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Agenda

Downtown Code background

Recap of 2024 work

Looking forward

Proposed updates to the BHP

Are these updates
reasonable?

Are these updates
financially feasible?

NASHVILLE DOWNTOWN CODE

Chapter 17.37 of the and County Zoning Code

Attachment to Ordinance No. BL2008-586
as adopted on February 02, 2010

Amended by Ordinance No. BL2011-896
as adopted on May 17, 2011

Amended by Ordinance No. BL2012142
as adopted on May 15, 2012

Amended by Ordinance No. BL2013-376
as adopted on March 19, 2013

Amended by Ordinance No. BL2015-1048
as adopted on April 21, 2015

Amended by Ordinance No. BL20151053
as adopted on August 04, 2015

Amended by Ordinance No. BL2015.1253
as adopted on August 18, 2015

Amended by Ordinance No. BL2016-133
as adopted on September 06, 2016

Amended by Ordinance No. BL2017-827
as adopted on August 15, 2017

Amended by Ordinance Ne. BL2020-334
as adopted on August 21, 2020

Amended by Ordinance No. BL2021-868
as adopted on October 19, 2021

Amended by Ordinance No. BL2021-869
as adopted on October 19, 2021

Amended by Ordinance No. BL2021-923
as adopted on November 16, 2021

Amended by Ordinance No. BL2022-1412
as adopted on November 15, 2022

Amended by Ordinance No. BL20221472
as adopted on November 15, 2022

Core Historic

|




Downtown Zoning prior to the DTC

Sky Exposure

IR — Industrial Restrictive

Zoning District Flo?r Area !Vlaximum
Ratio (FAR) | Height at Street Plane (SEP)
B cc - commercial Core 15.0 - -
CF — Core Frame 5.0 65’ 1.5to1
B IG - Industrial General 0.6 60’ 1.5to 1
0.6 45’ 1.5t01

< The majority of new Downtown construction

e N : A iy | (prior to the DTC) had rezoned or gone to
the BZA for variances or special exceptions.
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Why change the zoning

A tool to facilitate building

and investing

About 60% of Downtown
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5,000 residents

living Downtown



DTC Zoning

Building Regulaling Plan

* Form-based zoning code organized
into 14 subdistricts (since expanded — e

Primary street

* Storefront

. i James Robertson Boulevard
3 west of 3rd Ave 200-407
to 16), adopted in 2010 . 58
’ - Charlotte Avenue 10
- * Stoop

James Robertson Boulevard
west of 3rd Ave

= .
L - : cast of 3rd Ave

* Measured entitlements in number \/

of stories rather than FAR and sky “\ /{/» | o
exposure plane X

Parking Placement

#* Civic Frontages are appropriate. See General Standards Building Plan
for information.

@  Facade width

\ f‘,‘r * Primary street - 80% of lot frontage minimum
\ + Secondary street - 80% of lot frontage minimum
a‘ . * Neighborhood street - 60% of lot frontage minimum

* Remaining lot frontage may be used for pedestrian
amenities and shall not be used for parking

Minimum building depth

+ 20’ depth from building facade.

+ A building liner is required surrounding parking
structures on the all floors facing James Robertson Blvd -
and Open Space (excluding alleys) - IEEEEEEEY Gu—

* Allowed for more intense and
mixed-use development by-right A
outside of Downtown’s central € oy . ORI
business district (former CC zoning) |

(L

el T 1™

Height Py

©  Minimum height 3 stories

-l
(]

=
| e b e @  Step-back afier 7 stories o0—
| | 4 ; ot | 13 ) @  Minimum step-back depth 20

...... *erii

* Aligned downtown zoning with the L
2007 Downtown Community Plan




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 By-right massing with DTC Former zoning parameters

2007 Downtown Community Plan



DTC Zoning

2010 BHP Menu:

LEED LEED ND

(or equivalent)

historic building
. open space
preservation
upper-level underground
garage liner parking

pervious surface

civil support
space

public parking

"l . -
-+ +

Overall Height
Modification

B.H. MAX.

Allowable Bonus
Height

DTC Subdistrict
Height Standards



DTC Zoning

2010 BHP Menu:

LEED LEED ND

(or equivalent)

historic building

. open space
preservation P P

upper-level underground

garage liner parking

pervious surface

civil support
space

public parking

All Other
Bonuses
11%

Public Parking
17%

Garage Liner
11%

Underground Parking
61%



14 Years of the Downtown Code

—> Where we are in 2024:

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

-------- > $454+ million in

building permit i 1 r
construction value _ e
Downtown

-2 19,500 residents
living Downtown




14 Years of the Downtown Code

OHMs Introduced <

Hope Gardens Subdistrict «
Final Site Plan Required <«

Historic Preservation Bonus «

2010 2015

DTC Design Guidelines «
East Bank Subdistrict

Downtown Market Study +

2020

— Bonus Height
Program Updates

— Outdoor Space
Standards Updates

2025

%---»

Public Process L
DTC Adopted

Nashville Next Adopted «+

wisd L

High Quality Materials
Concept Plan for all projects
Mid-Gulch Entitlements

NDOT Review on Final Site Plan

Public Process

Imagine
East Bank



Recap of 2024 Work

Elevating the design quality of DTC

DTC Design Guidelines )
projects around four key goals

FUTURE-FOCUSED

ECOLOGICAL
DESIGN

DOWNTOWN CODE [}
DESIGN GUIDELINES 5[0

Mashille, TN

Spring 2024

=il

BT H

HIGH-CALIBER
ARCHITECTURAL
DESIGN




Recap of 2024 Work

Rezoning the East Bank IDA to implement
the Imagine East Bank Vision Plan
o YN o e vl NEIDY
East Bank Subdistrict 9.8 2 <\a

eastbank

AVISION PLAN FOR NASHVILLE'S NEXT GREAT NEIGHBORHOODS




Recap of 2024 Work

Downtown Market Study

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

Downtown Nashville
Market Study and
Entitlements Analysis
Executive Summary - Fall 2024

NASHYILLE

HRA  Gensler gy




14 Years of the Downtown Code

OHMs Introduced <«
DTC Design Guidelines «

Hope Gardens Subdistrict « -
East Bank Subdistrict

Final Site Plan Required <«

Downtown Market Study « - Outdoor Space

Historic Preservation Bonus <« Standards Updates

2010 2015 2020 2025

%---»

Public Process

L J L Public Process
_ DTC1.9 Imagine

High Quality Materials East Bank
Concept Plan for all projects

Nashville Next Adopted « Mid-Gulch Entitlements
NDOT Review on Final Site Plan




BHP Updates Public Process

BHP Updates Public Process

DTC BONUS HEIGHT PROGRAM NASEVIE

Draft Amendment - Engagement Summary (August 2023) B';E:{‘,';m‘i

L BHP Draft 1 engagement

Me.tr(? Planning summary posted online
Comm|SS|0n (MPC) GENERAL COMMENTS

BACKGROUND PROPOSED BHP MENU (5/8/23) NT SURVEY

Elerated Design Cateria

Grsee Building Divrse Residental

Work Session* B S
- BHP Draft 1 released | ] ——
. for public feedback* BT
Downtown Nashville « P == M
Priorities Survey* e

- BHP Draft 1 stakeholder
engagement*

lined parkmg :
historic preservatlon

T\Obl[lty

donaify
L go“ (Lﬂgz Z .green space

Sl

* public feedback opportunity



BHP Updates Public Process

BHP Updates Public Process

BHP Draft 1 engagement « - Planning’s consultants
summary posted online initiate work on market study

Market study scoped with <
external stakeholders*

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

Market study RFP and «
Task Order processed

* public feedback opportunity



BHP Updates Public Process

BHP Updates Public Process

PLANNING

2024 DOWNTOWN

CODE AMENDMENT §

NINGI

NI
OUTDOOR SPACE
STANDARDS

BONUS HEIGHT
PROGRAM

(POPS)

(above Baseline)

PRIVATELY | Summary of Proposed Updates
REVIEW THE FULL DRAFT AT: NASHVILLE.GOV/2024DTC

* public feedback opportunity

Market study findings <J

presented to stakeholders*

Final market study <«
reported delivered
to Planning

- BHP Draft 2 released
for public feedback*

- BHP Draft 2 stakeholder
engagement*

- Draft market study
recommendations shared
with stakeholders*



Looking Forward

Bonus Height Program Updates

Outdoor Space Standards Updates

NASHVILLE

PLANNING!

HP bonus op What should I ¢
To stow for

h
Requested 2023, the market

phases to advance as planned, prjects shal be able o utiize
ither the 2010 BHP or the 2024 BHP for  period of one year,

Studly' main objectves were to ssess Dowtown's current and
future market conttions, and how the BHP and the DTC aign

2024 DOWNTOWN g

CODE AMENDMENT

REVIEW THE FULL DRAFT AT: NASHVILLE.GOV/2024DTC

plore up
incentves with present
In April 2023, Planning
stakehalders’current and)

Projects proposing to use the 2010 BHP shall submit for
Concept Planapproalwithinsimonthsofthe ffecive date,
and theproject shal ertityits bonus heightwith he Planing.
Commission withincne year of the ffectve date

Proects tat hve camed and certied transfemable
enttements pursuar to the 2010 BHP shal be

under the 2010 BHP but have not consiucted duing the

inchudng,
-

12023 bonus option to determine which werefrancialy

a5 provided fo by the Metropoltan Government in RS2014-
1330), Such projects shalforfit any entitements eamed,
incluing transfersble entitemens. 1 those projects do

e ed. they wil need o apply for bonus

500 of the BHP and OHM tooks il remain the same

NASHVILLE G

PLANNING Nprecred o Sl o ey st

fundamental design components: site context and response, site design and
layout, fixtures and furnishings, and materials.

OUTDOOR SPACE °
STANDARDS o

REVIEW THE FULL DRAFT AT: NASHVILLE.GOV/2024DTC o

EXPANDED G

‘The Downtown Code (DTC) promal NASHVILLE
diverse needs of residents and visi

pV—— TR

gessS BONUS HEIGHT
PROGRAM

Summary of Proposed Updates

REVIEW THE FULL DRAFT AT: NASHVILLE.GOV/2024DTC

Privately owned public spaces (PO}
by a private entity, on privately-owf

DBeaccessieandeniovabeod  BASELINE REQUIREMENTS

access for persons with disabilties

publicly accessible and outlines thy Development projects over 50,000 GSF in size must meet the following baseline
minimurm, throughout the year. requirements prior to being able to each bonus height from other bonus options.

Underground or Lined Vehicular Parking

ENERAL DESIGN STANDARDS

Site Context and Response
Proposed outdoor spaces shall be designed tointentionally respond to and
compliment the existing site context and urban fabric.

Site Design and Layout
Proposed outdoor spaces shall be designed to support ivability, safety, and
active uses within publicly accessible spaces.

Fixtures and Furnishings
Specific fixtures and furnishings are not mandatory but when provided
shall meet the the DTC. jects such as
bollards, bike racks, art, water features, and drinking fountains.

BONUS OPTIONS

Refreshed menu of bonus options that incentivize the things Nashvillians want to see as
part of Downtown development projects.

Green Building Certification (above Baseline)
Awards bonus height for LEED Gold, Piatinum, or Zero Certfication (or a similar equivalent green building
certification system above the baseline requirement).

Preservation (Structures and Sites)
Awards bonus height for the preservation and protection of historic,cultural, or character-contributing

assets around Downtown,

Neighborhood Support Space

, orfor

Privately-Owned Public Space (POPS)
for adding o
that

Reduction of Vehicular Parking
for o1C

requirements.

parking — terstat P
underground or behind habitable liner buikdings of t least 20'in depth

Green Building Certification
LEED

BONUS HEIGHT MAXIMUMS

asimilar equivalent

Active and Sustainable Transportation

The Bonus Height Maximums in the Guich South and Lafayette DTC Subdistricts are
proposed to increase to 18-stories — representing a high-rise building height, which was
found to be a financially feasible building typology in the Downtown Market Study.

d

'DOWNTOWN CODE DESIGN GUIDELINES

Gulch South Lafayette

s » 202

EcoiogealDesen

D AchnectuiDesign




Proposed BHP Updates

Fall 2024 BHP Proposal:

active and
sustainable
transportation

underground or
lined vehicular
parking

green building
certification

green building neighborhood reduction of
certification support space King b
bonus bonus parking bonus
privately-

preservation

boNnus owned public

space bonus

- Baseline Requirements

- Bonus Options




Proposed BHP Updates

Fall 2024 BHP Proposal:

e 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:

Gulch South Subdistrict Lafayette Subdistrict
Base Existing Proposed Base Existing Proposed
Height BH Max. BH Max. Height Max. BH Max.
Subdistrict General 18 (+2) Subdistrict General 18 (+7)
Mid-Gulch General 10 16 18 (+2) Lafayette 12 16 20 (+4)
Church, Broadway, 15 21 23 (+2) Transitional 15 20 22 (+2)
and Demonbreun
Gulch South 20 28 30 (+2)
Intersections
Mid-Gulch 20 28 30 (+2)

Intersections



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

2010/Existing BHP Menu:

LEFD LEED ND pervious
(or equivalent) surface
(e civil support
building open space PP
- space
preservation
upper-level underground public
garage liner parking parking

Fall 2024 BHP Proposal:

Baseline Requirements

underground T NP
or lined . 4 .
vehicular building sustainable
. certification transportation
parking

Bonus Options

bﬁ:ﬁﬁ: g neighborhood reduction of
certification support space parking
bonus bonus SIE

privately-
owned public
space bonus

preservation
bonus



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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