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About the Urban Land Institute

ULI Mission: Shape the future of the built environment for transformative impact in communities

worldwide

= A multi-disciplinary membership organization
with more than 45,000 members in private
enterprise and public service

= What the Urban Land Institute does:

Nashville. TN — March 2021

Conducts Research

Provides a forum for sharing of best practices

Writes, edits, and publishes books and
m ag aZi n eS Detroit, Michigan

Organizes and conducts meetings
Directs outreach programs
Conducts Advisory Service Panels

Advisory Services Program

Toa Baja

Puerto Rico
Building Physical, Economic, and Social Resilience
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ADVISORY SERVICES PANELS
Since 1947, ULI's Advisory Services Panel Program have

helped more than 700 communities find independent, strategic,
and practical solutions for the most challenging land use issues.

Our program is now virtual!

Ul.l Urban Land 3
Institute To learn more by visiting: https://americas.uli.org/programs/advisory-services/
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Thank you everyone else!

» Andre Callen * Angela Arrieta * Ann Roberts * Ansley Williams ¢ Barrett Hobbs « Bert Mathews
 Betsy Williams ¢ Bill Herbert -« Bo Campbell « Brian Phelps « Brian Tibbs * Buck Dellinger -
 Burkley Allen « Butch Spyridon ¢ Carole Bucy * Caroline Vincent « Chip Howorth « Chuck Miller «

* Crissy Cassetty * Cyril Stewart « David Creed « David Ewing * David Johnston ¢ Devin Doyle °

* Donald Reid « Edward Henley « Edie Johnson ¢ Elizabeth Elkins « Eric Hammer « Eric Hoke °
 Erin Hughes * Fabian Bedne * Freddie O'Connell « Gary Gaston « Gina Emmanuel °

» Heather Coleman « Janet Kurtz « Janet Miller « Jeff Hammond ¢ Jennifer Carlat « Jessica Dauphin
« Jessica Hill « Joe Cain « Joelle Phillips « John Cooper ¢ Joni Williams « Katherine Sager °

« Katy Sheesley « Kem Hinton « Kim Hawkins ¢ Kristen Deal * Lori Odom ¢ Lucy Kempf ¢

« Malina Springer « Mark Deutschmann « Mark Sturtevant « Michael Hayes * Michelle Scopel °

* Monique Odom ¢ Nora Kern « Nora Yoo * Paulette Coleman ¢ Phil Bredesen ¢« Quan Poole ¢
 Richard Exton * Richard Warren ¢ Robin Zeigler « Ron Gobbell « Ron Limb ¢ Ron Lustig °

* Rose Faeges-Easton * Russell Payne * Scott Troxel « Shannon Lambert « Sheila Dial-Barton
*Stephen Kulinski « Tamara Dickson * Tim Walker « Tom Turner * Tony Giarratana « Valarie Franklin

Urban Land
Institute



ULI Panelists and Staff Nastilo. 7" March 2021

Selected for their subject matter expertise to provide objective, volunteer recommendations

e Marilee Utter (Panel
'} Chair)

J/L Citiventure Associates LLC

Denver, CO

Joe Giangrandi
LandDesign
Alexandria, VA

Dorian DeBarr Earoﬂ HI(|)| k
Decide DeKalb eregrine La
Atlanta, GA ULI Staff

Decatur, GA
Deb Kerson Bilek — Vice President,
Advisory Services

Richard Perlmutter David Zehr — Senior Associate,

Argo Development Advisory Services
Company
Potomac, MD

" Clara Fishel
NAI Mopper|Benton
Savannah, GA Mary Beth Corrigan — Executive Vice

President, Global Leadership

Advisory Services Program
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What Does Success

Look Like?

A place to show
visitors what
Nashville is “really
like”

Beautiful historic
buildings housing
special destinations

A place where
Nashvillians meet
friends in downtown

1
-l
[

Mix of uses Mix of people 95% occupancy

Easy walks and
surprise alleys

Trees and flowers, Water taxis and

lights, outdoor taking you to the :
dining park on the SUEMEIMEN
Riverfront

Entertaining
reminders and
stories of Nashville’s

past

Celebrating
NEERVIE R =
chefs, artists,
artisans, etc.

g Restaurants for
; ~ quiet dinners

Top Image: Charleston, SC
Bottom Image: Washington, DC
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Equitable Development
The Framework: Do The Right Thing

= Nashville: City on the Rise

= Common Negatives of Rapid Growth/Development

Lack of affordable housing
Gentrification

Unequal access

Unequal opportunities
Displacement of business owners
Displacement of long-term residents

= Equitable Development

m
UL

A positive development strategy
that ensures everyone

participates in and benefits from
the area’s economic transformation

Advisory Services Program
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Equitable Development
The Framework: Do The Right Thing

= Do the Right Thing

Call to action

Intentional

Address past and present inequities

Reap the benefits of a healthier community

= 2014 Vanderbilt University Report to NashvilleNext

= Affordable housing
= Adopt an equitable development approach

= Recommendations
= Adopt an equitable development approach
= Involve the Mayor’s Office of Diversity and Inclusion

m
(UL
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Historic Preservation and Redevelopment

= Review of MHZC Design Guidelines for the Second Avenue Historic District
= Guidelines are reasonable; in line with standards across the United States

= No more restrictive than others with successful historic districts
= j.e. Savannah, GA; Georgetown, Washington, DC; LODO, Denver, CO

= Challenges Related to Architecture and Placement of Historic Properties
= Buildings are approx. 210’ deep presenting design challenges especially on upper floors
= Block between Broadway & Church over 1000’ long, hurting connections between the streets and Cumberland River
= Back of house function along First Avenue makes activating that block at pedestrian level a challenge

= Consensus on Preserving Historic Fabric of the Neighborhood
= Review of Listening and Visioning Sessions by Civic Design Center from early 2021
= Review of interviews of 70 persons by panelists this week found near unanimous consensus
= This Historic District is a significant cultural resource that ties present day Nashville to its beginnings
= Keeps the story of the city alive
uu 14
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Historic Preservation and Redevelopment

Recommendations

= Market Street District

= |ncludes renaming streets
= Part of a comprehensive branding initiative

= Creates distinct identity

= Emphasize Historic Character

= Walking tours
= Signs, wayfinding, historic markers
= Museum

= Recognize What Happened on 12/25/20
= December 25, 2020 is now part of the history
= Explore different ways of acknowledging
= Arts community involvement
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Nashville, TN — March 2021

Historic Preservation and Redevelopment

Recommendations

= |nnovative Interiors
= Preserve historic fagades and exterior details
= |nnovate on the inside to activate upper floors
= Compile book of best practices specific to interiors

= Be Flexible
= Explore new possibilities
= No height increases
= |nvestigate opportunities to enhance connections

= Goals of Historic Zoning
= Existing goals of historic zoning are strong
= Use as guidance in redevelopment efforts

= Special attention to the final goal: To promote the use of historic districts for the education, pleasure, and welfare
of the present and future citizens of Nashville and Davidson County.

Urban Land
”“ Institute 1
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- Historic Heart

Pulses Out
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Recommendation

- Build the Park

Connect 2nd Ave. to the river
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- Recommendation

- Build the Park

Ph. 2 & 3 of Park MP, Finish Fort
Nashborough, +Elood Wall

* Improves Emotional Connection to water

* Improves Safety. Creates more eyes
and awareness

 Adds program not currently offered

- Protects the Historic District of the
City
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Create

~ Visual Connection
: To the East Bank
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- Create
Visual Connection

- To the East Bank
=

» Provides energy across the river that
connects the two sides

.+ Opens up opportunity for a unique

transportation currently not available

Urban Land
”“ Institute 29
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- Historic Heart
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What is Spegial
about 2nd Ave.




What is Spegial
about 2nd Ave.
TREES
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Recommendation

1st Ave. Streetscape
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Recommendation

Ist Ave. Streetscape
- 3rd Ave. Streetscape

Urban Land 35
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Recommendation

1st Ave. Streetscape

- 3rd Ave. Streetscape
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» Provide street trees

* Remove on street parking in strategic
. locations

- Replace concrete sidewalks with pavers
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Magic of a Streetscapes
‘Grabs your Soul




Connections

2nd Ave. Streetscape
Missing Pieces
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Recommendation

2nd Ave.
Existing Cond




Recommendation
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2nd Ave.
|dentify Pedestr
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Recommendation

2nd Ave.




Streetscape
ical Texture Back

Recommendation
2nd Ave.
Bring Histor

42

Advisory Services Program



43

N

"

Streetscape
Green

Find ways to Add

Recommendation

2nd Ave.

Advisory Services Program



Recommendation

2nd Ave. Streetscape
Existing Conditions

Advisory Services Program



Recommendation

2nd Ave. Streetscape
Replace parking with Loading

Advisory Services Program



Recommendation

Outdoor Dining
Allow tenants to rent the
street
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Recommendation

Outdoor Dining

Advisory Services Program



: Outdoor Dining
& Formulate variance to allow
~4 servers to cross sidewalk with
alcohol

ol
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Recommendation

Work with Owners
To Develop Parcels

I.”.l Urban Land
Institute
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Recommendation

Work with Owners
To Develop Parcels

I.”.l Urban Land 53
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‘ - ~ | /. Recommendation
\ \ & Work with Owners
> \J/\/(, N To Develop Art Installation
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Recommendation

Work with Owners

To Develop Art Installation
~Z

;(/\ Example: Kinetic Wall
Moving Art
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Recommendation

Work with Owners
To Develop Art Installation

Example: Terraced View

Big Screen

|

Mg

56



Example: Terraced View

Big Screen

|

B [Example: Terraced View

Big Screen

e MM

Advisory Services Program
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- | / Recommendation

B ) L \J/\/(, S Make the Connection
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Recommendation

Respect the Elevations

m 60



Recommendation

~ Allow for Flexibility
internally

m 61



Connection Events

The Blast

62
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Recommendation

Remember
In a Nashvillian Way
Work with Owner

Advisory Services Program




Recommendation

Give Life
Work with Owner

Advisory Services Program




2nd Ave.

Creative Retall
Work with Owner

Advisory Services Program




2nd Ave.

Permanent Parklet
Work with Owner




2nd Ave.

Create a Market
Work with Owner

m 68
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Welcome 1o

Market Street Disti

Advisory Services Program
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Funding Sources

State Funding

» Disaster-related grants
= Dedication of state sales tax

75



Funding Sources

General Fund

» Use of unrestricted funds for financing short-
term/medium term projects

= Most “liquid” of all the funding sources

» Requires budget appropriations and/or political
desire

76



Funding Sources

Hotel/Motel Tax Revenue

* Once hotels are at ~65% occupancy

* Financing for short/medium-term projects

» Places the “burden” on tourism

» Flexible funding sources that requires less political desire

than any other source

» Opportunity to enhance funding further and for long-term
projects via increased tax rate

* 1% to 2% (~$5m to $10m / year)

77



Funding Sources

General Obligation Bonds (for Riverfront Park)

» Use of the Government’s ability to bond against future
revenues generated by increased tourism and the
construction of Phases 2 and 3 of Riverfront Park

» Potential to fund medium-term projects, would require
iImmediate action from current administration

* Funds would be restricted to Riverfront Park — removes the
element of “surprise” due to unforeseen pressure from
stakeholders or other significant events

78



Funding Sources

Metropolitan Development and Housing
Agency Tax Increment Financing

* Viable tool that can address medium/long-term financing to support
the Market Street District vision

* Would require the movement of currently underperforming parking lots
from the Capitol Mall District to a newly formed Market Street District

= The 10" Redevelopment District would consist of the areas visioned
within this panel and support projects to redevelop the area

» Parking lots currently under private ownership; requires action by
owners to develop into a higher and better use

79
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Nashville. TN — March 2021

Private Sector Engagement

Create a Nashville Civic Engagement Group

= Creates a true public-private partnership

= Members should include prominent leaders from C-suite level business, civic, philanthropic,
and academia organizations

= Leaders expected to engage with Mayor to acknowledge and overcome short-term and long-
term challenges through expertise, direct financial investment and pro-bono services

% 81
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Private Sector Engagement: Examples

Atlanta Committee ‘ "—]

D 4

N FIALLY gvomm

for Progress

ST RSB COUNCIL S

= Atlanta, GA » Washington, DC = Denver, CO
» Founded 2003 » Founded 1954 = Founded 1978
= 40 members = 570 members = 77 members
= Key Initiatives = Key Initiatives = Key Initiatives
v Fiscal v" Housing v' Energy
accountability v' Transportation & v Transportation
v' Transportation & Infrastructure v' Water
Infrastructure v" Education v Education
v' Economic Reform v" Healthcare
Development v" National Parks v" Immigration
v" Education and v DC Equity v" Broadband
Culture Education Fund v" The Colorado
Forum Fund
il

Advisory Services Program
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Nashville, TN
Founded 2021
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Key
Considerations

Public-Private Partnership

= Public — vision, performance standards

» Private — business plan, risk
management

Street Phasing: 2-3 phases
Building Phasing

= Coordination
= Combining

Infrastructure Phasing

= Utilities
» Waste Management

Connectivity — vias

= Between First and Second Avenues

Multi-Year Reconstruction




+
) Marketing Identity

O = District
= Marketing

Key = Standards

= Sighage

Considerations

» Suggested Land Use
= |ncentives

Regulatory Relief

» Expedited Processing
= Flexibility







What dO we mean by phaS|ng’) Nashville, TN — March 2021

Immediate Short-Term Medium- Long-Term

Term (Jan. 2022 and

By Apr. 30, 2021 By Jun. 30, 2021
(By Ap ) (B ) (By Dec. 31, 2021) beyond)

87
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Implementation: Immediate
Timeline: By April 30, 2021

Visual/Emotional Shift: from bomb site to
construction site

Nashville, TN — March 2021

Continue with current point person as public-

private sectors coordinator

Create Damaged Building Restoration Plan

= Meet with all building owners (underway)
» Create a database on all 40 damaged buildings

= Create a $5 to $10 million grant fund to assist all building owners

Advisory Services Program

88




Implementation: Short-Term
Timeline: By June 30, 2021

Begin making commitments to property owners under the
Damaged Building Restoration Plan

Nashville, TN — March 2021

Reach out to Metro Water Services about including their flood
protection plan in the city's plans

Release Market Street Action Agenda (no more than ten pages)

= Vision

Plan for community input

Major actions

Major issues to explore

Initial cost estimates

» Potential funding sources to explore

M et

Advisory Services Program
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Implementation: Short-Term
Timeline: By June 30, 2021

Begin coordination of rebuilding construction plans

= Hire a construction management firm?

Nashville, TN — March 2021

Begin Second Avenue to First Avenue connection options
analysis

mmme  Reach out to property owners of key sites

= Potential connections from First Avenue to Second Avenue
= Surface parking lots

= Structured parking lots

= AT&T

Ll

Urban Land
Institute

Advisory Services Program
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Implementation: Short-Term oo, TN March 2021
Timeline: By June 30, 2021

* Preferred Uses

» Residential

= Ground floor retail

* 10% Workforce housing (80% of AMI)

= Can be dictated in Redevelopment Districts
* No Airbnb's in residential
= Potential need for gap funding

Z
=
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Implementation: Medium-Term

Timeframe: By December 31, 2021

= Select permanent Point of Contact

» Wakes up every day thinking 110% about the Market District
» Employee of whom:
= Metro government?
= MDHA?
= Public/private partnership: new or existing?
= Coordinates with public and private sectors
= Construction coordination
» Disburses Damaged Building Restoration Fund grants to property owners
» Manages the promotion of the Market Square District: brand, website, social
media, newsletter, etc...

» Manages programming: farmers markets, arts fairs, other markets, historic
tours, etc...

» Coordinates clean and safe services with the Downtown Nashville Partnership

Advisory Services Program

Nashville, TN — March 2021
531 R T

Examples of success on other cites:

Top image: Bryant Park, New York, NY 92
Middle image: The Beltline, Atlanta, GA

Bottom image: High Line, New York, NY



Implementation: Medium-Term oo, T orei 20
Timeframe: By December 31, 2021

Continue to coordinate construction with property owners

Reclaim historic identity by renaming avenues

= First Avenue = Front Street
= Second Avenue = Market Street

= Third Avenue - College Street

Reclaim historic identity with new area name: Market Street District

» Create a website and social media page for updating on reconstruction and promotions

mmmme Create new MDHA Redevelopment District with new legislation

= Will include several blocks of the existing Capitol Mall Redevelopment District
» Boundaries are Broadway to Union Street and Cumberland River to west side of Printers Alley

Ll

Urban Land
Institute
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Implementation: Medium-Term

Nashville, TN — March 2021

Timeframe: By December 31, 2021

Finalize planning and begin phased streetscape improvements

» Reach out to all utility companies

Finalize planning and begin phased planting of replacement and new

trees

Finalize construction planning of Phases Two and Three of Riverfront

Park Master Plan and Metro Water Services Flood Protection Plan

Create programming plan for Riverfront Park and Public Square

= Select program manager
» Dedicate program revenues from these two parks to the program manager to cover programing and some maintenance
expenses

» Example: Franklin Park, Washington, DC / Downtown Silver Spring, MD / Bryant Park, New York, NY

Continue discussions with owners of key sites

Ll

Urban Land
Institute
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Implementation: Medium Term asuile, TN arch 202

Timeline: By December 31, 2021

s [ i'm up cost estimates for major actions

= $2 to $10 million Damaged Building Restoration Plan grant funding

= $5 to $10 million Streetscape restoration and improvements

» $1 to $2 million Replace and plant new trees

»* $10 to $15 million Creation of connection from Market Street to Front Street

= $40 to $45 million Phases Two and Three of Riverfront Park Master Plan
= Total: $58 million to $82 million

my  Firm up funding for major actions

» State funding
= Metro General Fund

recovered from pandemic
= Metro Capital Fund
» MDHA Tax Increment Financing
= Philanthropy

= Dedicate a portion of hotel sales tax revenues or increase hotel sales tax rate when hotels have

M et

Advisory Services Program
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Implementation: Long-Term ashuile, TN Mareh 202

Timeline: January 2022 and beyond

mmmmm [ iNalize projects on key sites

Set-up permanent Market Street District management entity

mmmmw CoONstruction on-going

= Reconstruction of damaged buildings
= Streetscape
= Tree plantings

s CoONstruction begins

= Riverfront Park Master Plan Phases Two and Three
= Flood Protection Plan
= Key sites

mummn Ferry / Water Taxis

Begin active programming on Market Street, including an art program

Urban Land
”“ Institute

Advisory Services Program
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arch 2021

Conclusion and
Major Takeaways

The Nashville downtown market is
strong

Preserving Second Avenue and the
adjacent area is saving the soul of
the city

Second Avenue as part of a distinct
neighborhood
Reconnect to Cumberland River
Recapture the riverfront
Connect the district
Enliven the streets

Public private partnerships

Time is of the essence!

Advisory Services Program
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