Tullahoma Comprehensive Plan

BACKGROUND

BACKGROUND
The Arts in Tullahoma
Tullahoma residents are
proud of their diverse arts
groups and offerings. The
South Jackson Civic Center
hosts the South Jackson Civic
Association, Performing Arts
for Children and Teens (PACT),
and Community Playhouse,
Inc. Tullahoma High School
(THS) provides programs in
instrumental, vocal, theatrical,
and visual arts. The THS band
program is recognized for it
excellence across the state,
and it has received numerous honors. The THS choral
department started its show
choir in 1976, and it was one of
the first in the area. Additional
venues for the performing arts
include the Annual 41A Music
Festival, which hosts local
music talent and national artists. The Tullahoma Fine Arts
Center displays new artwork
monthly from local visual artists. All three organizations
produce multiple shows annually, ranging from classic plays
to Broadway musicals.

Community Overview

aircraft preservation museum, Beechcraft Heritage Museum, im-

Located in Coffee and Franklin counties in southern Middle Ten-

also benefits greatly from the presence of nearby Motlow State

nessee, Tullahoma is a community of over 20,000 residents. It is
strategically located between Nashville, which is 71 miles to the
northwest, and Chattanooga, located 77 miles to the southeast. It
is also the primary city of the Tullahoma micropolitan area of over
100,000 people. Comprised of Coffee, Franklin, and Moore coun-

mediately south of the City’s municipal airport. The community
Community College.
According to statistics from the U.S. Census, Tullahoma is currently
growing at a rate of 1.03% annually, and it has a population density
of 852 people per square mile. The average household income is

ties, it is the second largest micropolitan area in the state.

$68,280, and the poverty rate is 18.27%. The median housing rental

Tullahoma traces its beginnings to 1852 when a work camp was

The median age in Tullahoma is 39.3 years, 38.9 years for males,

established along the newly-constructed Nashville and Chatta-

cost is $758 per month, and the median house value is $146,500.
and 39.8 years for females.

nooga Railroad. Some believe that the community’s name is derived from a Choctaw word meaning “red rock,” although another
story is that it was named after a Choctaw chief captured by an
early settler in the area. The Tullahoma railroad depot continued
as a busy passenger train station for the Nashville, Chattanooga
& St. Louis Railway into the 1950s. A range of lines provided service to St. Louis, Chicago, Atlanta, and various points in Florida,
although most of those stopped running during the 1960s. While
passenger rail service is no longer available to Tullahoma, Amtrak
has reportedly considered a new Nashville-to-Atlanta line that
would include Tullahoma.
Today, Tullahoma occupies a total area of approximately 23.5
square miles. The community’s growth has been steady since the
late-20th century based on a mixture of education, services, tourism, and retail. The presence of the Arnold Engineering Development Complex (AEDC) and the University of Tennessee Space Institute, combined with good proximity to the aerospace center at

These maps illustrate the
location of Tullahoma. The
map above of the state
highlights in red Coffee
County on the north and
Franklin County to the
immediate south. The map
at left highlights in red
the city boundaries. Most
of Tullahoma is located
in Coffee County, but the
southern portion is within
Franklin County.
Graphics Source: Wikipedia

Huntsville, Alabama, has resulted in a growing aeronautical industry as well. Complimenting that facet of Tullahoma is a national
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BACKGROUND
Plan Intent

Once this Comprehensive Plan is completed and adopted by the

Citywide Comprehensive Plans are called “comprehensive” be-

One tool for shaping future land uses, densities, development

cause they are indeed comprehensive in nature by addressing a
broad range of community planning issues. Issues that are typically addressed include land uses, development form and character,
mobility, housing, economic development, natural and cultural
resource preservation, parks and recreation, infrastructure, and
similar issues. The City’s Request for Proposals (RFP) document to
solicit proposals from consultants summarized this plan’s intent as
follows:

City, it can be implemented through a number of different means.
forms and character will be zoning and development standards.
Those same regulatory tools can be used to preserve and enhance
Tullahoma’s natural and cultural resources. City, state, and federal
investments in infrastructure will be another means of implementation. Economic-based strategies might be implemented by the
community’s economic development entities, while much of the
implementation will occur through the private sector, such as real
estate development and new business start-ups.

“The comprehensive development plan will serve as the guiding document for growth and development regarding land use,
zoning, utility capacity and construction, economic development, traffic management, recreation, capital budgeting, provision of municipal services and facilities, housing, and community engagement.”
Although a variety of plans have been prepared for Tullahoma
over the years to address a range of issues and specific places, the
most recent citywide Comprehensive Plan was prepared in 2011.
While Tennessee does not mandate comprehensive plans, states
that do typically require an update every five (5) years. Any effective Comprehensive Plan should answer the following questions:
• Where are we now? What are the community’s current conditions?
• Where are we headed? In what direction is the community
trending?
• Where do we want to go? What is the community’s vision for
the future?
• How do we get there? What is the blueprint for achieving the

Why Prepare a
Comprehensive Plan?

State Requirements for a Comprehensive Plan
The most relevant State law related to comprehensive planning requirements in Tennessee is statute 13-4-201. General
plan for physical development, which states:
“It is the function and duty of the commission to make and
adopt an official general plan for the physical development of
the municipality, including any area outside of its boundaries
which, in the commission’s judgment, bears relation to the
planning of the municipality.”
It goes on to provide more detail with examples of the types
of information that might be included and the planning issues that might be addressed. However, it stops short of
mandating specific components that must be included in
the plan, as is the case for the planning laws of some states.
It is also noteworthy that another State law - Chapter 1101,
was adopted in 1998. It has requirements for municipalities
to designate urban growth boundaries (UGBs), but that law
is focused on municipal boundaries and annexation, as opposed to comprehensive planning.

There are numerous reasons
for a community to prepare
and adopt a Comprehensive
Plan, but some of the key reasons include the following:
1. Build Consensus: Avoid
individual agendas pulling
in different directions.
2. Basis for Zoning: The zoning map and regulations
will be revised to reflect
the plan.
3. Secure Funding for Projects: A plan makes a city
competitive with other
communities in securing
grants.
4. Enhance Quality of Life:
Both for citizens and for
the purposes of business
and industrial recruitment.
5. Fiscal Efficiency: Maximize
infrastructure and similar
public investments in a
coordinated and strategic
manner.

community’s vision?
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BACKGROUND
Project Approach

Task 3.0: Charrette & Concept Plan

The approach to preparing this plan is summarized below:

work together over a limited period of time to develop creative

Task 1.0: Project Kick-Off & Research

in the planning and design professions, and Task 3.0 offered the

Media Coverage of the Plan
Below are excerpts from
the Tullahoma New’s article
entitled “Citizen express
concerns for city’s future” on
September 17, 2021:
“Tullahoma Senior Planner
Mary Samaniego said the
meetings were ’very well
attended’ and that residents
who attended ‘provided a lot
of valuable comments.’ City
Administrator Jennifer Moody
agreed, saying she enjoyed
hearing directly from residents
and participating in one-onone discussions at the meetings. ‘I have been pleased to
see that those who’ve attended
have varied in ages and interests, as well as representing all
four quadrants of the city,’ she
told The News. ‘I believe that
the large attendance at these
meetings and more than 1,000
residents who have completed
the Think Tullahoma 2040
survey demonstrates that there
is a lot of interest in planning
for the future of our city.’ Additionally, Walker [consultant]
credited the leadership of the
city staff and elected officials
with the success of the meetings held so far.”

This initial task served as the research and diagnostic phase on
which the balance of work relied. The Consultant Team performed
the following sub-tasks prior to, during, and after the three (3) day

A “charrette” is an intensive process in which numerous people
ideas for solving problems. The charrette process has deep roots
single greatest opportunity for meaningful “hands-on” involvement of Tullahoma’s citizens, key community stakeholders, and
City officials. The goal of the process was to provide a forum for

Trip #1 to Tullahoma on July 6-8, 2021:

the public to achieve a consensus. The most tangible outcome

Task 1.1: Kick-Off Meeting & Study Area Tour

Comprehensive Plan. This five (5) day task comprised the Consul-

Task 1.2: Public Engagement Strategy Confirmation

tant Team’s Trip #3 to Tullahoma, and the following sub-tasks were

Task 1.3: Physical Analysis

achieved on November 11-15, 2021:

Task 1.4: Existing Conditions Mapping
Task 1.5: Public Policy & Programs Review
Task 1.6: Future Build-Out Scenario
Task 1.7: Public Kick- Off Meeting
Task 2.0: Visioning & Economic Assessment/Analysis
Although public input was a key aspect of this project throughout
its life, Task 2.0 featured a major push to solicit participation from
the public. In addition to conducting a public opinion survey with
over 1,150 participants, this task included the following steps conducted by the Consultant Team as part of a four (4) day Trip #2 to

was the creation of a Concept Plan as the basis of the ultimate

Task 3.1: Follow-Up Field Work (Day 1)
Task 3.2: Public Workshop (Day 1)
Task 3.3: Concept Strategy Preparation (Days 1-5)
Task 3.4: Concept Plan Presentation (Day 5)
Task 4.0: Draft Plan Preparation
Based upon the public’s, Steering Committee’s and City’s response
to the Concept Plan presented during Task 3.0, a detailed draft plan
was prepared. Organized into two main sections - the Background
Section and the Plan Section, the details are summarized in the

Tullahoma on August 23-26, 2021:

Table of Contents page of this plan and will not be repeated here.

Task 2.1: Key Person Interviews (5)

Task 5.0: Plan Presentation & Revisions

Task 2.2: Stakeholder Focus Group Meetings (6)

Following the City’s review, key members of the Consultant Team

Task 2.3: Area Meetings (4)

presented the draft plan in a public forum on Xxxxxx X-X, 2021

Task 2.4: Public Opinion Survey

as part of a one (1) day Trip #4 to Tullahoma. Based upon a re-

Task 2.5: Research for Economic Development

view of the draft plan by the Steering Committee and City, input

Task 2.6: Housing & Hotel Market Analyses

from the public presentation, and the City’s submission of a single

Task 2.7: Planning Principles

“red-lined” copy back to the team for revisions, the draft plan was
revised and submitted to the City as a final document.
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BACKGROUND
Development History

the Army of Tennessee. However, during the Union Army’s Tulla-

The Tullahoma area has been occupied by people for thousands

ated Tullahoma. Union troops occupied the town for the rest of

of years starting with the Paleo era and followed by the Archaic,

the war. Following the war, the economic recovery process began.

Woodland and Mississippian cultures. Although white settlers

Fifteen retail merchants had opened stores by 1867, but a fire that

occupied the region starting in the late-18th century, Tullahoma

same year resulted in the loss of most of those businesses. The

did not exist as a community until 1851 when a railroad camp was

immediate post-war years also brought Tullahoma notoriety as an

established as part of the new Nashville & Chattanooga Railroad.

excellent health and summer resort. Tullahoma was famous for its

The site of Tullahoma was originally acquired by land speculators

apparent immunity from epidemics and its health-giving waters.

homa Campaign in the spring of 1863, the Confederates evacu-

after the railroad announced its route. Key original founders included General William Moore and Pierce Anderson. As noted
previously on page 1, there are multiple stories on how the town
got its name, but there is agreement that Tullahoma is a Choctaw
word. By the time of the town’s charter in 1852, it had 469 residents, its first business had opened - the store of James Grizzard,
and the Lincoln Hotel was accepting guests. That same year, a private school was established and a Methodist church opened. In
1855, the railroad finished construction of the McMinnville branch,
which provided access to markets for the region’s hundreds of
farms. Wheat, flax, corn, and cotton arrived in town by the wagonloads. The town also became a shipping point for livestock. The
First Baptist Church was founded in 1857, and the first recorded
city officials were elected in 1857. The original plan of the town
founders was for the “Town Square” to be located at the 13-acre
plot at the current location of the South Jackson Civic Center.
However, when it was decided to move the depot farther north
than originally planned to serve both the branch and main lines of
the railroad, future town merchants immediately purchased business sites near the new depot instead of the “Town Square.”
As with most Southern communities, Tullahoma did not escape
the Civil War. When Tennessee seceded, Confederate units were
formed with men of the community. After the Battle of Stones
River (or Murfreesboro), Tullahoma became the headquarters for

This map was prepared by Union engineers on July 6, 1863, shortly
after the Confederates withdrew from Tullahoma. It depicts the system of CS earthworks in red, Rock Creek and tributaries in blue, the
Nashville & Chattanooga Railroad line aligned on a NW-SE axis, key
roads, the six block town plan at the core, and the various peripheral
fields, woods and swamps in green. Graphic Source: Wikimedia

Civil War History
After the Battle of Murfreesboro (or Stones River),
Tullahoma became the site
of General Braxton Bragg’s
headquarters for the Army of
Tennessee. The “Duck River
Line” of Confederate camps
and defenses stretched from
roughly Shelbyville to Tullahoma. The tenure of the Confederate Army at Tullahoma from
January through June of 1863
was to become the longest
undisturbed encampment of
any Confederate army during
the war. It lasted until midsummer when Union General
William S. Rosecrans executed
his Tullahoma Campaign,
forcing Bragg to give up the
town. Most of the remnants
of the town’s fortifications
have been lost over time to
development. For example,
the fort shown on the map
at left immediately north of
the historic town core was
completely developed over.
The only hint of its past is Fort
Street, connecting Forrest
Drive and North Washington
Street. Over four hundred
Confederate soldiers remain in
Tullahoma to this day, buried
in Maplewood Cemetery.
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BACKGROUND
Development History (continued)

Floyd Mitchell and John Mather’s wagon and lumber company es-

During this time Tullahoma was reportedly the best known sum-

Company. In 1924, the Lannom Manufacturing Company began

mer resort in Tennessee. Key businesses during the late-19th cen-

manufacturing baseballs and softballs, the same year that Down-

tury included saw mills and brick yards.

town’s streets were first paved. The State’s establishment of Camp

World War II History
The State of Tennessee
established Camp Peay as a
national guard training camp
in 1926. After the attack on
Pearl Harbor on December 7,
1941, it was converted into
a federal induction center
and renamed Camp Forrest.
During the war, an estimated
250,000 soldiers passed
through the gates of Camp
Forrest. One estimate has the
town’s temporary population
reaching 75,000. Camp Forrest covered 10 square miles
and was crisscrossed with 55
miles or roads. The 1941 “Tennessee Maneuvers” held there
included General George S.
Patton. That same year, there
was a $5,000,000 appropriation for 1,300 acres to build an
Army Air Force airfield. It was
a training center for B-24’s,
B-25’s and P-39 Aircobras,
as well as spotter aircraft for
training the army’s artillery
observers. A year later, Camp
Forrest became a prisoner of
war camp. Prisoners worked
in facilities such as the hospital, the bakery, kitchens and
the automotive shop. The
camp received more than
22,000 POWs during the war.

tablished in 1919. Eight years later it became the Builder’s Supply

Peay in 1926, followed by its transformation into Camp Forrest
During the first few decades of the 20th century, numerous busi-

during WWII, brought another tremendous wave of growth. See

nesses and factories were established in Tullahoma, including

the sidebar at left regarding this era of Tullahoma’s history.
After WWII, Camp Forrest was selected as the site of
the Arnold Engineering and Development Complex
(AEDC). Tullahoma met the important site selection
criteria which included easy access to major transportation routes, an inland location away from major
natural disaster threats, and its proximity to the relatively inexpensive power produced by the Tennessee
Valley Authority. When President Harry Truman dedicated the Center in 1951 he stated, “The great industrial progress of Tennessee, and of the whole South,
makes it possible to build this key defense installation
in this area.”
The most advanced and largest complex of flight simulation and test facilities in the world, AEDC operates
58 aerodynamic and propulsion wind tunnels, rocket
and turbine engine test cells, space environmental
chambers, arc heaters, ballistic rooms and other specialized units, of which 27 are unique to the United
States and 14 are unique in the world. It continues its

Although this map is undated, because of the size of the city at this point, it may have
been from several years after the Civil War. Relative to the 1863 map on the previous
page, it has grown from six blocks located on the south side of the rail line to dozens
of blocks straddling both sides of the tracks. Another possibility is that this map
predates the Civil War and is an aspirational plan rather than documenting existing
conditions. Graphic Source: City of Tullahoma

operations today as part of the United State Air Force
Materiel Command and has been the test and evaluation facility for aerospace and aviation through the
Cold War, the Space Race, and the War on Terror. It remains the area’s largest employer.
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BACKGROUND
Development History in Pictures

Perhaps the earliest photo of Downtown in the mid-1800s.

The town well and bandstand on Lincoln Street circa 1900.

Atlantic Street (near Lincoln Street) looking west in 1910.

Downtown street in the 1930s or 1940s.

Train station with Downtown in the background circa 1940.

Hotel King in the 1920s.

Aerial view of Camp Forrest barracks in the 1940s.

Camp Forrest’s Gate Number 1 circa 1940.

Camp Forrest’s warehouses during the 1940s.
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EXISTING
CONDITIONS

EXISTING CONDITIONS
Natural Features: Topography
Why Topography is Relevant
Topography is an important planning issue for two primary reasons - the development potential of land and
environmental consequences. In general, the greater
the slope, the less development potential due to erosion,
problematic soil types, and engineering and site preparation costs. In most locales, slopes exceeding roughly
20% are avoided for development. Some of the most
environmentally sensitive lands are found at either end
of the topography spectrum. Steep slopes are often forested and serve as important plant and animal habitat, in
addition to the air filtration and cooling benefits of trees.
Likewise, flat areas are often associated with water bodies and wetlands having rich environmental value.
Tullahoma’s Existing Topography
Tullahoma is located on the edge of the Highland Rim,
which is an area surrounding Tennessee’s Central Basin that contains communities such as Nashville. Tullahoma’s topography is somewhat flatter than surrounding areas. The city’s highest elevation is 1,165 feet, the
lowest elevation is 872 feet, and the average elevation is
1,056 feet. Tullahoma’s steepest slopes are found in the
northeast portion of the city between Lake Tullahoma
and Normandy Lake, while gentler slopes exist in the
historic core and to the west. The lowest elevation areas
are associated with water resources, such as streams that
traverse the community. For more information on Tullahoma’s water resources, see the following page.
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EXISTING CONDITIONS
Natural Features: Water Resources
Why Water Resources are Relevant
Tullahoma’s water resources are significant for two primary reasons - they have a high environmental value,
and some are a threat to citizens and property in the
form of flooding. Of the water body types illustrated on
the map at right, wetlands might provide the greatest
value for the following reasons:
• Habitat: They are the city’s richest habitat for plants
and animals, including the greatest biodiversity.
• Pollution Filtering: Wetlands are “nature’s liver” by filtering pollutants from the water, including stormwater
run-off from urbanized areas. Their trees and other
vegetation also help to filter the air.
• Flood Control: After decades of “hard” solutions (culverts, flood walls, etc.), engineers now recognize the
natural flood control of wetlands as “big sponges.”
Tullahoma’s Existing Water Resources
Tullahoma’s primary existing water resources include:
Water Bodies: Key water bodies are: Lake Tullahoma on
the north side of town; Ovoca Lake to the immediate
north of Lake Tullahoma; Rock Creek and its various forks;
Blue Creek and its varioius forks; and Bobo Creek on the
northwest part of town.
Floodways & Floodplains: Floodways and floodplains are
associated with the creeks listed above.
Wetlands: In addition to ponds, Tullahoma has two types
of wetlands. The Palustrine wetlands are forested, while
the Lacustrine wetlands have limited trees.
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EXISTING CONDITIONS
Natural Features: Soils
Why Soils are Relevant
Soil types are significant because some soils are much
better suited for development than others. The tiny particles that comprise soil can be classified by their chemical composition (mineralogy) and their size. The particle
size of a soil, which determines its texture, translates into
many of the properties of the soil. Gravel, sand and silt
are the larger soil particles. While gravel and sand drain
very well, their mobility can create challenges for the stability of building foundations. From a development perspective, the greatest drawback of soils with high levels
of clay is their inability to drain well during rainfall.
Tullahoma’s Existing Soils
As illustrated by the map at right, soil data is unavailable
for some parts of Tullahoma, particularly in the southern portion. Regardless, their drainage qualities can be
grouped into three categories, as follow:
Somewhat Excessively Drained & Well Drained: These soil
types are scattered throughout Tullahoma, but particularly concentrated in the northern portions on steeper
terrain near Lake Tullahoma and Lake Normandy.
Moderately Well Drained: The majority of Tullahoma’s
soils are moderately well-drained, including the core of
the city and especially in the southern and western areas.
Somewhat Poorly Drained & Poorly Drained: The most
poorly drained soils, which have a high clay content, are
found along streams, which explains their linear orientation on the map.

______________________________________________________________________________________________________
Page 9 of 111

TULLAHOMA COMPREHENSIVE PLAN

EXISTING CONDITIONS
Natural Features: Forested Areas
Why Forested Areas are Relevant
Forested areas and their trees are important because:
• Trees reduce the urban heat island effect, which is
the phenomenon whereby urban areas have higher
temperatures than other areas during the warmest months. Trees help through evaporative cooling,
as well as by reducing the amount of sunlight that
reaches parking lots and buildings. These benefits are
particularly applicable to areas with large impervious
surfaces, such as shopping center parking lots.
• Trees improve air quality for breathing by filtering
harmful dust and pollutants such as ozone, carbon
monoxide, and sulfur dioxide.
• Trees give off oxygen that is needed for breathing.
• Trees reduce the amount of stormwater runoff, which
reduces erosion and water pollution. They also reduce
the effects of flooding.
• Many species of wildlife depend on trees for their
habitat. Trees provide food, protection, and homes for
many birds and mammals.
Tullahoma’s Existing Forested Areas
Areas with extensive tree canopy are concentrated at the
edges of Tullahoma’s boundaries, where there is less development and cultivation for crops. The largest expanse
of forested area is found in the northeast corner where
steeper terrain exists. Forested areas also tend to follow
streams where floodways and floodplains result in only
minimal development.
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EXISTING CONDITIONS
Built Features: Land Uses
Why Land Uses are Relevant
Land uses are the foundation of any comprehensive plan
and they must be carefully considered for compatibility.
While the map at right provides useful information on
Tullahoma’s existing land uses, issues such as residential
densities, nonresidential intensities, and development
form and character are not reflected. The limitations of
existing land use maps are underscored in the plan section addressing “Place Types.” As an alternative to the
traditional land use plans that comprehensive plans focused on in previous eras, the Place Types Plan addresses
densities, intensities, form and character, in addition to
land uses. This approach lends itself much more to translation into new zoning categories and zoning maps.
Tullahoma’s Existing Land Uses
The map at right depicts 15 general land use categories,
but a summary is provided below:
Commercial Uses: These uses are concentrated in the
Downtown area and along Tullahoma’s key corridors
such as North Jackson Street, East Carroll Street, and East
and West Lincoln Streets.
Residential Uses: Most of the multi-family housing is in
and around Tullahoma’s historic core, beyond that area
is predominantly single-family housing, and the lowest
density rural housing is on the periphery of town.
Other Uses: Other uses include industrial, much of which
is mixed within the commercial corridors, civic uses such
as the airport located in the northwest part of town, and
vacant lands scattered throughout the community.
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EXISTING CONDITIONS
Built Features:
Roadway Functional Classifications
Why Roadway Classifications are Relevant
Functional classifications for roadways are important because all roads and streets are part of an integrated transportation network that needs to accommodate various
modes of traffic in a safe and efficient manner. The classification of each road and street segment determines its
role within the larger network, as well as its intended traffic capacity and design.
Tullahoma’s Existing Roadway Classifications
National Highway System roadways are critical to the nation’s mobility, economy, and defense.
Principal Arterials provide regional mobility and access to
major activity centers, often carrying the highest traffic.
Minor Arterials also move traffic and provide access to
centers, but with less mobility than a principal arterial.
Major Collectors provide a balance of access and circulation between areas of higher densities. These act as critical corridors for collecting vehicles from local streets and
distributing them to higher-order roadways.
Minor Collectors are similar, but often provide access
to areas with lower densities. They typically have lower
speeds with fewer traffic signals than major collectors.
Local Roads & Streets carry the lowest levels of traffic.
Of Tullahoma’s existing180 miles of roadway, the mileage
breakout by general categories is 16% arterial roadways,
14% collector roadways, and 70% local roadways.
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EXISTING CONDITIONS
Built Features:
Roadway Traffic Volumes
Why Roadway Traffic Volumes are Relevant
Existing traffic volumes are important to understand for
any comprehensive planning project so that necessary
expansions of the existing transportation system can be
identified. In particular, analyzing volume trends over
time can be instructive for planning purposes.
Tullahoma’s Existing Roadway Traffic Volumes
As expected, volumes are heaviest along Tullahoma’s
east-west principal arterial, Jackson Street, the linear
commercial spine of the community, as well as along
New Manchester Highway/SR-55, which connects Tullahoma to Manchester and I-24. The 2018* volumes
range from approximately 15,300 vehicles per day (vpd)
to 22,300 vpd. Principal arterials providing connectivity
to Tullahoma’s south side generally have lower volumes
given the prevalence of residential uses, as well as fewer
regional attractors and generators south of town.
Cedar Lane, a minor arterial, provides a critical east-west
alternative to Jackson Street, carrying between 9,400 vpd
and 10,750 vpd. Ovoca Road, Anderson Street, Westside
Drive, and Lincoln Street are also important roadways,
which connect residential areas to the town’s key commercial and civic destinations. These roadways generally
carry between 5,000-7,500 vpd with upwards of 9,500
vpd (North Anderson Street).

* 2018 traffic volumes have been used
instead of 2020 since the pre-pandemic
figures are more relevant and they align
with the most recent commuting pattern data on the following page.

Minor arterials and major collectors in and around Downtown generally carry lower traffic volumes, as compared
to similarly classified roadways given the grid-like street
pattern, which better disperses vehicles.
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EXISTING CONDITIONS
Built Features: Commuting Patterns
Why Commuting Patterns are Relevant
Commuting patterns are important because they directly impact traffic volumes and patterns. The more people
that commute to or from a community, the greater the
traffic volumes. Commuting also has economic ramifications, as addressed on page 21.
Tullahoma’s Commuting Patterns
In 2018*, of the 11,591 people working in Tullahoma, 21%
of them live in town. The map and graphs explain more.

* 2018 data is the most recent available
from the national level source.
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EXISTING CONDITIONS
Built Features:
Alternative Modes of Mobility
Why Alternative Modes of Mobility are Relevant
Motorized vehicles as a mode of transportation can bring
several negative impacts. They add wear and tear to
roadways, they use up non-renewable energy, they cause
air pollution, and they are expensive to own, maintain
and insure. Pedestrians and bicyclists obviously avoid
those impacts. While motorized transit, such as buses,
can bring those same impacts, a single vehicle can serve
multiple people, so each person’s negative impact is less.
Tullahoma’s Alternative Modes of Mobility
The four key alternative modes of transportation include:
Sidewalks: There are approximately 31 miles of sidewalk
in Tullahoma (Source: City of Tullahoma).
Bike Routes: There are two designated state bicycle
routes (i.e., signed shared roadways) traversing Tullahoma, while there is one existing asphalt bike path totaling
roughly 2 miles (Source: TDOT and City of Tullahoma).
Greenways: The primary greenway is the Rock Creek Greenway, but there are also small isolated greenways associated with parks and schools and configured as loops.
Transit: The Coffee County Rural Public Transportation
service is supported by state and federal funding and
coordinated through the South Central Tennessee Development District (SCTDD). This on-demand service
operates only on weekdays, there are no age limits or disability requirements, reservations are required, medical
appointments are given priority, and round-trip service
within Tullahoma is $4 per trip.
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EXISTING CONDITIONS
Built Features: Traffic Crashes
Why Traffic Crashes are Relevant
Traffic crashes are a problem to be avoided. They result
in traffic congestion and road shutdowns when they occur, costly damage to vehicles requiring repairs or even
full replacement, physical injuries to those involved, and
sometimes even death. By studying the characteristics
and trends of crashes, problem locations can be identified and recommendations can be provided for improving the safety of such areas.
Tullahoma’s Traffic Crashes
Between 2016 and 2020, there were approximately 2,800
crashes reported to the police. Crashes had the following
characteristics:
Crash Types
• Rear-end: 32%
• Angle: 25%
• No collision with vehicle (e.g., ditch, tree, etc.): 21%
• Sideswipe: 13%
• Other/unknown: 7%
• Head-on: 2%
Crash Location
• At an intersection: 70.5%
• Along a segment: 29.4%
• Ramp/railroad crossing: 0.1%
The overall number of crashes trended downward over
the last five years, as did those involving pedestrians or
bicyclists (who experienced a total of 34 crashes). Of
those involving people on foot or bike, one was fatal, and
four resulted in an incapacitating injury.
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EXISTING CONDITIONS
Built Features: Utilities
Why Utilities are Relevant
Utilities include services such as public sewer and water,
electricity, gas and telecommunications. These services
are critical to the functioning of any community, and their
availability can greatly impact a community’s growth.
Tullahoma’s Existing Utilities
Sewer: The Tullahoma Utilities Authority (TUA) serves a
large percentage of Tullahoma’s acreage with sewer. The
system consists of 200 miles of sewer line, 42 lift stations,
and a wastewater treatment plant.
Water: Normandy Lake serves as Tullahoma’s water
source, which TUA purchases from the Duck River Utility Commission. A system of 270 miles of water mains
serves 10,500 customers who consume approximately 3
million gallons each day.
Electricity: TUA is a distributor for the Tennessee Valley
Authority (TVA), providing 11,000 customers with reliable, public power. Over 250 miles of distribution lines
and two 161 kV substations make up the system.
Telecommunications: TUA’s fiber-optic division, LightTube, provides television, internet, and telephone
through a fiber-optic system across the city. In 2013, Tullahoma became a “gigabit city,” providing affordable and
fast internet that is significantly faster than the average
broadband speed in the U.S.
Gas: The Elk River Public Utility District (ERPUD) provides
natural gas to Coffee and Franklin Counties, serving
around 17,000 customers.
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EXISTING CONDITIONS
Built Features: Community Facilities
The map at right illustrates the location of the various facilities listed below.
Public Schools
1. Tullahoma High

5. East Lincoln Elementary

2. East Middle

6. Jack T. Farrar Elementary

3. West Middle

7. Robert E. Lee Elementary

4. Bel Aire Elementary
Emergency Services
1. Tullahoma Police Department
2. Tullahoma Fire Department Station #1

1

5

3. Tullahoma Fire Department Station #2

2

3

4. Coffee County Emergency Medical Service - Carroll

7

5. Coffee County Emergency Medical Service - Ovoca
Cultural Venues

1

1

1. Beechcraft Heritage Museum
2. Hands-On Science Center

2
5

4 1 3

4

3

3. South Jackson Civic Center and Mitchell Museum

6

4. Coffee County Lannom Library

5
6

4

2
5
4

2

5. Tullahoma Fine Arts Center
Other Facilities

3

7

1. Tullahoma Regional Airport
2. Vanderbilt Tullahoma - Harton Hospital
3. U.S. Postal Service Office
4. Tullahoma Barracks Complex
5. Tennessee Army National Guard
6. Tennessee Army National Guard Maintenance
7. Tennessee Correctional Academy

Note: Where sites are large enough that their color-coding can is discernible, the associated number is placed directly adjacent to the site. When the
site is too small to be readily seen, the number is placed directly on the site.

Facilities such as community centers, parks and recreational facilities are addressed on the next two pages.
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EXISTING CONDITIONS
Built Features:
Community Centers & Parks
Tullahoma is fortunate to have a range of City-operated community centers and parks.
Below is an overview of those facilities, all of which are mapped on the following page.
Community Centers
The City operates two community centers, as summarized below.
A. D.W. Wilson Community Center: Located at 501 N. Collins Street, this center was built
in 1975 and was renovated in 2009. It features a fitness room, several meeting rooms, a
dance studio, a multipurpose room, a gymnasium, and both indoor and outdoor pools.
The fitness room includes treadmills, stair climbers, stationary bicycles, recumbent
bicycles and rowing machines. Currently, regular programs include SilverSneakers®,
Aerobics, and Yoga.
B. C.D. Stamps Community Center: This center is located at 810 S. Jackson Street on the
site of the former Davidson Academy. It has a gymnasium, fitness room, and two meeting rooms. The Fitness Room features treadmills, stair climbers, stationary bicycles, recumbent bicycles and rowing machines.

in Tennessee when it was constructed in the late-1980s, and it features a new large
pirate ship play set and a sand box.
4. Frazier McEwen Park: This heavily-visited park at 216 Big Springs Avenue includes the
Rotary Rocket Playground and is the venue for the Rock Creek Outdoor Concert Series, the Haunted Hayride, and the Great Candy Cane Hunt. The playground features a
rubberized surface and Dream Tullahoma’s aerospace rocket theme. Other amenities
include two covered pavilions, a playground, restrooms, and a trailhead for the Rock
Creek Greenway.
5. Jefferson Street Park: Located at 817 S. Jefferson Street, this park features newly refurbished outdoor basketball courts, a picnic pavilion, a playground, horseshoe pits, a
walking track, and restroom facilities.
6. Johnson Lane Recreation Area: This park opened in 2000 at 251 Johnson Lane. It has
three regulation softball fields, four full-size soccer fields, restrooms and a concession
stand. It hosts multiple youth soccer leagues, Tullahoma Girls Softball, and the Motlow
Ladybucks Soccer Team.
7. Rock Creek Greenway: The primary greenway in Tullahoma, it consists of an eight-foot
wide, ADA-compliant paved path with bridges, benches, and picnic tables. It can accommodate walkers, joggers, roller bladders and cyclists. Built in three phases, it now

Parks & Related Facilities
The City operates 11 parks and related facilities, which are described below.
1. Cascade Park: This park is located at 500 N. Collins Street along Rock Creek and across

covers over 1.5 miles and has tremendous potential to be extended in the future.
8. Short Springs State Natural Area: This 420-acre property is located at 2250 Short Springs
Road and features an extensive trail system. As the City’s website states: “The natural area

from D.W. Wilson Community Center. Little League Baseball has been played on the

provides excellent contrast

two fields located in the park since the early-1950s. A trailhead of the Rock Creek Gre-

between the Highland Rim

enway is located in Cascade Park.

and Central Basin geol-

2. East Park Arboretum and Sunrise Rotary Disc Golf Course: Located at 908 Country Club
Drive, this park is adjacent to East Middle School. The disc golf course currently has 18
holes and will soon feature 27 holes. A paved walking trail includes an outdoor fitness
equipment area and connects to the Russell Nelms Bike Trail along Country Club Drive.
East Park Arboretum is a “Level 2” arboretum that features over 60 varieties of trees.
3. Imagination Station: At 509 W. Hogan Street, this park is located across Hogan Street
from D.W. Wilson Community Center. It was the largest community-built playground

ogy and vegetation.” Key
landmarks include the Machine Falls trail, Machine
Falls, the Upper and Lower
Busby Falls, and the Bobo
Creek trail. Many area residents have expressed the
need for more parking.

Short Springs State Natural Area is a much loved treasure for Tullahoma’s citizens.
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EXISTING CONDITIONS
Built Features:
Community Centers & Parks (continued)
9. Waggoner Park: Located at 1300 E. Carroll Street, this
park covers over 30 acres and features three baseball
fields, a softball field, two batting cages, and a large

8

multi-purpose field used for rugby and youth football. There are also two picnic pavilions and other
shaded areas to picnic. Waggoner Park is home for
Tullahoma Little League, Frank Mullins Youth Football, and the Recreational NFL Flag Football league.
10. Grider Stadium: This sporting facility is located on Big
Springs Avenue behind Tullahoma High School (THS),
and it was moved from North Alabama and reassembled here in 1962. It hosts a variety of events and is
the home of the THS baseball team, the Tullahoma
Adult Baseball League, and a 4th of July celebration
attracting over 10,000 people from the region.
11. History (Caboose) Park: Located at 103 N.E. Atlantic
Street, it is adjacent to the railroad tracks in Downtown. It opened in 2007 as a space for passive activities such as picnicking, and it features a 1964 L&N
Railroad caboose, a veterans memorial, and historic

2
10

7

4

A

1

9
11

3
5

B

6

interpretation. It is located where the original Tullahoma depot stood until World War II.
Planned Parks & Improvements
In addition to these existing parks and facilities, the
new Silver Street Park has been planned to include a
playground, basketball courts, restrooms and pavilions.
There are also planned improvements for Johnson Lane
Park and Waggoner Park.
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Socio/Economics: Demographics
Key Demographic Characteristics

Tullahoma’s key demographic characteristics include:
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• There has been modest population and household
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growth in the past decade. The population has grown
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by 9.6% and households have grown by 7.6%.
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• There has been substantial income growth since the
economic recession. In the last decade, household in-
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comes have increased by 8%.
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• Tullahoma has a relatively high poverty rate at 18.3%. It
compares to 15.3% statewide and 10.5% nationally.
• Of citizens 25 or older, 25.1% have a college degree. That

compares with 27.3% statewide
and 32.2% nationally.
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* Tullahoma-Manchester Metropolitan Statistical Area

Commutation Patterns
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Commutation Patterns
Although this issue was addressed
previously on page
:$6+,1*721'&&RQQHFWLFXW$YH6WH7HO)D[5DQJURVV#DROFRP

$)5,&$$IULFDQ'HYHORSPHQW(FRQRPLF&RQVXOWDQWV $'(& )D[5DQGDOO#$'(&FRP
14 from a transportation perspective,
it is addressed here
8.+DPSVWHDG+RXVH)LQFKOH\5RDG1:%7/RQGRQ7HOUDQJURVV#DROFRP

from a demographic and economic perspective.
Commuters Coming to Tullahoma for Work
79% of Tullahoma workers commute in from:
`
`
• Lynchburg

• Winchester

• Manchester

• Shelbyville

• Nashville

• Murfreesboro

Residents Leaving Tullahoma for Work

Legend

Tullahoma, unlike many smaller communities across the country today,
has watched its population steadily
grow. Many communities have seen
their populations shrink during the
past few decades as people move to
larger cities. The following summary
of Tullahoma’s population growth
over time is derived from various
sources, but primarily the US Census
Bureau.
Year
1860
1870
1880
1890
1900
1910
1920
1930
1940
1950
1960
1970
1980
1990
2000
2010
2020

Population
586
589
1,083
2,439
2,684

3,049
3,479
4,023
4,549
7,562
12,242
15,311
15,800
16,761
17,994
18,655
20,339

Change
NA
0.5%
83.9%
125.2%
10.0%
13.6%
14.1%
15.6%
13.1%
66.2%
61.9%
25.1%
3.2%
6.1%
7.4%
3.7%
9.0%

69% of Tullahoma residents commute to the following
communities for work:
• Manchester

• Winchester

• Shelbyville

• Murfreesboro

• Nashville

• Smyrna
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Socio/Economics: Economic Base
Key Economic Characteristics
Tullahoma has a relatively diverse economic base, with about 12,000 jobs among its various
industries. Arnold Air Force Base - Headquarters for the Arnold Engineering Development
Complex (AEDC) is the major driver for the local economy, employing 1,736 military personnel, Defense civilians, and (primarily) private contractor personnel. In addition, TVA estimates that AEDC generates another 1,198 secondary jobs in construction, retail and other
industries in the area economy. The total economic impact of AEDC is estimated at $680.2
million in FY2020. Since AEDC is not located within the City limits of Tullahoma, these employment figures are not included in economic data for the city. However, the base has long
had an outsized impact not only on the local economy, but on the local culture and the city’s
image in the region.
Leading Sectors:
• Health Care

• Manufacturing

• Retail

• Accommodation

• Prof/Tech

Employment Trends Among Selected
Tullahoma Sectors

Major Employers:
• AEDC, Vanderbilt, T&E Connectivity, Cubic Transportation Systems, JSP, WISCO Envelope

Sources: U.S. Bureau of the Census and Randall Gross / Development Economics

Corporation, Schmiede Corporation, Sonoco, MicroCraft, Coca Cola, Tennessee Apparel
Employment Trends
Job Losses
• Lost 2,530 jobs since 2002

• Falling share of Micro Area

• Lost 1,390 manufacturing jobs
Job Growth
• Management

• Administration

• Tourism

• Government

• Health Care

160.0%
140.0%
120.0%
100.0%
80.0%
60.0%
40.0%
20.0%
0.0%
-20.0%
-40.0%
-60.0%

140.7%

49.7%
2.1%

-25.2%

52.2%

13.9%

-25.0%

-52.6%

More information on this topic can be found in Appendix B of this report - Economic Baseline
Assessment.
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EXISTING CONDITIONS
Socio/Economics: Economic Base (continued)

Arnold Air Force Base & AEDC

Recent Pandemic Impacts

As described previously on page 5, the Arnold Engineering and Development Com-

During the COVID-19 Pandemic, Tullahoma (like the country and the world as a whole) felt

plex (AEDC) was established in 1951. As the most advanced and largest complex of

sudden economic dislocations that resulted in the unemployment rate skyrocketing from

flight simulation and test facilities in the world, AEDC operates 58 aerodynamic and

about 4.0% to 21.0% within the period of one month. Since that time, unemployment has

propulsion wind tunnels, rocket and turbine engine test cells, space environmental

fallen precipitously and has returned to pre-Pandemic rates.

chambers, arc heaters, ballistic rooms and other specialized units, of which 27 are
unique to the United States and 14 are unique in the world. It continues its operations today as part of the United State Air Force Material Command and has been
the test and evaluation facility for aerospace and aviation through the Cold War, the
Space Race, and the War on Terror. It remains the area’s largest employer. As such,
below are some of its key economic benefits to Tullahoma and the broader region:
• AEDC has a $680 million
impact on the area’s economy
per 2020 data.
• AEDC has 1,736 employees,
including 1,256 private contractors.
• AEDC has resulted in 1,198
secondary jobs.
• Other aerospace strengths for
the Tullahom area include the
Tullahoma Regional Airport,

Photos Source: US Air Force

the University of Tennessee Space Institute, and the
Beechcraft Heritage Museum.
The museum was established
The peak unemployment rate caused by the
pandemic was 21.1% during April of 2020.

in 1973 as the Staggerwing
Museum and was renamed
in 2007. It is a 60,000 square
foot facility currently housing
more than 35 aircraft.
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N Snesters and other Baby Boomers will constitute an important market for both rental and

next five to ten years. Household forecasts by age and tenure are summarized in the table below

Housing Market

Table 1.

Table 5.

HOUSING SUPPLY TRENDS,

HOUSEHOLD FORECASTS BY AGE &

TULLAHOMA, 2010-2019

Key Housing Statistics
Where percentage changes over time
are reflected below, they are relative to
the 2010 housing statistics.
Housing Units Overview
• Total units: 8,823
• Units built since 2014: 388
• Single-family units: 87% (+10%)
• Multi-family units: 13% (-8%)
Existing Housing Tenure
• Owner-occupied units: 60% (-8.7%)

TENURE, TULLAHOMA AREA, 2021-2026

Units in

2010-2019 Change

Building

2010

2019

Number

1-Detach

Percent

Age Cohort

Renters

Owners

Total

6,295

6,697

402

6.4%

15-24

30

11

41

1-Attach

171

180

9

5.3%

2-4

510

789

279

54.7%

25-34

(1)

(1)

(2)

5-9

453

505

52

11.5%

10-19

161

134

(27)

20-49

194

249

55

Mobile/Other
TOTAL
Sources:

35-44

24

36

60

-16.8%

45-54

(15)

(35)

(50)

28.4%

55-64

(35)

(115)

(150)

65-74

92

316

408

75-84

12

55

67

85+

13

21

34

119

289

408

453

269

(184)

-40.6%

8,237

8,823

586

7.1%

U.S. Bureau of the Census and
Randall Gross / Development Economics.

TOTAL

• Rental units: 40% (+16.4%)
Tenure. Tullahoma has a higher share of owner-occupied housing (60%) than of housing that is renter-occupied
Sources:
U.S. Bureau of the Census; Claritas; and
(40%). The largest portion of the city’s rental housing is in single-family homes, with about 1,680 detached houses renterExisting Vacancy Rates
Randall Gross / Development Economics.
occupied, according to 2019 Census estimates, accounting for about 27% of the city’s
occupancy
in single-family
housing
Randall
Gross / Development
Economics
• Owner-occupied
units:
0.5%
(was
and 51% of the city’s rental housing. About 41% of the city’s rental housing is in multi-family buildings (with the remainder
in mobile homes). Thus, the majority of Tullahoma’s renters live in single-family housing.
Income
3.6%)

• Rental units: 9.6% (was
5.5%)
,ŽƵƐŝŶŐDŽďŝůŝƚǇďǇdĞŶƵƌĞ͕ŐĞ͕ĂŶĚ>ŽĐĂƚŝŽŶ͕
Construction
Trends. The City of Tullahoma has permitted a total of about 1,500 housing units over the
past 25
Household
incomes
in
the
area
have
been increasing
and are expected to continue incre
DĂƌŬĞƚƌĞĂ͕ϮϬϭϳͲϮϬϭϴ
years (since 1996), for an average of approximately 60 per year.
Existing Rents & Values
Between 2000 and 2021, Tullahoma area median^ŽƵƌĐĞƐ͗h͘^͘ƵƌĞĂƵŽĨƚŚĞĞŶƐƵƐĂŶĚZ'
household incomes increased from $36,6
• Median rent: $758 (+25%)
• Median value: $146,500 (+21%)

Pandemic has impacted negatively onϭϰ͘Ϭй
incomes, a recovery is expected, with household inco
$57,300 by 2026.
ϭϮ͘Ϭй

• Average days on the market: 38
• Median house sale price: $235,134
* Source: Redfin

^ŚĂƌĞŵŽǀŝŶŐƉĞƌzĞĂƌ

NASHVILLE: 4416 Harding Place, Belle Meade 37205. Tel 202-427-3027 / Rangross@aol.com
4
WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com
2021 House Sale Trends*
ϭϬ͘Ϭй
AFRICA: African Development Economic Consultants (ADEC). 27-11-728-1965. Fax 728-8371. Randall@ADEC1.com
UK: 40
118 Hampstead House, 176 Finchley Road, NW3 6BT London. Tel 44-79 0831 6890. rangross@aol.com
NASHVILLE: 4416 Harding Place, Belle Meade 37205. Tel 202-427-3027 / Rangross@aol.com
• Number of sales:

ZĞŶƚĞƌ

WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. ϴ͘Ϭй
Tel 202-427-3027. Fax 332-1853. Rangross@aol.com
AFRICA: African Development Economic Consultants (ADEC). 27-11-728-1965. Fax 728-8371. Randall@ADEC1.com
UK: 118 Hampstead House, 176 Finchley Road, NW3 6BT London. Tel 44-79 0831 6890. rangross@aol.com
ϲ͘Ϭй

KǁŶĞƌ
ZĞŶƚĞƌ
KǁŶĞƌ
ZĞŶƚĞƌ
KǁŶĞƌ

ϰ͘Ϭй
Ϯ͘Ϭй

See Appendix C: Housing Market Analysis
for more details on this topic.

Ϭ͘Ϭй

ϭϱͲϮϰ ϮϱͲϯϰ ϯϱͲϰϰ ϰϱͲϱϰ ϱϱͲϲϰ ϲϱͲϳϰ ϳϱͲϴϰ

ϴϱн
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Housing Market (continued)

Table 8.

Key Findings
As noted on the previous page, the details of the Housing Market Analysis can be seen in Appendix C: Housing
Market Analysis of this plan. Below are key findings regarding market potentials for housing:
Rental Housing Development Potentials
The market analysis accounts for the competitive context and determined that there will be potential for development of roughly 220 to 400 additional affordable and market-rate rental units within the city of Tullahoma by 2026.
This number includes up to 200 market-rate units, but only if certain conditions are met to leverage develop-

RENTAL HOUSING POTENTIALS,
TULLAHOMA, 2021-2026
Area Capture
Low
Moderate

Rent Range
$
$
$
$
$
$
$
$

300
500
600
700
800
1,100
1,200
1,500

27
27
37
38
38
24
14
7

34
38
60
67
73
48
34
23

Sub-Total
ELI *
Workforce
Job Induced
Vacancy Factor

211
54
75
11

378
72
127
19

Randall Gross / Development Economics

ment. To put that in context, Tullahoma has had an average of only two units of multi-family housing permitted
per year since 1995 and only two multi-family housing projects permitted at all since 2000. However, part of the
reason for the lack of multi-family construction was the retirement of local builders and an exodus following the
2008-09 real estate recession. Because of the low inventory, occupancy rates are high within multi-family complexes. Area rents have increased markedly due to a lack of multi-family supply and unmet demand for high-

quality rental apartments. Rising rents are pricing out many potential renters, some of whom are young workers

Market
Rate
53
56
36
24
15
184
9

For-Sale
Housing Development
TOTAL
222
397 Potentials
193

There
is also
employed in Tullahoma. Approximately 60 to 70 units would qualify for Extremely
Low Income
(ELI)potential
support,

Sources:

per year to Tullahoma’s supply of single-family housing. Arnold Air Force Base and the hospital remain important

$
$
$
$
$
$

U.S. Bureau of the Census; Claritas; Woods &

for some 230 to 500Poole;
units
of for-sale
housing development in the
and Randall
Gross / Development
Economics.
market-rate
units.
This
demand
may
exceed
recent
construction
trends
that have added an ave
with another 75 to 130 or more workforce housing units at 60 to 80% of Area Median Income. Turnover at key lo* ELI stands forhousing.
Extremely Low Income. It is an official designation by the U.S. Department of
year
to
Tullahoma’s
supply
of
single-family
Housing and Urban Development for people who qualify for affordable and assisted houscal employers remains an important driver for the rental housing market, but much of the rental demand is genUnfortunately, the rising rents
are pricing
a public
significant
share
renters,
many of
ing, usually
below 50% out
(and for
housing, 30%)
of the of
Areapotential
Median Income
(AMI).
erated by local move-ups and first-time renters, local service workers, studentsemployed
and change-of-life
households. About 60 to 70 units would qualify for ELI support, with another 75 to
in Tullahoma.
9.
FOR-SALE HOUSING POTENTIALS,
housing units at 60 to 80% of AreaTable
Median
Income.
Turnover at Arnold Air Force Base, Vanderbilt
TULLAHOMA, 2021-2026
For-Sale Housing Development Potentials
other local employers remain important drivers for the rental housing market. But much of the re
There is potential for some 230 to 500 units of for-sale housing development in thefor-sale
study area,housing,
including 290
Capture renters, local service
Market workers,
is marketgenerated by local move-ups andArea
first-time
Price Point
Low
High
Rate
rate units. This demand may exceed recent construction trends that have added
an
average
of
roughly
66
units
Community College and UT Space Institute), and change-of-life households (recently divorced, w
demand drivers (7-10% of the market), but there is increasing demand generated by those relocating to the area
(20-25%). Nevertheless, the largest share of demand is still generated by area move-ups (e.g., first-time buyers
- 40-50%) and move-downs (empty nesters - 10-15%). Roughly 10-15% of the market is comprised of investors.

106,250
156,250
218,750
247,500
288,750
367,500

11
60
52
15
(8)
108

14
86
130
31
(16)
269

91
23
(12)
188

There is also some move-up activity from the commuter market outside of Tullahoma. Tullahoma housing deSub-Total
238
514
NASHVILLE: 4416 Harding Place, Belle Meade 37205. Tel 202-427-3027 / Rangross@aol.com
*
ELI
11
14
secondary markets or wherever housing may be available. Approximately 40%
of market-rate
demandAve Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com
WASHINGTON
DC:housing
2311 Connecticut
Job-Induced
AFRICA:
African
Development
Economic
Consultants
(ADEC).
27-11-728-1965.
Fax
728-8371.
Randall@ADEC1.com
will be generated for homes in the $200,000 range, but most houses being constructed in the area are listed at
UK: 118 Hampstead House, 176 Finchley Road, NW3 6BT London. Tel 44-79 0831 6890. rangross@aol.com
TOTAL
238
514

mand has increased, but supply is constrained, which helps push potential first-time and other homebuyers into

$350,000 or higher. This demand does not account for needed for-purchase workforce housing for those with
less than 80% of the area median income. At least 10% of existing single-family homes in Tullahoma are in poor
condition, and there are vacant lots that could support infill development.

Sources:

291
291

U.S. Bureau of the Census; Claritas; and
Randall Gross / Development Economics.
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EXISTING CONDITIONS
Event Venue Market
The Event Venue Market Analysis (Appendix D) examines the potential for Tullahoma to
attract meetings and events with a focus on activities that could generate revenue to the
facility. Below is a summary of this report.
Existing Conditions
While a wide range of existing conditions require consideration, one key factor is below.

Summary of User Group Potentials
Based on the various user group analyses, a Tullahoma meeting and event venue should
be able to capture a target of about 120 to 150 events per year. Capacity for events accommodating at least 500 people would be required, suggesting a building footprint of
at least 6,000 to 8,000 square feet of indoor space, flexible and divisible. The numbers
below represent the total market potentials at full operation (within three to five years of
initial marketing), not necessarily the recommended use of the facility.
Events by Group Type			 Annual Events

Competitive Meeting & Event Venues in the Region

• Associations & Nonprofit Organizations

65-70

• Holiday Inn Express & Suites - Tullahoma

• Weddings and Events			

10-12

• Manchester-Coffee County Conference Center - Manchester

• Corporate				50-60

• Rock Creek Springs Wedding Venue - Tullahoma

• Government Agencies			3-5

• Monterey Station - Cowan

• University/Research Institutions		

• Raffin’s Wedding & Event Barn - Hillsboro

TOTAL					120-150

2-3

• Bell Buckle Banquet Hall - Bell Buckle
• Microtel Inn & Suites by Wyndom - Shelbyville

The target potential event schedule was also disaggregated by type of event, with fun-

• Circle E Guest Ranch - Belvidere

draisers, social events, and sales meetings generating the largest number of events,

• Eddie’s Retreat - Noah/Beechgrove

followed by board and annual meetings, training sessions and workshops, and other

• Murfreesboro - dozens of competitive event spaces

meetings and events. There would also be several wedding-related events, as well as

Potential User Groups

conferences and workshops each year.

Research was conducted to identify several hundred entities most likely to use meeting

Events by Event Type			 Annual Events

space in southern Middle Tennessee. An online survey was then designed and targeted

• Board/Exec/Annual Meetings and Retreats

28-29

specifically to those user groups. Over 100 individuals were identified at each of the enti-

• Weddings & Events			

7-10

ties for receipt of the link to the survey, and the Tullahoma Area Chamber of Commerce

• Conferences, Workgroups & Colloquia

3-4

also distributed the link to its members. Some follow-up phone interviews were held,

• Fundraisers/Social Events			30-40

and data from the surveys and interviews helped determine a “propensity” rate at which

• Other Meetings & Events			

10-12

potential users would utilize the facilities. The primary user groups identified for a meet-

• Training Sessions and Workshops		

12-20

ing venue in Tullahoma include:

• Sales & Marketing Meetings		

30-35

• Non-profit associations & organizations

TOTAL					120-150

• State government agencies & Department of Defense
• Colleges & universities
• Local-area businesses
• Wedding & event planners
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EXISTING CONDITIONS
Public Policies & Entities: Plans & Studies

to make the corridor more pedestrian friendly and attractive, including enhanced land-

As part of the process to prepare this Comprehensive Plan for Tullahoma, all of the key

precedent imagery are also included so that the public can envision changes.

plans and studies prepared in the past decade were reviewed both to gain information
and to understand the ideas proposed at the time. Those ideas still deemed viable have
been adapted and incorporated into this plan, as relevant. Below is a summary of the
documents, and they are organized by starting with the most recent plans and studies.

scaping, signage and other aesthetic improvements. A series of visual simulations and

National Main Street Assessment (2018)
This assessment was conducted by representatives of the State Main Street program that
is part of the Tennessee Department of Economic and Community Development (TNECD).
The assessment document consists primarily of a list addressing Downtown’s strengths,

Community Mobility Plan (2019)

weaknesses, opportunities and threats (SWOT). An outgrowth of the assessment was the

This TDOT-funded plan was prepared for Manchester

City’s preparation of an application to become a designated Main Street community. The

and Tullahoma. It proposes buffered or separated

application has not yet been submitted to TNECD, as the pandemic sidetracked the effort.

bike lanes along Tullahoma’s major thoroughfares,
including N. Jackson St., N. Washington St., E.
Lincoln St., and Cedar Ln. Bike lanes on SR-55
and Old Manchester Tullahoma Hwy. would
connect the two cities. The Rock Creek Greenway would extend into the east part of town.
It also proposes sidewalk extensions to fill
gaps in the system and to connect activity
centers, and pedestrian crossings are proposed at
key locations. Finally, several roadway improvements were
recommended for key corridors, many which build upon the 2013
Tullahoma Comprehensive Transportation Plan.
North Jackson Street Streetscape Initiative (2019)
The study area for this project was the roughly two-mile stretch of Jackson between Wilson Ave. on the south end and Hoover
Ln. on the north end. The plan made
recommendations for character areas,
streetscape and street design, and adjacent private realm redevelopment. Understandably, the plan does not attempt
to transform a suburban corridor into an
urban corridor, but it does offer many

Cool & Connected Strategic Plan - Downtown Broadband (2016)
This plan document, prepared by consultants, offers a strategy to provide broadband internet service to both the Downtown core and the Fine Arts District. The plan was prepared in a manner that solicited public input, and it also addresses Downtown revitalization topics not directly related to broadband service, but part of the bigger picture for
Downtown Tullahoma. The plan was never formally adopted or implemented as written,
although the City has since installed public internet service for the Downtown. Unfortunately, the system has not worked well and its continuation is being reconsidered.
Tullahoma Comprehensive Plan (2011)
Prepared in-house by the City’s planning department,
this plan features a fair amount of existing conditions
analysis on the front end, followed by a series of goals,
objectives and policies organized by key planning
issues. Because the plan includes only a few maps
(only one not tied to existing conditions) and no
other graphics, it fails to paint a picture for
readers of the desired future of Tullahoma.
Instead, the document consists almost exclusively of text and most of that is relatively general. It also lacks an implementation section, giving it a more conceptual feel
rather than being a plan that can be implemented.
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EXISTING CONDITIONS
Public Policies & Entities: Zoning
Zoning Districts Overview
The City’s current zoning ordinance was prepared by the
City in-house in 2009. It has a relatively limited number of
districts relative to most communities, including the following ten districts (not including overlay districts):
• Agricultural (A): min. 5-acre lots
• Open Space Preservation (OS-1): min. 2-acre lots
• Low-Density Residential (R-1): min. 12,000 sq. ft. lots
with sewer, and min. 20,000 sq. ft. lots without sewer
• Large Lot Residential (R-1A): min. 2-acre lots
• Medium-Density Residential (R-2): min. 10,000 sq. ft. lots
• High-Density Residential (R-3): min. 7,500 sq. ft. lots
• Mobile Home Park/ High-Density Residential (R-4): min.
7,500 sq. ft. lots
• Central Commercial (C-1): no min. lot size requirement
• General Commercial (C-2): no min. lot size requirement
• Neighborhood Commercial (C-3): min. 5,000 to 7,500 sq.
ft. lots, depending upon the use or number of units*
• Industrial (I-1): no min. lot size requirement
• Heavy Industrial (I-2): no min. lot size requirement
* For single-family dwellings; more space needed for more units

There are also two overlay zoning districts, one for the airport and one for floodways. The historic overlay district is
addressed on the following page.
Zoning Districts Mapping
As reflected on the map at right, the vast majority of Tullahoma is zoned R-1. The C-1 district is concentrated in the
Downtown, while C-2 is very linear along Jackson St. and
E. Carroll St. I-1 is primarily in the SE and NW sectors of
town, while AG and OS-1 are peripheral and in the north.
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EXISTING CONDITIONS
Public Policies & Entities:
Other Development Regulations
Subdivision Regulations
Adopted in 2018 and with subsequent revisions, key issues for the Subdivision Regulations include:
• Street Type Standards: There are only three types of
streets design options - local, collector and arterial
streets, which is very limiting.
• Alleys: There are no provisions for alleys for narrow-lot
subdivisions, which can result in “garagescape.”
• Sidewalks: They are required for both sides of arterials
and collectors, as well as on one side of all new major
subdivision streets.
• Street Trees: Although the City does have landscaping
regulations, there are no street tree requirements.
Floodplain Regulations
The City’s regulations and processes meet the minimum
requirements per State and Federal agencies for development and floodplain management. Additional details relating to flood hazard reduction, such as the use of green
infrastructure and flood-proofing structures, could be
strengthened. There are also no incentives for floodplain
dedication with construction, a tool used by some cities.
Historic Zoning
Tullahoma has two National Register (NR) Historic Districts (see map at right). While NR designation offers financial incentives, it provides no protections, as would
local districts. The map at right shows local districts that
have been proposed in the past. Section 408 of the Zoning Ordinance has provisions for designating and regulating local districts, but none have been designated yet.
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EXISTING CONDITIONS
Public Policies & Entities:
Economic Development Policies

Economic Development Entities

Economic Development Policies

development incentives and services offered by the City of Tullahoma. The Coffee County

Tullahoma offers several economic development incentives, including Payment In-LieuOf Taxes (PILOT), Industrial Revenue Bonds (IRBs), and loans. The City also offers a Single
Point-of-Contact program marketed as a “One-Stop Shop” to help “Fast Track” application
and permitting processes or access to City services. The Tullahoma Area Economic Development Corporation (TAEDC) and its partners work with prospective companies on site
selection, data collection, workforce development, and assistance with the approvals and
permitting process. TAEDC publishes a guide to starting a business in the city, and it provides other guidance to incoming and expanding businesses.
PILOT Program
The PILOT program enables new and expanding companies to enter into a lease-back arrangement with TAEDC in order to reduce the tax burden for qualified projects generating
large capital investments, significant employment, and high wage rates. The City can ap-

There are several local, state, and federal entities engaged at various levels in the Tullahoma area’s economic development. TAEDC is a primary point of contact for economic
and Franklin County IDBs offer financing through IRBs (discussed previously) for industrial
development in Tullahoma. A list of these entities includes the following, among others:
City of Tullahoma Agencies, Authorities, & Committees
• Tullahoma Area Economic Development Corporation (TAEDC)
• City of Tullahoma Tourism Committee
• Tullahoma Airport Authority
• Tullahoma Utilities Authority
• Dream Tullahoma Committee
Coffee & Franklin County Agencies
• Coffee County Joint Industrial Development Board
• Franklin County Industrial Development Board

ply PILOTs on a case-by-case basis to industrial and commercial real property, as well as to

Tennessee State Agencies

personal property.

• Tennessee Department of Economic & Community Development

Tax-Exempt Bonds

U.S. Federal Government Agencies

TAEDC and the Coffee County Industrial Development Board (IDB) can issue tax-exempt

• Tennessee Valley Authority

bonds in order to finance manufacturing and other qualified industrial facilities. The

• USDA Rural Development

bonds can be used to finance the acquisition of land, buildings, or equipment. Bond rates

• Appalachian Regional Commission (Coffee, Franklin)

are determined based on the financial strength of the company.
Training & Educational Institutions
Loan Programs

• Motlow State Community College

The City can also offer small business loans and access to the Rural Small Business and En-

• University of Tennessee Space Institute

trepreneurship Loan Fund. A Commercial Revolving Loan Fund, originally funded through

• Tullahoma City Schools

Urban Development Action Grants (UDAG) at 4% below prime, and Small Business Revolving Loan Fund (funded through the U.S. Department of Agricultural Rural Development

Non-profit Agencies

Administration at 4% below prime) are available to assist with small business financing

• Tullahoma Area Chamber of Commerce

and development. Eligibility for loan funds is contingent, in part, on levels of employment

• South Central Tennessee Development District

generated.

• Southern Middle Tennessee Entrepreneur Centers

• South Central Tennessee Tourism
Association (SCTTA)

• Tullahoma Sports Council
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EXISTING CONDITIONS
Public Policies & Entities:
Urban Growth Boundary
Overview of UGB Legislation
Adopted in 1998, Public Chapter 1101 requires each
county to develop a comprehensive growth plan in cooperation with the municipalities in its borders. County’s
are tasked with directing future urban growth into municipally-designated Urban Growth Boundaries (UGBs)
and non-municipal county Planned Growth Areas (PGAs).

Coffee
County

Rural areas are designated for agriculture, recreation, forest and other low-density uses. Ironically, the law’s intent
was to reduce suburban sprawl, but the actual result has
often been to encourage sprawl. The growth plans do not
expire, and there is also no requirement to update them.
One of the primary reasons for establishing growth plans,
to define where cities could annex by ordinance without
consent, has since been eliminated. However, there are
still several ways growth plans determine where annexa-

Tullahoma

tion and incorporation can occur. No city can annex territory in another’s UGB, and new cities can only incorporate
within planned growth areas. UGBs also delineate cities’
planning and zoning authority outside city limits in counties where cities have been granted that authority.
UGB’s Application for Tullahoma
Tullahoma participates in this process in both Coffee and
Franklin counties, as the City’s UGB impacts both. The
City has been granted subdivision regulation authority

Franklin
County

and Planning Commission review authority for both of its
designated UGBs, but not zoning regulation authority. As
the map at right shows, Tullahoma’s designated growth
areas are north and south of the current city boundaries.
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EXISTING CONDITIONS
Public Policies & Entities: Entities

Planning and Codes, Parks and Recreation, and Public Works.

Although there are numerous organizations that will play into the preparation and imple-

Coffee County – Mayor & County Commission

mentation of this Comprehensive Plan, some of the primary ones are summarized here.

• Public Works - Highway Department: This County department maintains roads and
bridges listed on the County’s “Road List,” including paving, patching and mowing. The

City of Tullahoma

department is not responsible for State, City and other facilities not on the list.

• Board of Mayor & Aldermen (BOMA): As the City’s governing
body, they will vote on many issues relevant to the plan,

Franklin County – Mayor & County Commission

including zoning and funding for various projects.

• Planning & Zoning Department: This department addresses all planning and develop-

• Project Steering Committee: This diverse 13-member
group consists of various citizens who represent a range
of interests and perspectives to help guide this project.
• Planning Commission: This seven-member commission manages
land use and development within both the city limits and the UGB. Members include
the Mayor (or a person appointed by the Mayor) and an Alderman.
• Board of Zoning Appeals: This body is empowered to grant variances from the Zoning
Ordinance regulations to permit land owners a reasonable use of their land in instances
where there are exceptional and unusual circumstances. There are seven members.
• Board of Adjustments & Appeals:

Highway Commission, which is organized by eight districts.
Regional Agencies
• South Central Tennessee Development District (SCTDD): The SCTDD is an association of 35 municipal and 13 county governments organized to advocate and
promote economic and community development within the region. It provides
technical assistance, planning, and general staff support and to help local govern-

• Appalachian Regional Commission (ARC): The ARC is an economic development part-

the Building Official relative to the

nership agency of the Federal government and 13 State governments focusing on 420

application and interpretation of

counties across the Appalachian Region, including Coffee County. ARC’s stated mis-

codes for the demolition or repair

sion is to “innovate, partner, and invest to build community capacity and strengthen

of buildings. It meets only when

economic growth within its jurisdiction...” In particular, the ARC can be a good source

needed.

of grant funding for various community projects in municipalities such as Tullahoma.

In addition

nificant departments relative to

Tullahoma’s Mayor and Board of Aldermen will
play a key role in adopting and implementing
this new Comprehensive Plan.

this Comprehensive Plan include

Graphic Source: City of Tullahoma

bodies listed above, the most sig-

direction of the Highway Superintendent. It is led by the four-member Franklin County

53-member Board of Directors, which includes a 24-member Executive Committee.

on appeals of decisions made by

to the various decision-making

• Highway Department: This County department maintains roads and bridges under the

ments and other groups develop projects and activities. SCTDD is governed by a

This three-member board decides

• City Departments:

ment issues in the county, so the City of Tullahoma will need to coordinate with them.
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EXISTING CONDITIONS
Future Build-Out Scenario
Purpose of a Future Build-Out Scenario
The purpose of this exercise is to establish a point of reference for Tullahoma’s current zoning. Although citizens
may see a generous amount of undeveloped green space
in town, that may not be what they will have in the future.
It must be assumed that, over time, growth will continue
and the community’s current policies - zoning and development regulations - will eventually be realized to at
least some degree. Once this existing point of reference
is understood, alternative growth scenarios can be considered. It is critical to keep in mind that market demand
will ultimately drive future growth, but this exercise will at
least highlight where significantly too much or too little
land might be zoned for various land uses.
Existing Development & Population
The first step in determining a future build-out scenario
is to account for existing development and populations.
Based upon the most current Census data, the following
statistics will be considered:
• Current Population: 20,339
• Total Households: 8,079
• Average Residents Per Household: 2.51
Build-out scenarios sometimes address commercial and
industrial development, but that cannot be addressed
here because of a lack of data on such existing space.
Therefore, this analysis will focus on Tullahoma’s residential population.
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EXISTING CONDITIONS
Future Build-Out Scenario (continued)

Implications of Future Build-Out Scenario Results

Potential Development & Population Per Zoning

market demand. Market demand for residential development is addressed elsewhere in

Again, this build-out scenario is based purely on existing land use policies and not future

The map on the previous page illustrates undeveloped and underdeveloped land that has
potential for development (natural constraints such as flood hazard areas and steep slopes
may reduce the buildable area in the table below). It shows such areas in light of the existing zoning. The matrix below projects the potential development yields by considering the
undeveloped and underdeveloped areas by zoning district, eliminating the undevelopable
ROW areas, and then calculating development based on density standards per zone. For
zoning districts allowing various types of uses and development, the most dense likely scenario is being used. While land zoned OS-1 does actually exist, because it is park land and
will never be developed, it is shown as 0 acres. Finally, although the Neighborhood Com-

this plan document. Below are key implications of this build-out scenario.
Housing & Population Yields
Tullahoma’s current 8,823 residential units houses a population of 20,339. Using the existing figure of 2.51 people per unit, the potential new 14,576 units could result in an additional 36,586 residents. Combining the current housing units and population with the
existing zoned potential based upon zoning would result in a total of 23,399 housing units and
a population of 58,731 residents. That population would be 2.9 times the current population
or nearly triple the current population.

mercial (C-3) zoning district allows both commercial and residential uses, there is no way to

Comparison with Housing Market Analysis

predict what ratio of such uses might be developed. Therefore, since the future potential

According to this project’s housing market analysis, there will be potential for development

residential population that the existing land policies might yield is so significant, an all-

of roughly 220 to 400 additional rental housing units in Tullahoma by 2026. There is also

residential scenario has been used for the C-3 district. However, since 0 acres are currently

potential for 230 to 500 units of for-sale housing. Thus, the total projected market demand

zoned for this district, it is a non-issue until C-3 zoning actually occurs.

for the next five years is between 450 and 900 housing units of all types, which would result in
approximately 1,107 to 2,214 new residents. By comparison, the build-out potential for new

Future Build-Out Scenario Results
Land Use

Existing Units / Sq. Ft.

Potential Units / Sq. Ft.

Total Future Build-Out

Residential

8,823 housing units

14,576 housing units

23,399 housing units

housing per the existing zoning, which is tied to no particular time horizon, is 14,576 units
and roughly 36,586 new residents.
Conclusions

Zone
A
OS-1
R-1
R-1A
R-2
R-3
R-4
C-1
C-2
C-3
I-1
I-2
Total

Total Area
(Acres)

Undeveloped &
Underdeveloped
Areas
(Acres)

% of Land
Undeveloped

1059.3
418.8
7813.1
0.0
561.9
520.5
211.6
107.0
1310.2
0.0
1473.8
52.7
13529.0

1037.1
0.0
3540.0
0.0
99.9
166.2
85.9
17.7
337.5
0.0
306.4
2.2
5592.9

97.9%
0.0%
45.3%
0.0%
17.8%
31.9%
40.6%
16.5%
25.8%
0.0%
20.8%
4.2%
NA

Developable Land Housing Units or
Minus ROW
Building Sq. Ft.
Areas - 15%
Permitted Per Acre
(Acres)
(maximum)

881.53
0.00
3008.99
0.00
84.89
141.30
73.02
15.05
286.87
0.00
260.45
1.90
4754.0

0.20
0.50
3.63
0.50
4.35
14.50
14.50
160,000.00
8,712.00
14.50
8,712.00
8,712.00
NA

Housing Units or
Building Sq. Ft.
Yield (maximum)

The City’s current zoning features much more residentially zoned land than will be needed
to satisfy market demand for many years to come.

176.31
10,922.64
369.27
2,048.78
1,058.72
2,408,560.00
2,499,180.95
2,269,027.33
16,513.60
NA
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EXISTING CONDITIONS
Climate Change

Implications for this Plan

The Issue

profession has placed a much greater emphasis on

Over the past few years, the community planning

The following is an excerpt from the “Climate Change Policy Guide” (page 3) prepared by the
American Planning Association in 2020, and it summarizes the issue clearly and concisely:
“Climate change is the most consequential worldwide environmental event that human

planning for sustainability and resiliency, which includes avoiding development that contributes to
climate change and mitigating the negative impacts
of climate change.

civilization has had to confront. The scientific consensus that climate change is being

“Climate change
is the most consequential
worldwide environmental
event that human civilization has had to confront.”
The American Planning
Association

largely driven by humans has long been clear, and it has also now been well established

Avoid Contributing to Climatic Change

that the long-range impacts of that change will have major implications for human civi-

Development that is climate-friendly is very consistent with

lization and all life on earth. As documented in the recent work of the Intergovernmental

“smart growth” planning principles that have been well-entrenched in the US for decades

Panel on Climate Change and the U.S. Global Climate Research Program, those impacts

now. Examples of approaches intended to minimize the use of motorized vehicles that burn

(coastal and low-lying inundation, severe health impacts from extreme heat and air qual-

fossil fuels, thereby minimizing GHGs, include the following:

ity deterioration, endangerment of life and property through extreme weather events, etc.)

• Encouraging mixed-use compact development patterns for increased walkability.

will have very negative consequences for many people, especially minority and lowerincome communities. The planning community has the obligation and the opportunity
to use its planning processes, skills, and knowledge to help reduce the severity of those

• Expanding bike-ped facilities to accommodate walking, cycling and similar modes.
• Requiring the installation of charging stations for electric-powered vehicles.

impacts, and to help humanity adapt swiftly, intelligently, and equitably to their negative

Coping with the Impacts of Climatic Change

consequences.”

The other side of the coin is figuring out how to avoid the negative consequences of climate
change, particularly those tied to natural disasters caused by dramatic weather events. The

The Science
In a NASA-published document, the American

most significant threat for a location such as Tullahoma is flooding triggered by excessive
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rainfall, in addition to year round air pollution and excessive heat levels during the summer

Association for the Advancement of Science is

months. Examples of tools intended to combat the impacts of climate change include:

quoted saying “Based on well-established evi-

• Stormwater and floodplain regulations that avoid development in flood-prone areas.

dence, about 97% of climate scientists have
concluded that human-caused climate
change is happening.” The basis for climate
change is the fact that a significant portion
of the world’s energy production and use
involves burning fossil fuels, which produce the majority of Greenhouse Gas
(GHG) emissions. GHGs are driving most
of the changes to the earth’s climate, which
prompts the old adage, think globally, act locally.

• Preservation of the existing tree canopy through tree preservation regulations that pro-
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hibit clear cutting of development sites.
• Requirements for planting trees on sites that are developed, including street trees for
subdivisions and shade trees in parking lots.
• Encouraging or requiring “green infrastructure” to avoid too much piping and storage of
stormwater, such as through the use of bio swales and rain gardens.
• Preservation of wetlands that function as a sponge for floodwaters and as a liver to filter

y

pollutants from stormwater.
The recommendations portion of this plan will seriously consider all of these issues.
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