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SUCCESS STARTS ON THE SQUARE
The following document is a conceptual master plan, a design initiative or first step of
Historic Downtown Lebanon. The document is intended to provide a framework for
economic and aesthetic improvement, while maintaining and reinforcing Downtown
Lebanon’s unique historic character. Downtown Lebanon, like all urban centers,
cannot replace the loss of historic character due to demolition, neglect, or
inappropriate renovation. Designers and developers are currently going to great
lengths to re-create the ‘town center’ feel in ‘new urbanist’ communities across the
country. It makes perfect sense therefore, to consider Historic Downtown Lebanon
as a valuable asset which should be preserved and enhanced.
This document is not intended to be a detailed engineering document, but rather an
outline of potential improvements which could be taken whole or in a more piecemeal
fashion. Naturally, it is highly unlikely that all of the suggested ‘Design Initiatives’
would be undertaken simultaneously, thus a logical and reasonable phasing strategy
must compliment the overall vision.
Historic Lebanon, a volunteer citizen’s group, has commissioned this study in
association with the City of Lebanon and the Lebanon Wilson County Chamber of
Commerce. The goal of Historic Lebanon is summarized in the following mission
statement:

“The Mission of ‘Historic Lebanon’ is to
provide our community a voice in the rebirth
of the city’s historic business district and
surrounding neighborhoods.”

Fischbach Transportation Group, Inc.

Rountree & Associates
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The Master Plan Initiative Document has been produced for a variety of
reasons. Arguably the most important reason is economic. 2013 figures show
for every one dollar invested, $33.28 is returned. These returns are realized
through increased sales and property tax revenues, increased rental rates, and
increased property values. Currently rental rates in the historic square district
average approximately $10-$12/s.f.
By contrast, rental rates in newly
developed retail ‘destinations’ average around $20-$24/s.f.
A secondary reason to undertake such an endeavor is to improve the City’s
image both to its citizens and to visitors, tourists, and potential businesses. The
Historic Square represents the very core of the community even though other
areas of the City may be the current ‘hot beds’ for development. A rejuvenated
historic core area projects an image of vitality, economic growth, and superior
quality and service.
Historic Lebanon, through its designation as a Tennessee Main Street program
will work:
 To enhance the City of Lebanon’s Historic Identity
 To cultivate a center of activity
 To promote a sense of community pride
 To foster the preservation and development of Lebanon’s unique cultural and
architectural heritage
This is to be accomplished with the Main Street four point approach of
Organization, Promotion, Economic Revitalization, and Design.

REASONS

Additional Goals of Revitalization Initiative:
•Expand arts and cultural activities and special events as a means to bring
people to the Square and to showcase its businesses.
•Create a concentrated retail zone and support entrepreneurial businesses.
•To reinforce ambiance and unique sense of place.
•Encourage more appropriate uses for under-utilized properties.
•Reinforce the notion of the Historic Downtown as a destination for both tourists
and locals.
•Encourage residential development, especially on the under-utilized, second
floor spaces pr areas of the buildings surrounding the Square.
•Expand recreational opportunities through the creation of public park spaces,
pedestrian amenities, and an expansion of the trail system.
•Reinforce the image of a clean, safe Historic Downtown
•To create design guidelines which preserve the historic character, introduce
the future, and maintain a cohesive feel.
•Create a design review board to assist both the City and landowners in making
appropriate choices for design of new buildings and rehabilitation of old
structures.
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Zoning within the Study area
The study area is characterized by a variety of zoning districts.
The diversity of the current zoning supports the diversity of
building uses that make up the character of the downtown area.
CD - Commercial Downtown
A wide variety of retail and service activities in the central and oldest
commercially developed areas of the city to recognize the intense development
pattern.
CG - Commercial General
A wide range of commercial uses concerned with retail trade and consumer
services: amusement and entertainment establishments: vehicular service
establishments: eating and drinking places, financial institutions, etc.
CN - Commercial Neighborhood
A limited range of commercial uses concerned with retail trade and consumer
services and designed to be located in close proximity to residential areas.
CS - Commercial Service
A wide range of commercial uses concerned with retail trade and consumer
services. Less building bulk is permitted and more open space is required.
IL – Light Industrial District
Space for a range of industrial and related uses that conform to a high level of
performance standards and have the least objectionable characteristics.
R2 - High Density Residential
A high quality environment for individual mobile home, either owned or leased, in
a planned community. This district also permits single, two- and multiple family
dwellings, community facilities and public utility installations to serve the public.
RD9 - Medium Density Residential District
Provide suitable areas for medium density development where sufficient urban
services are available or where such services can be physically and
economically extended. The residential development will consist of single family
and two-family detached dwellings and accessory structures.

CURRENT ZONING
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•CHURCH
•FINANCIAL
•GOVERNMENT

WHAT- The adjacent diagram represents the current usage of the buildings and
properties within the main study area. The uses shown go beyond the use
categories of the zoning maps in an attempt to understand the business and
activities which constitute the existing use pattern of the historic downtown area.
This should be used in conjunction with the ‘Land Use Plan’ to determine
appropriate usage of properties in the study area.
WHY- Understand this pattern of usage is important because it displays the
diversity of activities to be retained and points to areas of under-utilization and
opportunity. The strong mix of retail, office, and service-oriented businesses is a
characteristic of a revitalized downtown which must be maintained. The lack of
restaurants and housing are two categories of usage which need to be
addressed in order to create a downtown with maximum potential for business
and for the citizens. To further this point, dining out is the number one
discretionary trip generator followed by shopping according to national statistics.
A few successful restaurants in the downtown area will create more of a ’24 hour
usage’. This in turn allows merchants in the area to benefit from higher traffic
volumes and the opportunity to extend the hours of operation, increasing sales
potential. A survey of the buildings adjacent to the Square indicates
approximately 50% of the square footage of the upper level is either not being
used or is underutilized (storage). This represents lost income to the property
owners and the City in property and sales taxes, a situation which has been
ongoing for decades. One potential solution to this issue is to renovate the upper
levels of some of the buildings into residential lofts. Not only does this increase
building usage, it also provides a market for businesses to capitalize upon and
adds to the 24 hour use of the Square. Issues such as local zoning
amendments, parking, and building codes must be addressed in conjunction with
a move toward residential uses in the historic downtown area.

•HEAVY SUPPLY
•OFFICE
•OPEN
•PUBLIC SPACES
•RESIDENTIAL
•RESTURANT
•RETAIL
•SERVICE

HOW- Funding for this aspect of the plan lies solely with in the private sector,
although many existing structures would be eligible for a variety of grant
programs or low interest loan programs sponsored by participating lending
institution.
WHEN- The utilization of the properties in the study area is constantly changing,
thus flexibility in planning is required. However, by establishing goals for usage
the City can make judgments when reviewing potential re-use projects within the
study area.

BUILDING USE
4
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When polled, one of the main complaints of people in communities similar to
Lebanon about downtown districts is the lack of adequate or easily accessible
parking. Indeed, the public forums held to date on the Revitalization Initiative
have had parking as the main topic of discussion. To this end, Historic Lebanon
and Manous Design engaged a professional traffic engineer to participant in the
study process. A stated goal of the Revitalization Initiative is ‘to provide a net
increase in parking spaces within the study area’. The resulting study and
recommendations will be added to this document as an appendices. The
following is a summary of the recommendations of the study:

Manous Consulting & Design

Fischbach Transportation Group, Inc.

Rountree & Associates

•BUILDINGS
•PRIVATE PARKING
•SIDEW ALKS

•STREETS/ROADS
•PUBLIC PARKING
•PARTNERSHIP PARKING

•Clearly mark all on-street parking and add on-street parking to roadways which
are of adequate width to support both traffic lanes and parking.
•Establish a time limit of two to three hours for spaces located along the interior
of the Square.
•Any parking spaces removed should be replaced either with surface parking or
on-street parking within the same quadrant.
•Promote the use of surface parking lots through enhancement of interior
landscape islands, perimeter plantings, and lighting.
•Identity and promote the use of surface parking lots by readily recognizable
signage, with a special logo for such signage. Maps of public parking should be
created and distributed to all merchants in the Historic Downtown as well as the
City at large.
•Create a ‘public/private collaboration’ to increase available surface parking. See
page10 of the Design Initiative section of this study for a detailed explanation
A portion of the parking study documents the number of total existing spaces and
the utilization of the available parking. Several ‘peak’ times were documented
including a public festival held on the Square and a time coinciding with a major
meeting at the Chamber of Commerce. During these investigations a significant
number of available parking spaces were noted. An additional component of the
Parking Study is to identify potential opportunities to increase available parking in
the long term. This long term increase would be in the form of parking structures
constructed on public and or private lands.

PARKING STUDY
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NEW PEDESTRIAN
TRAIL

The Lebanon Square is the heart of this revitalization initiative. The Square is the
destination and primary intersection point for a majority of pedestrians and traffic
in the Downtown area. Safety should be the primary goal for users of the Square.
This design initiative proposes to increase the safety of all Square users by
segregating users and using traffic calming principles to slow traffic and improve
the flow though the Square.
This design initiative proposes relocation of the center parking area to the
perimeter into protected corners. The protected corner positions allow
automobiles to park out of the active Square traffic flow. Egress from the protected
corners is restricted to positions out of the circle flow of traffic. Flow into the traffic
circle is limited to four positions. Pedestrian traffic through the circle traffic flow is
greatly reduced. Pedestrians now cross the main artery flows at four points
around the square. The flow of traffic at the crosswalks is restricted to two
directions making potential threat identification simpler for automobiles and
pedestrians. New landscaping islands and sidewalk additions significantly
decrease the amount of time a pedestrian spends in an active traffic path.
Landscape islands between the protected corner parking areas and the center of
the Square discourage pedestrians from entering active traffic flows.
Traffic flow around the circle is more clearly defined by width reductions in the
travel paths. Additional curbing and separation islands further the passive
definition of travel paths through the circle. Reduced ingress and egress
possibilities into the traffic circle decrease the driver’s’ work load while negotiating
the circle. The reduced center Square area and modified shape reduces the
number and severity of the turning motions required to pass thought the traffic
circle. Large commercial traffic navigation around the circle is maintained.

DESIGN INITIATIVE
SQUARE SAFETY ENHANCEMENT
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LOCATE MORE PARKING
CLOSER TO BUSINESS

MOVE TRAFFIC
FLOW TO CENTER

MAXIMIZE
PARKING ON
SIDE STREETS

SEMI-TRUCK
TURN RADIUS
ADD STREET
TREES
RE-LOCATE
PEDESTRIAN
CROSSINGS
NEW
LANDSCAPE
ISLANDS
SHELTER

COURTHOUSE SQUARE
PLAZA
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NEW COURTHOUSE
PAVILION
WHAT- Courthouse Square represents a fully developed and
engineered ‘Design Initiative’. The purpose of the Courthouse Square is
to enhance the existing surface parking lot by including landscaping,
street trees, a pedestrian plaza with a pavilion, banner poles, and new
lighting with underground electrical power. Also included in the project
is a raised planter and ‘seat wall’ which addresses the Square and
anchors the north east corner of the site. The focal point of the element
will be a clock tower. The strength of this element lies in the fact that
the clock will be the actual time piece which adorned the Old County
Court House which occupied this site until 1968.
.
WHY-The Courthouse Square will not only enhance the aesthetic
appeal of the Square, it will also serve several important functions.
First, the plaza and pavilion can be used in conjunction with cultural
festivals such as ‘Christmas on the Square’. Secondly, the pavilion is
designed to serve as a public transit stop. This location could be an
important link between the Music City Star Station located on
Greenwood St, and such destinations as the Outlet Mall. The project
features a pull-off lane from S. Cumberland St. which has been
approved by the Tennessee Department of Transportation (TDOT).
HOW- As mentioned the design of this project is completed. Bids have
been received. The budget for the entire project is $250,000, which
includes such items as complete re-surfacing of the existing parking lot,
decorative fencing along Sinking Creek, and construction of
the
pavilion.
A minimum investment for phase one of this project is
estimated to be $110,000. To date the City has invested over $25,000
in the project to purchase the pavilion and to pay for all design and
engineering fees.

POTENTIAL
PUBLIC RESTROOMS

IMPROVE LANDSCAPE BUFFER

DESIGN INITIATIVE
COURTHOUSE SQUARE
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RECONDITIONED
BANNER POLE

NEW COURTHOUSE PAVILION - VIEW LOOKING SOUTH FROM SQUARE

DESIGN INITIATIVE
COURTHOUSE SQUARE AMENITIES

SIDE VIEW

10

Historic Lebanon Revitalization Initiative

Manous Consulting & Design

Fischbach Transportation Group, Inc.

Rountree & Associates

A major stated goal of the Revitalization Initiative is ‘to provide a
net increase in parking spaces within the study area’. A major
cornerstone of this goal is to create a ‘Public/Private Collaboration’
for use and improvement of existing surface parking lots. This
concept would have several major components:
•A formal agreement between a property owner and the
City for shared, public access to surface parking, defining
issues such as insurance, maintenance, and conditions for
property sales.
•Ability to enhance existing surface parking by the addition
of interior landscape islands, perimeter plantings, and
lighting consistent throughout the Historic Downtown.
•Improved pedestrian access from all surface parking
areas to the Square.
•Identification and promotion of the use of surface parking
lots by readily recognizable signage with a special logo for
such signage. Maps of public parking should be created
and distributed to all merchants in the Historic Downtown
as well as the city at large.

EXISTING STREETSCAPE

An additional component of the Design Initiative is to identify
potential opportunities to increase available parking in the long
term. This long term increase would be in the form of parking
structures constructed on public and or private lands.

DESIGN INITIATIVE
PARKING: A PUBLIC/PRIVATE COLLABORATION

11

Historic Lebanon Revitalization Initiative

Manous Consulting & Design

Fischbach Transportation Group, Inc.

Rountree & Associates

WHAT- The Farmer’s Market is proposed as a multi-use urban space, designed to create a clean
and appealing place for public gathering and commerce. The program is to contain two Market
sheds, with space for more than fifty vendors arranged around a central ‘Market Walk’. The plan will
contain public restrooms and on-site parking. Another major component for the project will be an
outdoor performance venue located to the south end of the project. This venue can be used for
public music concerts or festivals, drama productions or other similar theatrical events. Including
this element as a component to the Farmer’s Market project will create a greater usage of the facility
as a whole and provide opportunities which do not exist in the Historic Downtown area. Future
plans call for the construction of a pedestrian bridge across Sinking Creek to a large public parking
area to the east supporting events in the Farmer’s Market District and the entire downtown area.
The bridge will also connect to the expansions of the Cedar City Trail system, providing pedestrian
and bike access to the site from all over the City.
WHY- In communities similar to Lebanon which have undertaken the revitalization task, citizens
have consistently ranked a ‘permanent, attractive, welcoming’ Farmers’ Market at the top of the list
of needs.
Currently the City’s Farmers’ Market exists on the proposed site, thus eliminating the
need for a ‘Greenfield’ site. The purchase of an adjacent property is critical however to the success
of the project. Currently non-compatible activities encroach upon the Farmers’ Market and create a
very unappealing situation. Proximity to the historic depot located directly west of the project site is
also a major factor in maintaining the Market’s current location. The success of the excursion trains
along the eastern rail corridor and the Music City Star indicates a strong opportunity for the City to
attract special functions oriented around the railroad. This project presents a great opportunity to
expand the public open space and serve as the anchor for activities centered on the rail. The
location of the Farmers’ Market also lies directly along the ‘front door’ corridor traffic uses to access
the Square from Interstate 40. A successfully completed Farmers’ Market project will make a major
aesthetic improvement to a blighted area and compliment and reinforce the historic character of the
Square.
HOW- The estimated budget for the entire project is $750,000, which includes such items as the
market sheds, restrooms, and lighting. HL and the City have engaged a flood study to determine
what constraints will influence the final design of the project. Funding for the project must come
from several sources. USDA has grant programs available for this type of project and applications
will be made. The remaining funds will be secured through a combination of private donations and
other government appropriations.

DESIGN INITIATIVE
FARMERS’ MARKET

12

Manous Consulting & Design

Historic Lebanon Revitalization Initiative

Fischbach Transportation Group, Inc.

Rountree & Associates

Commuter Rail
Terminus

Gateway
Elements

Wilson County Criminal
Justice Center

ON STREET PARKING

STREET TREES

Castle Heights
Historic District

Lebanon City
Square

MERCHANT DISPLAY
CAFÉ ZONE

Wilson County
Government
Complex

Cumberland
University
Cumberland
University
Corridors

BENCHES, LIGHTS, PLANTERS, AND
OTHER PEDESTRIAN ELEMENTS
CREATE ISLANDS FOR
STREET TREES

Tennessee Blvd
Gateway

DESIGN INITIATIVE
GATEWAYS AND STREETSCAPES
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Pedestrian infrastructure improvements are essential to the success of this design
initiative program. Links between the existing trail system and other major
pedestrian destinations are to be encouraged. Pedestrian-friendly improvements to
the downtown study area permeate all of the proposed design initiatives.
Existing work toward a more pedestrian-friendly community has been vigorous
and should continue to be supported by this study’s efforts.
The city, as a whole, is characterized by a poorly protected pedestrian
environment. Adequate sidewalks and pedestrian infrastructure, where found, are
in poor condition. Sidewalks are typically encumbered by utility infrastructure and
road signage. Recent years have shown a steady improvement in sidewalk
quantity and quality. Planning department and planning commission emphasis on
sidewalk requirements has increased the quantity during new site development. A
city wide ADA upgrade program has addressed sidewalk access issues. The City
has completed the initial phases of a pedestrian walking/biking trail system.
The centerpiece of the City of Lebanon’s Pedestrian access plan has been the
Cedar City Trail System. The Cedar City Trail currently connects Don Fox Park
with the Jimmy Floyd Center. The walking/biking trail is typically a 12-foot-wide
paved surface that follows a portion of sinking creek downstream from the
downtown study area. Two additional phases are in the planning/funding stage
which would extend the pedestrian trail system to the Woolen Mill site and
Cumberland University.
In the downtown study as the pedestrian trail system links to more urban
streetscapes, the trail characteristics will change to reflect the forced proximity of
the pedestrian/biker and automobile traffic. Existing sidewalks are predominantly
adjacent to the traffic lanes and generally not suitable for bike and pedestrian
traffic. Traffic speeds are generally lower but the number of traffic/pedestrian
intersections is greatly increased and unavoidable.
Opportunities to protect pedestrian safety should be encouraged. Typical design
initiatives would include:
1.
Wider sidewalks free from utility poles and street signage.
2.
Redesigned crosswalks to shorten travel distances across active traffic lanes.
3.
Movement of crosswalks to improve the visibility of pedestrians to oncoming traffic.
4.
Improved pedestrian path lighting.
5.
Pedestrian amenities (benches, trash collection points, weather refuges, parking
areas, restroom facilities) provided at reasonable intervals.
Further segregation of bike traffic from pedestrian traffic.
6.

DESIGN INITIATIVE
CROSSWALKS, SIDEWALKS,TRAILS
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Trailhead
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WHAT- The Banner initiative is about reinforcing a unified sense of place through the
use of colorful, yet consistent placards. The banner initiative is intended not only for the
Historic Downtown, but throughout the City. The locations of banners would be preselected to reside at certain specific areas such as major intersections, along significant
corridors or streetscapes, in special districts and at gateways. The concept is that the
banners would change slightly depending on the location to be used, but retain a
consistent format and theme.

•CORPORATE SPONSOR
•100 @ $1,000 = $100K
•2 YEAR AGREEMENT

WHY- Banners are a way of adding to the streetscape in a lively fashion. Banners tell
people, ‘I have arrived somewhere’. Seasonal banners can be used to reinforce holidays
and public festivals or events of significance to a community. A banner program can help
define a district within the larger context of the City not only for the Historic Downtown
area but also for such areas as Cumberland University, Castle Heights Campus, the
Hartman Drive commercial corridor, or the Greenwood district just to name a few
possibilities. Banners could also be used as directional information allowing significant
visual clutter to be removed from key intersections in the City.
HOW- Historic Lebanon would be charged with the administration of the banner initiative.
Sponsors would be sought to purchase the right to use their corporate or other icons on
banners. The concept is that businesses within a certain district could use the banners
as a way of ‘advertising’. Rules for what type of information can be placed on the
banners will be drafted to insure proper content and consistency. Other groups which
could be candidates for the banner program are churches, government organizations,
and civic organizations.

The banner program can serve as a major, ongoing funding source for Historic Lebanon,
relieving burden from public funding required to support these organizations.

DESIGN INITIATIVE
BANNERS
15
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1. REHAB EXISTING, ORIGINAL WINDOWS IF FEASIBLE.
2. REPLACE W ITH CLAD W OOD WINDOWS OF SAME
ROUGH OPENING AND MULLION STYLE AS ORIGINAL
AS VERIFIED THROUGH HISTORICAL PHOTOS.
USE OF HISTORICAL
COLOR PALETTE

AWNING

LIGHTING

When polled, one of the top ‘likes’ of people about downtown districts is the historical architectural
character of the buildings. As stated earlier, designers and developers are going to great lengths to
re-create this ambiance in new developments across the nation. In Lebanon, care should be taken
to ensure that no more buildings and facades are lost due to demolition or inappropriate
renovations. The successful renovation involves several facets working in concert.
First and possibly most important are the materials used. Any renovation opportunity should
eliminate all non-original materials. Many buildings in the focus area have non-historic ‘add-on’
materials such as metal or wood siding. Where existing façade materials are beyond repair, brick or
other appropriate materials should be used.
Suitable awnings and storefronts are vital elements because they relate directly to the pedestrian
scale of the streetscape. Awnings are not only important for protection from the elements, but they
are also a wonderful opportunity to add color and the like to the façade when executed in a sensitive
manner. All storefronts should be constructed from wood, glass, iron, or similar materials.
Aluminum storefront, although a wonderful tool for architects, is not recommended for this district.
Likewise, wood or clad wood should be favored for window replacement of aluminum storefront
windows.
Many facades in the district contain unique architectural details which can be accentuated by the
use of lighting. Opportunities should be taken to include shielded, architectural lighting when
possible. Fixtures, unless used for historic effect, should not call attention to themselves. Neon
would not be considered acceptable lighting, unless properly obscured from view.

DESIGN INITIATIVE
FACADES

BEFORE
AFTER

PEDESTRIAN
SCALE SIGNAGE

HISTORIC
STOREFRONT
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REPLACE W ITH APPROPRIATE
AWNINGS
USE HISTORIC COLOR PALETTE
REINFORCE LANDSCAPE BACKDROP
USE PEDESTRIAN SCALE
SIGNAGE

MAINTAIN HISTORIC STOREFRONT

SEE COURTHOUSE SQUARE
DESIGN INNIATIVE

REPLACE W ITH APPROPRIATE LOWER,
SMALL SCALE SIGNAGE
USE PEDESTRIAN SCALE
SIGNAGE

DESIRABLE FACADE RESTORATION

DESIRABLE FACADE RESTORATION

REPLACE W ITH APPROPRIATE
AWNINGS

EXISTING FACADES WITH RECOMMENDED IMPROVEMENTS
# INDICATES POTENTIAL FOR COMMERCIAL FACADE GRANT PROGAM
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MAINTAIN PERIOD FACADE
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REPLACE W ITH APPROPRIATE
AWNINGS

2

USE MORE PERIOD CORRECT STOREFRONT

REMOVE NON-HISTORIC
MATERIALS

USE HISTORIC COLOR PALETTE

DESIRABLE FACADE RESTORATION

REPLACE W ITH
APPROPRIATE AWNINGS

EXISTING FACADES WITH RECOMMENDED IMPROVEMENTS
# INDICATES POTENTIAL FOR COMMERCIAL FACADE GRANT PROGAM

1

REPLACE W ITH PERIOD
CORRECT W INDOWS
USE MORE PERIOD
CORRECT STOREFRONT

9

USE PEDESTRIAN SCALE
SIGNAGE

MAINTAIN HISTORIC
STOREFRONT
REMOVE NON-HISTORIC
MATERIALS
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USE PEDESTRIAN SCALE
SIGNAGE
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DESIRABLE FACADE RESTORATION

REPLACE W ITH APPROPRIATE
AWNINGS

REPLACE W ITH APPROPRIATE
AWNINGS

DESIRABLE FACADE RESTORATION

USE MORE PERIOD CORRECT STOREFRONT
REPAINT FACADE MAINTAIN
HISTORIC COLOR PALETTE

DESIRABLE FACADE
RESTORATION

8

REPAIR
WINDOWS

DESIRABLE FACADE
RESTORATION

3

USE PEDESTRIAN SCALE
SIGNAGE

USE PEDESTRIAN SCALE
SIGNAGE

MAINTAIN HISTORIC FACADE

10

USE PEDESTRIAN
SCALE SIGNAGE
REPLACE AW NING
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USE HISTORIC
COLOR PALETTE
REPLACE W ITH
APPROPRIATE AWNINGS

EXISTING FACADES WITH RECOMMENDED IMPROVEMENTS
# INDICATES POTENTIAL FOR COMMERCIAL FACADE GRANT PROGAM

MAINTAIN HISTORIC
STOREFRONT

USE PEDESTRIAN SCALE
SIGNAGE

ADD APPROPRIATE
AWNING
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DESIRABLE FACADE RESTORATION
REPLACE W ITH PERIOD
CORRECT W INDOWS

USE HISTORIC COLOR PALETTE

USE HISTORIC
COLOR PALETTE

USE PEDESTRIAN SCALE
SIGNAGE
REPLACE W ITH PERIOD
CORRECT W INDOWS

REPLACE W ITH
APPROPRIATE AWNINGS

5

4

USE HISTORIC
COLOR PALETTE

USE MORE PERIOD
CORRECT STOREFRONT

EXISTING FACADES WITH RECOMMENDED IMPROVEMENTS
# INDICATES POTENTIAL FOR COMMERCIAL FACADE GRANT PROGAM

MAINTAIN HISTORIC
STOREFRONT

USE MORE PERIOD
CORRECT STOREFRONT

DESIRABLE FACADE RESTORATION

REPLACE W ITH
APPROPRIATE AWNINGS
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RESTORE DECORATIVE FAÇADE
BASED ON HISTORICAL EVIDENCE

Fischbach Transportation Group, Inc.

6

USE MORE PERIOD
CORRECT STOREFRONT
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USE HISTORIC COLOR PALETTE

REPLACE W ITH
APPROPRIATE AWNINGS

USE MORE PERIOD
CORRECT STOREFRONT

USE HISTORIC
COLOR PALETTE

REINFORCE LANDSCAPE BACKDROP

7

REPLACE W ITH
APPROPRIATE AWNINGS

REMOVE NON-HISTORIC
MATERIALS

EXISTING FACADES WITH RECOMMENDED IMPROVEMENTS
# INDICATES POTENTIAL FOR COMMERCIAL FACADE GRANT PROGAM

REPLACE W ITH PERIOD
CORRECT W INDOWS
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REPLACE W ITH
APPROPRIATE AWNINGS
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USE MORE PERIOD
CORRECT STOREFRONT

Rountree & Associates

REPLACE W INDOWS

USE HISTORIC COLOR PALETTE

MAINTAIN HISTORIC
STOREFRONT

REINFORCE LANDSCAPE SCREEN

EXISTING FACADES WITH RECOMMENDED IMPROVEMENTS
# INDICATES POTENTIAL FOR COMMERCIAL FACADE GRANT PROGAM
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STREETSCAPE MASSING STUDY

A major component of any downtown revitalization plan is
‘in-fill’ buildings. Many times, if no historic or important
structures exist, a designer and planner will look at a street
or a section of a block and will want to do infill projects. This
is an important cornerstone to the development plan. The
problem with this concept is that unless a property owner is in
the loop during this process, the ‘plan’ and the realities of
business do not coincide.

STREETSCAPE

The example shown is exhibited with the permission of the
property owner. It depicts the possibility that exists one half
block west of the Square and creates 17,500 s.f. of
commercial and office space with associated parking.
Architecturally it is meant to harmonize with the historic
fabric in scale, massing and materials. The creation of the
pedestrian ‘Street Space’ is vital in the infill project
philosophy.

DESIGN INITIATIVE
INFILL PROPERTIES
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Lebanon’s architectural
heritage makes it unique
from all other cities. The
historic properties which
grace our community are
not only important from a
visual perspective, indeed
many offer great economic
potential. The key to
unlocking this potential is to
properly identify the most
appropriate usages for an
historic property (not always
an easy task).
Many successful examples
of this philosophy exist in
our community; the
transformation of the
Mitchell House and Castle
Heights Main to name two.
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Although McFadden Auditorium was lost to development, many important
buildings remain scattered through the various parts of the city which could also
be transformed. These projects could have a major economic impact and fill
different needs. The Capitol theater restoration has become a great anchor for
the square providing entertainment and a new social hub of the community. The
historic facades of the Square could shine and bustle with activity. The Arcade
offers an opportunity to create a mixed use commercial project with a major
restaurant anchor on the lower floor with shops along side and above.
The on-going rebirth of the Mill is of major significance.

Historic Lebanon is seeking to create programs to
assist the community to take full advantage of these
opportunities with assistance in analysis, design,
and funding. Low interest loan programs with local
banking institutions and grant assistance programs
are in place.

“REJUVENATION”
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Many property owners shudder when they hear the phrase
‘National Register of Historic Places”. This perception is
unfounded with the reality being much different.
With an eligible historic structure, a business may be able
to see a 20% return on all costs invested in the historic
property. The rules are relatively straight- forward and
reasonably easy to meet.
Interested owners of historic properties can start by visiting
the Tennessee Historical Commission at
www.state.tn.us/environment/hist. Information is online
which can help guide the process. Owners should also
consider consultations with a design professional who can
explain the process in more detail.
The Square was placed on the National Register of Historic
Places in 1999. All buildings on the Square are considered
‘contributing structures’, thus every façade and storefront is
important. Every effort should be made to enhance this
characteristic whenever possible. Some of this effort will
be done voluntarily, some must be legislated.
The City of Lebanon adapted an ordinance to create the
Lebanon Historic Preservation Commission on May 29,
2013. Since then, the Mayor has appointed a seven
member commission charged with researching and
bringing forward recommendations for Historic Districts.
Lebanon’s first Historic District was approved in December
of 2014. The commission has several more areas under
consideration and is moving forward towards their approval.

Fischbach Transportation Group, Inc.

THE MILL

Rountree & Associates

PICKETT CHAPEL
METHODIST CHURCH

GREENWOOD
COMMERCIAL
DISTRICT

FITE –
FESSENDEN
HOUSE

LEBANON PUBLIC
SQUARE HISTORIC
DISTRICT

COMMERCIAL/PUBLIC
STRUCTURES OF HISTORIC
SIGNIFICANCE
RESIDENTIAL STRUCTURES
OF HISTORIC SIGNIFICANCE
LEBANON PULBIC SQUARE
HISTORICAL DISTRICT
NATIONAL REGISTRY OF
HISTORICAL PLACES

HISTORIC RESTORATION

CUMBERLAND
UNIVERSITY
CAMPUS

CUMBERLAND
UNIVERSITY
NEIGHBORHOOD
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Cumberland University is one of Lebanon’s most
treasured institutions. Founded in 1842 and serving
the region through good times and bad, Cumberland
University is a thriving organization with a dynamic
vision of its future.
The proximity to Lebanon’s business and historical
center is an opportunity not equaled in any surrounding
community of our size. The economic and business
opportunities which could flourish with the proper
nurture are unlimited. Clothing, personal service, dining
and entertainment are but a few of the opportunities
which exist. Currently,1345 students are enrolled at the
University with 877 being full time. Of these students,
350 live on campus and another 600 live within the city
limits. If current trends hold, it is expected that 750
students will be living on campus. A new dorm was
completed in 2014. These young people represent a
large market segment who do have the economic
resources to support business.
Businesses catering to and supporting the student
body should be strongly encouraged and undertaken
by local entrepreneurs.
The Historic Lebanon plan addresses the Cumberland
phenomenon in several ways. First are the obvious
infrastructure elements such as trails, banners, and
gateways. A CU student should be able to walk or ride
their bike to all major business, entertainment and
cultural opportunities.
In November of 2012, Cumberland University
partnered with Historic Lebanon. Cumberland
University sets an example of community partnership
that is vital to the success of any economic
revitalization effort for the Public Square and other
historic areas.

DESIGN INITIATIVE
CUMBERLAND UNIVERSITY

REPRINTED WITH PERMISSION OF CUMBERLAND UNIVERSITY
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WHAT- The Land Use Plan is a guide for the redevelopment and future growth of our
City. The map portion of the Plan shows those areas intended for residential,
commercial or industrial uses. The Plan does not exactly fit with the current City
zoning districts, thus there is some room for interpretation and flexibility.
WHEN- The Land Use Plan has recently been updated based on the continued growth
of our City. A consultant guided the City in the process of updating the Plan with
assistance by the public, an advisory committee, and the Planning Commission.
WHY- Based on the rapid growth and development of Lebanon, it is important to take
time to stop, review our history and plan for the future. The Plan is a guide for decision
makers. It expresses the City’s goals relative to the physical development of Lebanon.
WHERE- Although the focus of this document is the Square and surrounding area, the
Land Use Plan covers the entire City and includes the City’s Urban Growth Boundary
(UGB). The UGB is defined as areas within the County that may be annexed by the
City of Lebanon.
•PARK/OPEN SPACES
•PUBLIC
•LOW DENSITY RESIDENTIAL
•MEDIUM DENSITY RESIDENTIAL
•HIGH DENSITY RESIDENTIAL
•RESIDENTIAL MIXED USE
•RESIDENTIAL/PUBLIC/COMMERCIAL
•COMMERCIAL/OFFICE
•COMMERCIAL
•INDUSTRIAL/OFFICE
•INDUSTRIAL

LAND USE PLAN

The Square is designated
residential/public/commercial
and is considered Lebanon’s
Central Business District. A
variety of uses, such as
restaurants, specialty retail, and
loft residential, are encouraged
to locate on the Square.

27

Historic Lebanon Revitalization Initiative

Manous Consulting & Design

Fischbach Transportation Group, Inc.

Rountree & Associates

WHAT- The Major Thoroughfare Plan is a document outlining
short-term and long-term improvements to the City’s
transportation system. It recommends improvements to the
City’s transportation system. It recommends improvements to
existing roadways and the location of new roadways. The Major
Thoroughfare Plan and the Land Use Plan work hand-in-hand to
appropriately address growth within our City.
WHEN- The Plan is currently in the process of being updated.
Work being undertaken includes ensuring consistency with the
Land Use Plan in terms of land use projections and being
compatible with the Metropolitan Planning Organization’s
transportation model.
WHO- The Plan is a document primarily used by the City’s staff
in making recommendations regarding where new roads should
be constructed or existing roads should be widened. Developers
use the Plan in their decision making process for finding property
and determining appropriate uses for such property.
WHERE- The Major Thoroughfare Plan includes the entire City
And covers the City’s Urban Growth Boundary.

MAJOR THOROUGHFARE PLAN
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Understanding The Impact of Sinking Creek
Effective and timely management of Sinking Creek is an important task which affects the efforts
of this initiative. The Federal Emergency Management Agency (FEMA) regulates development
within a flood-prone area. The Sinking Creek Watershed Flood Insurance Rate Map (FIRM) is
the primary document identifying special areas within the Sinking Creek watershed that are
specially regulated. The most recent update of the FIRM was completed in 2000.

The Sinking Creek watershed encompasses the majority of the City to the south of the Square
including most developments along South Cumberland, past the I-40/US231 interchange, to
Maddox-Simpson Parkway.
Flooding in a watershed is directly dependent on development in the watershed. Since the most
recent revision of the FIRM, the Sinking Creek watershed continues to undergo a significant level
of development which changes the flood events experienced within the study area. New paving
and buildings; changes in the shape and cross-section of the creek channel; and addition or
removal of bridges and culverts are some of the factors which change flooding downstream from
new development.

Sinking Creek flood events are quantified and documented by Federal Emergency Management
Agency (FEMA) as part of the National Flood Insurance Program. Flood information for individual
watersheds and communities gathered by FEMA is summarized and used by the general public
in the form of Flood Insurance Rate Maps (FIRM). These maps calculate and model the extents
and elevations of flood events in a watershed.

The Special Flood Hazard Areas or 100 Year Flood Plain are areas in the water shed
where, during flooding events, standing or moving water will be found. This area is typically
defined by the elevation of the land in and around the water course. Development in these
areas is restricted by the following general limitations.
New commercial structures must have all finished floors one foot above the
100 Year Flood Plain elevation as determined by the FIRM.
2. New residential structures must have all inhabitable spaces four feet above
the 100 Year Flood Plain elevation.
3. All vehicle parking areas must be no less than one foot below the 100 Year
Flood Plain elevation.
4. Site Grading activities must be balanced on the site. No more or no less
volume of earthen material is allowed on the site.
1.

The Floodway area is the area within the flood channel where water is actively expected to
flow during a flooding event. This is the most dangerous portion of a flooding event. New
development within the floodway area, in the form of structures or impediments to the flow
of the stream, is strictly regulated. Most inhabitable structures are not allowed.

Periodic updates to these maps can be undertaken by all levels of government or private entities
as conditions change within the watershed. These maps are then used by local government and
the public to direct activities and development in the watershed. For example, a FIRM is used to
determine who is required to purchase flood insurance for their property. New development within
the watershed may be prohibited or restricted based on the projects location within the watershed.

FLOOD PLAIN STUDY
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SPECIAL FLOOD HAZARD AREA (100YR FLOOD PLAIN)

FLOODWAY AREA

BASE FLOOD
ELEVATION (IN
FT)
Sinking Creek is the major topographical feature which affects
the majority of existing structures and proposed revitalization
initiatives in the study area. Square history is peppered with
flooding events which have shaped the history of the downtown
area. Future flooding events and/or catastrophic fires could
irrevocably change the character and look of the downtown
area. Federal and State regulations will strictly limit
replacement of property lost to catastrophic events. New
structures in the affected areas will not be built at elevations
typically found on the Square. A basic understanding of Sinking
Creek’s impact on the Square is an important goal of this
study.
Sinking Creek

Study Area - Flood Insurance Rate Map (FIRM)
47189C183D Dated February 20, 2008
This is the current special flood hazard area
identification map used by government and the public
to understand properties effected by special
development regulations in flood prone areas.

ENGINEERING ISSUES
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•Revitalization is all about economics;
Economics for businesses, land owners, and the City

•Revitalization is about a beginning;
A first step, not a ‘master plan’ set in stone

•Revitalization is a tool;
A tool for grant applications, for the public process and for promotion

•Revitalization is a working document
A ‘living’ not a ‘shelf’ document to be revisited, expanded and amended continuously

CONCLUSION

31

