oriented and
transit-friendly environment.

Transportation
The street network should
be well-connected with
small blocks to promote a
walkable scale. Preference
should be given to
pedestrians, bicyclists,
and local residential and
commercial traffic.

Open Space
Open space should be
achieved through publicly
accessible parks and plazas
with landscape buffers
provided along pedestrian
routes.

Typical Form
Two to five story buildings should be placed as close to the street as possible with minimal spacing between
lots. Parking should be accommodated on street, in shared lots behind buildings, or in structured garages.

Recommended Density Key
Lower End

15-44 units per acre of residential

Mid-Range 45-64 units per acre of residential
Higher End 65-100+ units per acre of residential
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This page provides examples of various land uses,
transportation infrastructure, and open space that
is suitable for the Downtown Core character area
across a range of densities. The density depicted in
each photo corresponds to the range represented in
the density key to the left.

Downtown Core

Less Suitable

Photos below show examples of development that would be less suitable for Gallatin’s Downtown Core.

x x
Single use office parks
discouraged

Large surface lots
discouraged

x x x
Strip malls
discouraged

Large industrial sites
discouraged

Large high-rises
discouraged
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Community Character
A visual representation of the types of development viewed as suitable for General Urban areas

Land Use
Characterized by a mixture
of established residential
neighborhoods and an
increasing frequency of midrise office, retail, residential,
civic/institutional, and mixeduse buildings connected by
commercial corridors.

Transportation
The street network should be
well-connected with small to
medium blocks to promote
a walkable scale while also
accommodating high traffic
volumes and commercial
deliveries.

Open Space
Open space should be
achieved through a mixture
of private yards, improved
common areas, publicly
accessible parks and plazas
with landscape buffers provided
along pedestrian routes.

Typical Form
Buildings should be taller than those within suburban areas with a typical range of 2 to 4 stories, positioned closer to the street.
Lower setbacks will bring more focus to the pedestrian environment and allow for easier access by transit. Parking is encouraged
to be located along the side and rear of buildings with shared lots and structured garages located in areas of higher density.

Recommended Density Key
Lower End

5-9 units per acre of residential

Mid-Range 9-12 units per acre of residential
Higher End 13-15 units per acre of residential
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This page provides examples of various land uses,
transportation infrastructure, and open space that is
suitable for the General Urban character area across
a range of densities. The density depicted in each
photo corresponds to the range represented in the
density key to the left.

General Urban

Less Suitable

Photos below show examples of development that would be less suitable for Gallatin’s General Urban areas.

x x
Cul-de-sacs with limited
connectivity discouraged

“Suburban” style
subdivisions discouraged

x x
Large setbacks with
surface lots discouraged

New “drive thrus” should
be limited
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Community Character
A visual representation of the types of development viewed as suitable for Suburban areas

Land Uses
Characterized by a mixture of residential
neighborhoods and subdivisions with
institutional and commercial uses
located along key corridors. Mixeduse developments with multi-family
dwelling options are encouraged to
make efficient use of land but should
mitigate any negative impacts of traffic
and noise by incorporating appropriate
urban design and landscape buffers.

Transportation
A connected local street network that
adequately connects neighborhoods
to each other and commercial activity
will maximize safety and accessibility.
The street network should be designed
to disperse vehicular traffic and allows
residents to walk or bike to transit
and nearby destinations. Arterial and
collector streets should also include
accommodations for pedestrians,
cyclists, and transit users.

Open Space
Open space should be achieved
through publicly accessible parks and
plazas with landscape buffers provided
along pedestrian routes.

Typical Form
One to three story building with flexible setbacks to account for the diverse needs of the suburban character.
Parking for new development is encouraged to be located along the side and rear of buildings to improve
accessibility by pedestrians, cyclists, and transit users and to contribute to a quality aesthetic.

Recommended Density Key
Lower End

2 to 3 units per acre of residential

Mid-Range 3 to 4 units per acre of residential
Higher End 4 to 5 units per acre of residential
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This page provides examples of various land uses,
transportation infrastructure, and open space that
is suitable for the Suburban character area across
a range of densities. The density depicted in each
photo corresponds to the range represented in the
density key to the left.

Suburban

Less Suitable

Photos below show examples of development that would be less suitable for Gallatin’s Suburban areas.

x x x x x
Cul-de-sacs with limited
connectivity discouraged

Strip malls
discouraged

Large setbacks with
surface lots discouraged

High density residential
discouraged

Residential areas should
have access to sidewalks
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Community Character
A visual representation of the types of development viewed as suitable for Rural areas

Land Use
Characterized by agriculture
and open greenfield with
low density residential and
minimal commercial activity.
Rural cluster developments
that preserve open space
are favored over sprawling
subdivisions.

Transportation
High traffic volumes are not
typical within these areas and
bicycle lanes and pedestrian
paths are encouraged,
especially to/from and within
designated recreational
areas.

Open Space
Open space is the primary
element with a focus on
sustaining agricultural
viability, wildlife corridors,
and providing for greenways,
greenway trailheads, and
floodplain protection.

Typical Form
Building heights kept to a minimum with large setbacks from roadways to allow for maximum natural and green space.
Parking for commercial and recreational activities should be accommodated in surface lots constructed with pervious
materials as appropriate. Areas should be accessible from regional connectors or rural/scenic byways and local roads with
minimal driveways to allow for the efficient transport of agricultural products.

Recommended Density Key
Lower End

Up to 1 units per acre of residential

Mid-Range 1 to 1.5 units per acre of residential
Higher End 1.5 to 2 units per acre of residential
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This page provides examples of various land uses,
transportation infrastructure, and open space that is
suitable for the Rural character area across a range
of densities. The density depicted in each photo
corresponds to the range represented in the density
key to the left.

Rural

Less Suitable

Photos below show examples of development that would be less suitable for Gallatin’s rural areas.

x
Rural/scenic byways and
local roads

x x
Strip malls
discouraged

Large industrial sites
discouraged
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Community Character
A visual representation of the types of development viewed as suitable for Natural or Conservation areas

Land Use
Characterized by passive and
active recreation, agriculture,
or conservation areas with very
limited residential, commercial,
institutional, and industrial uses.

Transportation
Areas should be accessible from
regional connectors or scenic
byways with minimal driveway
connections. High traffic volumes
are not typical within these areas.
Bicycle lanes and pedestrian
paths are encouraged, especially
to/from and within designated
recreational areas.

Open Space
Open space is the primary
element and depending on the
purpose, the onsite open spaces/
greenspaces typically include
preserved natural areas, outdoor
recreation facilities or both.

Typical Form
Some development can occur but should do so with the intent to mitigate any potential impacts. Building heights should be
kept to a minimum with large setbacks from roadways to allow for maximum amount of natural and green space. Parking
for commercial and recreational activities should be accommodated in surface lots constructed with pervious materials as
appropriate.

Recommended Density Key
Lower End

0 to 0.3 units per acre of residential

Mid-Range 0.3 to 0.7 units per acre of residential
Higher End 0.7 to 1 units per acre of residential

This page provides examples of various land uses,
transportation infrastructure, and open space that is
suitable for the Natural/ Conservation character area
across a range of densities. The density depicted in
each photo corresponds to the range represented in
the density key to the left.

Natural/Conservation
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Subarea Designations
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Figure 21.

Subarea Designations

4

3

2

8

5

9c
9b

1

7

6

9a

Mixed-Use Commercial Districts

Higher density areas located outside of the
General Urban character area that are developed
with a higher degree of mixed uses organized in
a compact and walkable form. The areas are
adjacent to or integrated within new or existing
neighborhoods.

Mixed-Use Activity Centers

Large-scale walkable developments with a mix of
office, retail, and residential land uses at a higher
density than typically found in adjacent areas. The
general character and form should be planned
according to the unique needs of the community
and the city's desire to ensure good transportation
connectivity, utility availability, and appropriate
buffering from incompatible land uses adjacent to
these centers.

Major Employment Centers

Areas of significant and clustered employment
including office parks, light or heavy industrial parks,
and transportation and logistics hubs. The general
character and form should be planned according
to the unique needs of the community and the city's
desire to ensure good transportation connectivity,
utility availability, and appropriate buffering from
incompatible land uses adjacent to these centers.

The following pages
provide details of the
numbered subareas
in Figure 21.
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Major Mixed-Use Activity Centers
1

Westfield and The Paddock at Kennesaw

This area is approved with two separate preliminary master development plans. Westfield along
Big Station Camp Boulevard has commercial frontage, with multi-family housing behind the
commercial. It transitions into The Paddock at Kennesaw which is approved a mixture of residential
unit types and an internal neighborhood commercial center. The city should allow only minor
deviations from this plan, as neighborhood commercial centers are a desired component and the
direction the city should encourage and facilitate.

2

GreenLea Activity Center

GreenLea Boulevard was built to become a commercial corridor, but the recession in 2008
dramatically stalled retail development. Regardless, the city should continue to accommodate
the original intentions of intense retail development for GreenLea Boulevard, which could be
incorporated into the Transit Oriented Development already approved with a preliminary master
development plan.

3

North 109 Nexus Project

This area was annexed and a master development plan was approved in 2021 covering
approximately 600 acres. This includes a commercial development along SR-109 and sections of
Albert Gallatin Avenue but also is accessible via an interior service roadway. The development segues
into various forms of residential unit types including single family, townhouses, apartments, and a large
55+ living community. The City should require the developer to substantially adhere to the initial plan
and not allow elimination of the commercial areas. In addition, Nexus Tennessee includes 100-acres
for a business park that will become an employment center.

Mixed-Use Commercial Districts
7

South Water Avenue

The southern entrance into Gallatin suffers from much of the corridor having been developed outside
the city limits when there were little to no development or design requirements. The city should
encourage the restoration of businesses where appropriate, or removal of buildings and other nonconformities that add to the perception of blight. To encourage redevelopment, the city should work
with property owners, business owners, and developers to make necessary upgrades that comply with
new regulations in a way that is least burdensome.

8

Big Station Camp Boulevard

This corridor should provide predominantly retail, restaurant, and other businesses along Big
Station Camp Boulevard serving the surrounding residential subdivisions. K-12 schools and
Welch College form the central attractor to the area. The corridor should transition from
commercial along Big Station Camp Boulevard to various levels of residential behind the
commercial developments.
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Major Employment Centers
4

Gallatin Gateway Industrial Center

While the Gallatin Gateway Industrial Center nears maximum capacity, the city should encourage
certain properties near the industrial center to become light industrial manufacturing or technology
focused with smaller footprints. Regardless, the city expects this area to continue to be a major
employment center for the next 25 years

5

Airport Road Industrial Area

This area extends from Airport Road/Hartsville Pike to Airport Road near Coles Ferry Road. There are
several privately owned properties still available for industrial development and redevelopment.
The City should maintain this area for light industrial businesses and consider companies that align
with opportunities in conjunction with the Music City Executive Airport, which plans to continue
expanding services and rail-served industry.

6

Steam Plant Industrial Area

TVA has announced plans to shutter the Gallatin coal-fired steam plant in the next ten years and
may create an opportunity for the city to expand industrial development on the site including
expanding port and bulk transfer uses in association with rail service. The city should work with
Sumner County to improve Odoms Bend Road from Steam Plant Road to SR-109. The city should
also work with TVA and CSX to improve the dormant rail line.

9a Nashville Pike

9b Nashville Pike

This section of Nashville Pike
includes Volunteer State
Community College and should
provide for commercial and mixed
use activities that support the
college as well as the developed
residential in that area.

This is the immediate western gateway to
the city and should be developed with a
mix of residential and commercial uses.
Existing park areas, waterfronts, and mature
trees should be maintained to provide
an appealing aesthetic into the city. The
city should work with the U.S. Army Corps
of Engineers to restore and expand Nat
Caldwell Park to provide more recreational
and educational amenities.

9c Nashville Pike

This area is identified in the adopted
Nashville Pike Corridor Plan for East Camp
Creek to SR-109. Whenever possible,
the city should continue the alreadyestablished practice of converting homes
into businesses and retain the established
access management program along this
section.
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Taking
Action
PlanGallatin is an important step in ensuring the
long-term sustainability of the city, but several more
must be taken to achieve its goals.
The city is prepared to focus its energy and prioritize
its resources to implement a set of recommendations
that will guide the community on its path towards its
vision.
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CHAPTER

9

A plan with

clear next
steps.
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Plan Recommendations
This final chapter of PlanGallatin provides a series of recommendations to help the city achieve the community-based vision,
goals, and objectives profiled throughout the comprehensive plan. Recommendations are presented in a logical sequence
of steps to be taken subsequently to the Plan’s adoption, but they do not necessarily need to be taken in exact order. The city
should maintain flexibility as it works with residents, property owners, and developers to implement PlanGallatin, over time, as
opportunities arise.

Finalize Amendments to the Urban Growth Boundary
Public Chapter 1101 of the Acts of 1998 require Tennessee
counties to prepare county-wide growth plans to identify
urban growth boundaries (UGBs) for each municipality
within the county. These boundaries not only identify rural
areas which are planned for growth, but also property that
is anticipated for future annexation into the corresponding
municipal limits. The Gallatin UGB was initially ratified and
approved on March 7, 2000. In February 2021, the Local
Government Planning Advisory Committee – the formal
group that ensures coordination between the county
government and Sumner County municipalities – approved

Figure 23.

a recommended change to the Gallatin UGB boundary.
That recommendation was endorsed on January 19, 2021
by the Gallatin City Council (Resolution No. R2101-03). For
other recommended modifications to the UGB to become
final, the Sumner County growth plan must be reopened by
the Sumner County Coordinating Committee and formally
amended and ratified by the Sumner County Commission
and the local governing body of each municipality located
within the county. Once approved, areas within the UGB
shall be assigned a Community Character Area and
subsequently be considered for the development of a more
detailed neighborhood plan.

Map of Proposed Urban Growth Boundary Amendment

Gallatin Planning Area
City Limits
Existing Urban Growth Boundary
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Update Land Development Regulations
Zoning Ordinance

The Gallatin City Council is empowered to adopt and
amend a zoning ordinance, pursuant T.C.A. §13-7-201, to
“regulate the location, height, bulk, number of stories, and
size of buildings and other structures; the percentage of
the lot that may be occupied; the sizes of yards, courts,
and other open spaces; the density of population; and the
uses of buildings, structures, and land for trade, industry,
residence, recreation, public activities, and other purposes
...” and establish special districts or zones “subject to
seasonal or periodic flooding ... and such regulations may
be applied therein as will minimize danger to life and
property.” Zoning regulations may provide for the transfer
of development rights under procedures and restrictions set
out in T.C.A. § 13-7-201(a)(2).
The municipal planning commission is responsible for
certifying to the governing body a zoning plan, the text
of a zoning ordinance, and zoning maps. Any change in
the ordinance, including the zoning map, must be referred
to the planning commission for approval. The planning
commission’s approval of zoning change is then sent to
the City Council for adoption. The planning commission’s
disapproval may be overridden by a majority vote of the
City Council. The same procedure applies to any zoning
ordinance text amendment. T.C.A. §§ 13-7-201–204.
With the adoption of PlanGallatin, the City of Gallatin
will need to update the municipal zoning ordinance
to ensure its consistency with the vision, policies, and
recommendations of PlanGallatin. Gallatin’s Zoning
Ordinance was most recently amended in 2017, but
additional changes will be needed to help manage growth
according to the plan.

Form-based codes address the relationship between
building facades and the public realm, the form and mass
of buildings in relation to one another, and the scale and
types of streets and blocks. The regulations and standards in
form-based codes are presented in both words and clearly
drawn diagrams and other visuals. They are keyed to a
regulating plan that designates the appropriate form and
scale (and therefore, character) of development, rather
than only distinctions in land-use types.
This approach contrasts with conventional zoning’s focus on
the micromanagement and segregation of land uses and
specific activities, and the control of development intensity
through parameters like floor area ratio, dwellings per acre,
setbacks, parking ratios, traffic level of service, among
others as opposed to focusing on an integrated built form.
Conventional Zoning
Density, use, floor area ration (far), setbacks, parking
requirements, maximum building heights specified.

CC

Zoning Design Guidelines
Conventional zoning requirements, plus frequency of
openings and surface articulation specified.

CC

Form-Based Code for the Downtown Area

As the city updates its zoning ordinance, it is encouraged
to incorporate a “form-based” approach to zoning for
downtown and other areas where the form and function
of buildings is more influential on the quality of place
than is the underlying land use. A form-based code is a
land development regulation that is effective at ensuring
predictability in the “built” results by placing an emphasis
on a proposed development’s overall physical quality and
functional appropriateness rather than its proposed use.

Form-Based Codes
Street and building types (or mix of types), build-to lines,
number of floors, and percentage of built site frontage
specified.
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Subdivision Regulations

The Tennessee Code gives local governments, via their
planning commissions, the authority to adopt and enforce
subdivision regulations. These regulations that manage the
subdivision of property is a common and essential method
for implementing a community’s comprehensive planning
program. The City of Gallatin last adopted its subdivision
regulations in 2008.

An Adaptive Reuse Ordinance would outline how these
properties could become revitalized, adapting standards
and design to better suit those specific sites to assist in their
redevelopment. By becoming more flexible than the overall
Zoning Ordinance, an Adaptive Reuse Ordinance would
provide a benefit to the property owner, neighbors, and the
community at large.

“Subdivision” in this context is not simply the residential
development you live in. It is how communities grow and
develop over time. It involves the process of dividing raw
land into lots, streets, parks and the other spaces that
together form the underlying development pattern and
structure of a community. Regulating this process is critical
to any community that is interested in planning for its future.
Once an area has been divided into lots, the street system
has been established, and utilities have been installed, a
development pattern has been established that is less likely
to be changed.

Ordinances to Protect Vegetation and Trees

The application of well-crafted subdivision regulations
provides a community with the best opportunity to ensure
that newly developed neighborhoods and other areas are
properly designed, constructed, and integrated into the
surrounding area.

At a minimum, the city should consider strengthening
protections provided for natural vegetation through its
zoning code. A separate tree ordinance can provide an
additional tool to help promote the planning, preservation,
and proper care and maintenance of trees and other
plantings. Consideration should be given to preparing a
biological assessment of large vacant properties to identify,
protect, and manage species of concern.

Adaptive Reuse Ordinance

Gallatin’s history of agriculture and industry has led to a
prevalence of warehouses and industrial sites across the
city. These sites, once located on the outskirts of town,
are now wholly contained within the city limits, and
are often surrounded by new neighborhoods. Some of
these properties are no longer ideal for industrial uses.

The preservation of natural vegetation, in particular native
trees and tree canopies, was a top priority among those
who participated in the PlanGallatin process. Trees and
other vegetation provide important public benefits by
enhancing attractiveness and environmental health. They
reduce pollution from storm water run-off, improve air
quality, and provide increased biodiversity. An urban tree
canopy from both street and park trees helps provide shade
for the public and controls the “heat island effect” caused
by towns and cities.

Prepare Neighborhood and Functional Plans
While PlanGallatin provides a blueprint for managing
growth across the city, additional community outreach and
planning will be necessary in order to ensure that the needs
and aspirations of individual neighborhoods, commercial
districts, and major centers will be met in the future.

Downtown Master Plan

The current master plan for downtown Gallatin was
approved by the Gallatin Planning Commission in 2005. Like
most of the city, the area has seen an immense amount of
change over the last fifteen years. During the development
of PlanGallatin, residents and local businesses agreed on the
importance of downtown to the city’s past successes and its
future prosperity. An updated Downtown Master Plan would
guide the continued restoration, reuse, and redevelopment
of the historic central business district and adjacent
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residential neighborhoods and ensure that it remains the
center of gravity for a growing city in the years ahead.

Subarea Plans for Mixed-Use Districts and
Major Centers

As presented in Chapter 8 of PlanGallatin, the community
envisions accelerated growth and investment in ten (10)
subareas that are designated as major employment
centers, major mixed-use activity centers, or mixed-use
commercial districts. These areas are expected to provide
Gallatin with an expanded choice in housing options, retail
services, and job opportunities. Subarea land use and
infrastructure plans should be developed for each of those
areas in collaboration with local residents and businesses.
The subarea plans will help ensure that the city, property
owners, and investors are coordinated as development
occurs.

Align Capital Improvement Plans and Budgets
While PlanGallatin is an important policy document, there is
no more significant policy for a city than its annual budget.
Municipal budgets should be just as much an expression of
a community’s values and priorities as its comprehensive
plan. Comprehensive plans, such as PlanGallatin, should
be consulted in the development of local budgets as they
provide important guidance for spending that is derived
from community input on short- and long-term goals for
anticipated growth and development.
As part of the budgeting process, most cities develop a
capital improvement plan (CIP) to serve as a financial
blueprint for investments in new facilities or upgrades to the
physical infrastructure of the community (e.g., transportation,
parks and recreation, utilities, among others). Projects
included in a CIP are typically generated by requests from
city departments which are responsible for implementing
local plans and coordinating applications to state and
federal grant programs.
The City of Gallatin should review its capital improvement
planning and budgeting process to ensure that it includes
a merit-based process to evaluate and prioritize proposed
projects according to the vision, goals, and objectives of
PlanGallatin. Today, there are robust software tools that can
be used to evaluate financing and scheduling scenarios to
help decision-makers with the difficult task of balancing fiscal
constraints with community needs.

Functional Plans

In addition to land use plans, many communities develop
functional plans to provide further guidance for the prioritization
of services and infrastructure.
The City of Gallatin intends to develop or update the following
plans in the near term:
• Traffic Level of Service Plan
• Countywide Active Transportation Plan
• Community Recreation and Open Space Improvement Plan
• Major Thoroughfare Plan
Other examples of functional plans include:
• Historic Preservation Plan
• Economic Development Plan
• Curbside and Access Management Plan
• Technology Deployment Plan
• Solid Waste Plan
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Leverage the Development Review Process
The City of Gallatin should evaluate its development
review process to ensure that it yields results that are
consistent with PlanGallatin. Moreover, the city should
consider opportunities to streamline the process and
reduce documentation and regulatory requirements for
development proposals that demonstrate consistency with
the community vision or recommendations of PlanGallatin
or any other subarea or functional plan developed
subsequently to support PlanGallatin.

In most communities, the land development review and
approval process has been developed in a piece-mealed
fashion to adapt to a set of community standards and
administrative procedures that have evolved over time.
This can lead to a regulatory process that is overly complex
or, in some cases, unpredictable, making it a challenge
for applicants to navigate. A backlog of applications
is common in jurisdictions with processing bottlenecks
occurring frequently.

Development review plays a significant role in the city’s
ability to create a diverse and attractive place to live
and work. New development and redevelopment can
improve the tax base, provide diverse opportunities for
housing choice, improve options for mobility, and create
new employment opportunities. The actions of private
landowners and real estate developers are a key ingredient
to implementing the community’s vision.

The City of Gallatin is committed to continuously monitoring
feedback from its applicants and will strive to create a
streamlined process that rewards developers who are able
to demonstrate how a proposal enhances the community
while minimizing impact on surrounding areas.

The development review process can be an effective
tool for enhancing quality of life by ensuring development
proposals:
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•

are consistent with the PlanGallatin and associated land
development regulations,

•

include high-quality building design and effective site
planning,

•

include the necessary public improvements to limit the
city’s maintenance, service, and replacement costs,
and

•

demonstrate an overall public benefit.

Track Progress and Maintain the Plan
Annual Progress Report

Changes to the Plan

Interactive Plan at PlanGallatin.org

Significant updates to the plan should be considered
at least every five years. These updates will ensure the
continued usefulness of the plan for use by public officials,
staff, and others. Plan updates will be a significant
undertaking involving public officials, city departments and
other public agencies, and citizens. As part of each major
update to the plan, the underlying data assumptions related
to population, land use, and infrastructure demand should
be reviewed and updated. Additionally, goals, objectives,
and actions should be assessed to ensure their continued
appropriateness.

The Planning Commission and its staff should prepare
an annual report for the City Council with a summary of
the accomplishments and challenges with respect to
implementing the vision, goals, and objectives established
in PlanGallatin. The report should be prepared on a timeline
that would allow the City Council and city departments
an opportunity to consider incorporating PlanGallatin
recommendations into the early stages of the annual
budgeting process.

The PlanGallatin.org website, initially launched to serve
as the official clearinghouse for information related to the
planning process, will continue to be a community resource
throughout the life of the Plan. The site includes the full
text of PlanGallatin and links to relevant documents. The
website will be updated periodically with new data and
maps and will be used to track the city’s progress towards
implementation including amendments to policies and
community character areas or land use designations.

Minor plan amendments provide opportunities for relatively
minor updates and revisions such as changes in Character
Area designations and recommended actions to ensure
continued consistency with ordinances and regulations.
Amendments should be an ongoing process throughout
the year and be prepared and distributed in the form of
addenda to the adopted plan. The Planning Commission
and City Council should review and approve proposed
changes following plan adoption procedures.
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Strategies for Success
Intergovernmental Coordination
Successful implementation of PlanGallatin and subsequent
planning efforts will depend greatly on the ability of the
city to work with its county, regional, state, and federal
government partners and its network of private sector
developers and investors. Middle Tennessee has a proven
track record of fostering intergovernmental coordination
to plan and deliver infrastructure projects and policy or
legislative solutions to benefit cities and counties across the
entire region.

The city should leverage the expertise and capacity of
community leaders from local non-profits and faith-based
organizations to enhance and expand much-needed
social services to those individuals in need of community
assistance programs. These leaders are already working on
the front lines with the most vulnerable citizens of Gallatin
and have proven track records of success coordinating
services and supports to these individuals.

Specifically, Gallatin should:
• When beneficial to the city, fully engage in regional
planning and economic development efforts sponsored
by the Greater Nashville Regional Council;

Citizen Engagement
and Customer Feedback

•

Take advantage of grant programs and technical
assistance provided by state agencies including the TN
Dept of Economic and Community Development;

•

Develop intergovernmental tools in collaboration with
Sumner County that address interim planning policies
within the designated Urban Growth Boundary prior
to the time at which such territory is annexed to the
municipalities;

•

Work together with Sumner County Schools to achieve
the mutual goals and policies and to efficiently plan for
development in the community as a whole and not as
individual parts;

•

Explore and implement mechanisms and processes for
intergovernmental coordination with Sumner County,
Sumner County Schools, the City of Hendersonville and
other units of government providing services in order to
implement the plan; and

•
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Non-Profit Collaboration

Develop mechanisms designed to coordinate with
the applicable portions of its Community Character
Map with the plans of the City of Hendersonville,
Sumner County, Sumner County Schools and other
entities. These mechanisms will be designed to
ensure compatibility with those various plans and will
coordinate the locations of new facilities that affect
land use patterns and services.

Measuring the pulse of the community on a regular basis
be it through town halls or surveys is an important way to
ensure that PlanGallatin is not only being implemented
as expected but also to ensure the plan continues to be
representative of community priorities. The City of Gallatin
should develop a citizen engagement program that
includes, at a minimum, a regularly conducted statistically
valid survey of citizen satisfaction.
Such an effort will provide the necessary feedback to know
if the public perceives that the city is on the right track with
its initiatives and investments. Moreover, benchmarking
those survey results with peer cities will provide an
opportunity to show where Gallatin is in relation to its peers
in important quality of life indicators.

During the winter of 2020, ETC Institute administered a
Community Survey on behalf of the City of Gallatin.
This was the first survey administered by ETC Institute for
the City of Gallatin. The purpose of the survey was to
assess community satisfaction with the delivery of major
city services, to help improve the quality of city services
and to determine priorities for the community. The
seven-page survey was mailed to a random sample of
households in the City of Gallatin to complete by mail or
online. A total of 502 households completed the survey.
The results for the random sample of 502 households
have a 95% level of confidence with a precision of at
least +/-4.4%. See those results online at GallatinTN.gov.

Provide feedback
and explore the
interactive plan at
PlanGallatin.org.
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Data Sources Key
1. 2010 Census, U.S. Census Bureau
2. 2020 Census, U.S. Census Bureau
3. 2019 American Community Survey Single Year Estimate, U.S. Census Bureau
4. 2019 American Community Survey 5-Year Estimate, U.S. Census Bureau
5. City of Gallatin Municipal Government
6. Gallatin EDA
7. Forward Sumner
8. Based on HUD Guidelines, 30 Year Mortgage, 20% Down, and Market Rates as Dec. 2021
9a. Zillow, 6/2018 ; 9b. Zillow, 6/2020 to 6/2021
10. RentCafe, 2019
11. U.S. Federal Reserve, September 2021
12. U.S. Bureau of Labor Statistics, 2020
13. U.S. Bureau of Economic Analysis, 2019
14. U.S. Bureau of Economic Analysis, 2020
15. Woods & Poole Economics Forecasts, 2017 Vintage
16. TN Dept of Environment and Conservation Water Quality Assessment, 2020
17. GNRC Analysis of National Land Cover Dataset 2001-2019
18. National Registry of Historic Places, 2020
19. 2020 Highway Performance Monitoring System, Federal Highway Administration
20. County Health Rankings, 2017
21. 2019 Longitudinal Employer-Household Dynamics, U.S. Census Bureau
22. 2020 Regional Travel Demand Model, Greater Nashville Regional Council
23. GNRC UrbanFootprint Scenario Planning Model
24. 2019 PlanGallatin Public Survey, 784 Respondents

Historic Imagery
Pages 16-19
1950 population courtesy of the U.S. Census Bureau; Square mileage based on the first
recorded city limits established in 1953 by the City of Gallatin.
1980 population courtesy of the U.S. Census Bureau; Square mileage based on the city limits as of
1980 as established by the City of Gallatin.
2016 population courtesy of the U.S. Census Bureau American Community Survey; Square mileage
based on the city limits as of 2016 as established by the City of Gallatin.
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