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Comprehensive Planning for Columbia: Land Use
This Land Use Plan is one element in the Connect Columbia Comprehensive Plan.
Connect Columbia is a long‐range land use, transportation, and parks and
recreation plan that is intended to guide future growth and the physical
development of the City. The goals and policies within the Comprehensive Plan
are designed to help Columbia become a prosperous, healthy, equitable, and
resilient city. This section defines both the scope and limit of the Plan’s elements
and explains how and when supporting documents and implementing tools are
used. The Connect Columbia Comprehensive Plan Framework Plan For a look at
the integration of all three, interconnected Connect Columbia Plans,
The three, interconnected Plans that comprise the Connect Columbia
Comprehensive Plan are: the Land Use Plan, the Transportation Plan, and the
Parks and Greenways Plan. Each Plan
covers vital elements in Columbia’s
growth and development through the
year 2040. Taken together, they form
a guideway for the City’s decisionmakers;
elected
and
appointed
officials; property owners; business
owners; developers; and all interested
and engaged stakeholders.
This component of the Connect
Columbia Comprehensive Plan is the
Land Use Plan. The goals and policies
in the Land Use Plan cover a wide
variety of topics, but they are all for
the purpose of informing and guiding land use decisions. A land use decision is
one that has a significant impact on present or future land uses in the area.
Examples of land use decisions include zoning decisions, focus of new growth
and annexation areas, and capital infrastructure investments and extensions.
When applying goals and policies to particular situations, such as specific
development proposals or small area plans, there may be competing or conflicting
policies. Such Proposals or situations must be judged whether they meet the
goals and policies, on balance. Even the strongest policies should not
automatically preclude other policies. Each and every city planning and
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development decision is different in some aspect, but, it must be acknowledged,
that the incremental, month-by-month decisions made with the guidance of this
Plan will result in the making and remaking of Columbia. There is no set formula
that determines “good” city planning—but the cumulative impact of each and
every decision will result in how the built environment of Columbia looks, functions,
and connects- or does not. This Plan aims to be clear, reasonable, realistic, but
also aspirational. Therefore, in cases where there are competing directions
embodied by different policies, City Staff, City Council, and Planning Commission
may choose the direction they believe best embodies the Plan as a whole.
This Plan endeavors to maintain the careful balancing act of city planning. There
will be trade‐offs and compromises. This Plan attempts to create an environment
of controlled flexibility in the growth and development of Columbia, while still
provide clear guidance on land use and capital improvement decisions. The Plan’s
Land Use Plan Policies, on page 12, provide an anchor and reference point for
Staff, Planning Commission, City Council, and all City stakeholders to consider
when making city planning decisions.

How was this Plan developed?
The Connect Columbia planning process encompasses a 15-month period of
analysis, reflection, and engagement. A committee of community leader functioned
as the Steering Team met 5
times from June 2016 to May
2017 in order to guide the staff
and consultant team in their
work. Two Public meetings were
held that provided an open
platform
for
citizens
and
stakeholders to engage in the
Connect Columbia process. The
first public meeting was held on July 18, 2016. The meeting was open-house and
provided stations for stakeholders to engage with City Staff and the consultant
team for each Plan resulting from the Connect Columbia Comprehensive Planning
Process. A second meeting to unveil the future conditions and general Connect
Columbia recommendations was held on November 14, 2017. Additional details
about the public engagement process can be found in the Connect Columbia
Framework Plan.
2

Section 1: Existing Conditions
This chapter provides an overview of existing conditions within the Comprehensive
Plan study area. This information is the baseline data that enables City Staff, the
City Council, the Planning Commission, Citizens, the development community, and
other stakeholders to better understand the current function of the City’s existing
land use and to plan for its future growth. Existing land use, population, and
employment have all been evaluated to provide this baseline information.

Study Area
The study area for the Connect Columbia Comprehensive Plan includes the City
of Columbia and its Urban Growth Boundary (UGB). The City of Columbia is
located in the center of Maury County and functions as the county seat. The
City limits include major transportation arteries from Interstate 65 on the eastern
boundary to Highway 31, running north to south through the City, to Highway 43,
which runs around the central core and goes south towards Lawrenceburg. The
City is approximately 46 miles south of Nashville. A Study Area Map is shown in
Map 1.
3

Legend
Interstate
Arterial
Collector
Local
Columbia City Limits
Columbia Growth Boundary
Parks

ville

k

Bear Creek Pk

N. James Campbell
Blvd

W 7th S

Hampshire Pk

Hatcher

Pk
ille

oo

Ln

ve
dA

N

La

e
wr

b

wy

Ca

wy

§
¦
¨

Pulaski H

ew

e
nc

H
urg

mp

be
llsv

otw
Tr

t

Tom J.H
itch Pkw
y

rt
P

Nash

po

d

ms

ar k R

illa

Indus
trial P

W

Hw y

Rivers/Creeks

ConnectColumbia

I-65

Sources: Esri, USGS, NOAA

®

Miles

0

0.5

1

2

3

4
Date: 5/15/2017

Map 1
Study Area

Population and Employment
A full, in-depth Population and Economy (P&E) Technical Report was developed
as the first step in the Connect Columbia process. Please refer to that report for
great detail on the following information that is provided in summary.

Population
The City of Columbia has enjoyed slow and steady growth decade-over-decade.
This trend is forecasted to continue and to accelerate as the larger Nashville
and Middle Tennessee region continues to growth at explosive rates. As shown
in the P&E Snapshot, the 2010 population of Columbia was certified at 34,681.
The 2014 estimate is 36,071. This fits within the historic slow and steady
population growth trends experienced by the City, as well as the projections that
have the City’s 2040 population forecast to be 51,334.

COLUMBIA
2040 POPULATION PROJECTION

43,787
28,580

1990

33,055

34,681

36,071

2000

2010

2014

2020

48,235

2030

51,334

2040

Economy
The economy of Columbia functions in a boarder, regional context. While the City
has a strong employment base, focused on Heath Care, Education, and Social
service, however, many residents commute to the larger employment areas in
Cool Springs and Nashville. The GM Automotive Plant also has a real and
significant impact on the employment framework of Columbia.
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As shown in Chart 1, Columbia has a healthy distribution of employment, spread
across multiple employment sectors.
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Chart 1: Industry and Employment

Environmental Constraints
The natural environment, that is, the environment existing prior to urban
development or related disturbance, often has a significant impact to the pattern
of land-use and development in a community. Simply put: all development occurs
within a natural environment, and that environment imposes constraints and
limitations on all development. Ignoring these factors can prove to be extremely
costly to specific property owners and to the community as a whole.
Not all land is suitable for development. Therefore, as land use development
occurs, environmental constraints, which cannot—or should not—be altered, must
be considered in the plans for development. The limits and types of land-use
should be responsive to the environmental constraints in order to protect the
welfare of the general populace. Through increased knowledge of these
environmental constraints and the appropriate use of land, the mistakes of the
past can be avoided for future development. The purpose of this section is to
6

review and evaluate the environmental constraints influencing the land use
patterns in Columbia and its Urban Growth Boundary.
This section is organized by segregating each individual environmental constraint
that affects the growth and development within the study area. However, each
environmental constraint does not influence development independently and, as
such, a comprehensive understanding of all of the environmental constraints within
the study area is vital to allow growth that is minimally harmful to the environment,
both built and natural. Therefore, Map 2 Environmental Constraints, presents a
composite map of all of the environmental features within Columbia. The
remainder of this section examines, in a more in-depth manner, the topographical
and hydrologic factors within the study area.
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Topography
Topography of an area is one of the key defining area characteristics that dictate
where growth is suitable and those areas that should be persevered as natural
areas. Most important for the City are those areas of extensive slopes. Slope is
the degree of rise or fall, or an expression of steepness, over land surfaces. For
example, a slope of 20-percent indicates the land elevation will rise 20 feet for
each 100 feet of horizontal distance traversed. Those areas with moderate to
steep slopes, including hills and ridgetops, should be preserved to help Columbia
retain important viewsheds.
In the analysis of slopes in Columbia, a four-category system was utilized. These
have been chosen because they are generally agreed to be of particular value in
determining the most appropriate use of the land based upon its slope. The
following is a slope-development chart that should govern new developments
within the City:
Percent of Slope

Nature of Slope

Development Suitability

0-5

virtually flat

high suitability

6-12

gentle slopes

moderate suitability

13-20

moderate slopes

low suitability

20+

rough and steep

not suitable

Hydrology and Land Use
Hydrology is the study of water—its distribution, quality, and its effects, both on
the surface and below. Hydrology is significant to this plan because land use is
perhaps the most important determinant of some characteristics of water.
Hydrology is vital in planning for new growth within Columbia because of the
presence of the Duck River and its tributaries.
The use of land is always primarily determined by the hydrologic characteristics
of an area. An understanding of the impact of urban land use on the local
hydrology is necessary for making progressive decisions in allowing new growth.
Thus, the following is a brief outline of the hydrologic impacts of land use
development.
The existing pattern of land-use within an area has a direct impact on the
hydrology of an area. The more impervious surface an area has, the more severe
9

the stormwater run-off problems become. In an area with troublesome drainage
problems all community decision-makers should be sensitive, aware, and active
about land use decisions and the direct hydrologic impacts of those decisions.
Each new development should be thoroughly examined for its impact on the
hydrologic system of the study area.
Management of the natural drainageways within Columbia is an essential
component of the City’s ability to ensure quality of life for the residents and
protection of private property. The Duck River is the primary drainage area for
the City. To ensure quality growth, new developments should be designed with as
little disruption of the natural drainageways as possible. By allowing the natural
drainageways within the City to remain intact, the impact of all new developments
will be lowered, resulting in less flooding problems.
The Duck River provides the City with many areas in which flooding is a
challenging problem, especially as new development occurs. All new development
in the City should be reviewed with a higher understanding of the linkage of
increasing impervious surfaces, disruption of natural drainageways, and flooding
problems in the area.
As long as the floodplain consists of trees, open fields, or marshes, flooding
generally is not problematic to life or property. However, when people’s activities
and structures occupy and disrupt the floodplain, hazards develop. It is, therefore,
only logical that, in order to eliminate flood hazards, development should be kept
out of the floodplains. This can be accomplished in Columbia through a
combination of the enforcement of floodplain management and progressive land
use controls.
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Section 2: Future Land Use Plan
This section provides the Future Land Use Plan and Policies for development and
redevelopment throughout the City of Columbia. To achieve the vision of the
ConnectColumbia process, the Future Land Use Plan organizes the City into
Character Areas. Each Character Area utilized by this Plan is based on the
planning strategy of the transect, which is a continuum of density and intensity
from most rural to most urban. The transect is a planning strategy that was
developed and popularized by the Congress for New Urbanism and other Smart
Growth advocates. In its basic formulation, the transect defines a series or
character areas that transition from sparsely populated areas, consisting of
farmland, to the dense urban core of a city.

Image courtesy of Duany Plater-Zyberk and Company
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Future Growth Policy
The following elements form the basis for the overarching policy framework for
the Connect Columbia Land Use Plan. The State Planning Policy establishes the
legal framework and the Future Development Plan Policies provide more detail,
Columbia-specific guiding principles for this Plan.
State Growth Policy: Under the legal framework set forth in the Tennessee Code Annotated
Title 13 Chapter 4 Part 2, this Land Use Plan is presented to guide and accomplish a
coordinated, adjusted, and harmonious development of the City of Columbia, which will, in
accordance with existing and future needs, best promote public health, safety, morals,
order, convenience, prosperity, and the general welfare. It is presented to identify areas
where orderly growth is appropriate, due to the presence of existing infrastructure or the
logical extension thereof, but also those areas where growth is inappropriate.

Land Use Plan Policies
Annexation should provide for a continuation of orderly, planned development of
the City. Lot sizes and development scale should be compatible with surrounding
development. If proposed development abuts land that is undeveloped or has low
density/intensity, the density and intensity of the proposed development should
taper towards the periphery to provide compatibility of the development pattern.
Land annexed into the City should follow the transect and Character Area Matrix
to provide the most appropriate land uses and zoning for the newly annexed land.
All Development Decisions by City Staff, Planning Commission, and the City Council
should be based on the policy and guidance of this Plan.
New development and redevelopment should be fostered as part of a practice of
Managed Growth that relies on balancing growth, economic development, and
community development.
New development and redevelopment should ensure Preservation of Historic,
Cultural, and Environmental Assets.
Connectivity, directly through street, sidewalks, bikeways, greenways, and trails, and
indirectly, through a mixture of housing and business types, should be encouraged
throughout Columbia.
12

Character Areas
Character Area-based planning focuses on the way an area looks and how it
functions. Tailored strategies are applied to each area, with the goal of enhancing
the existing character or promoting a desired character for the future. Character
Areas define areas that presently have unique or special characteristics that need
to be preserved, have potential to evolve into unique areas, or require special
attention because of unique development issues. This planning strategy is carried
over from the previous Comprehensive Plan that included land use planning for
all of Maury County. This Plan focuses solely on the City of Columbia and its
Urban Growth Boundary.
Following the Transect, the Character Areas in this Plan are along a continuum
from rural to urban. Seven Character Areas are identified along this continuum
and are shown in the figure below. There are seven Special Areas, which function
as Overlays the permit uses in addition to those in the Character Area. Special
Areas are utilized in the Character Area Matrix to provide for additional flexibility
and cohesive development patterns in certain, high growth areas that cross
multiple Character Areas.

Rural
•Rural Countryside
•Special Areas

Suburban
•Suburban
Neighborhood
•Suburban Corridor
•Employment
District
•Special Areas

Urban
•Urban
Neighborhood
•Urban Corridor
•Center
•Special Areas

Character Areas
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Rural Countryside

Suburban Neighborhood

Urban Corridor

Suburban Corridor

Urban Neighborhood

Employment District

Center

Special Area

Special Area

Citification

Character Area Matrix Continuum

Areas of Change Map
The review of any Future Land Use decisions begins with the Area of Change
Map. This is not a specific policy area and there are not any specific policy
recommendations associated with the Area of Change Map. Instead, this element
of the Plan is to be used as an analyzation tool. The Areas of Change were
developed through public input from the 1st Connect Columbia public meeting
participants, the Connect Columbia Steering Team, City Staff, and the consultant
team by examining areas where:
1. The development character and pattern is not fixed;
2. The development character and pattern in need of modification and/or
rehabilitation; or
3. The development character is expected to change through infill and
redevelopment.
This element of the Map and Plan is the presented to be a “pause button” in
the analyzation process when a proposed development is in the initial stages of
study. This pause is meant to ensure that the context of the area surrounding
the subject property is included fully in the review process. The Area of Change
Map is mentioned in the following Character Area Matrices as a reference point
14

for review of a particular use in a particular location, based on the Connect
Columbia comprehensive planning process that produced this Land Use Plan.
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Map 3
Future Land Use with
Areas of Change

Future Land Use Map and Character Area Matrix
Each Character Area is organized into a Matrix that is meant to provide the
review and guidance for land use policy decisions throughout the City and, as
annexation occurs, within the Urban Growth Boundary. The Character Area Matrix
corresponds to the Future Development Map through the geographic depiction of
the Character Areas. The Matrix and Map are designed to be used in tandem.
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Future Land Use Map
& Special Areas

How the Character Area Matrix Works:
The matrix is designed to be used as a cumulative review and analysis process.
When a property is proposed for development, the first item of review is if the
subject parcel is within an Area of Change, as shown on the Area of Change
Map. As stated above, this is not a policy decision, but an analytical tool in the
review process. That determination then proceeds onto the Zoning Category and
Uses policy, the Infrastructure guidance, and the Design Standard policy that the
proposed development should follow. It should be noted that these are policy
guidelines that, as changes occur over time should be evaluated and adjusted to
ensure compatible and orderly development within the City.

Decision
Point

Development
Request

Review Process

Special
Area?
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Rural Countryside

CHARACTER AREA MATRIX
Development Pattern

RURAL COUNTRYSIDE

Is the property in an Area of
Change?
No:
The development pattern (or
lack of development) is
established. Changes to overall
character of the area should
rarely occur.
Yes:
Changes to the area are likely as
infrastructure improvements
occur. New development
should respect, preserve, and
enhance the natural
environment.

Zoning Category
and Uses
Agricultural and
Extractive Uses:
Agriculture
Residential Uses
Zoning Category:
Low Density
Residential District
Public and Civic Uses
Zoning Category:
Religious Facilities,
Government
Facilities (low
impact), and
Educational
Facilities.

Infrastructure
Not in an Area of
Change:
Limited new
services. Any new
development
should only follow
capital
infrastructure
investments.
Within an Area of
Change:
Any new
development
should only follow
capital
infrastructure
investments. New
service or extensive
redevelopment of
existing services
should be vetted
and reviewed by
Planning
Commission and
City Council as a
primary element of
approval.

Design Standard
Any new dwellings
and structures should
be compatible with
the established rural
character of the area.
New development
should be responsive
and respectful of the
natural features of
this Character Area to
protect scenic views,
floodplains, and steep
slopes.

The intent of this Character Area is to preserve existing rural countryside and
areas with existing agricultural uses, with the accommodation of limited residential
growth.
Description:

The Rural Countryside Character Area is characterized by very low residential
development and agricultural uses with limited, intermixed and compatible civic
uses. The development pattern is generally scattered and diffuse, with large
distances between buildings or clustered in small communities. Clustering of new
residential developments may be appropriate, if (1) infrastructure is available to
support such new development; (2) the development is within the context of the
20

surrounding rural environs; and (3) the development preserves important natural
features, open space, and the rural character of the area. Buildings are either
removed from the road with deep setbacks or are located close to the road, with
an informal orientation to the roadway.
With the exception of arterial roadways that traverse the area, the majority of
roads are narrow rural roads. Roadway typical sections are generally defined by
the roadway, shoulders, swales, and informal landscaping or farm fences lining
the edges. Vehicular connectivity is low with large block lengths and infrequent
intersections.
Future development should be extremely limited and continue to emphasize the
preservation of agricultural uses, open spaces, and the rural character that is
innate to this Character Area. Natural and scenic features, such as the rolling
hills, rivers and associated floodplains, historic rock walls, and tree lined fence
rows should be preserved.
Primary Future Uses

Agricultural uses and single family detached residential uses are the most
appropriate use in this Character Area. Duplexes are inappropriate. Civic Uses
such as places of worship, schools, low impact governmental services, community
centers, parks, or other passive recreational (including greenways and trails) uses
are appropriate only if they are compatible with surrounding residential
development and are located on a Collector or Arterial street.

21

Suburban Neighborhood

CHARACTER AREA MATRIX
Development Pattern

SUBURBAN NEIGHBORHOOD

Is the property in an Area
of Change?
No:
The development pattern
is established. Changes to
overall character of the
area should rarely occur.
Yes:
The development pattern
is evolving. Changes to
the area are likely as
development occurs. New
development should
respect both the natural
environment and blend
with existing, surrounding
neighborhood assets.

Zoning Category and
Uses
Residential Uses Zoning
Category:
Low Density Residential
District and Medium
Residential.
Public and Civic Uses
Zoning Category:
Religious Facilities,
Government Facilities (low
impact), and Educational
Facilities.

Infrastructure
Not in an Area of
Change:
Limited new
services, with
mostly in-fill
enhancements to
existing
infrastructure.
Within an Area of
Change:
Extensions to
transportation,
water, sewer, and
other services
should be expected.
New service or
extensive
redevelopment of
existing services
should be vetted
and reviewed by
Planning
Commission and
City Council as a
primary element of
approval.

Design Standard
Scale: New dwellings
and structures should
be compatible with
the established
character of the area.
Architecture: New
developments should
include a mix of
architectural styles.
Residential garages, if
front-facing, should
be recessed from the
front façade of the
structure. Civic use
should respect the
residential character,
while providing
architectural interest.

The intent of this Character Area is to enhance existing suburban neighborhoods
and create new suburban neighborhoods that will improve the quality of life in
Columbia, with an increased sense of place and a more interconnected community.
Description:

The Suburban Neighborhood Character Area is characterized by residential
development and neighborhoods, with limited, intermixed and compatible civic
uses. The general development pattern is defined by a single use activity on
individual lots. Street networks are defined by curvilinear streets and moderate
distances between intersections. Buildings have moderate setbacks and use the
building structure or landscaping to frame the street.
22

Roadway typical sections are generally defined by the roadway, curb and gutter,
and pedestrian connections (such as sidewalks, greenways, bicycle routes, or
multiuse paths).
Green space is largely incorporated on individual lots, but neighborhood and
community parks should be located within neighborhoods to enhance the quality
of life.
Future development should emphasize connectivity and housing diversity.
Additionally,
new
development
should
create
a
pedestrian-friendly
environment by adding sidewalks and/or creating other pedestrian-friendly multiuse trail/bike routes linking current and future neighborhoods and major
destinations such as libraries, neighborhood centers, health facilities, commercial
clusters, parks, schools, or other such uses.
Primary Future Uses

Single family detached residential uses are the most appropriate use in this
Character Area. Duplexes are appropriate but should not be concentrated within
a neighborhood. Civic Uses such as places of worship, schools, low impact
governmental services, community centers, parks, or other passive recreational
(including greenways and trails) are appropriate only if they are compatible with
surrounding residential development and are located on a Collector or Arterial
street.
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Urban Neighborhood

CHARACTER AREA MATRIX
Development Pattern

URBAN NEIGHBORHOOD

Is the property in an Area
of Change?
No:
The development pattern
is established. Changes to
overall character of the
area should rarely occur.
Yes:
The development pattern
is evolving. Changes to
area are likely as
development occurs. New
development should
blend with existing,
surrounding
neighborhood assets.

Zoning Category and
Uses
Residential Uses Zoning
Category:
Low Density Residential,
Medium High Residential,
and High Residential
Districts
Public and Civic Uses
Zoning Category:
Religious Facilities,
Government Facilities (low
to medium impact), and
Educational Facilities

Infrastructure
Not in an Area of
Change:
Limited new
services, with
mostly in-fill
enhancements to
existing
infrastructure.
Within an Area of
Change:
Extensions to
transportation,
water, sewer, and
other services
should be expected.
New service or
extensive
redevelopment of
existing services
should be vetted
and reviewed by
Planning
Commission and
City Council as a
primary element of
approval.

Design Standard
Scale: New dwellings
and structures should
aid in establishing the
character of the area.
Architecture: New
developments or
redevelopments
should include a mix
of architectural styles.
Residential garages, if
front-facing, should
be recessed from the
front façade of the
structure. Civic use
should respect the
residential character,
while providing
architectural interest.

The intent of this Character Area is to enhance existing urban neighborhoods
and create new urban neighborhoods that will improve the quality of life in
Columbia, with an increased sense of place and a more interconnected community.
Description:

The Urban Neighborhood Character Area is characterized by residential
development and neighborhoods, with intermixed and compatible civic uses. The
general development pattern is defined by a single use activity on individual lots
with a mixture of lot sizes, with typically shallow setbacks. Street networks are
defined by linear streets with moderate or short distances between intersections.
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Roadway typical sections are generally defined by the roadway, curb and gutter,
and pedestrian connections (such as sidewalks, greenways, bicycle routes, or
multiuse paths).
Green space is largely incorporated on individual lots, but pocket and community
parks should be located within neighborhoods to enhance the quality of life.
Future development should focus on context-responsive in-fill development that
emphasizes connectivity and housing diversity. Additionally, new development or
redevelopment should aid in the creation of a pedestrian-friendly
environment by adding sidewalks and/or creating other pedestrian-friendly multiuse trail/bike routes linking current and future neighborhoods and major
destinations such as libraries, neighborhood centers, health facilities, commercial
clusters, parks, schools, or other such uses.
Primary Future Uses

Single Family detached and attached, as well as Multifamily residential uses are
the most appropriate use in this Character Area. Duplexes are appropriate but
should not be concentrated within a neighborhood. Multifamily residential should
respect any neighboring single-family residential areas and blend into established
site context. Civic Uses such as places of worship, schools, governmental services,
community centers, parks, or other recreational uses (including greenways and
trails) are appropriate only if they are compatible with surrounding residential
development and are located on a Collector or Arterial street. Commercial or
retail uses are not compatible and should be kept in Corridors, Centers, or Special
Areas. Home offices are acceptable, but under limited circumstances, so not as
to disrupt the primary residential nature of this Character Area.
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Suburban Corridor

SUBURBAN CORRIDOR

CHARACTER AREA MATRIX
Development Pattern

Zoning Category and Uses

Infrastructure

Is the property in an Area
of Change?

Residential Uses:
Low Density Residential,
Medium High Residential,
and High Residential Districts

Not in an Area of
Change:
Limited new
services, with mostly
in-fill enhancements
to existing
infrastructure.

No:
The development pattern
is established. Changes to
overall character of the
area should rarely occur.
Yes:
The development pattern
is evolving. Changes to
area are likely as
development occurs. New
development should
blend with existing,
surrounding
neighborhood assets.

Public and Civic Uses:
Religious, Day Care,
Government, Medical, and
Educational
Commercial Uses:
Hotels, Recreational,
Restaurants, Retail, Personal
Services, Self-Service
Storage, Vehicle Sales and
Service, and Wholesale Trade
Office Uses:
All office uses

Within an Area of
Change:
Extensions to
transportation,
water, sewer, and
other services
should be expected.
New service or
extensive
redevelopment of
existing services
should be vetted and
reviewed by
Planning
Commission and City
Council as a primary
element of approval.

Design Standard
Scale: Buildings
should be
compatible with
the established
character of the
area.
Architecture: New
developments
should include a
mix of
architectural
styles. Buildings
should include
quality materials
with architectural
details and
features.
Parking: Parking
should be
contingent on the
location of the site
along the transect,
becoming more
subordinate to
buildings as
urbanity increases.

The intent of this Character Area is to enhance existing Corridors to improve the
quality of life in Columbia, with an increased sense of place and a more
interconnected community.
Description:

The Suburban Corridor Character Area is characterized by a mix of residential,
commercial, hospitability, office, and industrial development and neighborhoods,
with intermixed and compatible civic uses. The general development pattern is
largely site specific, since the Corridor, by definition, traverses through rural and
urban settings. The specific character of the Corridor relies on the Area of Change
determination, but can generally be defined by single- and multi-use activity on
a variety of lot sizes, depending on the surrounding development pattern. Street
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networks and intersections are defined by site and transect context. Buildings
have short to moderate setbacks and use the building structure or landscaping
to frame the street.
Roadway typical sections are generally defined by the roadway, curb and gutter,
and pedestrian connections (such as sidewalks, greenways, bicycle routes, or
multiuse paths).
Green space is largely incorporated on individual lots, but also accessed via
pocket parks, community parks, and greenways.
Future development and redevelopment should emphasize access control,
connectivity, and context-responsive development. Additionally, new development
should create a pedestrian-friendly environment by adding sidewalks and/or
creating other pedestrian-friendly multi-use trail/bike routes linking current and
future neighborhoods and major destinations such as libraries, neighborhood
centers, health facilities, commercial clusters, parks, schools, or other such uses.
Primary Future Uses

This Character Area is open to the widest range of primary future uses. Residential,
Office, Commercial, Civic, and Industrial are all appropriate, depending on
surrounding development pattern and site context. The context of the Corridor in
relation to the Transect will indicate the most appropriate primary future uses.
Single Family detached residential and Civic uses are the most appropriate in the
Rural to Suburban portions of the transect. Residential, Office, Commercial, Civic,
and Industrial uses are appropriate in the Suburban to Urban portions of the
transect. Duplexes are appropriate but should not be concentrated within a
neighborhood. All uses along the Corridor Character Area should be developed
or redeveloped with in conjunction with Access Management and should
incorporate multimodal transportation elements.

27

Urban Corridor

CHARACTER AREA MATRIX
Development Pattern

Zoning Category and Uses

Infrastructure

Design Standard

Is the property in an Area
of Change?

Residential Uses:
Low Density Residential,
Medium High Residential,
and High Residential Districts

Not in an Area of
Change:
Limited new
services, with
mostly in-fill
enhancements to
existing
infrastructure.

Scale: Buildings
should be compatible
with the established
character of the area.

URBAN CORRIDOR

No:
The development pattern
is established. Changes to
overall character of the
area should rarely occur.
Yes:
The development pattern
is evolving. Changes to
area are likely as
development occurs. New
development should
blend with existing,
surrounding
neighborhood assets.

Public and Civic Uses:
Religious, Day Care,
Government, Medical, and
Educational
Commercial Uses:
Hotels, Recreational,
Restaurants, Retail, Personal
Services, Vehicle Sales and
Service, and Wholesale Trade
Office Uses:
All office uses

Within an Area of
Change:
Extensions to
transportation,
water, sewer, and
other services
should be
expected. New
service or
extensive
redevelopment of
existing services
should be vetted
and reviewed by
Planning
Commission and
City Council as a
primary element
of approval.

Architecture: New
developments should
include a mix of
architectural styles.
Buildings should
include quality
materials with
architectural details
and features.
Parking: Parking
should be contingent
on the location of the
site along the
transect, becoming
more subordinate to
buildings as urbanity
increases.

The intent of this Character Area is to enhance existing Corridors to improve the
quality of life in Columbia, with an increased sense of place and a more
interconnected community.
Description:

The Urban Corridor Character Area is characterized by a more citified mix of
residential, commercial, hospitability, office, and low-impact, craft industrial
development and neighborhoods, with intermixed and compatible civic uses. The
general development pattern is largely urban. The specific character of the
Corridor relies on the Area of Change determination, but can generally be defined
by single- and multi-use activity on small to medium lot sizes, depending on the
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surrounding development pattern. Street networks and intersections are defined
by site and transect context. Buildings have short to moderate setbacks and use
the building structure or landscaping to frame the street.
Roadway typical sections are generally defined by the roadway, curb and gutter,
and pedestrian connections (such as sidewalks, greenways, bicycle routes, or
multiuse paths).
Green space is characterized by streetscapes, greenways, and community parks.
Future development and redevelopment should emphasize access control,
connectivity, and context-responsive development. Additionally, new development
should create a pedestrian-friendly environment by adding sidewalks and/or
creating other pedestrian-friendly multi-use trail/bike routes linking current and
future neighborhoods and major destinations such as libraries, neighborhood
centers, health facilities, commercial clusters, parks, schools, or other such uses.
Primary Future Uses

This Character Area is open to a wide range of primary future uses. Residential,
Office, Commercial, and Civic are all appropriate, depending on surrounding
development pattern and site context. The context of the Corridor in relation to
the Transect will indicate the most appropriate primary future uses. Residential,
office, commercial, civic, and industrial uses are appropriate in the Suburban to
Urban portions of the transect. Duplexes are appropriate but should not be
concentrated within a neighborhood. All uses along the Corridor Character Area
should be developed or redeveloped with in conjunction with Access Management
and should incorporate multimodal transportation elements.
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Center

CHARACTER AREA MATRIX
Development Pattern

Zoning Category and Uses

Infrastructure

Design Standard

Is the property in an Area
of Change?

Residential Uses:
Low Density Residential,
Medium High Residential,
and High Residential Districts

Not in an Area of
Change:
Limited new
services, with
mostly in-fill
enhancements to
existing
infrastructure.

Scale: Buildings
should be compatible
with the established
character of the area.

CENTER

No:
The development pattern
is established. Changes to
overall character of the
area should rarely occur.
Yes:
The development pattern
is evolving. Changes to
area are likely as
development occurs. New
development should
blend with existing,
surrounding
neighborhood assets.

Public and Civic Uses:
Religious, Day Care,
Government, Medical, and
Educational
Commercial Uses:
Hotels, Recreational,
Restaurants, Retail, Personal
Services, Self-Service
Storage, Vehicle Sales and
Service, and Wholesale Trade
Office Uses:
All office uses

Within an Area of
Change:
Extensions to
transportation,
water, sewer, and
other services
should be
expected. New
service or
extensive
redevelopment of
existing services
should be vetted
and reviewed by
Planning
Commission and
City Council as a
primary element
of approval.

Architecture: New
developments should
include a mix of
architectural styles.
Buildings should
include quality
materials with
architectural details
and features.
Parking: Parking
should be
subordinate to
buildings.

The intent of this Character Area is to enhance existing centers and create new
centers that will improve the quality of life in Columbia, with an increased sense
of place and a more interconnected community.
Description:

The Center Character Area is characterized by an intense and dense mixture of
uses: residential, commercial/retail, office, hospitality, civic, and compatible lightindustrial/craft manufacturing. The general development pattern reflects the
highest levels of density and intensity allowable within the City. The built
environment consists of one-to-multi-story buildings and includes both single use
and mixed use activities. Street networks are typified by a grid system, with short
to moderate distances between intersections. Parking should mostly be relegated
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to the side and rear of buildings. This Character Area includes the highest levels
of pedestrian, bicycle, and vehicular connectivity. Buildings range from no setback
to moderate setbacks.
Roadway typical sections are generally defined by the roadway, curb and gutter,
and pedestrian connections (such as sidewalks, greenways, bicycle routes, or
multiuse paths).
Green space is characterized by streetscapes, greenways and community parks.
Future development should emphasize connectivity and uses that generate high
levels of activity, but respect the context of the surrounding area. Transitional
features should be included in developments and redevelopments to ensure that
a pedestrian-scale is reflected in the Center Character Area. Additionally, new
development should create a pedestrian-friendly environment by adding sidewalks
and/or creating other pedestrian-friendly multi-use trail/bike routes linking current
and future neighborhoods and major destinations such as libraries, neighborhood
centers, health facilities, commercial clusters, parks, schools or other such uses.
Primary Future Uses

Mixed use development is the most appropriate use. Office, commercial, and civic
uses along with intermixed, compatible Single Family attached and Multifamily
residential uses are appropriate in this Character Area.
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Employment District

CHARACTER AREA MATRIX

EMPLOYMENT DISTRICT

Development Pattern

Zoning Category and Uses

Is the property in an Area
of Change?

Public and Civic Uses:
Religious, Government,
Medical, and Educational

No:
The development pattern
is established. Changes to
overall character of the
area should rarely occur.

Commercial Uses:
Recreational, Self-Service
Storage, Vehicle Sales and
Service, and Wholesale Trade

Yes:
The development pattern
is evolving. Changes to
area are likely as
development occurs. New
development should
blend with existing,
surrounding
neighborhood assets.

Office Uses:
All office uses
Industrial Uses:
Light Industrial, Heavy
Industrial, Warehouse and
Freight, Waste-Related, and
Research.

Infrastructure

Design Standard

Not in an Area of
Change:
Limited new
services, with
mostly in-fill
enhancements to
existing
infrastructure.

Scale: Buildings
should be compatible
with the established
character of the area.

Within an Area of
Change:
Extensions to
transportation,
water, sewer, and
other services
should be
expected. New
service or
extensive
redevelopment of
existing services
should be vetted
and reviewed by
Planning
Commission and
City Council as a
primary element
of approval.

Architecture: New
developments should
include a mix of
architectural styles.
Buildings should
include quality
materials with
architectural details
and features.
Parking: Parking
should be scaled to
the size, scale, and
scope of the uses.

The intent of this Character Area is to enhance the business and employment
base of Columbia. This Character Area is specific to enhance and promote the
needs of large-scale business, office, and industrial activities.
Description:

The Employment District Character Area is characterized by a mix of uses that
form and support the economic engine for the City. A concentration of uses is
intended to focus an area for industrial and economic development; however,
civic uses are also appropriate. The general development pattern reflects the
highest levels of intensity allowable within the City for industrial, manufacturing,
research, and similar type uses. The built environment consists of one - to multi32

story buildings and includes both single use and mixed-use activities, including
campus-style developments. Street networks and intersections are defined by site
and transect context. Buildings have moderate to deep setbacks. Cohesive
landscaping should be use to soften and minimize the intense economic and
industrial activities in this Character Area.
Roadway typical sections are generally defined by the roadway, curb and gutter,
and pedestrian connections (such as sidewalks, greenways, bicycle routes, or
multiuse paths).
Green space is characterized by streetscapes, greenways, and community parks.
Future development and redevelopment should emphasize access control,
connectivity, and economic development. Additionally, new development should
consider pedestrian-friendly additions, where safe and appropriate, by adding
sidewalks and/or creating other pedestrian-friendly multi-use trail/bike routes. For
non-vehicular modes, the emphasis should be on creating links between current
and future neighborhoods and major destinations such as neighborhood centers,
health facilities, commercial clusters, parks, schools, or other such uses.
Primary Future Uses

Industrial, manufacturing, and research type uses are the most appropriate to
achieve the vision of this Character Area. Office, supportive commercial uses, and
Civic uses are also appropriate. To ensure protection of land for economic
development, Single Family and Multifamily residential uses are not appropriate
in this Character Area.
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SPECIAL AREAS
How the Special Area Matrix Works:
The Special Area Matrix is designed to be used as a supplemental overlay that
provides additional flexibly in recommended uses for areas that may span several
base character areas. These Special Areas are meant to have a cohesive identity
and design.
Special Area Policy Guidance: To ensure that growth and development is orderly
and consistent, for a use listed in a Special Area Recommended Zoning Category
and Use Type to be considered a Recommended and Appropriate Use, it shall
be immediacy adjacent to that existing use. For example, for a parcel in the Inner
Core Special Area to be considered for additional uses, such as commercial, it
would need to be immediately adjacent to a commercial use (note: for the

purposes of policy guidance for this Plan, immediately adjacent means connected
by adjoining property, it does not cross over Rights-of-Way).
As stated with the Character Areas, it should be noted that these are policy
guidelines that, as changes occur over time should be evaluated and adjusted to
ensure compatible and orderly development within the City.
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Special Area 1: Inner Core

CHARACTER AREA MATRIX
Special Area Zoning Category and Uses

SPECIAL AREA

Each use described below in the Inner Core Special Area is a
recommended use only if it is adjacent to a similar, existing use. If a
similar, compatible, and existing use is not immediately adjacent,
then it is not a recommended use (example: For High Residential to
be a recommended use, it must abut a parcel that has High
Residential as a use).
Residential Uses:
Low Density Residential, Medium High Residential, and High
Residential Districts
Public and Civic Uses:
Religious, Day Care, Government, Medical, and Educational
Commercial Uses:
Hotels, Recreational, Restaurants, Retail, Personal Services, SelfService Storage, Vehicle Sales and Service, and Wholesale Trade
Office Uses:
All office uses

Design Standard
Scale: New development or
redevelopment should aid in
establishing character, while
including transitional features to
ensure compatibility with the
surrounding area.
Architecture: New developments
should include a mix of
architectural styles. Buildings
should include quality materials
with architectural details and
features.
Parking: Parking should be
subordinate to buildings.
Access Management: All
developments should utilize
access management to aid in
interconnectivity and to ease
traffic conflicts.

The intent of this Special Area is to provide additional uses and design standards
in an area that is considered by this Plan to be a distinct area that may cover
multiple Character Areas.
Description:

The Inner Core Character Area is, in many ways, the heart and center of the City
of Columbia. This area includes the Courthouse Square and downtown, many
historic districts, residential neighborhoods, and commercial corridors. This Special
Area is characterized by a mixture of uses: residential, commercial/retail, office,
medical,
hospitality,
institutional,
and
compatible
light-industrial/craft
manufacturing. The general development pattern reflects the highest levels of
density and intensity allowable within the City. Future development and
redevelopment should reinforce and, in some case, re-create this most urban
development pattern. The built environment consists of with one-to-multi-story
buildings, both single and mixed use.
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Future development should emphasize more compact, walkable development that
reflects a town center. Additionally, new development and redevelopment should
reinforce a pedestrian-friendly environment by adding/extending sidewalks and/or
creating other pedestrian-friendly multi-use trail/bike routes throughout this
Special Area.
Special Area Future Uses

This Special Area is appropriate for office, commercial, residential (attached and
detached) and civic uses. Since this Special Area is largely built-out, emphasis
should be on context-responsive infill redevelopment that re-enforces this area as
the center of Columbia. All uses should be developed or redeveloped with in
conjunction with Access Management and should incorporate multimodal
transportation elements.

36

Special Area 2: James Campbell Corridor Special Area

CHARACTER AREA MATRIX

SPECIAL AREA

Special Area Zoning Category and Uses

Each use described below in the James Campbell Special Area is a
recommended use only if it is adjacent to a similar use. If a similar,
compatible use is not immediately adjacent, then it is not a
recommended use (example: For High Residential to be a
recommended use, it must abut a parcel that has High Residential as
a use).
Residential Uses:
High Residential Districts
Public and Civic Uses:
Religious, Day Care, Government, Medical, and Educational
Commercial Uses:
Hotels, Recreational, Restaurants, Retail, Personal Services, Vehicle
Sales and Service, and Wholesale Trade
Office Uses:
All office uses

Design Standard
Scale: New development or
redevelopment should aid in
establishing character, while
including transitional features to
ensure compatibility with the
surrounding area.
Architecture: New developments
should include a mix of
architectural styles. Buildings
should include quality materials
with architectural details and
features.
Parking: Parking should be
subordinate to buildings.
Access Management: All
developments should utilize
access management to aid in
interconnectivity and to ease
traffic conflicts.

The intent of this Special Area is to provide additional uses and design standards
in an area that is considered by this Plan to be a distinct area that may cover
multiple Character Areas.
Description:

The James Campbell Character Area is a retail and commercial engine for the
City of Columbia. This area includes the Mall, many restaurants, and commercial
establishments, but also established residential neighborhoods. The Boulevard
2050 Plan set forth an ambitious goal for reimagining this corridor. This Special
Area looks to update and compliment that ambition vision, with a realistic look
at the near and mid-term development and redevelopment of this area.
This Special Area is characterized by a mixture of uses: residential,
commercial/retail, office, medical, hospitality, institutional, and compatible lightindustrial/craft manufacturing. The general development pattern reflects a high
level and intensity allowable within the City.
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Future development and redevelopment should reinforce and, in some case, recreate a more urban development pattern. The built environment consists of
mostly one-story buildings, with some multi-story buildings, both single and mixed
use.
Future development should emphasize more compact, walkable development that
reflects an urban corridor, with elements of a town center that coincide with the
highest intensity uses in this Special Area (such as Maury Regional Hospital and
the Columbia Mall). Additionally, new development and redevelopment should
reinforce a pedestrian-friendly environment by adding/extending sidewalks and/or
creating other pedestrian-friendly multi-use trail/bike routes throughout this
Special Area.
Special Area Future Uses

This Special Area is appropriate for office, retail, commercial, residential (attached
and detached), medical, and civic uses. Since this Special Area is largely builtout, emphasis should be on context-responsive redevelopment that re-enforces
this area as an urban mixed-use corridor. All uses should be developed or
redeveloped with in conjunction with Access Management and should incorporate
multimodal transportation elements.
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Special Area 3: Tom J. Hitch Corridor Special Area

CHARACTER AREA MATRIX
Special Area Zoning Category and Uses

SPECIAL AREA

Each use described below in the Tom J. Hitch Special Area is a
recommended use only if it is adjacent to a similar use. If a similar,
compatible use is not immediately adjacent, then it is not a
recommended use (example: For High Residential to be a
recommended use, it must abut a parcel that has High Residential as
a use).
Development in the area is encourage to be master planned.
Planned Unit Development is the preferred development
mechanism for developments of 2 or more acres.

Design Standard
Scale: New development or
redevelopment should aid in
establishing character, while
including transitional features to
ensure compatibility with the
surrounding area.

Residential Uses:
High Residential Districts

Architecture: New developments
should include a mix of
architectural styles. Buildings
should include quality materials
with architectural details and
features.

Public and Civic Uses:
Religious, Day Care, Government, and Educational

Parking: Parking should be
subordinate to buildings.

Commercial Uses:
Hotels, Recreational, Restaurants, Retail, Personal Services, SelfService Storage, Vehicle Sales and Service, and Wholesale Trade
Office Uses:
All office uses

Access Management: All
developments should utilize
access management to aid in
interconnectivity and to ease
traffic conflicts.

The intent of this Special Area is to provide additional uses and design standards
in an area that is considered by this Plan to be a distinct area that may cover
multiple Character Areas.
Description:

The Tom J. Hitch Special Area is largely undeveloped. The character and
development pattern of this Special Area will be set by future development. It
should include a mixture of uses: residential, commercial/retail, office, medical,
hospitality, and institutional to mesh with the Inner Core and James Campbell
Special Areas. The general development pattern should reflect medium to high
levels of density and intensity. The built environment should consist of with oneto-multi-story buildings, both single and mixed use.
Future development should emphasize more compact, walkable development that
reflects a mixed-use district. Additionally, new development should create a
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pedestrian-friendly environment by adding/extending sidewalks and/or creating
other pedestrian-friendly multi-use trail/bike routes throughout this Special Area.
Special Area Future Uses

This Special Area is appropriate for residential (attached and detached), retail,
commercial, small office, and civic uses. Since this Special Area is largely unbuilt,
new development should occur as part of master planned developments. All uses
should be developed or redeveloped with in conjunction with Access Management
and should incorporate multimodal transportation elements.
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Special Area 4: Industrial Road Special Area

CHARACTER AREA MATRIX
Additional Special Area Zoning Category and Uses

SPECIAL AREA

Each use described below in the Industrial Road Special Area is a
recommended use only if it is adjacent to a similar use. If a similar,
compatible use is not immediately adjacent, then it is not a
recommended use (example: For Retail to be a recommended use, it
must abut a parcel that has Retail as a use).
Residential Uses:
Manufactured Home Parks
Public and Civic Uses:
Religious, Day Care, Government, and Educational
Commercial Uses:
Hotels, Recreational, Restaurants, Retail, Personal Services, SelfService Storage, Vehicle Sales and Service, and Wholesale Trade
Office Uses:
All office uses
Industrial Uses:
Light Industrial, Heavy Industrial, Warehouse and Freight, WasteRelated

Design Standard
Scale: New development or
redevelopment should aid in
establishing character, while
including transitional features to
ensure compatibility with the
surrounding area.
Architecture: New developments
should include a mix of
architectural styles. Buildings
should include quality materials
with architectural details and
features.
Parking: Parking should be
contingent on the location of the
site along the transect, becoming
more subordinate to buildings as
urbanity increases.
Access Management: All
developments should utilize
access management to aid in
interconnectivity and to ease
traffic conflicts.

The intent of this Special Area is to provide additional uses and design standards
in an area that is considered by this Plan to be a distinct area that may cover
multiple Character Areas.
Description:

The Industrial Road Special Area is characterized by a mixture of uses: residential,
commercial/retail, office, hospitality, institutional, and compatible lightindustrial/precision manufacturing. The general development pattern reflects the
low-to-medium levels of density and intensity. This area was previously
characterized as an Employment Center District in the previous Comprehensive
Plan. This Special Area is intended to continue this use pattern, as well as other,
non-typical suburban low scale type uses.
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Special Area Future Uses

Special Area 2 is open to a wide range of future uses. Residential, office,
commercial, civic, and industrial are all appropriate, depending on surrounding
development pattern and site context. Portions of this area should be reserved
for future industrial uses and, as such, the review of proposed new developments
in this Special Area should include analysis of the loss or gain of the subject
property in the City’s industrial development capacity. The context of the proposed
development or redevelopment will indicate the most appropriate primary future
uses. All uses should be developed or redeveloped with in conjunction with Access
Management and should incorporate multimodal transportation elements.
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Special Area 5: Neapolis

CHARACTER AREA MATRIX
Additional Special Area Zoning Category and Uses

SPECIAL AREA

Each use described below in the Neapolis Special Area is a
recommended use only if it is adjacent to a similar use. If a similar,
compatible use is not immediately adjacent, then it is not a
recommended use (example: For Retail to be a recommended use, it
must abut a parcel that has Retail as a use).
Development in the area is encourage to be master planned.
Planned Unit Development is the preferred development
mechanism for developments of 2 or more acres.

Design Standard
Scale: New development or
redevelopment should aid in
establishing character, while
including transitional features to
ensure compatibility with the
surrounding area.

Residential Uses:
Low Density Residential, Medium High Residential, and High
Residential Districts

Architecture: New developments
should include a mix of
architectural styles. Buildings
should include quality materials
with architectural details and
features.

Public and Civic Uses:
Religious, Day Care, Government, and Educational

Parking: Parking should be
subordinate to buildings.

Commercial Uses:
Hotels, Recreational, Restaurants, Retail, Personal Services, SelfService Storage, Vehicle Sales and Service, and Wholesale Trade
Office Uses:
All office uses

Access Management: All
developments should utilize
access management to aid in
interconnectivity and to ease
traffic conflicts.

The intent of this Special Area is to provide additional uses and design standards
in an area that is considered by this Plan to be a distinct area that may cover
multiple Character Areas.
Description:

The Neapolis Special Area is still evolving as growth pressures continue to impact
this area of Columbia. This area includes many new residential subdivisions and
some mixed-use developments. Future growth in this Special Area is should
emphasize a mixture of uses: residential, commercial/retail, office, medical,
hospitality, and institutional. The general development pattern should reflect a
medium-to-high level of density and intensity. Additional development and
redevelopment should create a more suburban-to-urban and compact development
pattern. The built environment may be composed of one-to-multi-story buildings,
both single and mixed use.
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Future development should emphasize more compact, walkable development that
reflects a suburban or urban center that is more interconnected. To accomplish
this, new development should create a pedestrian-friendly environment by adding
sidewalks and/or creating other pedestrian-friendly multi-use trail/bike routes
linking current and future neighborhoods.
Special Area Future Uses

This Special Area is appropriate for office, commercial, residential (attached and
detached) and civic uses. Since this Special Area contains many large,
development contiguous tracts, any new, large scale development should be
analyzed by if it includes a mixture of uses. This mixture of uses may include
public (parks, greenways, government facilities) and/or private (churches, offices,
neighborhood commercial). Residential development should be paired with these
other uses in mixed-use, master planned developments. Large scale developments
without a mixed-use component should be weighed as to the overall impact to
the Special Area. Medium to high intensity and density uses are appropriate
immediately along the Nashville Highway, but should be supported by this Plan
only if the proposed development is fully interconnected and compatible with the
larger context of this Special Area. All uses should be developed or redeveloped
with in conjunction with Access Management and should incorporate multimodal
transportation elements.
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Special Area 6: Bear Creek Pike Node

CHARACTER AREA MATRIX
Additional Special Area Zoning Category and Uses

SPECIAL AREA

Each use described below in the Bear Creek Pike Node Special Area
is a recommended use only if it is adjacent to a similar use. If a
similar, compatible use is not immediately adjacent, then it is not a
recommended use (example: For Retail to be a recommended use, it
must abut a parcel that has Retail as a use).
Mixed Use Developments in the Special Area are encouraged to be
master planned. Planned Unit Development is the preferred
development mechanism for developments of 2 or more acres.
Residential Uses:
Low Density Residential, Medium High Residential, and High
Residential Districts
Public and Civic Uses:
Religious, Day Care, Government, and Educational
Commercial Uses:
Recreational, Restaurants, Retail, and Personal Services

Design Standard
Scale: New development or
redevelopment should aid in
establishing character, while
including transitional features to
ensure compatibility with the
surrounding area.
Architecture: New developments
should include a mix of
architectural styles. Buildings
should include quality materials
with architectural details and
features.
Parking: Parking should be
subordinate to buildings.
Access Management: All
developments should utilize
access management to aid in
interconnectivity and to ease
traffic conflicts.

The intent of this Special Area is to provide additional uses and design standards
in an area that is considered by this Plan to be a distinct area that may cover
multiple Character Areas.
Description:

The Bear Creek Pike Special Area is still evolving, as growth pressures are
projected to continue towards Interstate 65 along Bear Creek Pike. This area
includes several new residential subdivisions and single-use retail and civic uses.
Future growth in this Special Area is should emphasize a mixture of uses:
residential, neighborhood commercial/retail, and civic. The general development
pattern should reflect a medium density and intensity. Additional development
and redevelopment should create a more suburban-to-urban and interconnected
development pattern.
Future development should emphasize more compact, walkable development that
reflects a suburban town center. Additionally, new development should create a
pedestrian-friendly environment by adding sidewalks and/or creating other
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pedestrian-friendly
neighborhoods.

multi-use

trail/bike

routes

linking

current

and

future

Special Area Future Uses

This Special Area is appropriate for neighborhood scale commercial, residential
(attached and detached) and civic uses. Since this Special Area contains many
large, undeveloped, contiguous tracts, any new development should be expected
to provide a mixture of uses. This mixture of uses may include public (parks,
greenways, government facilities) and/or private (churches, offices, neighborhood
commercial). Residential development should be paired with these other uses in
mixed-use, master planned developments. Developments without a mixed-use
component should be carefully considered before approval, as to the overall
impact to the Special Area. Medium intensity and density uses are appropriate
immediately along the Bear Creek Pike, but should be supported by this Plan only
if the proposed development is fully interconnected and compatible with the larger
context of this Special Area. All uses should be developed or redeveloped with
in conjunction with Access Management and should incorporate multimodal
transportation elements.
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Special Area 7: Interstate Gateway

CHARACTER AREA MATRIX
Additional Special Area Zoning Category and Uses

SPECIAL AREA

Each use described below in the Interstate Gateway Special Area is a
recommended use only if it is adjacent to a similar use. If a similar,
compatible use is not immediately adjacent, then it is not a
recommended use (example: For Retail to be a recommended use, it
must abut a parcel that has Retail as a use).
Development in the Special Area is encouraged to be master
planned. Planned Unit Development is the preferred development
mechanism for developments of 2 or more acres.

Design Standard
Scale: New development or
redevelopment should aid in
establishing character, while
including transitional features to
ensure compatibility with the
surrounding area.

Residential Uses:
Low Density Residential, Medium High Residential, and High
Residential Districts

Architecture: New developments
should include a mix of
architectural styles. Buildings
should include quality materials
with architectural details and
features.

Public and Civic Uses:
Religious, Day Care, Government, and Educational

Parking: Parking should be
subordinate to buildings.

Commercial Uses:
Hotels, Recreational, Restaurants, Retail, Personal Services, SelfService Storage, Vehicle Sales and Service, and Wholesale Trade
Office Uses:
All office uses

Access Management: All
developments should utilize
access management to aid in
interconnectivity and to ease
traffic conflicts.

The intent of this Special Area is to provide additional uses and design standards
in an area that is considered by this Plan to be a distinct area that may cover
multiple Character Areas.
Description:

The Interstate Gateway Special Area is still evolving, as growth pressures continue
to impact this area of Columbia. This area includes mostly single-use interstate
and high intensity commercial or hospitality uses. Future growth in this Special
Area is should emphasize a mix of uses: commercial/retail, office, medical,
hospitality, institutional, and industrial, with some limited, residential development.
The general development pattern should reflect a high level of density and
intensity. Additional development and redevelopment should create a more
suburban, interstate supportive development pattern.
Future development should emphasize more access management and
interconnectivity that reflects proximity to the interstate. Additionally, new
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development should create a pedestrian-friendly environment by adding sidewalks
and/or creating other pedestrian-friendly multi-use trail/bike routes linking current
and future developments to provide safe alternative transportation options in this
area.
Special Area Future Uses

Special Area 5, as an Interstate Gateway Special Area, should be reserved for
high intensity nonresidential uses and some, limited high density residential
development. This Special Area is appropriate for office, commercial, residential
(attached) civic, and industrial uses. Residential should be paired with other uses in
mixed use master planned developments. Some portions of this Special Area may
be conducive to industrial uses, particularly freight-intensive uses due to the proximity
to I-65. All uses should be developed or redeveloped with in conjunction with
Access Management and should incorporate multimodal transportation elements.
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Section 3: Implementation
Once the Land Use Plan is adopted, the work of effectuating the policies, goals,
and objectives becomes the true measure of success. Moving from a vision to
the actual result of the built environment is challenging and will not be a simple,
clear cut task. This Chapter is presented to help achieve that task. It establishes
the ground-work necessary for City Staff, Planning Commission, the City Council,
the development and design professional community, as well as the citizenry of
the City of Columbia.

Annual Reviews
Annual reviews of the Land Use Plan should be undertaken with respect to current
conditions and trends. The City Council and Planning Commission members,
citizens, and stakeholders, has been invaluable to this comprehensive planning
process. The Steering Team members’ knowledge of the Connect Columbia
Comprehensive Plan, as well as what is occurring in Columbia in terms of
development, revitalization, and capital improvements would provide great insight
during periodic reviews of this Plan. The City Staff and the Planning Commission
should review this Plan annually (with input from the other Steering Team
members, if members are still available for service) and should make
recommendations on prioritized changes to this document to the City Council
and the citizens of the City of Columbia.
A report on the findings of the City Council and Steering Team should then be
prepared by City staff. Those items that appear to need specific attention should
be examined in more detail, and changes and/or additions should be made
accordingly. By such periodic reevaluations, the Plan will remain fresh, functional,
and will continue to give the City Council, Planning Commission, City Staff,
developers, property owners, and citizens effective guidance in decision-making.
Periodic reviews of the Plan should include consideration of the following:
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Changes in State
Law

Progress in
Implementation
of a specific
priority

Adjustments in
City funding of
the Capital
Improvement
Program

Adjustments
and
amendments to
land use
regulations

Plan Amendments
This Plan is intended to be a dynamic planning document for Columbia. It should
be a Plan that responds to changing needs and conditions. The full benefits of
the Plan can only be realized by maintaining it as a vital, up-to-date document.
As changes occur and new issues within the City become apparent, the Plan
should be revised. By such action, the Plan will remain current and effective in
meeting the City's decision-making needs.
Plan amendments should be made after thorough analysis of immediate needs,
as well as consideration for the long-term effects of proposed amendments. The
City Staff, the Planning Commission, and City Council should consider each
proposed amendment carefully to determine whether or not it is consistent with
the Plan's intent and whether it will be beneficial for the long-term health and
vitality of the City.

Five-Year Review & Update
In addition to periodic annual review, the Plan should undergo a thorough review
and update every five years. The review and update process should begin with
the establishment of a committee similar to the Connect Columbia Comprehensive
Plan Steering Team that was appointed to assist in the preparation of this Plan,
along with the Parks and Recreation Plan and the Major Thoroughfare Plan.
Specific input on major changes should be sought from various groups, including
property owners, neighborhood groups, civic leaders, developers, business owners,
and other citizens and individuals who express an interest in the long-term growth
and development of the City.
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Specific Implementation Strategies
Implementation is one of the most important, yet most difficult, phases of the
comprehensive planning process. Without practical and realistic processes for
implementation, the recommendations contained within the Plan will be difficult
to realize. The City should work towards the implementation of the following
priorities on an incremental, annual, and deliberate basis.
The three tables on the following pages provide a coordinated listing of Plan
implementation priorities. Few cities have the ability to implement every
recommendation or policy within their comprehensive planning document
immediately following adoption. Columbia is no exception. Plan implementation,
therefore, must be prioritized to guide top priorities, near-term priorities, and ongoing priorities. These priorities must be balanced with timing, funding, and City
Staff’s time and resources. While all the recommendations share some level of
importance, they cannot all be targeted for immediate implementation. Other than
the delineation of these priorities into immediate, long-term, and on-going, they
are in no order of priority.
The first table lists the top priorities that should be targeted for implementation
within the two years following the adoption of this Plan. The second table lists
the near-term priorities that should be implemented in five years following the
adoption of this plan. The third table outlines the on-going priorities that will not
be able to be achieved with a one-time action; but require on-going actions and
attention.
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TOP PRIORITIES
IMPLEMENTATION ACTION
ACCESS MANAGEMENT: Adopt pro-active
Access Management standards that
confirm to the Connect Columbia
Plans.

RESPONSIBLE
GROUP

IMPLEMENTATION
MECHANISM

City Staff,
Planning
Commission,
City Council

Zoning Ordinance and
Subdivision Regulations

City Staff,
Planning
Commission,
City Council

Zoning Ordinance and Subdivision
Regulations

City Staff,
Architectural
Review Board,
Planning
Commission,
City Council

Zoning Ordinance

City Staff,
Planning
Commission,
City Council

Capital Improvements Plan and
Strategic Plan

UPDATE PLANNING PRACTICES:
 Revise Planned Unit Development
review and adoption process to
stream-line review process, but also to
clarify that PUDs are exceptions to
standards that require beneficial
results for the City. Explore the
Specific Plan PUD Model to allow
flexibility, with more assurance of the
final outcome.
 Develop and Adopt a Unified
Development Ordinance to
consolidate, update, streamline, and
modernize the regulatory framework
for Zoning and Subdivision
Regulations.
CHARACTER AREA DESIGN GUIDELINES: Adopt
revised design criteria to enhance
aesthetic appeal throughout the City
that corresponds to Character Areas and
specific corridors. The Architectural
Review Board process should be
studied and refined along with this
priority’s implementation.

BEAR CREEK PIKE/INTERSTATE GATEWAY
SMALL AREA PLAN: Create a small area
plan for Bear Creek Pike and I-65
interchange area to enhance this
gateway entrance into the City to
coincide with the I-65 Bear Creek Pike
Interchange project.
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NEAR-TERM PRIORITIES
IMPLEMENTATION ACTION
URBAN GROWTH BOUNDARY UPDATE: The City
should request the reopening of the
Maury County Growth Plan annexing
properties contiguous to the City limits
that currently receive City utilities, as
well as contiguous City-owned property.

ADDITIONAL GATEWAY PLANS: Identify and
create small area plans to enhance the
gateway entrances into the City to help
define the image of Columbia.

RESPONSIBLE
GROUP

IMPLEMENTATION
MECHANISM

City Staff,
Planning
Commission,
City Council

Growth Plan

City Staff,
Planning
Commission,
City Council

INFILL DEVELOPMENT: Review and revise
City Staff,
Zoning Ordinance, Subdivision Regulations,
Architectural
and Historic District Guidelines (where
Review Board,
applicable) to ensure that contextHistoric Zoning
responsive infill regulations will adequately
Commission,
protect existing neighborhoods from
Planning
redevelopment pressures that are not in
Commission,
keeping with the scale and form of
City Council
adjacent buildings.

HOUSING MIX/TYPES: Promote mastered
planned housing opportunities for a “full-life
cycle” community to accommodate retirees
and young professionals. Review Zoning
standards to permit smaller lot and home
sizes to encourage such developments.

City Staff,
Planning
Commission,
City Council

Capital Improvements Plan and
Strategic Plan

Zoning Ordinance,
Subdivision Regulations, and
Historic District Guidelines

Zoning Ordinance
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ON-GOING PRIORITIES
IMPLEMENTATION ACTION

RESPONSIBLE
GROUP

IMPLEMENTATION
MECHANISM

CONSISTENT DEVELOPMENT DECISIONS: Use this
Plan and the other Connect Columbia
Plans to guide monthly development
reviews for Planning Commission and City
Council actions.

City Staff,
Architectural
Review Board,
Historic Zoning
Commission,
Planning
Commission,
City Council

Zoning Ordinance, Subdivision
Regulations, and Historic District
Guidelines

CONSISTENT POLICY: Use this Plan and the
other Connect Columbia Plans to achieve
the overall Connect Columbia
Comprehensive Planning goals and
objections to interweave Land Use,
Transportation, and Parkland throughout
the City.

City Staff,
Architectural
Review Board,
Historic Zoning
Commission,
Planning
Commission,
City Council

Zoning Ordinance, Subdivision
Regulations, and Capital
Improvements Plan

ARCHITECTURAL REVIEW: Require the use of
quality building materials in historic and
commercial areas.

City Staff,
Architectural
Review Board,
Historic Zoning Zoning Ordinance and Historic
Commission,
District Guidelines
Planning
Commission,
City Council
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Conclusion
This Plan is presented to offer Columbia an organizing effort around future land
use development, redevelopment and revitalization. However, it is part of a larger
comprehensive planning process: Connect Columbia. Connect Columbia is a
framework that is presented to offer City Staff, the Planning Commission, the City
Council, developers and design professionals, property owners, business owners,
citizens, and all interested stakeholders with a unified effort for Columbia to
embrace growth, but on its own terms.
Land Use, Transportation, and Parkland are closely linked. These three areas are
key indicators of a vibrant, healthy, and growing community. Therefore, this Plan
should be used as a tool in public and private policy decisions just as closely
as the City’s Parks and Recreation Plan and the Major Thoroughfare Plan. These
three Plans, which comprise the Connect Columbia Comprehensive Plan, provide
a clear and predicable framework for future decisions about growth, development,
revitalization, recreation, connectivity, and investment within Columbia.
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