
March 31, 2025

Regional Planning Commission
Dear Reader:

The following document was created from the CTAS website (ctas.tennessee.edu). This website is
maintained by CTAS staff and seeks to represent the most current information regarding issues relative to
Tennessee county government.

We hope this information will be useful to you; reference to it will assist you with many of the questions
that will arise in your tenure with county government. However, the Tennessee Code Annotated and other
relevant laws or regulations should always be consulted before any action is taken based upon the
contents of this document.

Please feel free to contact us if you have questions or comments regarding this information or any other
CTAS website material.

Sincerely,

The University of Tennessee
County Technical Assistance Service
226 Anne Dallas Dudley Boulevard, Suite 400
Nashville, Tennessee 37219
615.532.3555 phone
615.532.3699 fax
www.ctas.tennessee.edu

CTAS - Regional Planning Commission

Page 1 of 5



Regional Planning Commission ................................................................. . 3
Membership of Planning Commission .................................................... . 3
Duties and Powers of Planning Commission .......................................... . 3
Community Planning ............................................................................. . 5

Table of Contents

Page 2 of 5



Regional Planning Commission
Reference Number: CTAS-605

In addition to comprehensive growth planning, there are other planning provisions in Tennessee statutes.
The Department of Economic and Community Development has created and defined the boundaries of

other planning regions, which are drawn without regard to county lines or other existing boundaries.
T.C.A. § 4-3-701 et seq. For each planning region the department also creates a regional planning
commission, or a municipal planning commission may direct regional planning under certain
circumstances. T.C.A. §§ 13-3-101, 13-3-102. In actual practice, most planning regions consist of a
single county.

Membership of Planning Commission
Reference Number: CTAS-606

Except for planning regions consisting of a single county, the Department of Economic and Community
Development determines the number of members (not fewer than five (5) nor more than fifteen (15)) on
any regional planning commission. T.C.A. § 13-3-101. Before a member can be designated by the
department, he or she must first be nominated in writing by the county mayor or the chief elected officer
of a municipality within the planning region. The nominations for newly created or vacant positions on the
commission must be received by the department within 30 days after the position becomes available.
Members of planning commissions in single county planning regions are chosen by the county mayor,

subject to the approval of the county legislative body. Members of local legislative bodies may serve;
however, members from county and municipal legislative bodies must be fewer in number than a majority
of the commission. And, with a few exceptions, public employees and officeholders must also make up
less than a majority. T.C.A. § 13-3-101.

Each regional planning commission is to elect a chair from among its appointed members. T.C.A.
§ 13-3-103. The legislative body of a county or municipality in which the commission operates may
establish compensation for regional planning commission or zoning board members. T.C.A. § 13-3-101.
The statutes do not specify times or places for planning commission meetings, but they do address terms

of office as well as procedures for removal and vacancies. T.C.A. § 13-3-101.

In the absence of any provision in a metropolitan or county charter (or private act or interlocal
agreement), the county mayor, county executive or metropolitan mayor or executive shall, in accordance
with T.C.A. § 5-6-106, have the authority to appoint a person meeting certain qualifications as planning
director. The planning director shall have the power and authority to hire and fix the compensation,
within the funds appropriated by the legislative body for this purpose, of such other employees and staff
as he or she may deem necessary for the work of the planning commission. T.C.A. § 13-3-103.

Duties and Powers of Planning Commission
Reference Number: CTAS-607

The regional planning commission is charged with several specific duties. It is required to adopt a general
plan, and any amendments thereto, for the physical development of the region, copies of which must be
certified to the Department of Economic and Community Development and to the legislative bodies of
each county and municipality in the region. T.C.A. §§ 13-3-301, 13-3-304. The general plan, and any
amendments thereto, must be approved by the county legislative body to be operative. Furthermore, the
county legislative body can amend the general plan on its own initiative. General plans must be consistent
with the county's growth plan and may be adopted as part of the county's growth plan.

The planning commission is also to advise county and municipal governing bodies in such areas as public
improvement programs and construction of roads, bridges, and other public structures. The regional
planning commission should coordinate its efforts with those of any municipal planning regions within its
area, cooperate with authorities in neighboring states and regions, and, in general, perform any functions
needed to promote regional planning. T.C.A. § 13-3-104. In exercising several of its duties, including the
adoption of a regional plan, subdivision regulations and zoning ordinances, planning commissions are
charged with identifying areas with inadequate or nonexistent public or private services and facilities
necessary for development to occur and including such considerations in the plans, regulations and
ordinances.
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One of the most important duties of the regional planning commission involves plat approval. After the
commission has developed and filed a regional plan, subdivisions, except ones lying inside municipal
borders, must be approved by the regional planning commission before it may be recorded by the county
register. Plats dividing a tract into no more than twenty-five lots, if the development received preliminary
plan approval through the planning commission, or five lots if the development did not require preliminary
plan approval through the planning commission, do not require planning commission approval. Such plats
may be endorsed by the secretary or other designee of the planning commission. The regional planning
commission may delegate its plat approval authority to the commission's staff under certain conditions.
T.C.A. § 13-3-402.

Regional planning commissions must approve or disapprove a plat within 60 days after the initial
consideration by the commission at a regularly scheduled session, with an exception for holidays and
unexpected office closings. Plats must be placed on the commission's agenda within thirty (30) days of
the plat's filing or placed on the agenda for the next regularly scheduled commission meeting after the
thirty (30) day period. These deadlines may be waived by the applicant. T.C.A. § 13-3-404. What
constitutes a subdivision is defined in T.C.A. §§ 13-3-401(4) and 13-4-301(4). A representative of the
commissioner of the state Department of Environment and Conservation (usually the county health
officer) must approve subdivision plats when subsurface sewage disposal is to be used before the planning
commission approves the plat. T.C.A. § 68- 221-407. A plat may be submitted only by the owner of the
land (as defined in T.C.A. § 13-3-402) or by a governmental entity, and all plats must include the most
recently recorded deed book and page numbers for all property included in the plat. T.C.A. § 13- 3-402. A
plat must contain the personal signature and seal of a registered land surveyor or a registered engineer
before the plat is eligible for filing in the register's office. T.C.A. § 66-24-116. Amendments,
modifications, and corrections to recorded subdivision plats must have the approval of the appropriate
regional or municipal planning commission to be eligible for recording with the county register of deeds,
except that a survey of an easement or survey attached to an easement granted to a governmental entity
may be recorded without planning commission approval, even if it modifies a plat of a recorded
subdivision. T.C.A. §§ 13-3-402, 13-4-302.

All of these matters – platting regulations, road and utility requirements, and procedures for submission of
plats – are addressed more specifically in T.C.A. § 13-3-403 et seq. However, these provisions do not
apply to any subdivision plat registered prior to February 14, 1935, or to land partitioned by a court of
competent jurisdiction. T.C.A. §§ 13-3-407, 13-3-408. Furthermore, these sections do not repeal or
impair private acts relating to planning requirements. T.C.A. § 13-3-409.

Additionally, regional planning commissions are required to adopt rules for the transaction of their
business which must include the selection of additional officers from among its members it deems
appropriate to fulfill the organizational needs of the regional planning commission, the requirements for
the regional planning commission to make findings of fact, statements of material evidence and reasons
for its actions as part of each motion or action of the regional planning commission and the keeping of a
record of its resolutions, transactions, motions, actions, and determinations. T.C.A. § 13-3-103.

In order that the regional planning commission may accomplish its functions, it is granted certain
statutory powers. One of the most significant is the authority to adopt regulations governing the
subdivision of land within its jurisdiction; these regulations provide the requirements for plat approval.
Counties may require legislative body approval of subdivision regulations or amendments enacted by the
regional planning commission. T.C.A. § 13-3-403. Additionally, T.C.A. § 13-3-403(b) authorizes regional
planning commissions to condition final plat approval on the completion of infrastructure improvements or
in lieu of such completion, submittal of a bond, letter of credit, or other method of assurance, in form, in
amount, and with conditions and surety satisfactory to the regional planning commission. The bond, letter
of credit, or other method of assurance shall provide for and secure to the public and the local government
the actual construction and installation of the infrastructure improvements within a period specified by the
regional planning commission and expressed in the bond, letter of credit, or other method of assurance.
The county attorney is required to enforce any bond, letter of credit, or other method of assurance by all
appropriate legal and equitable remedies, and moneys collected on the bond, letter of credit, or other
method of assurance shall be paid into the county's treasury. Upon the order of the regional planning
commission, the moneys must be applied to the construction and installation of the infrastructure
improvements. Planning commissions must include as part of their subdivision regulations provisions
stating that they will only exercise their authority in accordance with the legal standards set forth in
United States Supreme Court cases, Nollan v. California Coastal Comm’n and Dolan v. City of
Tigard. T.C.A. § 13-3-403.

Also, the planning commission is entitled to relevant information from local officials, and its members may
enter upon property for examination or survey. T.C.A. §13-3-104. The commission may hire employees,
with some restrictions, and it may contract with planners and other experts. Expenditures of the
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commission are governed by T.C.A. § 13-3-103. Under certain circumstances the planning commission
also has the power to combine substandard lots under one owner into one standard lot. T.C.A.
§ 13-3-402. The planning commission may also grant variances to subdivision regulations. T.C.A.
§ 13-3-402.

Additionally, T.C.A. §13-3-413 authorizes regional planning commissions to promulgate provisions in
subdivision regulations and recommend zoning ordinance amendments for the establishment of review
and approval powers for site plans and the establishment under the zoning provisions for review and
approval of planned unit developments, overlay districts, mixed use developments, condominiums and
other types of sustainable design and development of property. Infrastructure and internal development
improvements such as public and non-public roads, water and sewer lines, landscaping, green space,
sustainable design features and other improvements as required by the planning commission, either
through its subdivision regulation or through the local government’s zoning ordinance, shall be subject to
bonding or other methods of guaranteeing their installation. The planning commission may set and hold
the guaranteeing instruments or may designate another governmental body that duty and function.

T.C.A. §13-3-413 also provides for vested rights in preliminary development plans or final development
plans or building permits if preliminary plans are not required. Under §13-3-413, the vesting period for
building permits is as specified in the permit and the vesting period for development plans is three years
from the date of preliminary plan approval. If an applicant receives final development plan approval, then
the applicant is eligible to receive two additional years. Section 13-3-413 also specifies that the total
vesting period may not exceed 10 years unless the local government grants an extension and the
maximum vesting period for multi-phase developments is 15 years (for all phases); however, this time
period can also be extended by the local government. Additionally, §13-3-413 provides that the
development standards in effect at the time of plan or permit approval will apply to the property during
the vesting period. Section 13-3-413 also specifies certain circumstances in which vesting rights can be
terminated.

Community Planning
Reference Number: CTAS-608

In addition to regional planning, the General Assembly has also provided means through which
unincorporated communities may adopt unified planning strategies. T.C.A. §§13-3-201 through 13-3-203.
Any region of less than 10 square miles in area and with more than 500 inhabitants may petition the

Department of Economic and Community Development to create a community planning commission,
which has all the powers and duties of regional and municipal planning commissions. T.C.A. §§ 13-3-201,
13-3-202.
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