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THE BASICS  
Leveraging a historic past for a 21st century future.

Thompson’s Station traces its origins to the 18th century 
and its role in Middle Tennessee’s economy to the great 
railroad era of the 1800s. Now comes projected population 
and job growth likely to make the region among the most 
dynamic in the nation over the next quarter-century. Next 
Stop: Thompson’s Station tries to make sure the growth we 
capture is in character with who we are and what we value. 

We have a pretty good idea of the opportunities that we, 
as a community, want to seize. Principally: An appropriate 
share of the dramatic growth in population and jobs pre-
dicted for the Nashville region.

And we know what we want to avoid: The kinds of sprawl-
ing and disconnected development that damages the rural 
landscape, demands enormous infrastructure investment 
and requires anybody who wants to get anywhere to en-
dure commuting hassles among the worst in the US.

So how do we get there?

One of the big steps is getting our regulatory framework in 
line with our ambitions. And we’ve taken that step together 
in a public workshop in March 2015. 

The idea behind this whole effort is to get ahead of what 
we know to be coming and to take advantage of lessons 
learned from communities in our broader region and else-
where that allowed sprawling development to overwhelm 
them.

The sort of regulations we want are ones that enable the 
kinds of places we admire. That means zoning and oth-
er rules that allow for ways of getting around beyond just 

automobiles. And it means helping to create closer con-
nections between where people live and where they work, 
shop and play.

What’s happening?  

Together, we’re taking a close look at the regulatory frame-
work for channeling future growth in Thompson’s Station. 
That means, first of all, evaluating current ordinances for 
their relevance to our goals as a community. Then, we’ll 
update the whole package of rules to maximize our chanc-
es to not only capture our share of expected growth but to 
also encourage growth in ways that fit with our rural town 
character and spread its benefits broadly.

Why are we doing this?

By 2035, according to the Nashville Area Metropolitan 
Planning Organization (MPO) analyses, the 10-county 
region is expected to be home to as many people as in 
the Denver region now. The four-county sub-region that 
includes Williamson County is expected to account for ap-
proximately 40% of the total residential growth and a third 
of the employment growth over the next 25 years. 

All that growth brings not only the potential for better op-
portunities for more choices, it also adds to the pressures 
to do a better job with transportation and land use policies. 
We want good jobs and new options for residential living, 
but not at the expense of even longer and more congested 
commutes between daily tasks. And we want to avoid deg-
radation of the rural environment that’s among the top at-
tractions of living and working in Thompson’s Station.

How’s it being done?

How do we get the strategies right for welcoming growth 
and for harnessing it in ways that preserve and enhance 
what we value?

The Town issued a Request for Qualifications for consul-
tants experienced in just the sort of regulatory frameworks 
we want, ones that enable the kinds of growth we want. 
The consulting firm of PlaceMakers, LLC, was chosen to 
assemble a team of experts, including Andrew von Maur 
and Crabtree Group. And they facilitated a public discus-
sion to make sure we aligned goals and regulatory strate-

gies and then drafted ordinances, including a new zoning 
ordinance, to implement those strategies.

When’s everything taking place?

The process began in February 2015, with the PlaceMak-
ers team talking to Thompson’s Station staff and elected 
officials and researching current ordinances, reports and 
studies.

The concentrated collaboration occurred during a four-day 
workshop on March 9-12, 2015. Over the first couple days 
of the workshop, we drilled down more deeply on specific 
topics with citizens, property owners, business people, 
staff experts and others. Three general presentation and 
comment sessions tested ideas evolving during the give-
and-take discussions.

Everyone was invited to participate throughout the four 
days. Community participation made the most of local ex-
pertise to anticipate the full range of concerns that should 
be addressed by new regulations.

What comes out of this?

During the March 2015 workshop, the Town staff and con-
sulting team collected the essentials for a first draft of the 
new ordinance. After the workshop, the consultants re-
fined that draft based on public comments from the wrap-
up presentation and on input from Town staff and elected 
officials. Then, they brought proposals back to the Town 
by late spring for the customary public review and editing 
process for consideration by the Town Planning Commis-
sion and Board of Mayor and Aldermen. The Land Devel-
opment Ordinance including form-based code and use-
based code was adopted September 29, 2015. 

THOMPSON’S STATION
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PUBLIC INPUT  
Day One Agenda: Confirm Workshop Goals

Some 80 people filled the Thompson’s Station Community 
Center on Monday night, March 9, to help the consultant 
project team refine goals for the four-day workshop. At-
tendees represented an impressive cross-section of busi-
ness people, elected officials, citizen board members and 
residents. 

Judging from the Monday night discussions, one over-
reaching principle for the town’s new zoning ordinance 
was confirmed: Retain the rural character of Thompson’s 
Station no matter what — a message received loud and 
clear by city leadership and staff. 

Among the more complex tasks ahead: Resolve differ-
ences of opinion about where and how future development 
can best absorb projected commercial and residential 
growth without violating the rural preservation principle.

The evening discussion began with a brief overview of op-
tions, then intensive discussions at 10 tables. Using maps, 
community members talked among one another about 
where within town limits future development seemed most 
appropriate and where landscapes might be preserved.

Compiling the extensive resident input provided during 
Monday evening’s meeting. Trending ideas? Preserve ru-

ral character; protect and connect existing parks through 
recreational and equestrian trails; take inspiration from the 
region’s more walkable places, scaled to Thompson’s Sta-
tion; and avoid the mistakes of communities now suffering 
the consequences of unplanned growth. 

Day Two: Advancing the Vision, Imagining the Options 

The regional growth projections seem eye-popping. But 
they’re also true, said regional business leaders who 
briefed the project team on Tuesday, March 10. So get 
ready for what’s coming.

The morning meeting with Thompson’s Station and Wil-
liamson County business people was one of two infor-
mation-gathering sessions on Day 2 of the Thompson’s 
Station workshop. In the afternoon, residents shared their 
experiences as home-buyers and neighborhood dwellers.

Combined with map exercises from the opening evening 
of the workshop, the discussions gave the team a range of 
options to explore on the way to a draft regulatory frame-
work for guiding future growth. Here are questions that 
need to be addressed, according to meeting attendees:

How do we protect the unique character of Thompson’s 
Station even as we plan for the development we need to 
assure investment and maintain our quality of life?

THOMPSON’S STATION

Our region's going to grow. 
Fast. So how do we capture 
our share of opportunities, 
yet ensure our growth is 
in character with who we 
are and what we value?

Let's shape a plan together.

ATTEND ALL OR PART 
OF OUR WORKSHOP

Monday, March 9, 2015

Kick-Off Open House  |  6-7:30 p.m.

Tuesday, March 10

Topic Meeting: Economic Trends, Issues, 
Opportunities  |  10:30-11:30 a.m.
Topic Meeting: Neighborhoods
4-5:30 p.m. 
Board of Mayor and Aldermen 
Update Meeting  |  6:30 p.m.

Wednesday, March 11

Open House: Work-in-Progress Review 
10:30-11:30 a.m. or 6:30-7:30 p.m. 

Thursday, March 12

Concluding Presentation and Discussion 
6:30-7:30 p.m.

Location (All Meetings)

Thompson’s Station Community Center 
1555 Thompson’s Station Road West

participate online

www.nextstopts.com

Everything’s here. More information about 
the process, news as it happens, and lots of 
opportunities to comment on ideas and  
work-in-progress. 

Dream big. Plan Smart. Build Well.
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How might we use zoning to encourage appropriate devel-
opment intensities in appropriate places? And what might 
that development look like in those places?

The give and take discussions on Tuesday helped the team 
identify three potential nodes on which to focus: Historic 
Thompson’s Station where the town offices and Commu-
nity Center are located; the Four Corners of Route 31 and 
Thompson’s Station Road; and the highway interchanges 
(840/I-65 and 840/Route 31).

That gives the team the chance to test mixes of commercial 
and residential uses on a range of scales and types. Resi-
dents were invited to critique those ideas on Wednesday, 
March 11, in two open houses, one at 10:30 a.m. for those 
able to attend during the workday, and a repeat event at 
6:30 p.m.

Reality Checking: The team discusses transportation op-
tions with representatives of both the state DOT and the 
Nashville Metropolitan Planning Organization during an af-
ternoon check-in.

Day Three: Preparing to Present Workshop Results

The results of a week of idea exploration and testing guid-
ed the first draft of a framework for channeling expected 
growth in Thompson’s Station over the next two decades. 
On day three, community members gave a critique of the 
work in progress.

Here are the directions in which consensus has been 
building:

The character and chief amenity of Thompson’s Station is 
its historic, rural landscape. So the kinds of new develop-
ment that will be most welcome are those that preserve 
and complement that character.

Paying for infrastructure, particularly sewer infrastructure 
to serve even the most preferred sorts of growth, means 
providing opportunities for higher intensity, tax-positive de-
velopment.

To preserve the landscape and still attract developer in-
vestment, the best strategy is to cluster development in ap-
propriate places. Locations that seem ideal for clustering 
include the Route 31/Thompson’s Station Road intersec-
tion and the historic “Old Town” (where the Town offices 
and Community Center are).

For the Wednesday critiques, the team presented work-in-
progress illustrations of how such development approach-
es in those locations might look. And Thursday night’s 
wrap-up presentation showed how those ideas have been 
refined further.

THOMPSON’S STATION

Project website, www.nextstopts.com, keeps everyone abreast of project happenings, and provides a place to 
check in and share comments.
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It’s a wrap! Here’s an overview of the week’s activities.

Another impressive crowd of Thompson’s Station resi-
dents, business people and officials turned out on Thurs-
day, March 12, to see the concluding presentation of the 
Town’s four-day collaboration.

The workshop’s primary goal: To shape a regulatory frame-
work to guide future growth.

The team’s Thursday-night presentation can be download-
ed on the project website, www.nextstopts.com, under the 
Resources tab.

Here’s a guide to the evolution of ideas over the four days:

In the opening discussion on Monday night, a couple 
things became clear:

ºº The guiding principle for everything the team’s plan-
ners and designers were charged with doing was 
preservation of the Town’s historic, rural character, 
which is seen as crucial to its unique identity in the 
Nashville region.

ºº And for the Town to realize its ambitions to take advan-
tage of regional growth opportunities to enhance its 
services and quality of life, it needs development that 

not only pays its own way initially, but also adds to the 
long-term tax base.

Over the course of the week, a consensus grew for priori-
tizing clustering strategies at different scales. That would 
assure the preservation of landscapes and, at the same 
time, provide property owners and developers opportuni-
ties for a revenue-producing mix of residential and com-
mercial development.

Buy-in for the idea of welcoming urban, neighborhood-
style development anywhere in a rural environment wasn’t 
complete, even heading into Thursday night. In spirited 
back-and-forth discussion, attendees helped one another 
work through the tradeoffs: 

ºº If growth is coming no matter what, why not use the 
incentive of more cost-efficient clustered development 
to encourage developers to keep most of the Town’s 
landscapes in a natural state or in working agriculture? 
Wouldn’t that give us the best of two worlds — a more 
urbanized place for shopping and for broader hous-
ing choice, but within walking or biking distance from 
horse and hiking trails? 

ºº If it looks as if there are slim chances for congestion re-
lief on Route 31, why not leverage the high car counts 
to attract retail that would contribute to the tax base? 

In the following pages are a before-and-after illustration 
of how that dual purpose might be achieved at the Four 
Corners crossroads of Route 31 and Thompson’s Station 
Road:

The larger plan for the areas carries through on a desire 
to develop Four Corners as a more commercially intensive 
downtown neighborhood, which then creates opportunities 
to connect with Old Town and to integrate it as a west-
ern gateway. The illustrative plan on pages 12 through 14 
demonstrates the possibilities for how the two distinct areas 
could, over time, become one, including a newly proposed 
street providing an additional connection to Old Town.

Reflecting this enhanced connectivity, Old Town is now 
modestly reconfigured to better highlight its historic char-
acter. Page 16 shows a detail of that proposal, as well as 
an elevation view of its adjacent buildings.

The role of a regulatory framework is to make clustering 
scenarios easier for property owners and developers by 
clarifying the rules that apply in specific locations. The zon-
ing approach preferred here is one that assigns a range of 
options depending upon where land is located along the 
continuum from the most rural sections within Town limits 
to the areas where the most intense development is ap-
propriate.

On pages 9 and 17 are illustrations of the five broad land 
use categories for Thompson’s Station. In each, zoning 
rules can address character and context-appropriate 
scales that achieve the desired clustering and preserve 
landscapes.

The team’s presentation (on the project website, www.
nextstopts.com, under the Resources tab) offers examples 
from the new zoning code for how each new zone ad-
dresses development and open space. 

Over the next few months, this first draft of the regulatory 
framework will be refined into a draft that will be reviewed 
and further tweaked by the community and the Thomp-
son’s Station Planning Commission. Sometime this sum-
mer, a final draft is likely to be considered for adoption by 
the Board of Mayor and Aldermen.

But even that is not the end of the process. Success re-
quires commitment and consistency. Once adopted, the 
growth guiding strategy and the zoning ordinance that en-
ables it need the continuing support of citizens, Town staff 
and elected officials. And that commitment has already 
begun.

THOMPSON’S STATION
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Community Type Framework
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SECTOR PLAN

Sector Color Name Community Type

O1 Preserved 
Open Space Not Applicable

O2 Rural Farms, Hamlets 

G1 Controlled 
Growth

Farms, Hamlets
Villages

G2 Intended 
Growth

Farms, Villages,
Workplace, Commercial Centers

G3 Targeted 
Growth Old Town and Downtown
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Former Entitlements
PREVIOUS ZONING

This map demonstrates zoning entitle-
ments under the previous Thompson’s 
Station Zoning Regulations. 

Previous zoning regulations were based 
on specific land uses, which segregate 
land uses into distinct pods. 

Automobile-focused street standards 
and large blocks prevented a pedes-
trian-friendly environment, and did not 
protect the rural landscape, because 
potential development was not clus-
tered. 

As a result, vehicle miles travelled (VMT) 
was drastically increased as an automo-
bile was required for nearly every trip.

Per a Center for Neighborhood Tech-
nology (CNT) analysis, Thompson’s 
Station has more than two autos 
per household and each household 
drives almost 26,000 miles per year. 

Thompson’s Station residents pay 
almost half their annual household 
income in transportation plus housing 
costs. This would be a very good place 
to better connect homes and daily tasks.

   

PREVIOUS ZONING
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THOMPSON’S STATION

T4 General Urban      Mix of uses, 
primarily residential. Houses, town-
houses, duplexes, small apartment 
buildings, live-work units. Variable set-
backs, medium-sized blocks. T4 is im-
portant as a buffer zone between T3 
and T5. T4O Open allows higher den-
sities than T4, and restricted retail, of-
fices, rowhouses and apartments.

T5 Urban Center       Higher density 
mixed-use buildings of retail, offices, 
townhouses, apartments and cultural. 
Finely-gridded streets, street trees, 
buildings close to wide sidewalks. 

THOMPSON’S STATION’S RURAL-TO-URBAN SPECTRUM: THE TRANSECT 
T1 Natural  Lands approximating or 
reverting to a natural condition, in-
cluding lands unsuitable for settle-
ment due to topography, hydrology or 
vegetation and lands that have been 
permanently protected from develop-
ment. This includes national parks, 
state parks and most land trust lands.

T2 Rural    Sparsely settled open or 
cultivated lands. Woodland, agricul-
tural land, and grassland. Typical 
buildings are farmhouses, agricultural 
buildings, cabins, and estate homes. 
The Rural zone includes lands that are 
not currently slated for development, 
but that have not been permanently 
protected, either. 

 T3 Sub-Urban   Low density residen-
tial, mostly single-family detached. 
Some mixed use, home occupations, 
outbuildings, above-garage apart-
ments or granny flats out back. Nat-
uralistic plantings, deep setbacks. 
Blocks may be large and irregular. 
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Different Intensities Are Appropriate in Different Places

HOUSING TYPES

Single Family Cottage Courts / Pocket Neighborhoods Ancillary Dwellings / Granny Flats Multi-Family off Main Street Multi-Family on Main Street

HOUSING TYPES 
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Form-Based and Use-Based
ZONING MAP
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Z O N I N G  U P D A T E  THOMPSON’S  STATION,  TENNESSEE

Old Town plus Thompson’s Station Road at Highway 31
ILLUSTRATIVE PLAN

ILLUSTRATIVE PLAN
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Z O N I N G  U P D A T E  THOMPSON’S  STATION,  TENNESSEE

Stormwater, Trails, and View Sheds
NATURAL RESOURCES

NATURAL RESOURCES: STORMWATER AND TRAILS VIEW SHEDS
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Z O N I N G  U P D A T E  THOMPSON’S  STATION,  TENNESSEE

Old Town plus Thompson’s Station Road at Highway 31
ILLUSTRATIVE PLAN

ILLUSTRATIVE PLAN: NOTED
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Z O N I N G  U P D A T E  THOMPSON’S  STATION,  TENNESSEE

Highway 31 at Thompson’s Station Road looking south: Four Corners
ILLUSTRATION

ILLUSTRATION: LOOKING SOUTH ON HIGHWAY 31 AT THOMPSON’S STATION
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Z O N I N G  U P D A T E  THOMPSON’S  STATION,  TENNESSEE

Old Town and Parking Plaza
ILLUSTRATION

ILLUSTRATION: OLD TOWN AND PARKING PLAZA
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Z O N I N G  U P D A T E  THOMPSON’S  STATION,  TENNESSEE
Thompson’s Station Rural-to-Urban Transect

ILLUSTRATIVE PLAN

T1 Natural  Lands approximating or reverting to a natural condi-
tion, including lands unsuitable for settlement due to topography, 
hydrology or vegetation and lands that have been permanently 
protected from development. This includes national parks, state 
parks and most land trust lands.

T2 Rural    Sparsely settled open or cultivated lands. Woodland, 
agricultural land, and grassland. Typical buildings are farmhous-
es, agricultural buildings, cabins, and estate homes. The Rural 
zone includes lands that are not currently slated for develop-
ment, but that have not been permanently protected, either. 

 T3 Sub-Urban   Low density residential, mostly single-family 
detached. Some mixed use, home occupations, outbuildings, 
above-garage apartments or granny flats out back. Naturalistic 
plantings, deep setbacks. Blocks may be large and irregular. 

T4 General Urban      Mix of uses, primarily residential. Houses, 
townhouses, duplexes, small apartment buildings, live-work 
units. Variable setbacks, medium-sized blocks. T4 is important 
as a buffer zone between T3 and T5. T4O Open allows higher 
densities than T4, and restricted retail, offices, rowhouses and 
apartments.

T5 Urban Center       Higher density mixed-use buildings of re-
tail, offices, townhouses, apartments and cultural. Finely-gridded 
streets, street trees, buildings close to wide sidewalks. 

ILLUSTRATION: THOMPSON’S STATION TRANSECT
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A D O P T E D :  S E P T E M B E R  2 9 ,  2 0 1 5
Z O N I N G  U P D A T E  THOMPSON’S  STATION,  TENNESSEE

Appropriate for low intensity neighborhood streets
TURNING ROADS INTO STREETS

THOMPSON’S STATION ROAD: CURRENT STREET SECTION THOMPSON’S STATION ROAD: PROPOSED STREET SECTION
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Z O N I N G  U P D A T E  THOMPSON’S  STATION,  TENNESSEE

Appropriate for hamlet center
TURNING ROADS INTO STREETS

OLD TOWN PARKING PLAZA SECTION


