
2024 Downtown 
Code Amendment
Bonus Height Program

PROPOSED DTC TEXT 
AMENDMENTS, SURVEYS, 
AND OTHER MATERIALS:



Agenda

1. Downtown Code background

2. Recap of 2024 work

3. Looking forward

4. Proposed updates to the BHP
• Are these updates 

reasonable?
• Are these updates 

financially feasible?



Downtown Zoning prior to the DTC

The majority of new Downtown construction 
(prior to the DTC) had rezoned or gone to 
the BZA for variances or special exceptions.

Zoning District Floor Area 
Ratio (FAR)

Maximum 
Height at Street

Sky Exposure 
Plane (SEP)

CC – Commercial Core 15.0 - -

CF – Core Frame 5.0 65’ 1.5 to 1

IG – Industrial General 0.6 60’ 1.5 to 1

IR – Industrial Restrictive 0.6 45’ 1.5 to 1



Why change the zoning?

A tool to facilitate building 
and investing 

5,000 residents 
living Downtown

About 60% of Downtown 
was surface area parking lots 
and single-story buildings

Downtown Zoning prior to the DTC



DTC Zoning

• Form-based zoning code organized 
into 14 subdistricts​ (since expanded 
to 16), adopted in 2010

• Measured entitlements in number 
of stories rather than FAR and sky 
exposure plane

• Allowed for more intense and 
mixed-use development by-right 
outside of Downtown’s central 
business district (former CC zoning)

• Aligned downtown zoning with the 
2007 Downtown Community Plan



DTC Zoning

By-right massing with DTC Former zoning parameters

• Form-based zoning code organized 
into 14 subdistricts​ (since expanded 
to 16), adopted in 2010

• Measured entitlements in number 
of stories rather than FAR and sky 
exposure plane

• Allowed for more intense and 
mixed-use development by-right 
outside of Downtown’s central 
business district (former CC zoning)

• Aligned downtown zoning with the 
2007 Downtown Community Plan



DTC Zoning

LEED 
(or equivalent)

LEED ND pervious surface

historic building 
preservation open space civil support 

space

upper-level 
garage liner

underground 
parking public parking

2010 BHP Menu:

B.H. MAX.



DTC Zoning
All Other 
Bonuses

11%

Garage Liner
11%

Underground Parking
61%

Public Parking
17%

LEED 
(or equivalent)

LEED ND pervious surface

historic building 
preservation open space civil support 

space

upper-level 
garage liner

underground 
parking public parking

2010 BHP Menu:



Where we are in 2024:

Nashville is ULI's top 
market to watch for 
3rd year running

$454+ million in 
building permit 
construction value 
Downtown

19,500 residents 
living Downtown

14 Years of  the Downtown Code

Where we were in 2010:

A tool to facilitate building 
and investing 

5,000 residents 
living Downtown

About 60% of Downtown 
was surface area parking lots 
and single-story buildings



Public Process

DTC Adopted Imagine 
East Bank

14 Years of  the Downtown Code

2020 20252015

DTC 1.9
High Quality Materials

Concept Plan for all projects
Mid-Gulch Entitlements

NDOT Review on Final Site Plan

Downtown Market Study

2010

DTC Design Guidelines

East Bank Subdistrict

Historic Preservation Bonus

Hope Gardens Subdistrict

Final Site Plan Required

OHMs Introduced

Nashville Next Adopted

Bonus Height 
Program Updates

Outdoor Space 
Standards Updates

Public Process



Recap of  2024 Work

Downtown Market Study

DTC Design Guidelines

East Bank Subdistrict

Elevating the design quality of DTC 
projects around four key goals

F U T U R E - F O C U S E D
E C O L O G I C A L  
D E S I G N

H U M A N - O R I E N T E D  
D E S I G N

C O N T E X T U A L  A N D  
C O N N E C T E D  
D E S I G N

H I G H - C A L I B E R  
A R C H I T E C T U R A L  
D E S I G N



Recap of  2024 Work

Rezoning the East Bank IDA to implement 
the Imagine East Bank Vision Plan 

Downtown Market Study

DTC Design Guidelines

East Bank Subdistrict



Recap of  2024 Work

Analysis of current market 
conditions, future development 
demand, and re-aligning our BHP 
menu to current-day goals

Downtown Market Study

DTC Design Guidelines

East Bank Subdistrict



DTC Adopted

Public Process

Imagine 
East Bank

14 Years of  the Downtown Code

2020 20252015

DTC 1.9
High Quality Materials

Concept Plan for all projects
Mid-Gulch Entitlements

NDOT Review on Final Site Plan

2010

Historic Preservation Bonus

Hope Gardens Subdistrict

Final Site Plan Required

OHMs Introduced

Nashville Next Adopted

Bonus Height 
Program Updates

Outdoor Space 
Standards Updates

Public Process

Downtown Market Study

DTC Design Guidelines

East Bank Subdistrict

DTC Adopted



BHP Updates Public Process

BHP Updates Public Process

2024 20252023

Metro Planning 
Commission (MPC) 

Work Session*

Downtown Nashville 
Priorities Survey*

BHP Draft 1 released 
for public feedback*

BHP Draft 1 stakeholder 
engagement*

* public feedback opportunity

BHP Draft 1 engagement 
summary posted online



BHP Updates Public Process

BHP Updates Public Process

2024 20252023

BHP Draft 1 engagement 
summary posted online

Market study scoped with 
external stakeholders*

Market study RFP and 
Task Order processed

Planning’s consultants 
initiate work on market study

Planning’s consultants speak 
with developers and brokers 
one-on-one*

* public feedback opportunity



BHP Updates Public Process

BHP Updates Public Process

2024 20252023

BHP Draft 2 released 
for public feedback*

Draft market study 
recommendations shared 
with stakeholders*

Final market study 
reported delivered 

to Planning

Market study findings 
presented to stakeholders*

BHP Draft 2 stakeholder 
engagement*

* public feedback opportunity



Looking Forward

Emerging Opportunities

Bonus Height Program Updates

Outdoor Space Standards Updates



Proposed BHP Updates

Fall 2024 BHP Proposal:

green building 
certification

active and 
sustainable 

transportation

underground or 
lined vehicular 

parking

green building 
certification 

bonus

preservation 
bonus

privately-
owned public 
space bonus

neighborhood 
support space 

bonus

reduction of 
parking bonus

Baseline Requirements

Bonus Options



Proposed BHP Updates

Fall 2024 BHP Proposal:
• Cumulative award of bonus height for fulfillment of Baseline 

Requirements

• Adjusted Baseline Requirement of underground vehicular 
parking to also allow for lined vehicular parking

• Increased Bonus Height Maximums in the Gulch South and 
Lafayette Subdistricts



Proposed BHP Updates

Fall 2024 BHP Proposal:
Lafayette SubdistrictGulch South Subdistrict

Base 
Height

Existing 
BH Max.

Proposed 
BH Max.

Subdistrict General 10 16 18 (+2)

Mid-Gulch General 10 16 18 (+2)

Church, Broadway, 
and Demonbreun

15 21 23 (+2)

Gulch South 
Intersections

20 28 30 (+2)

Mid-Gulch 
Intersections

20 28 30 (+2)

Base 
Height

Existing 
Max.

Proposed 
BH Max.

Subdistrict General 8 11 18 (+7)

Lafayette 12 16 20 (+4)

Transitional 15 20 22 (+2)



Proposed BHP Updates

How did we land on this menu?
• Adjusted menu to represent current priorities of today’s 

downtown environment

• Established baseline requirements as an expectation for sites 
seeking additional entitlements

• Aligned with the goals and objectives of recent transportation 
plans (Connect Downtown and Choose How You Move)

• Strengthened expectations and rewards for sites with historic 
assets



Proposed BHP Updates

green 
building 

certification

active and 
sustainable 

transportation

underground 
or lined 

vehicular 
parking

green 
building 

certification 
bonus

preservation 
bonus

privately-
owned public 
space bonus

neighborhood 
support space 

bonus

reduction of 
parking 
bonus

2010/Existing BHP Menu:

Bonus Options

Baseline Requirements
Fall 2024 BHP Proposal:

LEED 
(or equivalent)

LEED ND pervious 
surface

historic 
building 

preservation
open space civil support 

space

upper-level 
garage liner

underground 
parking

public 
parking



Discussion

• Are the proposed updates to the DTC Bonus Height 
Program reasonable and financially feasible?

• What clarifications or revisions should be made to 
the proposed updates to the DTC Bonus Height 
Program?

• What factors should be considered as part of future 
updates to the DTC’s general standards?

PROPOSED DTC TEXT 
AMENDMENTS, SURVEYS, 
AND OTHER MATERIALS:
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