OFFICIAL MINUTES
McKENZIE MUNICIPAL-REGIONAL PLANNING COMMISSION

26 JULY 2017 MEETING/WORKSHOP
MCKENZIE MUNICIPAL COMPLEX @ 3:00 P.M.

Call to Order: 3:00 P.M. No Quorum Present
i. MMRPC: Chairman, Dean Robb; Vice-Chair, Bobby Young;
ii. Other: Shelton I. Merrill, SWTDD Regional Planner
ii. Absent: Mayor, Jill Holland (City Business); Secretary, Garlon Prewitt (Medical);
Acting Secretary, Peggy Kee (Personal) ; Council Liaison, Charles Pruneau (Medical);
Ken Mitchum (Personal) Ricky Watkins, Building Inspector/Codes Consultant (Personal)
Media: None

Workshop: Transect Land Use Planning
presentation by Shelton I. Merrill, SWTDD Regional Planner (plus Wikipedia.org data)

The Transect Land Use Model concept, “layer” / Zone designations, definitions and examples were
explained, examined and discussed with regard to benefits in land use planning as envisioned by the
State of Tennessee. The idea is for a state-wide compatibility and consistency with common sense

application respecting the wide range of requirements by varying populations and land use throughout
the State of Tennessee.

RURAL PRESERVE (BASE; AGRICULTURAL/FARMHOUSEYS)
RURAL RESERVE (MODERATE DENSITY RESIDENTIAL)

EDGE (RESIDENTIAL: TRANSITION ZONE; RURAL TO URBAN, CIVIC BLDGS,
SCHOOLS, ETC.)

GENERAL (SUBURBAN/RESIDENTIAL DENSITY/MIXED USE)

URBAN CENTER (PUBLIC/MUNICIPAL SERVICES/ COMMERCIAL/ PROFESSIONAL/
CULTURALY/)

URBAN CORE (CENTRAL BUSINESS DISTRICT/ HIGH DENSITY RESIDENTIAL)

The urban-to-rural transect is an urban planning model concept defining a series of zones that transition from
sparse rural farmhouses to the dense urban core. Each zone is fractal in that it contains a similar transition
from the edge to the center of the neighborhood. The concept of the transect was borrowed from ecology.
Ecological transects are used to describe changes in habitat over some gradient such as a change in topography
or distance from a water body. Patrick Geddes, in his Valley Section of the early 20th century was among the
first to proclaim that human settlement should be analyzed in the context of its natural region. Transects were
later used by lan McHarg in Design with Nature.

The transect is an important part of the New Urbanism and smart growth movements. New Urbanist Andrés

Duany created the transect model and his firm, DPZ, has embodied the transect philosophy into their
SmartCode generic planning code for municipal ordinances.
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The importance of transect planning is contrasted to modern Euclidean zoning and suburban development. In
these patterns, large areas are dedicated to a single purpose, such as housing, offices, shopping, and they can
only be accessed via major roads. The transect, by contrast, decreases the necessity for long-distance travel by
any means.

A major feature of transect planning is that it incorporates a variety of residential and commercial spaces into a
single neighborhood. A typical neighborhood would consist of a light commercial area with a bank, general
store, pub, coffee shop, and apartments. Moving outwards from the center, residential density would gradually
decrease starting with apartments to townhouses to fully detached houses. The central area would be a focus of
transit and ideally be within walking distance from any point in the neighborhood.

The Transect has six zones, moving from rural to urban. It begins with two that are entirely rural in character:
Rural preserve (protected areas in perpetuity); and Rural reserve (areas of high environmental or scenic quality
that are not currently preserved, but perhaps should be).The transition zone between countryside and town is
called the Edge, which encompasses the most rural part of the neighborhood, and the countryside just beyond.
The Edge is primarily single family homes. Although Edge is the most purely residential zone, it can have some
mixed-use, such as civic buildings (schools are particularly appropriate for the Edge). Next is General, the
largest zone in most neighborhoods. General is primarily residential, but more urban in character (somewhat
higher density with a mix of housing types and a slightly greater mix of uses allowed). At the urban end of the
spectrum are two zones which are primarily mixed use: Center (this can be a small neighborhood center or a
larger town center, the latter serving more than one neighborhood); and Core (serving the region — typically a
central business district). Core is the most urban zone.

The character—from rural to highly urban—of each of the zones in the transect continuum is made up not only
of the land uses and activities that take place in that zone, but the degree of development and the typology of
that development. In contrast to conventional 20th-century zoning, which was for the most part concerned with
land uses and activities and largely ignored issues of typology and community form (also known as urban
form), transect-based zoning codes take up the issue of development typology as a principal concern.

The potential of the transect as an urban planning tool lies in:

1) Education: it is easy to understand

2) Coding: it can be directly translated into the familiar legal framework of Euclidean Zoning districts

3) Immersive environments: this is one where all of the elements of the human environment work together to
create something that is greater than the sum of the parts.

The transect contains other features: it creates a framework to control and promote growth in certain areas; it
intends to increase pedestrian life, local safety, and community identity; and, it provides tools to protect and
restore natural environments. A transect is a breakdown of city center houses out to country houses

There may exist challenges to implementation because many of the features of transect planning cannot be
reproduced without a change to municipal ordinances. For example, the transect encourages storefronts to push
forward to the sidewalk, to allow window shopping, and push parking lots to the rear. In many municipalities,
this design would not be permitted today under town planning bylaws. Hence, any effort to implement the
principles of the transect must be accompanied by code changes (See the development of SmartCode.

Workshop Ended; Time: 4:15 P.M.

Meeting Dates and Adjournment:

Agenda Meeting: 09 AUGUST 2017, Wednesday @ 3:00 P.M.
Formal Monthly Meeting: 23 AUGUST 2017, Wednesday @ 3:00 P.M.
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