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SUMMARY

On Thursday, August 28, 2008, AIA Middle Tennessee, Cumberland Region Tomorrow,
the Greater Nashville Regional Council and the University of Tennessee College of
Architecture and Design conducted a four-hour afternoon workshop for the AIA |50
Blueprint Lebanon Advisory Committee, hosted at the Mill in Lebanon. This workshop
was an extension of the two-day AIA 150 community assessment and visioning
workshops for Lebanon held in August 2007 to address problems of growth and the
town center through application of the AlA's Ten Principles of Livable Communities and
Cumberland Region Tomorrow's Quality Growth Toolbox.

The stated purpose of the workshop was to consider how Lebanon could designate for
reinvestment and redevelopment areas of its historic town center and surrounding
neighborhoods, and to consider strategies and tools by which a reinvestment and
redevelopment plan might be implemented. To this end, the program began with a
presentation on Reinvestment and Revitalization Area Plans, followed by small breakout
groups at tables identifying whether factors present in Lebanon’s town center district
warranted a reinvestment area plan, and where the potential boundaries of such a plan
might be located. Following a group presentation by each table on their ideas, a
presentation followed on strategies and tools in Cumberland Region Tomorrow’s
Quality Growth Toolbox that might be considered as part of a revitalization area plan. Each
of the tables was then asked to consider the relevance to Lebanon of these ideas, and

present their thoughts to the group.

Many of the ideas and much of the discussion inferred two complementary and
interconnected strategies:

First, e ncourage the Tennessee Department of Transportation (TDOT) to
improve walkability and better streetscapes through Context Sensitive Solutions
(CSS / see appendix)) for the major east-west and north-south state routes that
intersect at the historic central square in Lebanon’s town center— the heart
of Lebanon. Context Sensitive Solutions are the proposed recommended
practice of The Institute of Transportation Engineers and the Congress of the
New Urbanism. The Institute advocates in a recent report (see appendix) CSS
“in the planning and design of major urban thoroughfares for walkable
communities.” The report “provides guidance and demonstrates for
practitioners how CSS concepts and principles may be applied in roadway
improvement projects that are consistent with their physical settings. The
report’s chapter's are focused on applying the principles of CSS in transportation
planning and in the design of roadway improvement projects in places where
community objectives support walkable communities-- compact development,
mixed land use and support for pedestrians and bicyclists, whether it already
exists or is a goal for the future.”

Second, promote transit-oriented development (TOD / see appendix) within a
ten minute, or half-mile walk, of the Music City Star transit station, an area that



encompasses amenities such as the town square, The Mill, and new greenways
that can all become connected. Transit-oriented development is compact,
supports transit, promotes mixed uses, is pedestrian-friendly, mixes housing
types, densities and costs, is environmentally sensitive, prioritizes public space
formation, and encourages infill and redevelopment.

In addition, there appeared to be general agreement to support the University of
Tennessee College of Architecture and Design and the Vanderbilt University Owen
School of Business Real Estate Program in their upcoming collaboration on a design and
development study focusing on Lebanon's town center. During the four month Spring
Semester of 2009, the University of Tennessee and Vanderbilt students, under faculty
direction, will explore the feasibility of transit-oriented development in Lebanon to
produce environmentally, economically and socially sustainable redevelopment in and
near the town center. The University of Tennessee students will produce drawings of
urban design alternatives for Lebanon. The Vanderbilt students will concurrently
produce detailed pro-forma analysis of the designs, an analysis of the projects’ goals,
constraints and projected utilization, identify indirect project stalkeholders with an
accompanying cost-benefit analysis of the local impact on these indirect stakeholders,
and report on the legal environment affecting the investment, development and
management of the property.

The TDOT Context Sensitive Solutions and Tennessee/Vanderbilt transit-oriented
design and development initiatives constitute “next steps” in Lebanon’s effort to
revitalize its town center and surrounding neighborhoods.
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The purpose of this workshop is to consider how Lebanon can designate for reinvestment and
redevelopment areas of its historic town center and surrounding neighborhoods, and to consider
the strategies and tools by which a reinvestment and redevelopment plan might be
implemented.

WORKSHOP SCHEDULE:
1:00 p.m. Welcome by John McDearman, Magi Tilton and T. K. Davis
and a Report on The AIA 150 Blueprint for America

Assessment and Visioning Workshop for Lebanon
The Process and Its Recommendations

1:20 p.m. Presentation on Reinvestment and Redevelopment Area Plans

2:00 p.m. Breakout Table Discussion with Facilitators
Table participants should orient themselves to key features in Lebanon’s
historic town center and its neighborhoods, using the plan and tracing
paper overlay sheet(s) for reference.
According to the American Planning Association’s (APA) Growing Smart
Legislative Handbook (2002), “a redevelopment area plan... encourages
reinvestment in and revitalization and reuse of areas of the local
jurisdiction characterized by (any of the following eleven) conditions or
circumstances:”

e Loss of retail, office, and industrial activity, use, or employment

* Predominance of deteriorating or deteriorated structures

¢ Abandonment of structures
* Environmentally contaminated land

» Existence of unsanitary or unsafe conditions that endanger life,
health, and property

* Damage from disasters

* Defective or inadequate street or lot layout



2:30 p.m.

3:00 p.m.

3:10 p.m.

3:50 p.m.

* Vacant land that has remained so for a long period of years and is
not likely to be developed through the instrument of private
capital

* Deterioration in public improvements, such as streets, lighting,
curbs, gutters, sidewalks, and related pedestrian amenities

* Tax or special assessment delinquency exceeding the fair market
value of the land

* Any combination of such factors that substantially impede growth
or affect public health and safety

At each table, identify which (if any) of these factors are present in
Lebanon'’s historic town center and its surrounding neighborhoods,
making diagrammatic notations on the tracing paper overlay, as
appropriate.

At each table, discuss whether Lebanon should identify one or more
reinvestment and redevelopment plan areas, and why?

As a group, determine potential boundaries of the area(s), and draw
these potential boundaries on the tracing paper overlay. (Use additional
tracing paper layers if necessary.)

Each table will tape their plan drawing(s) on the wall, and make a concise
report to the entire group with their findings.

Break

Presentation on reinvestment and redevelopment strategies and tools to
consider for Lebanon’s historic town center and its neighborhoods from
Cumberland Region Tomorrow's Quality Growth Toolbox.

Breakout Table Discussion with Facilitators

Using the plan drawing and tracing paper for diagrams and notations, each
table should brainstorm to identify opportunities that may exist for
reinvestment and the redevelopment of Lebanon’s historic town center
and its neighborhoods.

Again using tracing paper for diagrams and notations, seek to reach a
consensus at each table on which of the following Cumberland Region
Tomorrow's Quadlity Growth Toalbox strategies and tools are most
relevant, and why, to implement the goals and objectives of a
potential reinvestment and redevelopment plan.



Define

and Focus on Promising Areas

Create a Good Redevelopment Plan

Male Reinvestment Possible

Utilize Approval Streamlining

Make Higher Density Possible

Expand Residential Use and Type

Encourage Mixed-Use

Adopt and Use Form-Based Regulations

Establish Flexible Parking Requirements

Zoning Code Amendments _

Utilize Building Codes That Allow for Rehabilitation

Use Incentives to Promote Reinvestment

Provide Brownfield Assessment and Remediation
Encourage Greyfield Redevelopment

Establish a Redevelopment District

Implement Tax Increment Financing (TIF) Districts
Business Improvement Districts (BIDS)

Implement PILOT — Payment in Lieu of Taxes
Community Development Block Grants (CDBG)
Tennessee Courthouse Square Revitalization Program
Green Investment Fund

Location Efficient Mortgages (LEM)

Revolving Loans for Historic Preservation

Historic Tax Credits

Capital Improvements

Upgrade and Repair Infrastructure

Adopt Innovative Storm Water and Management Program
Implement Information Infrastructure

Attractive Community Centers

Make Streetscape Improvements

Maximize Public Buildings and Uses

Create Multimodal and Walkable Areas

Use Effective Design Principles

Use Good Civic and Architectural Design to Create Great
Places

Use Civic Design Principles to Create Great Public Spaces
Use Design Guidelines

Use Conservation Zoning

Include and Enhance Natural Features, Rivers, and Open
Spaces

Enhance Community Assets with Signage

Create an Urban and Community Forestry Program



4:20 p.m.

4:50 p.m.

5:00 p.m.

4:20 p.m.

4:50 p.m.

Maximize Organizations and Resources in Revitalizing Areas
* The National and Tennessee Main Street Program
* Community Development and Neighborhood Associations
* Design Charrettes

Each table will then tape their drawings on the wall, and make a concise

report to the entire group with their findings. (Please make a notation
on the drawings for the record of who was at each table.)

Workshop Conclusions, Next Steps and Wrap Up

Adjourn

Each table will then tape their drawings on the wall, and make a concise
report to the entire group with their findings. (Please make a notation

on the drawings for the record of who was at each table.)

Workshop Conclusions, Next Steps, VWrap Up and Adjournment



OBSERVATIONS AND IDEAS PROPOSED:

There appeared to be a general sense that a revitalization area plan would be a positive
development in Lebanon’s town center and (at least) some of its surrounding

neighborhoods.

Many of the ideas and much of the discussion inferred two complementary and
interconnected strategies:

Encourage TDOT to improve walkability and better streetscape through
Context Sensitive Solutions (CSS / see appendix)) for the major east-west and
north-south state routes that intersect at the historic central square in
Lebanon's town center— the heart of Lebanon.

Promote transit-oriented development (TOD / see appendix) within a ten
minute, or half-mile walk, of the Music City Star transit station, an area that
encompasses amenities such as the town square, The Mill, and new greenways
that can all become connected.

In addition, there appeared to be general agreement to support the University of
Tennessee College of Architecture and Design and the Vanderbilt University Owen

School of Business Real Estate Program in their upcoming collaboration on a design and
development study focusing on Lebanon's town center.

Among other ideas suggested by one or more participants or tables were the following:

Institute form-based codes in lieu of traditional land use zoning.

Promote more flexible parking.

Allow higher densities of housing in the town center.

Promote mixed use.

Promote bicycle riding (Chattanooga and Davis, California exemplify best
practices readily researchable on the Internet in this regard, both of which are
university towns).

“The Cedar City" should enhance its efforts in urban forestry.
Establish a Business Improvement District downtown.

Reinforce the visual and physical connections of Cumberland University to the
town center.

Explore the feasibility of Tax Increment Financing (TIF / see appendix) as an
incentive for revitalization as part of a redevelopment area plan.



Spatially define the southwest corner of the historic town square with a parking
structure lined with mixed uses (and therefore facades) fronting on the square.

Institute revolving loans for historic preservation in the town center.
Enact zoning changes to allow upper story living in the town center.
Enact conservation zoning for established neighborhoods.

One table identified a number of locations, and boundaries) which could have
their identity enhanced through revitalization efforts, including:

The Historic Square District

The Hill Street District

The Depot District

The Fairview District

The Mill District

The Market Street District

The Civic Center District

The Cumberland Historic District

The Greenwood Mixed-Use District (redevelop the Greenwood
Corridor)
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APPENDIX:

Excerpt from The Institute of Transportation Engineers’

Proposed Recommended Practice Publication Context Sensitive Solutions in Designing
Maijor Urban Thoroughfares for Walkable Communities

“Transforming a Suburban Arterial” pages 73-76.

Excerpts from the American Planning Association’s Planning and Urban Standards
Emina Sendwich, Graphics Editor. John Wiley & Sons, Inc. (Hoboken, New Jersey)
2006.

“Redevelopment Area Plans” pages pages 25-26.

“Transit-Oriented Development” pages 450-452.

“Capital Improvement Programs” pages 63-64.

“Tax Increment Financing” pages 641-643.

The American Institute of Architects Ten Principles of Livable Communities

Cumberland Region Tomorrow Quality Growth Principles



DEVELOP CONTEXT SENSITIVE DESIGN GUIDANCE
(Excerpt from Cumberland Region Tomorrow’s Quality Growth Toolbox pp. 149 — 155)

(In accordance with TDOT’s Tennessee Long Range Transportation Plan “Policy R: Promote
and implement context-sensitive solutions and balance safety, mobility, community, and
environmental goals in all projects” and The Institute for Transportation Engineers’

publication Context Sensitive Solutions in Designing Major Urban Thoroughfares for Walkable

Communities)

What is Context Sensitive Design?

Context Sensitive Design or CSD is a way of approaching the development of
transportation projects that serve all users and that are compatible with their
surroundings-- the community and the environment. Successful CSD results from a
collaborative, multidisciplinary, and holistic approach to transportation planning and
project development. Itis a process of balancing the competing needs of many
stakeholders starting in the earliest stages of project development. It is also flexibility in
the application of engineering standards to design a facility that is safe for all users
regardless of the mode of travel they chose. There are many definitions of CSD but they
share a common set of tenets:

* Balance safety, mobility, community and environmental goals in all projects.

« Involve the public and stakeholders early and continuously throughout the
planning and project development process

e Use an interdisciplinary team tailored to project needs
* Address all modes of travel
»  Apply flexibility inherent in design standards

* Incorporate aesthetics as an integral part of good design
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Design Example #2:

Transforming a Suburban Arterial

Objective

Transform an obsolere suburban arterial into a boule-
vard serving a mixed-use commercial-oriented street
in an area evolving from a typical suburban pattern
(C-3) to a mixed housing environmenr with com-
mercial activity and walkable development pattern

(C-4).

Stage 1: Review or develop an area
transportation plan

Existing Street Characteristics

Existing street is a seven-lane undivided arterial street
with the following characteristics:

e Funcrional classification: principal arterial

e .Right-of-way: 100 ft.

e On-steet parking: none

« ADT: 32,000-40,000 vpd

*  Speed limit: 45 mph

e Percent heavy vehicles: 45 percent
» Inrersection spacing: 1,250 f.

»  Nerwork pattern: 1 mile arcerial grid

e Center turn lane: 14 fr. TWLTL with turn bays
at intersections \

e Transit: high frequency regional route
*  Bicycle facilities: not a designared bicycle route

* No sidewalks (4 ft. unpaved utility easement in
right-of-way on both sides)

o No landscaping

*  Conventional streer and safety lighting

Stage 2: Understand community vision for
context and thoroughfare

Vision

Community supports higher-intensity, higher-value
development in an existing strip commercial corridor,
transforming the suburban character of the corridor
to general urban (C-4). Redesign of the street to cre-
ate an attractive walkable boulevard is a public-sector
investment strategy to stimulate change. The corridor

is envisioned to support a diverse mix of pedestrian-
oriented retail, office and enterrainment.

Stage 3: Identify compatible thoroughfare
types and context zones

«  Existing context zone: C-3
e Future context zone: C-4

* Thoroughfare type: boulevard

Stage 4: Develop and test the initial
thoroughfare design

Desirable Design Elements (in prioritized order
based on vision)

e Lower operating speed (35 mph)

*  Gradual speed transition from higher speed seg-
ments to study segment

* Landscaped median
o Wide sidewallks
e Streer trees

e Pedestrian faciliries including benches and space
for cafes, public spaces, etc.

e Pedestrian-scaled lighting
*  Bus stops with shelrers
e On-street parking

* Increased crossing opportunities using consoli-
dared signalized driveways

Factors to Consider/Potential Trade-Offs

* Reducrion in the number of through lanes and
vehicle capacity vs. wider sidewalks

* Accommodation of large vehicles vs. narrowing
lane width

e Provision of on-streer parking vs. median and
wider sidewalks

* Right-of-way acquisition to accommodate desir-
able features

¢ Need to gradually reduce speed on higher speed
segments approaching the lower speed segment
under design
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Alternative solutions
1) Provide parking, median and minimum widch
sidewalks by reducing to four travel lanes.

2) Provide wide median and sidewalks by reducing
the travel lanes to four without providing on-street

parking.

3) Provide all desirable features, including n{edizm,
wide sidewalks and parking, by reducing travel lanes
to four and acquiring right-of-way.

4) Emphasize vehicular capacity and provide median
and sidewalks by retaining six narrower travel lanes
without providing on-street parking. Alternatively,
the 11 ft. ourside lanes could be used for curb parking
during off-peak periods and converted to travel lanes
during the peak. This alternative would not provide
curb extensions at intersections.

Selected Alternative

Alternarive #1:

»  Near term: Provides all desirable design features,
except minimum width sidewalks.

» Long-term: As corridor redevelops, right-of-way
can be acquired or development can be required
to provide an easement to widen sidewalks.

o Selected alternarive provides a balance berween
competing needs and provides most of the desir-
able design features withour requiring rightsof-
way acquisition.
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Stage 5: Develop detailed thoroughfare
design

Solution Design Features
Traveled Way:

s Target operating speed: 35 mph

= Four 11 fr. travel lanes

«  Two 8 fi. parallel parking lanes

s Tree planters in parking lane to increase planting
opportunicy

o Signalized intersection spacing at 400 ft. at con-
solidated driveways or mid-block pedestrian sig-
nals to create crossing opporrunities

Roadside:

e 12 ft. sidewalks

o Pedestrian-scaled lighting

o Streer trees in tree wells

« 6 F. furnishings zone (includes 1.5 fr. edge
zone)

« 6 fu. clear pedestrian throughway

o Throughway and frontage zone ultimately ex-
panded with redevelopment

Intersections:
»  Curb extensions to reduce pedestrian crossing
distance
o High-visibility crosswalks
s Safery lighting
+  Farside bus stops within parking lanes
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Redevelopment Area Plans 25

REDEVELOPMENT AREA PLANS

Redevelopment areas are those identified as requining
specific action by the local government for revitaliza-
tion to occur, A jurisdiction typically plans for several
rypes of areas needing redevelopment, each of which
calls for a different set of planning strategies, such as:

» business districts that are experiencing loss of retail,
office, and related residential activity;

« residential areas where dwelling units are in a
marked state of deterioration or dilapidation; and

« industrial areas where plants and facilities are aban-
doned, idled, or underused, and the sites themselves
are environmentally contaminated and must be
remecdliated before they can be reused

REASONS TO PREPARE A
REDEVELOPMENT AREA PLAN

According to the American Planning Association's
Growing Smart™ Legistative Gridebook (2002), a
redevelopment area plan provides detail to and
refines proposals in the local comprehensive plan. It
also encourages reinvestment in and revitalization
and reuse of areas of the local jurisdiction character-
ized by cerain conditions or circumstances:

» Loss of retail, office, and industrial activity, use, or
employment

Predomtinance of deteriorating or deteriorated structures
Abandonment of structures

Environmentally contaminated land

Existence of unsanilary or unsafe conditions that
endanger life, health, and propeny

Damage from disasters

Defective or inadequate street or lot Liyout

Vacant land that has remained so for a period of
years and is not likely to be developed through the
instrument of private capital

Deterioration in public improvements, such as
streets, street lighting, curbs, gutters, sidewalks, and
related pedestrian amenities

Tax or special assessment delinquency exceeding
the fair market value of the land

Any combination of such factors that substantially
impede growth or affect public health and safety

APPROACHES TO THE PLAN

Redevelopment area plans tend to be highly specific
because the community may want to acquire proper-
ties to join together in a new lot pattern, (o build public
improvernents, or to cany out a design theme. Local
governments acquire land either through a negotiated
purchase or through the use of eminent domain.
Individual parcels may be resubdivided, a process in
which previously existing lots are combined or
divided, existing street rights-of-way are eliminated,
and new streets are createcl; in addition, new waler,
sewer, and related facilities are constructed, if neces-
sary, to create a plat with different lot and street
configurations. If the propenty is environmentally con-
taminated—a brownfields site—the private property
owner will be responsible for cleaning up the site and
for satisfying state and federal regulations.
Moreaver, the local government may want to impose
special controls on all new development so that the
. Tedeveloped area carries out a unified design theme.
See page C-12 of the color insert for an example.

Stuare Meck, FAICP American Planning Association, Chicago, Hinois
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Source: Hillshorough County City-County Planning Commission.
{999. Community Redevelopment Plon: Old Tampa Police
Department Site. City of Tampa, FL.

Supporting Studies

In preparing the redevelopment area plan, the local
planning agency should conduct supporting studies
that may include the following:

Analyses of socioeconomic conditions of the rede-
velopment area

A description and analysis of existing land uses, a
historical overview of land-use change in the rede-
velopment area, and a discussion of current

land-use issues
Opinion surveys of property owners, business
owners, employees, and residents within the rede-

velopment area

Surveys and assessments of the conditions of prop-
erties, buildings, and structures

An evaluation of conditions of public infrastructure
Analyses of tax and special assessment delinquency
of properties within the redevelopment area
Assessments and site investigations to characterize
the extent and location of environmental contami-
nation of properties within the redevelopment area
Assessments and site investigations characterizing
the extent and location of properties susceptible to
the effects of natural hazards or describing dam-
ages from actual disaster events

Assessments of historic, cultural, and scenic
resources in the redevelopment areas

Market analyses for residential, commercial, and
industrial uses

= Analyses of parking supply and demand

» Studies of traffic circulation and traffic signalization

.

PLAN COMPONENTS

The redevelopment area plan, which should be
based on the supporting studies and analyses, should
include the fGllowing:

« Statement of the community's goals, policies, and
guidelines regarding the revitalization and reuse of
the redevelopment area, including a starement of

REDEVELOPMENT AREA, EXISTING
LAND-USE MAP

Source: Hillsborough County City-County Plonning Commission,
1999, Cornmunity Redevelopment Plan: Old Tampa Folice
Department Site. City of Tampao, FL

the relationship of the plan to the local compre-
hensive plan

A plan map drwn o an appropriate scale that
delineates the boundaries of the redevelopn:
area and that may show:

= The location and characteristics of permissible

types of development
The location and characteristics of streets, other
rights-of-way, public utlities, and other public

improvements

The dimensions and grding of parcels

The dimensions and siting of structures

Areas where rehabilitation of buildings is to occur
Parcels to be acquired or on which demoliuon is

1o occur

Parcels on which environmental contamination
or susceptibility to natural hazards is to be reme-
diated Gf applicable)

« Design guidelines or controls

« The public investment plan

Iustrations showing the general configuration of
building heights and volumes

The legal description of the redevelopment area
Any other planning matters that contribute to the
redevelopment and use of the area as a whole.

If a redevelopment plan is carried out as a functi
of a state law, the state stitute may contain additional
requirements that must be satisfied (for example, the
creation of a project area committee consisting of res-
idents and property owners).

IMPLEMENTATION

Several actions can be taken to implement the goals
and abjectives of a redevelopment plan. These
include the foliowing:

* Creation or designation of a public or nonprofit
agency 1o oversee and administer the implementa-
tion of the plan

+ Land development regulations that apply to the
redevelopment arex

TYPES OF PLANS
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Source: Hillsborough County City-County Planning Commission. | 299. Community Redevelopment Plan: Old Tampa Police Depariment

Site. City of Tampa, FL.

+ Enactment, amendment, and enforcement of prop-
erty maintenance and housing codes

Business retention and technical assistance pro-
grams and grant and loan programs to encourage
the rehabilitation of buildings, improve the appear-
ance of building fagades and signage, stimulate
business start-ups and expansions, and otherwise
attract private investment to the area

* Use of tax increment financing 1o pay for public
improvements

Special assessments

Capital improvements that may include the installa-
tion, construction, or reconstruction of streets,
lighting, related pedestrian amenities, public utilities,
parks, playgrounds, and public buildings and facilities
» Programs of site remediation o remove environ-
mental contamination

Programs to minimize the effects of nawral hazards
on property

Acquisition of property
Demolition and removal
improvernents

Programs of temporary and permanent relocation
assistance for displaced businesses and residents,
including an estimate of the extent to which safe
and sanitary dwelling units affordable to displaced
residents will be available to them in the existing
local housing market

Assembly and replatiing of lots or parcels

of structures and

Stwart Meck, FAICE, American Planning Association, Chicago, llinois
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= Disposition of any propeny acquired in the rede-
velopment area, including the sale, leasing, or
retention by the local government

= Programs to market and promote the redevelop-
ment area and attruct new businesses

Redevelopment Agency

If one does not already exist, a redevelopment agency
may be created to oversee the redevelopment project.
It may administer temporary or permanent relocation
of existing residents and businesses. The local gov-
ernment or the redevelopment agency may then
eslablish business retention, technical assistance, and
grant and loan programs to encourage the rehabilita-
tion of buildings, 1o improve the appearance of
building fagades and signage, to stimulate business
start-ups and expansions, and to otherwise attract pri-
vate investment 1o the area.

Financing for Redevelopment

Financing for redevelopment can include special
assessments to property owners, laX increment
financing, federal grants, and tax abatements. Check
with applicable state statutes to determine which
financing tools can be used.

Special Assessments
A special assessment is a charge imposed upon the
property owner ta pay for an improvement that bene-

fits the properny. The amount of the special assessmen
is typically a pro rata share of the cost of installing the
improvement. For example, the redevelopment plap
may require the replicement of all sidewalks in the
redevelopment area. The local government would
impose the special assessment, as in the manner of 3
propery 1ax, lo recover the cost of designing and
installing the sidewalks. The propenty owner would
typically be assessed on the amount of stree
fromage—each foor of frontage would be multiplied
by the cost of installing one lineal foot of sidewalk of
a cerain width. However, the local government would
be responsible for installing improvements in the pub-
lic right-of-way—for example, the cost of replacing
curbs, gutters, and sidewalks at strect intersections.

Tax Increment Financing

Tax increment financing taps into the increase in tax
revenue from a redevelopment project to finance the
improvements and activities that make redevelopment
occur. Under tax increment financing, the local gov-
ernment determines the propenty tax revenue it is
collecting in a given area before redevelopment
occurs. The local povernment then borrows money
with loans or by the sale of bonds. The funds are used
in various ways to improve the development
prospects of the area: loans to new businesses, capi-
tal improvements, new  services (such as more
frequent street cleaning and security patrols), adver-
tising, and marketing. As development occurs in the
areq, Lax revenue increases, and the excess above pre-
redevelopment property tax revenue in the area—the
ux increment—is used to pay off the loans or bonds
and to finance further redevelopment activities.

Federal Grants

Federal grants, notably the fedeml Community
Development Block Grant (CDBG), can be used for
land zequisition, clearance, and redevelopment. Those
who use federal monies must follow federal regulations
with respect to environmental protection, fair labor
standards, relocation, bidding, and other requirements.

Tax Abatements

Property owners may receive tax abatements for a
certain period of years to induce investment in the
redevelopment area. Under tax abatement, the
assessed valuation of real property in the redevelop-
ment arex is frozen as of a specified date, and the real
property 1axes are levied against the propeny accord-
ing to the assessed value on the specified date instead
of the current value of the propery. Therefore, any
increases in the value of real property, whether due
1o capital improvements to the property or to the yen-
eral economic improvement of the neighborhood,
will not result in a higher tax bill that could act as a
disincentive to further investments or improvements.

REFERENCES

Meck, Stuart (Gen. Ed). 2002, Growing Smart™
Legislative Guidebook: Model Statutes for Planning
and Management of Change. 2 vols. Chicago:
American Planning Association, Chapters 7 and 14,
esp. Sections 7-303 (Redevelopment Area Plan), 14-
301 (Redevelopment Areas), 4-302 (Tax Increment
Financing), 14-303 {Tax Abatement).

See also:
Brownfields
Revitalization and Economic Development




“40u 1FansIt-Wrigntey eveiupiicin

TRANSIT-ORIENTED DEVELOPMENT

Transit-oriented  development  (TOD) s generally
defined as development that is located within a 10-
minute walk, or approximately .5 mile, from a light
mil, heavy mil, or commuter rail station. It also
includes development along heavily used bus and
bus rapid transit corridors. In some communities,
waterborne teansit suppors TOD.

A mix of uses, including housing, retail, office,
research, civic, and others, characterizes TOD proj-
ects. TOD also involves development at higher
densities than typical, to take advantage of transit
proximity and planning and design clements that
encourage walkability and creale pedestrian-friendly
connections 1o the surrounding community. TOD
projects range widely in size, from infill loft develop-
ments (o mixed-use centers to  enlire New
communities.

Many communities have limited opportunities for
TOD, because land areas within the half-mile radius
have already been developed, transit is not yet an
available transpornation option, or potential develop-
ment sites are not of a suitable size for TOD. Most
TOD projects contain at least 100,000 square feet {or
60 to 80 housing units), and many are far larger. TOD
can be developed at a smaller scale, but such projects
often have more difficulty absorbing the costs of cre-
ating a pedestrian-friendly public realm. That said,
economic benefits often accrue from reduced parking
requirements and increased densities. When potential
TOD sites become available, communities should be
ready to take advantage of the unique potential they
offer.

BENEFITS OF TRANSIT-ORIENTED
DEVELOPMENT

Certain benefits of TOD make it distinct from con-
ventional development approaches. These benefits
are numerous and include quality of life, public
health, economic development, community character,
environmential quality, and transit use.

Quality of Life

Transit-oriented  development can result in many
quality-of-life benefits, including reducing automobile
dependency; increasing the range of housing options,
both the types of housing and the range of afford-
ability available (o a community; and enhancing the
vitality of neighborhood main streets and centers.

Public Health

Because transit-oriented development reduces auto-
mobile dependency, residents can take advantage of
a more walkable environment. Reduced vehicle trips
also result in improved air quality.

Economic Development

Transit-oriented development provides affordable
access to jobs for people without automobiles or with
fewer automobiles per household, attracts employers
1o locate around station areas, and broadens the over-
all tax base.

Community Character
The increased density in TOD projects provides
opportunities to create public spaces and well-

designed buildings thatgive identity and vitality to
those spaces.

Environmental Quality

In addition to the public health benefits, tansit-ori-
ented development provides a design alternative to
sprawl, and is an opportunity to pursue environmen-
tally sensitive site planning and *green” architecture.

Transit Use

Increased ridership and the potential for additional
funding sources for new transit facilities are among
the transit benefits of TOD.

SITE PROGRAMMING

When developing an overall site program for a tran-
sit-oriented  development, four principles for
achieving optimal use and function of the site should
be considered:

* Build densely.

= Mix uses.

= Mix housing types and prices.
* Reduce parking requirements.

Build Densely
One of the primary characteristics of transit-oriented
development is an increased level of density as com-
pared to conventional development. Building to a
higher density lets one take advantage of reduced
auto dependency, make efficient use of TOD sites,
support pedestrian-friendly shops, and create lively,
people-filled environmenis. Locating between 1,500
and 2,500 housing units within walking distance can
support a new block of “main sireet” retail space,
according to a 2002 study by Goody Clancy and the
real estate firm of Byrne McKinney.

Some representative TOD densities include the fol-
lowing:

* Massachusetts TOD guidelines include floor area
ratios (FAR) that exceed conventional standards in
Massachusetts by 33 to 50 percent—at least 1.0 for
suburban communities, 2.0 in smaller cities and
urban neighborhoods, 2.5 to 4.0 on urban sites, and
greater than 4.0 in downtowns,

Arlington, Virginia: More than 15 million square
feet of office space and 18,000 housing units have
been built along two transit lines; FARs for devel-
opment near stations ranges between 6 and 10,
similar to traditional downtown densities.

Seartle, Washington, and Addison, Texas Both
Metropolitan Place in the Seaule region and
Addison Circle in Addison, Texas, reach or exceed
50 to 100 units per acre in areas where conven-
tional housing densities are far lower.

Mix Uses

Along with higher densities, transit-oriented develop-
ment can also be characterized by the emphasis on a
mixed-use environment. To create such a dynamic,
enliven sidewalls and public spaces with as much
retail as the market will support, provide tax revenue-
generating  and  job-producing  commercial
development, and provide opportunities for resiclen-
tial to be located adjacent to or above such uses. This

David Dixon, FAIA, Goody Clancy, Boston, Massachusetts; Anne Tate, Office for Commonwealth Development, Boston, Massochusetts
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intentional progmamming can reinforce the vita)
town centers and main streets, where trangj Statig
are often located. The decision to include fCSidem—Pj
above or adjacent to commercial and office g, “Elf
depend upon economic feasibility, marke; fDTch:
local preferences, or ather factors. ’
Examples of variety in mixed-use projects inclyg,
the following: *

Y of

= Dener; Colorado: Market Square, located in g
town Denver near the transit mall,
primarily of office and retail uses.
Atlanta, Georgiee The proposed Lindberg City
Center, which includes a MARTA transit Station, \\'u‘;
include more than 2 million square feet of alfice
space, in addition to more than 800 housing units
Willow Springs, Hiinois: The Willow Springs Villag,
Center includes a new town hall, 52,000 square fey
of retail and office, and 274 1own houses and cop.
dominiums adjacent to a new commuter ry
station.

Arfington Connty, Virginia: This area seeks 3 fifiy-
fifty mix of residentinl  and commerc;'al
development over time for its TOD. As a result, the
county has received a significant boost to the 1ay
hase, with 6 percent of the land generating 50 per-
cent of the county’s tax revenue.

San Francisco, California: Mission Bay, a new
mixed-use district with 6,000 new housing units, 5
million square feet of research and office space, a
medical research campus of the University of
California San Francisco, 230,000 square feet of
retail and Lotel space, and 50 acres of new open
space is rapidly growing around a transit node of
commuter rail, multiple light rail lines, long-dis
tance rail, and water transportation.

owy.
COonsisys

Mix Housing Types and Prices

Take advantage of creating housing at higher densi
ties to increase the diversity of housing in th
community, including affordable housing. Accordiny
to the Urban Land Institute (ULD), the share of house
helds with children looking for housing will dro|
significantly by 2025, producing demand for 2 wide
range of housing options.

Reduce Parking Requirements
One of the most important outcomes of transit-0t
ented development is increased transit use. LOW
parking requirements and dedicated bicycle patt
and bicycle parking are among the actions that @
be taken to achieve this. The higher density and lan
values of TOD often make it feasible to constn
structured parking or below-grade parking in plice
surface lots. Lower parking ratios reduce overall prc
ect costs. Mixed-use projects can further recut
parking requirements by enabling shared parkin
such as office workers during weekdays and 1¢
dents during evenings and weekends. )
Here are some representative TOD parking rat
in different parts of the United States:

« Massachuseits: At least 33 percent below comp¥!
ble project levels.

» Portland, Oregon: Orenco Station, located
Portland, has approximately one space per 10

| outsk



—
quire jeet, which is at least 50 percent below
e nil norms.
, goulder, Colorade. The mixed-use Sieelyards proj-
ko has approximately one space per 1,000
qare feet, which is mpidly becoming a standard
|0rTOD areas, and at times is @ maximum allowed
i “transit first” areas.

oTE DESIGN

githin & iansit-oriented development site, the fol-
.wing design features should be emphasized in the

ge planning process.

n-destl‘lan Access

rovide convenient, direct, and public pedestrian
ess 10 wransit through TOD projects. Create conti-
iy with loc 1] streets, and locate retail and other

gclcstﬂ:m -friendly uses to encourage pedestrian flow
o nearby commercial districts and main streets.

public Spaces

creite new public spaces, including lively streets,

quares, and parks, that enhance nearby commercial

Jfitricts. Take advantage of the increased pedestrian
saivity generated by both transit and TOD. Relate the

pew spaces 10 public and semipublic uses that may

o cluster at TOD locations.

Sense of Place

Geate a sense of place by orienting buildings and
public spaces to create a strong sensc of identity for
fe development, and by using buildings to frame
pblic spaces. Consider design guidelines or stan-
dids that celebrate these places.

Pedestrian Experience

Fester an enriched and invigorated pedestrian expe-
dence. Include retail and other pedestrian-friendly
wes. Maximize windows and entries to build a sense
o connection berween pedestdians and actvities
within buildings. When surface parking is needed,
bete it on the side or rear of buildings. Visually
soreen parking areas with vegetation or create urban
Hocks that allow for screening of parking structures
wilh residential units or retail on the street level.

Character and Quality

tnhance the quality and character of surrounding
®mmunities. Allow for well-designed buildings that
emphasize place making. Orient buildings to new
ud existing streets and squares. Use transitions in
beiglit and massing to respect, but nat mimic, the fab-
te of neacby districts.

Architecture

_E'm"mge architecture that reflects transit's civic
Wporiance, creating buildings that, regardless of
Wehitectyral style, employ materials and design that
Omey a sense of quality, permanence, and commu-
W&-cnnchmg character.

Sustainability

IhcotHllbinntion of transit use and intense develop-

™ azqund transit stations is one of planning’s most

W.""'L'Ifu[ policies for long-term sustainability. Plans,
es, and development approaches should

¥ork to reinforce this use and intensity. On a build-

gor Project scale, build for sustainability, including

site and building design, which reflects a commil-
ment to environmental responsibility. This should
inchucle the following:

« Green site design that reflects enviconmental issues
such as minimizing impervious surfaces and maxi-
mizing sunlight on public spaces.

e Green building design that uscs materials and
design principles that minimize the use of nonre-
newable resources and maximize energy

conserviton.

PUBLIC/PRIVATE PARTNERSHIPS

TOD often involves public/private parnerships.
Involvement of the public sector implies greater
responsibility to create projects that promote com-
munity goals. In many cases, the public sector must
male initial investments to create a site adjacent to a
transit station, contribute publicly owned parking
lots, or invest in new local access to the TOD site.
Where the private sector controls a TOD site, it is
often necessary to collaborate on planning and
design to creale appropriate connections between
development and transit.

Transit proximity often increases real estate values,
and TOD projects often can afford the cost of public
benefits. Stuclies show that property values within .25
miles of DART stations in Dallas were roughly 25 to
50 percent higher than comparable properties.
Arlington County, Virginia, has used density bonuses,
often 15 to 25 percent, to fund increased affordable
housing and other benefits adjacent to transit.
Massachusetts and other states have taken this con-
cept a step further and have proposed  that
transit-oriented developments help fund new transit
initiatives.

IMPLEMENTING TOD

TOD sites often have complex programs, hence
tequire significant planning. It is often the lack of
plinning, rather than the lack of market demand, that
slows or blocks a transit-oriented development.
Several mechanisms can be used to address this.

Partnerships

Create effective planning partnerships that include
the transit agency, local government, other appropri-
ate public agencies, the community, and the
development team.

Planning Study

Conduct a planning study to determine how the TOD
should be physically, socially, economically, and cul-
turally integrated into a community. Resolve. issues
such as parking, site access, relationship 1o existing
neighborhoods and commercial districts, and similar
concerns. Identify initial public investments in land
acquisition or infrastructure that need to precede sig-
nificant private investment. The study should also
identify zoning and other regulatory hurdles that
need 1o be resolved.

Participation ;

Establish an effective * community participation
process that reflects the major role that TOD can play
in shaping a community's future and TOD's unique
civic dimension.

i,
A Dixon, FAIA, Goody Clancy, Boston, Massachusetts; Anne Tate, Office for Commaonwealth Develapment, Boston, Massachusetts
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Design Guidelines

Given the civic nature of TOD, design guidelines and
ongoing planning and design review are uite impor-
@ant, If such review processes are not in plice,
consider establishing review procedures that rein-
force these places through massing, mutterials,
lighting, and similar design features.

REFERENCES

Goody Clancy and Dyrne McKinney & Associates.

2002, Density Myth and Reality. Presentation,
Boston, hMA.

The Urban Land Institute (ULD. 1994 Transit-
Orientec Design, Washington, DC: ULL

David Dixon, FAIA, Goody Clency, Boston, Massachusetts; Anne Tate. Office for Commonwegith Development, Boston, Massachusetts
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See also:
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Capital Improvement Programs 4]

capital planning involves the purchase or construc-

4 jon, major repair, reconstruction, or replacement of

apital items, such as buildings, uiility systems, road-
ways, bridges, parles, landfills, and heavy equipment,
which are expensive and have a long, useful life. The
apital improvement program (CIP) is a five- 1o six-
year schedule of capital projects. The first year of the
cIp is the capital budget, which the local government
formally adopts and implements, along with the oper-
aing budget. The CIP is one of the most powerful
wols for implementing a local comprehefisive plan.

The careful study of capital project selection and
ming can:

« help a planning commission and its staffs provide
valuable advice and perspective to the legislative
and executive branches of government;

s help coordinate activities of various government
deparunents and agencies; and

vinfluence the pace and quality of development in a
community.

DEFINING A CAPITAL
IMPROYEMENT

4 CGapial improvements are projects that involve major,

nonrecurring expenditures. They include acquisition
o lease of land; projects requiring significant public
borowing for equipment, building, and facilities,
sudies whose costs exceed a stated dollar amount;
and related major equipment, furnishings, and
mprovements that exceed a stated dollar amount.
Capital expenditures may be further distinguished
s being either a capital outlay or a capital project.
Gapital outlays are: any nonmajor capital expenditure
with a certain service life; of a relatively minor dollar

I5IT A CAPITAL IMPROVEMENT?

_IZATION AND ECONOMIC

CAPITAL IMPROVEMENT PROGRAMS

value; and not physically dependent on or affixed to
a particular stationary fixed asset. Examples include
office equipment and vehicles. Capital projects are
major capital expenditures exceeding a set dollar
value and attached o a particular fixed asset. These
projects are separate, disciete improvements that
have a specific purpose in developing, upgrading,
replacing, or maintaining existing infrastructure.
Examples include upgrades to facilities, roads, and
sewers.

ROLE OF LEGISLATION

State planning enabling legislation or municipal char-
ters may describe capital improvement roles and
responsibilities. For example, New Jersey statutes
authorize the governing body to formally designate
the planning board as a group that formulates the
CIP, coordinating its preparation with municipal offi-
cials and the local school board.

In Flonda, the local comprehensive plan itself must
include a capial Improvement element, w© be
reviewed on an annual basis. The element must con-
tan standaeds 0 ensure the availability of public
facilities at acceptable levels of public service.

In Nevada, a local government cannot impose
impact fees unless it first prepares and updates the
CIP at least every three yewrs. This requirement was
expressly imposed to ensure that local governments
adequately plan for the expendilure of impact fee
revenues after they have been collected from devel-
opers. The statute requires that such revenues be
placed in a2 separate interest-bearing account that
clearly identifies the category of capital improvement
within the service area for which the fee was
imposed.

THESE ARE CAPITAL

THESE MAY BE CAPITAL

THESE ARE USUALLY

Fre and Police Stations
Lixarias

Ferk Land and Davelopment
Streets, Roads, and Sidewalks
Perting Lots and Buildings
Sewer and Water Mains

Is
Hospitals
Water and Sewage Treatment Plants

Purchases
Sreet Lighting Systems

i
£3

T Sewers

;11'!‘;; Building Additions and Rermodeling
ris

;:posal Sites and Equipment

Pereation Buildings
k is Courts
5Mmrning Pools

Computer Systems

Palice and Fire Radio System

Trash Compactor Trucks

Minor Building Additions or Remmodeling
Parking Meters

Police Cars

Street and Road Reparrs

Playground Equipment

HPROVEMENTS IMPROVEMENTS OPERATING EXPENSES
Gty Halls Fire Trucks Ofiice Furniture
houses foad Graders and Similar Equipment Library Books

fire Hoses

Lawn Mowers
Pothale Repairs
Clectric Typewriters
Blueprint iachines
Road Gravel

i ’._w"fﬂdu Department of Local Affairs. Denver, Colorado; Stuart Meck, FAICE Amernican Planning Association, Chicago, llinois

Some modern growth management programs lir
the approval of projects ta the presence of adequa
public facilities nearby. A developer can choo:
whether to wait for such facilities to be constructe
through the CIP process or to install the faciliti
ahead of the long-range schedule.

ADYANTAGES OF CAPITAL
IMPROVEMENTS PROGRAMMING

Advance planning and scheduling of communi
facilities may avoid costly mistakes. A systeman
organized approach to planning capital facilities pro
vides a number of practical advantages. :

Using Taxpayers Dollars Wisely

Deliberate assessment of the need to repair, replac
or expand ewsting public works, as well as careh
evaluation of the need and timing of new facilite
can provide many savings. Project timing may I
improved to make betier use of available personne
expensive equipment, and construction labor k
scheduling related major activitics over a longe
period. Coordinating construction of several projec
may affect savings in construction costs—for exan
ple, so that streets do not need to be dug up seven
times. Overbuilding or underbuilding usually can b
avoided. Needed land can be purchased at lower co:
well in advance of construction

Focusing on Community Needs and
Capabilities

Capital projects should reflect the community's need:
objectives, expected growth, and financial capability
Assuming each community has limitations for fundin
capital facilities, planning ahead will help assure thz
high-priority projects will be built first.

Obtaining Community Support

Citizens are more supportive of projects that are par
of an overall plan. When the public participates in the
planning of community facilities, citizens are bette
informed about comrmunity needs and priorities
Also, when cditizens participate in the process, the
are often more supportive of bond issues, rat
increases, and other funding methods.

Encouraging Economic Development
Typically, a firm considering expansion or relocation i
attracted to a community that has well-planned anc
well-managed facilities in place. A capital improvement:
program allows private investors to understand 2 com
munity’s tzx burdens and service costs, and reflects the
fact that the community has done some advance plan
ning to minimize the costs of capital projects.

Increasing Administration Efficiency
Coordinating capital facilities construction, bott
within a jurisdiction and among city, county, and spe-

REVITALIZATION AND ECONOMIC DEVELOPMENT
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cial districts, can reduce S-Chcl:iuling problems, con-
flicts, and overlapping of projects. A capital
Inprovements program allows a conmmunity to antic-
ipate lead times necessary to conduct bond elecuons
and bond sales, prepare design work, and receive
cantract bids.

Maintaining a Stable Financial Program
When construction projects are spaced over @ num-
ber of years, abrupt changes in the tax structure and
bonded indebtedness n be avoided. Major
expenditures can be anticipated, resulting in the
maintenance of a sound financial standing through
a more balanced program of bonded indebtedness.
Where there is ample ume for planning, the most
economical methods of financing each project can
be selected in advance. Keeping planned projects
within the financial capacity of the community
helps to preserve its credit and bond riting and
makes the area more atractive 1o business and
industry.

Taking Advantage of Federal and State
Grant and Loan Programs

A capital improvements program places the commu-
nity in a better position o ke advantage of federl
and state grant progrims, because plans can be made
far enough in advance 10 use maiching funds, both
anticipated and unanticipated. Most federal and state
grant and loan programs require prior facilities plan-
ning, or favar applications that have conducted such
planning.

R
PROCESS
Local officials must decide how elaborate their
approizch should be and who will conduct the vari-
ous steps for their community. There are eight major
steps in developing a capital facilities program:

—

. Identifying the needs for facilities and the timing,
costs, and means of financing for each project.

2. Presenting the relationship of the CIP to the com-

prehensive plan.

3. Preparing a financial analysis of the jurisdiction’s

capacity to pay for new facilities.

Seiting priorities among the proposals.

. Seeking review and comment by the public on the
recomunended projects and priorities,

G. Preparing a final capital facilities program showing
projects, priorities, schedule of completion, and
methods of funding each project.

. Adopting the capital facilities program by the gov-
erning body and adopting first-year projects as a
capital budget as part of the annual budget.

8. Reviewing the capital improvements program

annually.

o

~J

Checklist of Capital Improvement
Program Procedures

Appoint a Coordinator and Other
Participants, and Define Responsibilities

Inform Citizens

OO

Set Rules/Policies
= Define Capital Improvement
e Determine Length of Plan

[ | Develop a Priority System

[ | Prepare Inventory List

# [nclude Age, Condition, Replacement Dates

¢ Include Improvements Underway and
Current Status

[ | Prepare a Project Request List in
Priority Order
¢ Include In-Depth Information on Each
(Justification, Future Operation and
Maintenance Costs, Relationship to Other
Projects)

[1 | Review Projects and Develop Project
Summary Lists

The Financial Piccure
* Revenue Trends/Projections
* Expenditure Trends/Projections

[ | Alcernative Financing Mechanisms

[J | Final Report, Adeption, and implementation

CHECKLIST OF CAPITAL IMPROVEMENT
PROGRAM PROCEDURES

Source: Amenican Planning Association,

Steps in CIP Preparation

Local government practices vary as 10 how the docu-
ment is formulated. The chief responsibility for
assembling the CIP may be that of the municipal man-
ager’s office or the public works or planning deparument.
Typically, planners, working with the finance depan-
ment and the government’s chief executive, request
propasals from all operating departments several months
before the beginning of the new fiscal year. They evalu-
ate them, determine the local government's ability to pay
for new projects based on revenue forecasts, and then
organize the projects into a schedule.

The planning commission may be involved in
identifying projects that eventually appear in the CIP
because of the impact that the projects may have on
the community's physical development. Sometimes it
may advise elected officials and administrators on
general priorities for selecting projects—{or example,
whether projects thart affect health and safety should

Calorado Deparunent of Lacal Affairs, Denver, Colorado, Stuart Meck, FAICP American Planning Association, Chicago. Minais
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IMPLEMENTATION TECHNIQUES

take precedence over those that stimulate econonye
development when money is tight.

The commission will review the draft CIp Agding
the backdrop of the camprehensive plan and forwarg
its recommendations o the legislative body If the
legislative body approves the plan for the first year of
the CIP, this is adopted by ordinance as the Capita|
budget, along with the annual operating budgey,
which appropriates monies for personnel, indireg
costs such as health insurance and electricity, sup.
plies and equipment (or example, computers g
police cars are typically in the operating budgen,
Public hearings on the draft document are always
part of the CIP process. The public hearing may be
before the planning commission, or governing body,
or both. Once the capital budget is adopted, they
governmental departments can begin to spend
money on individual projects, contract for architec.
tural and engineering design, and send out requests
for construction bids.

Palicies

One of the most imporant steps in preparing a CIp
is to have a set of fundamental policies in place.
These policies should define a capital improvemen,
determine the length of the plan, and develop a pri-
ority system. A CIP should show at least five years of
al planning. The CIP of projected projects is typ-

ically reviewed once a year and updated s
necessary. Factors that could positively influence the
priority of a project to a funding entity include
whether the project:

* involved significant citizen panticipation in the

process;
is consistent with the comprehensive plan or other

goals and priorities;

receives financing from specific revenue sources
(such as user fees and grants);

is mandated by state and/or federal law;

is essential to public health or safety;

results in savings of operating costs;

generates sufficient revenue to be self-suppornting,
includes capital improvements identified in accor-
dance with the approved CIP;

requires adoption of a multivear plan (CIP),
updated annually;

allows the community to maintain all its assels ©
protect city invesiments and minimize future main-
tenance and/or replacement; or

involves lpng-term debt finaricing that matches
costs with benefits received by future residents.

.

.

See also:
Community Facilities Plans
Comprebensive Plans
Developiment Impact Fees
State Enabling Legislation
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qwper's tax burden over time. o
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px increment financing (TIF) is a financing tech-

that  allows 2 local government or

sue
‘g((j]cvcfopmem authority 1o target 2 group of con-
jguous  properties  for  improvement—a  TIF
gstrct—and earmark any future growth in propeny
sx revenues in the district o pay far initial and ongo-
g improvements there. This growth in tax revenue
sthe "tax increment.”

Since its inception in the 1950s, TIF has become
ae of the most popular sources of financing for pub-
i-private development projects. In some ways, ils
ppularity stems from the face thar other sources,
gpecially federal anes, have contracted, and thar tax
nd expenditure limits currently restrict the amount
o revenue local governments can raise both inter-
wlly and through the bond market.

TIF offers a means of circumventing these obsta-
des and has many qualities that dist:’ng‘uish it as an
mractive development tool. Unlike the federal cate-
grical programs ihat preceded it, TIF can be used for
nost kinds of projects that demonstrate financial fea-
sbility and promise increases in property value. TIF's
lexibility has enabled local governments to channel

knds 1o such wvaried activities as infrastructure

mprovement, industrial expansion, downtown rede-
elopment, historic preservation, and military base

dmnversion. Moreover, reducing the up-front costs of

dvelopment, primanly those related 1o site prepara-
n. is often more attractive o potential developers

han conventional abatements that reduce a devel-
i

HOW TIF WORKS

The precise details of TIF enabling legislation differ in
ach state; however, the underlying design is similar.
The process is set in motion when a local goverrument
designates an area for improvement. This area must be
‘lighted,” the definition of which can be found in
@le statutes authorizing the use of TIF and must be
wnfirmed in local ordinances designating the TIF dis-
vict In Illinois, for example, state legislation provides
ichecklist of features that impair values or prevent a
formal use or development of property, including the
presence of structures that do not meet building codes,
thsolete platting of the land, and excessive vacancies
# land coverage. The local government and its con-
wlants draft a study to determine whether the
Foposed area meets the state's definition of blight,
dC’Curnenting the deterioration and declining property
Ylues. In some states, nonblighted areas may be des-
tnated as TIF disticts as long as they serve other
kgislated goals, such as industral job creation.

State statutes also require the local government o
Mest to the fact that redevelopment of the area
%ould not occur “but for” the use of TIF; that js, with-
W public assistance. If the blight and “but far”
®©nditions are met, a TIF district may be formed by
Urdinance after notice is given and a public hearing
5 held to discuss the local government’s plan for
*developing the area.

Once the district is designated, local governments
ind redevelopment authorities are given the power
9 engage in almost any kind of activity that they
lieve would encourage private investment and
tthance the property tax base of the blighted area.

chel . Weber, PhD), University of llingis at Chicago, Chicago, fincis
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TAX INCREMENT FINANCING

State Passes Enabling Legislation
to Authorize the Use of TIF

V

Identify Project(s) or District

v

Prepare Eligibilicy Report (Musc Meet
Blight and "but for" Requirerents)

J

Develop Redevelopment Plan for District
(Includes Project Budget. Boundaries,
and Proposed Land Uses)

J

Motify Qvarlapping Tax Jurisdictions
{(Appoint Review Board of Representatives)

J

Notify Property Owners
in Proposed District

v

Hold Public Hearings

J

Adopt Ordinance Authorizing
TIF District

!

Establish Tax Increment Account

J

Execute Redevelopment
Agreements with Developers

Sell Bonds if Necessary

v

Make Public Improvements
in District

J

Collect Incremental Tax Revenues

l

Distribute Funds to Developers
or Retire Debt Obligations

¥

TIF District Expires after
Legislated Time Period

The TIF process can vary from state to staie. Check state statutes io determine the specific process that applies.

TIF DESIGNATION AND DISTRIBUTION PROCESS

Source: Rachel Weber,

They may use.their powers of land assembly and
sale, site clearance, relocation, utility installation, and
street repair to improve the district. They may also
offer below-market rate financing to make it more
attractive to businesses and developers.

If private investment is attracted to the area, the
assessed value of property there is expected to rise.
The difference berween the original assessed value of
the properties in their undeveloped state and the new
assessed value, as noted above, is the tax increment.
Taxes on this incremental value must be channeled
back into the TIF district and used to finance any debt
accurnulated when making improvements.

Fom Financing Economic Development in the 2 st Century, Sammis B, White, Richard Bingham, and Edword W, Hill, editars (Armonk, MY:
e Sharpe, 2003). Copyright 2003 ME Sharpe, Inc. Reprinted with permission

In most states the lifetime of a TIF district is zround
20 years, although some states have no limits on how
long a TIF district can be in existence. Therefore, the
increase in the property values of the distrct over the
subsequent 20-plus years will pay for the econamic
development activities, while taxes on the base value
of the properties will remain the same and will con-
tinue to be paid to all local taxing bodies.

TIF districts do not generate funds for incentives ar
infrastructure immediately; instead, increments trickle
in over the lifespan of the district. The local govern-
ment, therefore, must find ways of paying for the
up-front costs of any initial improvements. In many

REVITALIZATION AND ECONOMIC DEVELOPMENT
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Assessed Value

TIiF Starts

Year

TIF Expires

This graph shows the effect of TIF designation on tax revenue allocation over time. Prior to TiF designation, taxes on the base
assessed value of all property are allocated among taxing districts. After designation, the added increment of assessed value is
taxed, and the revenues pay off bonds or fund other expenses specifically for the TIF district. Base assessed value is unaflected
When the designation expires, the ncrement of assessed value is added to the base assessed value. This combination is taxed,

and revenues are allocated amaong taxing bodies. - -

ALLOCATION OF ASSESSED YALUE WITHINTIF DISTRICT

Source: Rachel Weber.

cases, the TIF mechanism provides the local govern-
“ment with the legal means and security to borrow
against the future propenty tax revenues for current
spending. Local governments float bands for the pub-
lic portion of the development costs, dedicating the
expected tax increments to pay the debt service. In
other cases, the developer initially pays for the costs
of the project and is reimbursed by the local govern-
ment as the incremental property tixes are generated.
Because developers require sums of money larger in
amount than the increments trickling in, they often
turn to banks to pay for costs such as land acquisition.

ELIGIBLE USES FORTIF FUNDS

State enabling legistation will spell out the eligible
uses for TIF funds. These typically include the cost of
demolition; parcel assembly, remediation and land
preparation, historic rehabilitation and other fagade
improvements, planning studies, and, occasionaily,
worldforce  development and tmining. Individual
developers must apply and be approved for an allo-
cation of increment by the local administration and
“city council to cover the costs of an eligible use. In
many states, part of the TIF district designation
process also involves the approval of a “redevelop-
ment plan,” a wish list of the future projects in the
district written by the local government, development
authority, or planning consulant—often in concert
with an interested developer. The local government
uses this plan to guide its increment allocation strat-
egy, basing its decision 1o fund specific projects on
whether they meet the objectives specified there. The

Rachel N.Weber, Ph.D., University of lllinois at Chicago, Chicago, lllinois

local government will enter into a redevelopment
agreement with the individual developer or business
tenant that spells out the details of how TIF funds will
be used and the schedule for disbursements.

The decision of a local government to use TIF funds
also depends on the degree to which the project prom-
ises to increase the value of property in the district.
This is why the design of TIF works well with large,
expensive projects that promise quick and substantial
spikes in the tax increment, such as cases where land
uses are up-zoned (i.e., when property moves from
less-intensive to more-intensive usage). Government-
owned (i.e, tax-exempt) property, abandoned
buildings, or derelict sites in appreciating neighbor-
hoods are especially ripe for TIF-financed in-fill
development. In these cases, the base value of the
property—the value.in the year of the TIF designa-
tion—is low enough so that when the propeny values
start to grow in subsequent years, a substantial amount
of increment can be generated. Even if a project looks
like an excellent candidate for TIF funding, however,
the local government ultimately has the discretion to
make the final determination about projection selec-
tion and the magnitude of public investment.

CONTROVERSIES AND
RECOMMENDATIONS

TIF is designed so that subsidized development will
pay for itselfl through taxes on the increased propery
values. TIF can only be considered self-financing,
however, il the increases in property values within
the district would not have occurred “"but for” the

CALCULATING TAX INCREMENT
The general formula used o caleulate INCremeny

I=r(n-i)

Where:
1 = the increment revenues
r = the tax rate in the current year
n = the assessed valuation in the cument year
i = the assessed valuation in the base year

For example, if the assessed value in the bag
year was $25 million, and rose td $45 million i
year < of the TIF district designation, and the tqy
rate in year 4 is 9 mils, then:
= .00% ($45,000,000 - $25,000,000)

= 009 ($20,000,000)
= (80,000

That is, in year 4, $180,000 will be available for the
local government or redevelopment agency (o
make bond payments or fund improvements in the
TIF district. If the local government or redevelop- |-
ment agency wants to use the future increment in
the present, this amount needs to be discounted
by an appropriate discount rate to determine the
present value.

Source: Casella 1954.

incentive. If propeny value increases within a district
are solely due to she. local government's public assis-
tnce, the cost to taxpavers is arguably zero. TIF
would therefore obviate the need for unpopular tax
increases.

if. however, TIF has no effect on the value of prop-
enty within the district, and property taxes would have
increased without its use, either because of inflation or
the arractiveness of the particular location, then this
mechanism is not really creating new value. When TiIF
is used in areas that need no stimulus, it becomes a
device for capturing revenues in areas rich in appre-
ciating property and redistributing them from
overlapping taxing jurisdictions (e.g., school distrcas
and county governments). The potential for redistrib-
ution exists because tixes.on any increase in the
assessed property values of the TIF district go int0
separate fund to pay for TIF activities while taxes on
the base value of the propenies remain the same for
the designated lifespan of the TIF.

In order to address this problem, state legislation
can be amended to require local governments i
demonstrate responsibility for creating the incremen-
tal value that is approprialed for economi
development. It can, for example, adjust the ba
value of the property in the TIF district by the infl2-
tion rate to allow school districts and othef
jurisdictions to recapture some of the increment that
is not auributable 10 the new development. Lo
governments can also reduce opposition from other
taxing jurisdictions by involving their representatives
from the onset of the TIF designation process. If they
can convinee other jurisdictions that their projects 3
legitimate use of tax dollars, there is a greater “-ke_h'
hood that local governments will fund worthwiie
development that would not have taken place et
for” the incentive.

Other constituencies may oppose the lacal gove™
ment’s use of TIF to fund redevelopment. Up¥?
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vement in property values is often applauded as a
1 of revitalization, but renters, small business ten-
5, and elderly homeowners may feel threatened by
iposals for large-scale TIF-funded developments. If
area is targeted for large and rapid increases in
iperty taxes because it is within a TIF, these groups
y not be prepared for the higher tax burden and
her rents. Because TIF districts are intended to
d to 2 rapid appreciation of property values, the
al government should put protections in place for
se groups unable to bear the additional burden.
iperty tax deferral programs for elderly homeown-
in TIF districts are one way of ensuring that TIF
25 not cause displacement of existing residents,

N Weber, Ph.D. University of linois at Chicago, Chicago, linois

Another concern about TIF relates to a local gov-
ernment's capacity for fiscal management. Local
governments speculate on future increases in prop-
erty taxes, having commined them to developers,
banks, and bondholders long before they are acally
generated. If subsidized projects do not increase in
value, or do not increase rapidly encugh, they could
jeopardize the fiscal health of sponsoring local gov-
ernments. The risks inherent in such an arrangement
can be expensive for local governments, as bond-
holders wili demand higher interest rates for
TIF-backed revenue bonds. Indeed, many TIF-funded
development projects—such as convention centers,
shopping malls, and mixed-use enterainment com-

REVITALIZATION AND ECONOMIC DEVELOPMENT

plexes—are risky venwres. Minimizing financial
exposure may involve traditional strategies such as
conducting accurate [easibility studies up front and
accessing bond insurance and refinancing.

REFERENCES

Casella, Sam, et al. 1984. Tax Increment Financing,
Planning Advisory Service Report No. 389. Chicago:
American Planning Association.

See also:
Redevelopment Agencies
State Enabling Legislation



I j n c i p I es
Design on a Human Scale
B = Compact, pedestrian-friendly communities
’ allow residents to walk o shops, services,
cultural resources, and jobs and can reduce

traffic congeslion and benefit people’s health.

Provide Choices Encourage Mixed-Use Development

People want variety in housing, shopping, Integrating different land uses and varied

recreation, transportation, and employment. building types creates vibrani, pedestrian-

Variety creates lively neighborhoods and friendly and diverse communities.

accommodates residents in different stages

of their lives.

Preserve Urban Centers | vary Transportation Options

Restoring, revitalizing, and infilling urban Giving people the option of walking, biking and
centers takes advantage of existing streels, using public transit, in addition to driving,
services and buildings and avoids the need for reduces traffic congestion, protects the

new infrastructure, This helps to curb sprawl environment and encourages physical activity.

and promote stability for city neighborhoods.,

ATA Center for Communities by Design

www .ala.org/livable



11:ild Vibrant Public Spaces
= =~ Citizens need welcoming, well-defined public
places to stimulate face-to-face interaction,
collectively celebrate and mourn, encourage

civic parlicipation, admire public art, and gather

for public events.

I create a Neighborhoad Identity Protect Environmental Resources

A “sense of place” gives neighborhoods a A well-designed balance of nalure and

unique character, enhances the walking development preserves natural systems,

environment, and creates pride in the protects waterways from pollution, reduces air

community. pollution, and protects property values.

Conserve Landscapes Design Matters

Open space, farms, and wildlife habitat are Design excellence is the foundation of
essential for environmental, recreational, and successful and healthy communities.

cultural reasons.

ATA Center for Communities by Design

www .aia.org/livable



Design
Alternatives for
a “hig box”
development

3. First floor commerical uses contribute to street life. Parking is integrated within
the block.

The AlA’s 10
Principles for
Livable Communities

Design alternativas lor a *big box™ develapmanl, courtesy Benjamin Les, FAIA

4, Articulated frontages and appropriate landscaping define successful public

spaces.

ATA Center for Communities by Design

www aia.org/livable



CUMBERLAND REGION TOMORROW
QUALITY GROWTH GUIDING PRINCIPLES

The Cumberland Region Tomorrow Quality Growth Toolbox should be utilized as a primary
resource document in the future planning of Lebanon. This is the most significant
observation made by the workshop's participating leadership of AIA Middle Tennessee,
Cumberland Region Tomorrow, the Greater Nashville Regional Council, the Nashville
Civic Design Center, and the University of Tennessee College of Architecture and
Design. This document contains topical information on strategies, tools, incentives,
resources and contacts for public officials to implement the recommendations of
community citizens expressed in these assessment and visioning workshops, including
the desire to ensure economic vitality through quality growth. The Quality Growth
Toolbox Guiding Principles are the following:

Guide our region’s growth with comprehensive community plans.
Update zoning, subdivision and building codes to implement community plans.
Use design to protect and enhance our region’s diversity of community character.

Redevelop and strengthen our region’s cities, towns and rural communities to ensure a
range of unique lifestyle choices.

Create a variety of housing choices for our region’s diverse workforce.

Conserve our region’s land, water, natural and cultural resources for our future
economic, hedlth, and social wellbeing.

Link land use and transportation planning to promote an integrated framework to guide
growth and development.

Guide public and private investment to efficiently use pre-existing infrastructure and
developed land.

Think and act regionally to ensure our future livability and economic vitality.



