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Ii-the Urban Land Institute
is a nonprofit research and
education organization that pro-
rmotes responsible leadership in
the use of land in order to enhance
the total environment.

The Institute maintains a
membership represeniing a broad
spectrum of interests and sponsors
a wide variety of educational pro-
grams and forums {0 encourage
an apen exchange of ideas and
sharing of experience UL{ initi-
aies research that anticipates
emerging land use irends and is-
sues and proposes creative solu-
tions based on that research:
provides advisory services: and
oublishes a2 wide variety of mate-
rials 1o disseminate information
on land use and development.,

Established in 1936, the In-
stitute today has some 14,000
members and associates from 77
countries, representing the entire
spectrum of land use and devel-
cpment disciplines. Professionals

represented include developers,
builders, property owners, ifi-
vestors, architects, public officials,
planners, real esiate brokers, ap-
plaisers, attormeys, engineers, fi-
nanciers, academicians, siudents,
and librarians. ULI relies heavily
on the experience of its members.
It is through member involvernent
and information rescurces that
ULl has been able o set standards
of excellence in development prac-
tice. The Institute has long been
recognized as one of America’s
mast respedied and widely guoted
sources of ohjective information
an urhan planning, growth, and
developinent.

This Advisory Services panel
report is intended to further the
objectives of the Institute and to
make authoritative information
generally available to those seeking
knowledge in the field of urban
land use.

Richard M. Rosan
President

© 1995 by ULl-the Urban Land Institute
{0725 Thomas Jefferson St N.W.

Suite S00W

Washington. D.C. 20007

all righis reserved. Reproduction or use
of the whole or any part of the contents
without written permission of the copy-

right holder is prohibited.

UL Cajalag NMuniber: ASK D02
Caver photo: Karen A, Dasnielsen



ABOUT ULI ADVISORY SERVICES

he goal of ULl's Advisory Ser-
vices Program is io biing the
finest expertise in the real estate
field io bear on complex land use
planning and development prol-
ects. programs. and policies. Since
1947, this program has assembled
well over 200 ULI-member teams
to help sponsors find creative,
oractical solutions for such issues
as downtown redevelopment, land
management stralegies, evaluation
of development potential, growth
management, community revital-
ization, brownfields redevelop-
ment, milltary base reuse, provi-
sion of low-cost and affordable
housing, and asset management
strategies, among other matters. A
wide variety of public, private, and
nonprofit organizations have con-
tracted for ULI's Advisory Services.
Each panel team is composed
of highly qualified professionals
who volunieer their time to ULL
They are chosen for their knowl-
adge of the {opic of the panel and
screened to ensure their objectiv-
ity ULl panel teams are interdis-
ciplinary. Teams typically include
several developers, a landscape
aichitect, a planner, a market an-
alyst. a financial expert, and others
with niche expertise needed to
acidress the project. ULl teams pro-
vide 2 holistic look at development
problems, Each panel is chaired
by a respecied ULl member who
has previous panel experience.
The agenda for a five-day
nanel assignment is intensive. it
includes an in-denth hriefing day

composed of a tour of the site and
meetings with sponsor represen-
tatives, a day and a half of hour-
long interviews of typically 80 to
{00 key people within the com-
rmunity: and a day and a half of
formulating recommendations.
Many long nights of discussion
precede the panel’s conclusions.
On the final day on site, the panel
makes an oral presentation of iis
findings and conclusions to the
sponsor. At the request of the
sponsor, a writien report is pre-
pared and published.

Because the sponsoring enti-
ties are responsible for significant
preparation before the panel’s
visit, including sending extensive
briefing materials to each member
and arranging for the panel io meet
with key local community members
and stakehciders in the project
under consideration, participants
in ULI's five-day panel assignments
are able to make accurate assess-
ments of a sponsor's issues and
to provide recommendations in a
compressed amount of time.

Akey strength of the program
ts ULI's unique ability o draw upon
the knowledge and expertise of its
members, including land develop-
ers and owners, public officials,
academics, representatives of fi-
nancial institutions, and others.
In fulfitiment of the rnission of the
Urksan Land Institute, this Advisory
Services report is intended to pro-
vide objective advice that will pro-
mote the responsible use of land
to enhance our environment,
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would also like to thank Dor Par-
nell, executive vice president, and
Pete Crowley, director, of Central
City Development of the Knoxville
Area Chamber Partnership for their
insightful information on the city

o

and the project. Mike Wilds, ex-
ecutive director of the Knox Coun-
ty Tourist Commission, and Nor-
man Whitaker executive director
of the Metropolitan Planning Com-
migsion, also deserve acknowledg-
ment for thelr important roles in
the convention center project. Spe-
cial thanks go to Pete Crowiey
and to Becky Ishibashi and other
PBA staff for their logistical sup-
port in assembling an extensive
briefing book.

The pane!l would also like to
axpress its gratitude to the many
civic leaders, husiness leaders, and
citizens of Knoxville who took the
tiime to share their ideas, insights,
and optnions with the panel dur-
ing the interview process. The <it-
izen participation process is always
crucial to the panel's end product.
The panel’s recommendziions are
a blend both of the city's concerns
and of the input of all participants.

LN




PANFEL MEMBERS AND STAFF

PANEL CHAIR

Michael F. Kelly
Managing Direcior

Madison Marquette Realty Services

Minneapolis, Minnesota

PAMNEL MEMBERS

teremy | Alvarez

Vice President

Urban Engineers, InC.
ohiladelphia, Pennsylvania

Keith W. Campbell
wssociate Vice President
RTEL Associates
Chicago, Hinois

Christopher Degenhardi
Principal

The Degenhardt Company
Mitl Valley, California

leanne Giordano
Fresident

Jeanne Giordano, Lid.
new York, Mew York

Blount Hunter

President

M. Blount Hunter Refail &

2eal Estate Research Company
sorfolk, Virginia

Alicia Mazur

Deputy Commissioner
Chicago Department of
Planning and Development
Chicago, Hlnois

Diavid C. Petersen

Managing Director
Development Advisory Services
fricewaterhouseCoopers
Tampa, Florida

Oakleigh |. Thorne
Principal

Thorne Consuliants, Inc.
Kensinglon, Maryland

Martvin F Weissberg
Founder and Chairman
of the Board
Weissherg Corporation
Artington, Virginia

ELE ON-BITE STAFF

Karen A. Danielsen
Project Direcior
Director, Residential

Linda Hollis
Director, Development Policy

Frances Foster
Administrative Assisiant
Land Use Policy

Rose Kim
Events Managet



FOREWORD: THE PANEL'S ASSIGNMENT

he panel was asked to address
a series of issues related to the
existing plans for the convention
center, drawn up by the Pubtic
Building Autharity (PBAL The main
question raised by the sponsor was
whether the World's Fair site could
reasonably support private devel-
oprnent in conjunction with a con-
vention center, given Knoxville's
poiential local, regional, and na-
tlonatl markers.
The sponsor also wanied the
panal members to consider the
following issues and themes as
recommendations were developed:
e What is the package of ameni-
ties that could realistically be
developed to support the con-
vention center and to draw local
and regional patrons? The panel
was also asked to identify po-
tential market opportunities
appropriate for the site

e How can the sponsor address
the public's concerns for pre-
serving or enhancing the park's
existing features? These con-
cerns include the preservation
of green space and open areas
for concerts and large evenis.

¢ What is the polenttal drawing
power of the conveniion center
and its influence on the rede-
velopment of the downtown?

Wheat henefifs and impacis
might the convention center
hiave on surrounding uses,
such as the Fort Sanders
neighborhood and the Univer-
sity of Tennessee, and how
could the impact on existing
businesses and historic struc-
tures be minimized?

What impact would the con-
vention center have on exist-
ing infrastructure, and what
new infrastructure would be
needed to serve the site?

How should the PBA proceed
with the development strategy,
and how should it structure the
relationship with the develop-
er 1o recapiure eventually the
public tnvestment in the site?

The panel began its orienta-
tion for the Knoxville assignment
by reading a detailed briefing book
provided by the spensor. Panel
mermbers followed up this prepa-
ration with on-site visils, a view-
ing of areas surrounding the CBD,
and a one-and-one-half-day series
of interviews with more than 100
interested individuals, who shared
their insights, ideas, and opinions
on the World's Fair site. Then the

panel worked through the infor-

mation presented. This report is
& consensus response to the
SPORSOr's questions,

Mifee Edwards of e Knox-
ville Pulilic Building Aulhor-
ity introduces the panel pre-
seqttaiion.




ke Kelly, panel cliair, takes
guestions from the audiciice
during the public presentation.

The panel recentpeended hold-
iHg more evenls such as ife one
advertised fere an the World's
Fair site ta draw prore people
lo the downiows
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The panet believes that this
assignment has offered a unique
opportunity to review land plan-
ning concepts for a parcel of urban
land that has significant meaning
for the people of Knoxvitle: the
World's Fair site. The site retains
a superb potential resource for the
redevelopment and revitalization
of a major portion of the CBD. The
fact thai a new convention center
has been approved for this site,
together with the opportunity to
modernize end enhance the park
as a destination gathering place,
is clear evidence of the commu-
nity consensus behind beginning
o rernake the downfown into a
regional destination.

The panel broke into teams
1o address four basic response
areas to the questions presented
to them: market issues and po-
tential. planning and design, de-
yelopment sirategies, and imple-
mentation. The panel's primary
assignments were [© piovide an
overview of prospective and pe-
tential land uses for the World's
Fair site, based on buiiding a new
convention center, and to analyze
the center's potentizl impact on
noxville, the downtown, and ad-
jacent areas.

Of primary concern were the
lack of existing attraciions and
amenities close to the new con-
vention center's site, and the fact
that convention center business
by itself will not support substan-
tial added private development.
Some people interviewed by the
panel expressed the view that, for
the convention center to succead
she PBA and the city will also have
to creare simuitaneoussly a maglc
bullet or a major destination draw
that wilt automatically make the
World's Fair Park a site that can
compete with ather famous en-
tertainment and attractions,

The original development ab-
jectives that rhe city established
for the convention center have
offered a guide to the panel as it
has developed its recommenda-
tions. The panel feels that every
one of the goals can be success-
fully accomplished without a
magic bullet solution. The city's
development objectives state that
the convention center should:

« Serve as an economic catalyst,
+ Stimulate additional develop-
ment/redevelopment for the
Knoxville area.

Bring more local people down-
toOwWn.

A

« Reinforce the downtown's po-
sition as regional hub,

= Strengthen Knoxville as the
gateway to the Smaky Moun-
tains.

s Create appeal to convention o
ganizers and meeting plannars.

« Present a high-quality image
of the community, reflecting
local assets and resources.

« Generate peripheral develop-
rnent for the convention cenfer,
to establish a competitive edge

& Provide additional entertain-
ment/recreational amenities.

The panel suggests that the
community must successfully ren-
ovate and restore a major portion

of the World's Fair site as a publc

nark. The most heneficial impact
the convention center could pro-

vide to the community would arisc

fror a program fo preserve and
enhance the park, reconnecting
the patk to the Tennessae River
and allowing the continued use
of the site as a gathering and
event place.

The ten panel members con-
tributed their time and expertise
to the city of Knoxville on behalf
of UL! and the citizens of Knox-
ville. This report documents the
panel's findings, conclusions, anc
recommendations, which were
publicly presented to the spon-
sors and interested citizens of
the city of Knoxville on fuly 31,
1998 at the conclusion of the
nanel’s work.

;




OVERVIEW AND SUMMARY OF RECOMMENDATIONS

Located within a day's drive of
more than half of ihe U.S, pop-
ulation, Knoxville stands at the
crossroads of three major high-
ways and near the most visited
national park in the United States,
Three national parks and seven
recreational lakes lie within a 90-
minute drive of the city. Knoxvilie
is less than an hour from Gatlin-
burg and Pigeon Forge, two major
entertainment destination cities
in East Tennessee.

Knooville's downtown, like
many American central business
districts, has experienced popu-
lation loss and has lost business
(0 the suburbs. Recognizing the
need to draw bath the local and
the tourist trade to the downtown,
Knoxvitle believes that building a
world-class convention center wiil
jump-start private investment in
the convention center site and
inject new business activity into
the downtown. This facility is to
be large enough to attract major
pational and local conferences,
trade shows, and events.
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The city of Knoxvilie believes
that it should capitalize on its lo-
cation at the intersection of I-75
and i-40 and at the entrance to
the Great Smoky Mountains Na-

AT MARDVILLE PK,

rional Park as part of a lerger re-
development strategy. The city
aiso wants to tap into iis other
local resources 1o assist in the
process: Knoxvilie has the dis-

tinciion of housing the Universii-

of Tennessee and the Tennessee

Valley Authority (TVA) and of beir?

close to the Cak Ridge National
Laboratories.
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SITE DESCRIPTION fection process that includad a the most appropriate because of

substantial amount of public its name recognition, the avail-
scrutiny; the choice of site ulti- able land, its location near the
mately was based on community  intersection of 1-40 and I-75, and
consensus The site was deemed  its proximity to the downiown.

The city of Knowville, through
the PBA, selected the 53-aqe for-
mer 1982 World's Fair site for the
convention center after a siie se-




The Warld's Fair site remains
a popular place for big evesiis,
Here the park is being zet up
for an auldoor rock concert,

After the fair closed in 1982,
the temporary structures were re-
moved, leaving the site with a mix
of new and histortc struciures.
Opened in 1986, the Knoxville
Museum of Ari, & 35 000-square-
foot facility, is the site's most re-
cent addition. The buildings re-
maining from the World's Faly
include the Sunsphere, an am-
phitheater and a 65.000-square-
foot exhibit hall, The historic LEN
Station and the L &N Depct build-

"ing have been used as restauranis
and for catering. The Candy Facto-
rv, another historic struciure, is a
seven-story brick factory/warehouse
used for arts and crafts workshops
and for the producition of hand-
crafted chocolates. The site also
has a passive water feature huilt
for the World's Fair that runs al-
mosi the lengih of the park, an
aging viaduct that bisecis the siie
ab midpoint, and a gated railroad
track that fraverses the length of
the site. There are several parking
Inis scattered throughout the site
in varicus staies of improvement

The site has served as a city
park since the end of the fair and
continues to be used for shovt-term
city avents, fesiivals, and concerts,
Despite the central location and
the site's recognition potential,
littie 1o no development has oc-
curred on the site in the past 16
years. This new convention center
will be the largest developraent
undertaken in the city's history.

Before the ULI panel was as-
sembled, the PBA had prepared a
concepiual master plan for the
development, enhancement, and
expansion of the site. The PBA had
worked with a number of consul-
tants to site and plan the conven-
tion center and had tentatively
selected a site for the building
near the southernmosi poriion of
the World's Fair site. The site se-
lection process received an enot-
mous amount of public atiention

and input before the convention

center's site had been decided.

The PBA had also issued an RFC

seeking qualifications from de-

velopers interesied in building
the convention center.

The convention center proj-
ect and the redevelopment of the
World's Fair site are parts of a larg-
er revitalization effort for Knosx-
ville. The city has the following
ongoing or recently completed
public and privaie projects that
will be influenced or affected by
the redevelopment of the World':
Fair sile:

e Riverfroni Developiment. This pro-
fect is a combination of public
and privete ventures. The wa-
terfront park ia part of a large
riverfront development on the
Tennessee River, The project
also includes a restaurant, a
commercial area, a residential

Galeway Pavilian {left) and
Knagville's new riverfron! de-
velopmen! {right).




development, and the Women's
Baskethall Hall of Fame. The
city of Knoxville and the Na-
tional Park Service are jointly
developing a regional informa-
tion center along the river to
be called the Gateway Pavilion.
Market Squgre, The city has
adopted a redevelopment plan
for the historic stvuctures
fronting on a large city plaza in
(noxville's downtown. Market
Square currently contsing a
modest mix of uses including
restaurants, retail uses, and
oifice space.

Ofd Cityr. The Old City 15 a tum-
af-the-century comimercial sec-
tion full of restored and unre-
stored warehouses and other
historic stiuctures that has had
mixed sucress as a commercial,
enterfainment, and downiown
residential area.

Miror League Baseball Stadivm . A
siadiwm has been considered
for the northemn end of the
World's Fair site, near the in-
fersection of Interstates 40
and 75.

SUMMARY OF FINDINGS ARD
RECOGMMENDATIONS

The panel believes the fol-
lowing strategles are the most
Imporiant to ensure reasonable
success for a new convention
center an the 1282 World's Fair site;
¢ The city should draw up a

master plan for the site that

inctudes residential elements,
limited commercial ises, civic
spaces, and park facilities with
recreational venues. The mas-

ter plan should also involve a

site-specific hospitality siraie-

gy that is part of a cibvwide

hospitality or tourism plan. A

mastar plan needs (o be devel-

cped to create a first-class park
that will be a defining image
for Knoxville and to establish

a commitment to open space

preservation. The master plan

should;

s Use g theme for the World's
Fair site as the guiding
principle for design and
parcel development, such
as one related to the Smoky
Mountains.

2 QOpen up the site's culvart,
and restore the creek and
water features.

¢ tse plant species native to
the Smoky Mountains.

v Remove the rall line,

e Encourage additional mu-
seums drawing on local his-
tary and attractions.

¢ Develop multiple festival
places.

The panel believes that the

proposed 400,000- t¢ 450,000-

square-foot convention center

plan is appropriate, with 2p-
proximately 100,000 square

feet of that space devoied o

exhibition space. The panel

suggests an alternative place
on the Waorld's Fair site—a loca-
tion facing Henley Sireet—io
that originally proposed for the
convention center This alterna-
tive site would offer many devel-
opment advantages over the
original site proposed. Locat-
ing the convention center on
the alternative site, which is
closer to the downtown, will
draw more visitors to the busi-
nesses that now exist in the

CRE.

feanne Giordano presents fer
recommendalions during the
public meeting.




The Heliday 1rn borders 1he
site.

@
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Enhanced amenities on the
site and near the convention
center are needed and should
be built to mirror the scale of
the site and not to overwhelm
it. Alnenities needed include
existing hotel renovation and
expansion, plus retail, restau-
rant, and entertainment uses
to support the convention
center,

The city will not be able to sup-
port new hoiel space solely
hased on the convention cen-
rer fraffic. A city's economy
drives the need for new hotel
space; thus, until the business
climate can support such space,
the panei recommends that
existing hotels be renovated
and expanded before new ones
are built.

The plan should try to concen-
irate activity support for con-
vention center users in and
around the downtown, where
there are already natural nodes
of development, such as Mar-
ket Square.

Downiown residential devei-
opment should aiso be part of
the strategy Lo support new re-
tail and the Market Sguare re-
development. Local demand
senerated by people living
downtown will help support
retail and other amenities
needed to level off the peaks
and valleys of the convention
center trade. The city should
supporst residential develop-
ment by instituting a friendly
permit process and supporting
the conversion of historic
buildings.

Keeping residents in the down-
cown should invelve the Fort
Sanders neighborhood in the
plan. The plan should also
promote rmedivm-density re-
development along | 1th
Sireet. Portions of the Fort
Sanders neighborhood should
have historic zoning overlays
io help control designs as de-
velopment/redevelopment oc-
curs in the Fort Sanders neigh-
norhood, and to make the area
eligible for historic preservation
tax credits for rehabilitation.

The panel recommends that
the city establish two dedicat-
ed positions to work toward
the successful development of

the World's Fair site. The more |

important position would be a
dedicated project managers
iwho mav work for the PBA if
appropriate) (o oversee the
day-ta-clay activiites of the con-
vention center consiruction. The,
project manager should be
sormeone who comes from the |
private seclor of POSSESSESs sig
nificant private sector expertise
and is skilled in the adminis- ]
tration of muitiuse prejects.
The other position would be 2
full-time marketer who would
prorhoie the downtown. Either
the marketer should be hired
under the Central Business
improvement Disirict (CBIDY,
or the city of Knoxville should
start a new agency or office
devoted to this purpose.




MARKET ISSUES AND POTENTIAL

DEVELOPMENT CONCEPT
SUMMARY

The PBA plan for the reuse
of the 1982 Warld's Fair site has
focused on the construciion of 4
state-of-the-art convention cen-
ter The PBA has prepared a con-
cepl plan 1o address the needs
and opportunities presented by
the initiative, using the following
goals:

v 1o achieve ihe success realized
by other destination cities in
obtaining additional economic
benefits for the community as
a result of their investrment in
2 convention center,

« To respect the original concept
of a diverse range of commer-
cial uses to be located at the
site (proposed by various ad-
vocates between 1931 and the
present).

The PBA and the city have
recognized the importance of se-
Jecting the aptimal lacation for
the convention center. Based on
criterta identified by their consul-
tanis and others, several sites have
been identified and analvzed, with
the World's Fair site emerging as
the one preferred by local interests
and meeting planners

Advocates of World's Fair site
euse have suggested opportuni-
ties for daveloping new activities
ihat would strengthen, enhance,
or systain the performance of the
convention center ifself and the
paits of downtown Knoxville that
surround the World's Fair site.
These reuses or initiatives could
include such compatibie elements
45:
¢ Residential units: muitifamily
and single-family housing
priced at market rates and tar-
geied primarily at single pro-
fessionals, empty nesters, fac-
ulty members, and visiting
execulives.

«  Additional cultural and recre-
ational amenities to comple-

ment the Knoxvitle Museum of
Art and the existing amphithe-
ater. Logical themes to be ex-
pioited in the Knoxville area
include technology and nature,
as exemplified on the one hand
by the Tennessee Valley Authaor-
ity (TVA) 2nd Oak Ridge Nation-
al Laboratories and on the other
hand by the Smoky Mountains.

¢ A larger, upgraded park on ihe
World's Fair site that can be-
comae the living green space
for Knosxville.

Market support for many of
these uses must be evaluated o
assist the PBA and any future de-
velopiment pariners in determin-
ing the highest and best use for
the other parcels on the site.

Thie panel's markeling leam,
Bloust Hunier {left} and

Bavid Petersen (middle rear),

interview concerned citizens.

v




Toni McAdams, special caun-
sef to the Public Building Au-
therily, biefz the panel.

COMMUNITY GOALS AND
OBIECTIVES

Market studies prepared for
the community and PBA in 1992
and 1997 identified the need to
expand supporl facilities near or

adjacent o the convention center

and to enhance the overall aitrac-
tiveness of Knaxville as a destina-
ticn. Accordingly, the PBAs con-
cept pian has proposed to develop,
of encourages cthers to develop,
the following:
s Mew or expanded hotels near
the new canvention centier
¢ Retail, restaurant, and enter-
tainment enterprises nearby,
either as & newly buili complex
like an urban entertainment
center {UEC) or a5 freestand-
ing elements.
Additional tourisi-oriented at-
tractions and destinations.
The ULI panel concurs with
this plan and encourages the PBA
to adopt a development plan that
positions the entrance [o the con-
vention center as close as possi-
ble 1o the existing nucleus of
downtown hotels.

@

ROLE OF THE PBA

Given its successful track
record in developing major pro-
iects sponsored by the city and
county governments, the PBA has
been authorized by the city of
Knoxville to initiate development
of the convention center on the
World's Fair site and to encour-
age the private development of
other uses on the World's Fair
site through various means, in-
cluding participation in public/
private joint ventuies.

A request for qualifications
IRFQ) issued by the PBA in May
19498 has atiracted responses
from several regionally and na-
ticnally known developers of pro-
iects similar to those contem-
plated in the PBA concept. The
PBA will prepare a building pro-
gram defining the required and
cptimal buitding areas {o be de-
veloped on the World's Fair site
and in the surrounding areas.

MARKETING AND
DEVELOPMENT STRATEGIES

The panel's markering team
has evaluated whether 2 unified
development approach for the
Warld's Fair site was possible and
concluded that, based upon com-
munity goals and objectives, such
an approach is not only realistic
but desirable for the World's Fair
site. As was done wiih the site
selection process, a community
consensus and strategic resolve
should seive to define the goals
for the World's Falr site reuse.

Knoxville expects (o attract
one or mare development {gams
that will unidertake at-risk develop-
ment of the privaie development
porticn of an overall public/private
project. The interviews have sug-
gesied reasonable community
acceptance of a state-of-the-art
meeting and conference center,
As a result, this one element of
the site reuse is assumed to be
oroceeding, however, the nature
and extent of additional commer-
cial development on the site—
while such development is deered
appropriate and desirable by PBA
members and other constituents
in the community——are less evolved
as concepis.

DEFINING A THEME

Theming the redeveloped
World's Fair site should continue
as a strategy. The 1982 World's
Fair was organized around an en-
ergy theme, with an emphasis on
a combination of aducation and
fun for the family By all accounis
the clarity of theme provided a
successful marketing base for the
fair. Similarly, a comprehensive,
compelling theme can be a desir
able aspect of a master plan for
the World's Fair site.

From a marketing perspec-
tive, theming bhecomes a useful
tool A theme provides a market-
ing piatform and a focused basis
for generating market support,
and the theme need not be of 2
commercial nature Valid ideas
for application in the Knoxville
area could range from the great
outdoors io Appalachian life. A
possible strategy of maximizing
the passive park space on the
World's Fair site would present
opportunities for developing a
theme to distinguish this park, #
theme should retiect inherent,
unigue attributes of the site or
sefting, to maximize competitive
advantage. A theme that can be
easily replicated will have dimin-
ished impact; those that are artl-

ficially generated may have shar-

er jife cycles than those that are
more indigenous or genuine.




In addition to previding a
marketing platiorm, a theme would
assist in the selection process
when multipie development pro-
posals are under consideration.
All things being equal, a proposal
that best fits or enhances the
chosen World's Fair site theme
would stand out among compel-
ing development concepis,

IDENTIFYING SOURCES OF
MARKET SUPPORT FOR
PROPOSED DEVELOPMENTS

The Knoxville region has di-
verse sources of market support,
including a growing resident base,
a large student population, and 2
visitor market. The visitor market
can be further divided into desti-
nation vigitors and a substantial
pass-through popwlation. These
sources of market support reflect
external factors, including Knox-
ville's geographic focation, its
sirategic posifion at the intersec-
tion of three major interstate high-
ways, and internal characteristics
like ithe main campus of the Uni-
versity of Tennessee, and a stable
economic base.

Each of the key sources of
market support can be readily
gocurnented and quantified:

o The resident population of the
metropolitan statistical area
{MSAY) itself is approaching
600,000 through natural growth,
fueled by a reasonably strong
jocal economy.

¢ The University of Tennessee rep-
resents a submarket of nearly
30 000 students, generating
pumerous economic benefits
reiated 1o expenditure and
urnaver,

= The overnight visitor market in
the MSA is estimated at 1.8
millton per year, with estimates
of pass-through tourist/visitor
traffic of 9 1o {1 million per year.

Making an assessiment of the

World's Fair siie’s market potential

will be a drarmatically different

task from projecting market sup-
oot for @ specific development
concept located on a specific par-
cel It is not possible to define the

World's Fair site's market potential

except in response o a relatively

specific development proposal,
in assessing ihe poteniial and

probable consumer responses (o

a World's Fair site development

concept, full consideration must

be given to the sources of market
support, as identified using real-
istic assumptions such as:

« The aggregate market response
to the specific items of the de-
velopment proposal, as deter-
rained by the viability and sus-
eainability of ihe concept itself.

e Physical access o the site.

= Presence or absence of com-
petitive concepis.

¢ Marketing prowess of the op-
erator in achieving hroad proj-
eCt awareness,

Knoxviile's markel potential
bage is vast, although tapping
into key sources of market sup-
poti will pose several distinct
challenges, including these facts:
»  The resident market, while

growing, is of modesi size by
national standards.

« The student population, while
large and robust, does not gen-
erate the full spectrum of retail
spending that would comes
from a comparable number of
employed households.

= The visitor market in Knoxville
is modest relative to those of
nearby tourist destinations. A
strategic goal of intercepting
pass-through visitors is ratic-
nal, though full of risks,

The Knaxville Museum of Ari.




Many destination attractions
and uses would be appropriate
for the urban civic space that the
World's Fair site represents The
existing Knoxville Museum of Art
is a prime example of a noncom-
mercial destination atiraction that
suits the location. Other facilities
serving civic, culfural, artistic, recre-
ational, or tourist purposes would
be appropriate on the World's Fair
site, and limited commercial de-
veiopment would be appropriate,
nased on the assumed convention
center.
The public sector should
praceed with caution, however,
on large-scale projecis such as
theme parks, urban entertain-
ment centers, or themed visitor
destinations because of ihe high
costs and high risks of this type
of developmeni. The PBA must
understand the magnitude of
market support required for an
urban entertainment center of 2
size sufficient to have a chance of
becoming a critical-mass desti-
nation in the Knoxvilie market.
The panel estimates this size {0
be 200,000 square feet and sug-
gests considering an exampie
hased on the foilowing market
support assumptions:
¢ That $80 million in annual sales
would be required to support
the proposed 200 000-square-
oot critical mass, with operat-
ing praductivity of $400 per
square foot,

= That sales productivity of less
than 3400 per square foot would
jeopardize the ability of the
development to cover construc-
tion and/or development cosis,

e That 5 million annuatl visits
would be required at the level
of average per capita spending
associated with this type of de-
velapment (510 per person}.

s That generating 5 miliion pa-
trons in the Knoxville market
would require subsiantial
rarket penetration.

To reach the required level
of traffic to support the proposed
facility fully:

Every adult in the EKnoxville MSA
rust visit six times per year;

Every convention center attendes
must attend;

Every student at the University of
Tennessee must attend iwlce
per month during his or her
aighi-month annual stay in
Knoxville, and

Every downtown worker imust visit
25 times per year {once every
other week).

in addition, He proposed develop-
it weuld still need Lo caplure 25 per-
cent of all leurists who drive through {he
region, or 100 percent of avernight visi-
fois {those using holels) in the Kroxville
region.

The panel's marketing team
believes that the probability of
generating and sustaining this
level of traffic, or market penstra-
tion, is not likely Therefore, such
an urban entertainment complex
should fall outside the domain of

public involvement. Althcugh the -

concept of a stand-atone urban
entertainment complex may not
be viable, assuming a critical mass
on the World's Fair site, critical
elemenis of an urban entertain-

ment complex may be individual-
Iy viable. For example, a mulii-
screen cinema may be profitable
in a location on or adjacent to
the World’s Fair site, Other com-
mercial demand could be accorm
rodated in areas suwrrounding
the site—including the Old City,
Gay Street, and Market Sguare—
if appropriate linkages can be es-
tablished with the World's Fair she

The modest market support
hase associated with the Knox-
ville region serves to limif the
number of realistic prospects
sinong entertainment venues
and operators that will realisti-
cally consider this market with-
out a substantial inducement or
subsidy that, under typical cir-
cumstances, would be requestec
of the developer and ultimately
of the city. Proven leaders in the
entertainment/theme-restaurant
industry will demand consider-
able sums to enter any market
they perceive to be marginal
compared with their usual oper-
ating markets, For mosi industn
leaders, Knoxville and communi
ties with comparable sources of
market support represent untest
ed opportunities.

Most successful tourist des
tinations and entertainment nodes
reflect unpredictable and/or un-
precedented results based on the=
market dynamics unigue 1o thei:
own sites. Mere atiempts al du-
plicating projecis that appear i«
be successful elsewhere without
replicating the critical underlyin:
market {actors will doom such
imitaticns to faflure,



SUMMARY OF MARKET
DEMAND: CONSIDERATIONS
AND ISSUES

The types of buildings, en-
terprises, and/or activities envi-
stoned by the current and previ-
ous proposals for the reuse of the
World's Falr site may be groupead
as follows:
= Conveiition Cenler. Current plans
suggest a total bullding area
af 400 000 to 450,000 square
feet, to accommodate an ex-
hibit hall, meeting rooms, bali-
room, and mechanical and
other nonrental space,
s Cammeicial Uses needed to sup-
poit the convention center:
¢ Hotel: a maximum of 200 o
300 new or renovated sieep-
ing rooms.

= Retail/restaurant: a maxi-
mmum of 50,000 square feet
of leasable space.

¢ Entertatinment: a possible
multiscreen cinema and/or
other elements, as success-
fully tested.

s Visitor-Related Uses not essential
to support the convention
center.

e Otfier Conimercial/Related Uses on
the World's Fair site.

The following discussion of
the market for these uses is based
on prior consultants' reports, opin-
ions of persons interviewed by the
ULl panel, and pane!l members’
experiences in evaluating similar
uses in comparably sized rnap-
kets Fach of these proposed ven-
tures must be carefuily weighed
against the PBA's evaluation ari-
teria, including cost, risk, plausi-
bility, and track record. If the PBA
adopts a development policy to
inciude or exclude uses nat relat-
ed to the convention cernler, the
optimization of the World's Fair
site reuse could address a diverse
{and conflicting) list of potentisl
LSEes.

COMVENTION CENTER

The size of the proposed
center {400,000 to 450,000 squaie
feet) appears to be reasonable
and consistent with the supply of
approximately 1,200 hotel rooms
in the downtown. The PBA may
elect to conduct more surveys
among potential users, focusing
on the activities of the TVA, Oak
Ridge Nationat Laboratories, and
the University of Tennessee. This
information could be used {o
confirm the projected amount of
reniabie space and to support the
reallocation of space between
meeiing and exhibiiion uses.

Further, such target market
research may revezl the cost-ef-
fectiveness of phasing conven-
tion center development, giving
priority Lo meeting and assembly
space. and defaying exhibit hall
construction to a future phase of
development, Pasl use patterns
at the existing convention center
may have been dictated more by
booking policy (or the absence of
such a policy) than by market de-
mand. Lucrative conventions and
trade shows will not be attracied
to the new center if newly insti-
tuted booking policies regarding
local consumer shows are not
strictly enforced.

il

The Hilton Helel, localed negr
the praposed convention cenler,
slands lo benefil from the new
eonstruction at the Werld's
Fair site.

lookisig oul froni inside the
existing convention cenler fa-
cifity on the Werld's Fair site.




Public art on the World's Fair

site,

VISITOR-RELATED USES NOT
ESSENTIAL TO CONVENTION
CENTER SUCCESS

Respondents to the PBA's de-
veloper RFQ and previous propos-
als for reuse of the Warld's Fair
site have included visitor-related
enterprises that could benefit the
Knoxville economy and the diys
residents. The PBA's ability to
capture these oppartunities and
develop a state-of-the-art con-
vention center will be linked to
the funding available tc PBA. ic
the community's whlingness to
develop the World's Fair site, and
to competing mandaies to rede-

velop other parcels in the area
surrounding the World's Fair site,

Some visitor-related uses that
are not essential to the marketabil-
ity or success of the convention
center might involve different cri-
teria for determining desirzhility,
For example, the development
decision behind the Knoxville
Museurn of Art was not a purely
aconomic decision.

Other commercial or related
uses on the World's Fair site should
be based on specific proposals
and should be evaluated as they
materialize.

OTHER OBSERVATIONS ON
THE MARKETARILITY OF THE
PROPOSAL

The success of the PBA's de-
velopment plan and investments
will be contingent on critical fac-
tors that may be outside PBA's
direct control. These factors -
clude many thai have already
heen addressed: downtown office
space occupancy and employment
growth; the perception of person-
al safety in the CBD at night; en-
couragement, support, and finan-
cial inducements/incentives for
existing and emerging restawrants;
retail and entertainment ventures
and parking; event programming,
management, marketing, and
cleanup; and pedestrian-scale
corridars with physical and visual
linkages with one another. Address-
ing these issues will have an im-
pact on conveniion center use and
on spin-off commercial ventures,

Lastly, unlike most PBA ef-
forts, this development program
may require a five- to ten-year time
frame to optimize its buildout. A
phased program of development
and pricritization will recognize
the Impaortance of ithe PBAs over-
sight of this development, as
compared with its usual role as
surnkev developer of single-pur-
pose or freestanding projects.

The pane! commends the city
of Knoxville for its thoughtfui and
careful approach to reusing the
World's Fair site for a civic pur-
pose. The impetus for construct-
ing a competitive convention

- center in this case stermns from a

strateay of broadening the eco-
nomic base of the region by im-
porting revenue from visitors whe
currently bypass Knoxville; this i¢
a credible aim. Also, g new con-
vention center will contribute sig-
nificantly to residents’ quality of
life in the Knoxville region.




To realize the full benefit of
tmpoiting visitor revenue requires
an acknowledament that the con-
struction of the convention cen-
ter musi be only one tactic within
a larger "hospitality strategy.” The
community must challenge itself
o identify and implement addi-
tional Tactics for realizing the
benefit of enhanced tax revenue
and employment from visitors.
Realizing the goal of imparting
visitor revenue does not end with
the decizion to fund and construct
a convention center; rather, it be-
gins with the construction of the
convention center and continues
through many other factics broad-
iy applied in the downtown and
across the cormmunity.

The panel is optimistic that
ihe Knoxville region can devise
additional tactics to execute 4
comprehensive hospitality strate-
gy. The panel also believes that
the community will see iis hospi-
tglity strategy as just one aspect
of bringing new vitality {o its
downtown, Other approaches to
revitalize the downtown include
business attraction and reteniion,
activity/event programining, and
building conservation/improve-
ment elements,

Downtowns achieve success
when they become arossroads des-
tinations for visitors, residents, and
all sectors of local market support
and when they provide multiple
reasons for their use. A downtown
thai is a strong employment node
where people voluntarily opt to
spend discretionary time and
reoney is mare halanced than a
vertical office park with a nire-to-
five population. A downtown that
is the preferred site for apartment,
condorninivm, loft, or townhouse
fiving by & wide variety of incoms
groups can support 2 broader aray
of retail and service establishments
than a place where all warkers re-
treal to their homes after wark. A
CBD using its unigue urban envi-
ronment as the basis for an en-
tertainment/dining district that
appeals to residents, tourists, and

workers has a means of competing
with the more standardized com-
mercial strip found in every com-
munity. A downtown actively pro-
grammed for and genuinely
embraced by a wide portion of
the local population becomes
impaortant in the lives of many,
Downiawns typlcally contain

the one-of-a-kind institutions, ac-

tivities, and vistas, that are sources
of community pride. Downtown
Knosville's attractive physical set-
ting and distinctive character offer
significant opportunities for creat-
ing a robust district that includes
the former World's Fair site while
extending well beyond the bound-
aries of the panel's study area.

Appreach to dowatows via
Henley Streel near the inter-
state interseclions.

[
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Parflike features already exist
araund the site.

PLANNING AND DESIGN

The Sunsphere and the Ten-
wessee Auphitheater are the
tast remaining Fuildings from
e 1982 World's Fair.

[
L

CONTERT FOR PLAMNNING

As the panel commenced its
assignrnent, the PBA had already
developed a conceptual master
plan for the reuse of the World's
Fair site resulting from the sife
selection process. The master plan
included a site and iocation study
of possible private development.
The PBA then scught developer
interest on its proposed uses.

It is the panel's firm convic-
tion thai it is now time to estab-
lish & comprehensive masier plan
for the World's Fair site, with a
major public park as one of the
site's main features. The great
cities of the world are renowned
as much far their open space—
such as New York's Central Park
or San Francisco's Golden Gate
Park—as they are for a single
building or development. The
panel believes that the park on
the World's Fair site can play a
sirnilar role and be the defining
image for Knosvilie,

The site's master plan must
establish the community's com-
mitment o preserving a major
open space, and must be a per-
manent record of the legacy of
the Knoxville Waorkd's Fair, one of
the city's defining moments in re-
cent history. Furthernmore, the




master plan should establish the
public space and the infrastructure
systern that connects the city to
the Tennessee River and should
designate those parcels that are
best suited for development com-
patible with the park's primary
functions. When completed, the
park should be a magnificent open
space, specifically designed for
multiple public uses, readily ac-
cessible to everyone, and fringed
with compatible public and pri-
vate development. The current
image of the old World's Fair Park
can be replaced with one of a first-
class park with contemporary uses
and festivities while preserving
icons from its history, Like the
Sunsphere,

CONCEPT FOR THE PARK

The panel's concept for the
park is highly compatible with the
city's recent slogan of "Nature and
Technology.” The concept uses a
Smoky Mountains metaphor in
which the stream (Secand Creek)
is brought back to the suiface as
much as it is possibie south of
Cumberland Avenue, Properly de-
signed, with small dams to form
waterfalls and pools and lined
with terraces and walkways, the
stream can be the focal point, the
ribbon that ties the park together
and connects it to the Tennessee
River. However, investigations into
the health and safety issues re-
lated to stream restoration need
to be explored.

Furthermore, the Smoky
Mountains are exiremely rich in
biclogical diversity, with as many
native species as in all of Europe.
Mative species should be used
extensively for planting the area
<0 that it can be & botanical park
{not a botanical garden), o com-
piete the Smoky Mountiain
rnetaphor.

The railway line musi he re-
moved irom the park because the
fine's continued use for freight
{including propane) is totally in-
compatible with the anticipated
park uses. The Nature and Tech-
nology theme should be fuither
enhanced by encouraging addition-
al museums that celebrate the re-
gion’s history and achievement.
Exampies could inctude a tech-
nology museumn focusing on the
TVA and the Oak Ridge National
Laboratories, and a crafis museum
capturing the region's rich her-
itage. Festival spaces designed

within the park would support
other compatible uses zi the pe-
riphery, such as the convention
center. Restaurants, entertain-
ment facilities, and pedestrian
and bicycle access would pro-
duce g level of activity not seen
since the 1982 World's Fair.

SITING THE CONVERNTION
CENTER

CURRENT SiTE PROPOSAL:
CUMBERLAND AVEMNUE AND
HTH STREET

The panel was asked to cri-
tique PBAS current site plan, which
includes a new convention center
at the cormner of Cumberland Av-
enue and | lth Street, While un-
derstanding the advantages of the
proposed site in terms of ease of
construction and schedule, the
panel is deeply concerned about
the following issues: ‘
= The proposed convention center

site is constrained by the rail-
road and must be designed o
g0 over it on the primary en-
trance side. The panel strongly
believes that the rail line should
be removed. Though this prob-
ably cannat be achieved in the
rear term, the panel recom-
mends against designing the
convention center around a rail
line and believes the rail line
must be removed from the site.

Wallnways and terraces line
lower paris of Second Creef.

This raifway line iraverses e

Warld's Fair site.
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CUHREENT WORLIFS FAIR PARK 5ITE PLAN

¢ Servicing the proposed con- o The curent convention center ¢ The proposed sile is the one
vention center site will re- siting is a major obstacle to farthest west of the downtown
quire truck access through the naturai connection of the and is least likely to encourags
the length of the parkvia a park to the elegant new water- doventown spin-off activity fror
road that would parallel the front development, the river- the convention center. The al-
rail line—a very lengthy walk, and the residential con-
route and an undesirable in- dominiums to the west.

frusion into the park.
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SURFACE PARKIMG
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PEVELOPRENT FARCEL

DEVELOFIENT PARCEL

PROPOSED WORLDYS FAIR PARK SITE PLAN

iernative sile is better directed
toward the revitalization of the
downtown. Pedestiian connec-
tions to the existing hotels,
Market Square, and the Old

City would be significantly
cioser if a Henley Street loca-

tion for the convention center

were chosen, a$ discussed
bhetow.

&

ABDATIOHAL PARKING
AT FOUNDRY BUILDANG

PEDESTRIAN FEOM EIVERFRONT
THROUGH PARK. SHOULD BE ABLE
TOCONTIMUE TOTHE OLD CITY

ADDIMOHAL PARKING AND
DEE DEN ADDELTO
LEN STATION AMD LEN DEPGT

EXISTING CONVENTIOH

" CEMTER CANOFERATE

DURING COMSTRUCTION

SUT WALL BECOME

AVANLADLE FOR DEVELOPRMENT
DURIMG LATER FHASE, HOTEL
LA BE FEROVATED

SITE TOFOGEAFHY
heliHAZES HEWGHT OF
CONVEMTION Ei
OMHENLEY STF

OO
FiLAMSPECIES

A convention center site rmust
provide room for expansion,
which wouid be difficuli at the
proposed site and would prob-
ably result in a complete sev-
erance of the park’s connection
to the river.
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Rolling tepagraphy makes
this section of the Waorld's
Fair site an excellent open aiv
amphitheater,

Evisiing walfway over Henldey
Streel.

28

= The university is somewhat
separated from the downtown
by Second Creek and the nat-
ural topography. iThe panet be-
lieves the connections between
the university and the down-
town should be stronger and
the two brought closer togeth-
er. A convention facility at the
proposed location would reise
another barrier between the
[wo.
+ Although the policy is to keap
1 1th Street substantially un-
changed, the panel believes
that significant new traffic will
be generated on the street,
which, in combination with
the activity at the convention
center, will adversely affect the
Fort Sanders neighborhood.
The proposed site is currently
used for outdaor shows and
events, and its topography in-
clicates that it is most suitable
for an amphitheater

kal

THE PANELS ALTERNATIVE
SITE PROPOSAL

A number of alternatives
within the World's Fair Park site
have been considered for the new
convention center. The panel's
unanimous opinion is that a bet-
ter site should be seriously re-
considered. Panel members rec-
ommend the Henley Sireet site
between Cumberland and Clinch
avenues. The benefits of the Hen-
ley Street site are that:
¢ The siie lies closer to the

downtown and would facili-
tates pedestrian moverment
between most of the hotels
and the downtown.

In the future, the convention
center may generate the need
for additional hoiel space. The
Henley Streei site is closer to
the adjacent blocks, including
the state office building site
directly across Hernley Street,
which would be suitable for
new hotels,

The alternate site’s location
across from the University of
Tennessee conference center
raises the possibility of joint
use and higher demand for the
new convention cenier's space.
A pedestrian connection over
jor under) Henley Street could
easily be achieved. Better-timed
"walk” lights are recommended.
This alternaie site has a close
cornection to the existing Hol-
iday inn on Henley Street.

The raitroad does not constrain
the alternate site in the short
or the long term, .

The ziternate site would permit
the facility to be expanded to
the west.

From a design standpeint, the
alternate site would present
some wonderful opportunities.
For instance, the building could
have three levels with just a

one-level facade facing Henley
Street. This would enable a
particularly appropriate facade
treaiment, perhaps with a re-
gional theme, in keeping with
the character of the existing
downtown. To the west, the fa- £
cility could have open terraces |
facing the public park. '

= The alternate site would permit.
truck access from Cumberland
Avenue, rémaoving the need for,
the truck route through the
fength of the park that would
be required to service the
western site.

# The Henley Street site would &
atlow the best visual and pedes-
trian connections to the river,

Though the fellowing prob-
lems exist in shifting to this site,
the pane! believes they can all be
overcome without harming the

PBA's current schedule:

= The electric substation needs
to be remaved immediately.
AN alternative site is alreacly
being sought, and the panel
believes that the substation
could be removed shortly after
the scheduled construction
date.

« The Henley Street site would
require the removal of the
Unijversity of Tennessee park-
ing garage and storage facility,
an unattractive building that is
in disrepair. lts removal is
seen as a benefit to the block,
even though the parking and
the underground storage area -
will have to be replaced.




tow used mostly as a catering

facility, this building fioused

! a restaurail/beer garden dur-
L ing the 1982 Werld's Fair.

¢ Parking and access will be an
issue, just as they are at the
Cumberiand Avenue/l tth
Street site. However, a three-
story building might ease the
truck access problem and allow
some underground parking with
access (o Cumberland Avenue.
The triangle of land at Cumber:
jand Avenue and Henley Sireet
could be developed with a park-
ing deck (two stories up and
two to three stories under-
ground!, with a subterranean
pedestrian connection to the
canvention center,

CHRCBLATION AND BARIING = A basehall stadium has been enue and Henley Sireet could
. proposed for north of the be used for structured parking.
The panel encourages the PBA World's Fair site. {f it is not o Privately developed buildings
10 hire a tralfic consultant te help built, this location would be should be expected to accom-
with planning for the convention appropriate for parking. modate their own parking
center, although the master plan « Some additional on-site park- needs as far as possible,
should also address parking and ing appears possible in con- = Although responses to this
circulation. The panel suggests junctien with the restaurant/ idea from people interviewed
that the following points be con- beer garden complex. were mixed, the panel recom-
sidered in the traffic planning o The triangle of tand at the in- mends that Clinch Avenue be
process: tersection of Cumberland Av- recpened o restore the im-
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The Chotolate Faclory, on the
proposed Natwre and Technol-
ogy Place, produces fandmade
cenfections on ihe presises,

= Apotential development site .
exists off Cumberland Avenue
below the convention center
and next to the stream. A ‘
themed restaurant—possibly .
called Tavern on the Fair—
reminiscent of the Tavern an
the Green in New York's Cen-

tral Park would be appropriate |
poriant connections between s What the panel refers to as at this location.
the Fort Sanders COMmmunity, “Neture and Technology Place” ¢ Because the parcel south of
the downtown, and the park. currently contains the art mu- Cumberiand Avenue adjoins
This will require restoring and seum, the Candy Factory, and Maplehurst Street, it would
enhancing Clinch Avente inio a number of related or com- make a logical extension of
a festival street that could eas- patible uses. The potential ex- that resiclential area. Ancther
Hy and regularly be closed for ists to expand this area with feasible use to be included
major events like concerts and additional museums, featuring would be some parking for the
fireworks, exhibiticns of local significance. World's Fair Park,

& Service vehicle circulation will Supporting uses, a parking * The old exhibition facility rep-
be needed inside the park. To ramp, restaurants, and shops resents & long-term devejop-
the maximum exteni possible, would also be appropriate and ment opportunity, It should
roads should be designed Lo should be encouraged. probably not be considered for
handle multipie uses, includ- ¢ The parcel of land at the cor- alternative use until the new
ing walking, bicycling and ner of Clinch Avenue and 11th convention center has opered.
other recreational uses like Street averlooks the am- At that time, it should be
rolerblading. phitheater and has potential made available for compatible

for development, although its uses, such as retzil enteriain-

DEVELGPMENT PARCELS use is not clear at this time. ment, or exhibitions

Keith Campbeli draws plans The drawing on page 27 shows
of Uhe panets recommendations  the panel's concept for the site's
redevelopment, including the pre-
ferred locations for the convention
center, the public park. and other
parcels. Following is a list of poten-
tial uses; actual uses wijl depend
on timing and market analysis.
= I noise from the freeway can
be mitigated, medium-density
housing makes sense on the
site's northern portion. Other
USES may prove applopriate
over time,




= While the state office building
on Henley Street and the park-
ing triangle at Cumberdand Av-
enue and Henley Street are
not currently within the park
boundary, these huildings are
tied ta the development strat-
egy. The triangle might accom-
modate a parking deck for the
convention facility, while the
office site offers redevelopment
potential for parking or a hotel,

& NUmMeraus concession oppor-
tunities will also be possible
in the park; bicycle or roller-
blade rentals and appiopriate
food services are a few examples.

EVENTE

THE RATIONALE

It Is tmportant that the down-
town's energy level be raised and
kept active, using existing re-
sources. To await the nexi surge
of building activity is not neces-
sary. Knoxville already has the raw
materials and & sense of what
brings people to the downtown.
Everything from chili conkoffs to
rock concerts attracts a large crowd.

The panel had the good far-
tune (o see a concert on the fair
site and to witness the crowd's
enthusiasm. The site’s existing
terracing offered the crowd excel-
lent acoustics and views. Thig site
could provide a summer home
for [he symphony and opera in
addition to being a venue far
traveling musicians and cutdoor
movies, Picnic dinners and lunch-
es, brought from home or provid-
ecl by local restaurants, would en-
sure pleasant outdoor evenings
for attendees.

Through the interviews, the
panel learned that there is a neg-

. ative perception of personal safe-

ty downiown because of a small
number of unforfunate incidenis.
Visibie security is 2 must for all
events, Foslering positive percep-
tions of a safe downtown is a job
for a city's marketing department
and downtown boosters,

The angoing provision of
evenis in the downiown should
be considered important to the
guality of life and the positive
image of the city. While citizens
ate scatiered in all directions, the
downtown serves as the area’s
heart, The heart needs to be fed
and nurtured while it awaits new
develcpment or redevelopment
of older sections. A consistent
message must be registered to
ihe citizens and the cuiside world
that someone cares about this
place and that the sethacks expe-
rienced since the 1982 world's
Fair are really over. Many of the
joint ventures formed for special
evenis could evolve into perma-
nent activities, in & new venue re-
lated to the downtown's rebirth.

The panel encouragas restor-
ing events such as Saturday Night
on the Town, which was highly
touted by many of Lhe interviewees.
Events of all sizes, scattered about
ceriain nodes of activity like Mar-
ket Square, Krutch Park (a down-
town facility), the art museum,
the Old City, and the riverfront,
encourage retail and resiaurant
use near these areas and keep
people moving about different
parts of their city. At times. all
large and srnall venues can be
ysed for a citywicle happening
that could grow into something
for which Knoxville becomes fa-
mous, The city enjoys a climate
that permits peaple to he outdoors
all year; the weather should be
mined as an asset.

The continuous implementa-
tion of hish-quality events, to-
gether with appropriate market-
ing, sells the city. The buiidup of
good will and publicity will even-
tually send the positive message
out of the community to other
places and make other people in-
terested in Knoxville's activities.

One of the restauranis af
Market Square.
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The design {eam. Chiis Degoni-
fard! tright rear) and Keith
Campbell {right front). lears
important design considera-
tions during the interview

PIOCess,
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EVENTS IMPLEMENTATION

A qualified person, specifi-
cally focused on the downtown,
should be responsible for all as-
pacts of spacial events. This per-
son must be able to “think oui-
side of the box.” to build
relationships with appropriate
sDONRSOrs, and to see connections
with other experiences inside and
ouiside the cliy. The candidate
must form liaisons and devise ac-
tivities with culturat and sporting
groups, work around historical
and ethnic events and helidays,
form joint ventures, offer a public
space for a corporate product
launch. and/or invite TV and radio
coverage and programming.

Mast often, funding is not
the problem standing in the way
of special evenis; lack of imagina-
tion is. There are many ways o
use public-space programming
as a quid pro guo with a sponsor,
to sell ads in a brochure, or to
charge admission when absoluie-
iy necessary. The goal should be
as many free evenis as possible
so that the greatest number of
people can participate. Organiz-
ing and fundraising for evenis
can be made easier by repeating
successful programs annually or
seasonally,

The city's director of cultural
affairs often executes these du-
ties because much of the event
space is under the city's domain.
The {ocal business improvement
district usually provides staffing;
in Knoxville, the CBID would offer
ihis service The chamber of com-
merce would not become as di-
rectly involved hecause the focus
is specifically the downiown. The
iob will require someone to de-
vise and produce events, to reach
out to all avaiiable resources, o
form joint ventures, and 1o make
things happen. In addition. this
person must be responsible for
the broad marketing and publici-
ty of the events.

A substaniial annual operat-
ing budget for events and public-
ity will be essential. Funding will
be needed for a full-time profes-
sional staff person and for out-
side support, as dictaied by the
event, mailings, ads, equipment
rental, and so forth. Basic support
will come in the form of state and
local corporate sponsors, nonprof-
it corporations needing to reach a
broader audience, up-and-com-
ing performers, craftspeople, and
artists looking for a venue.




DEVELOPMENT STRATEGIES

IMPORTAMCE OF THE
SETRATEGY

Economic benefits of conven-
tion activity happen almost entire-
Iy outside convention facilities.
Because the convention business
is intrinsically uneven, it cannot
be the basis upon which subsian-
tlal new retail offerings are devel-
oped. Conventions can be an ex-
ceptionally valuable addition to
ongoing businesses. particularly
hotels, for which they can drive
occupancy levels and rates up
enough to make existing margin-
al properties viable. The same
can be said of retall, entertain-
ment, and restaurani operations.
Convention centers, however, are
never the core of the business; as
noted elsewhere, the core must
be locally or regionally based.
Therefore, one of the key issues
addressed in this strategy is sup-
plementing and strengthening
Knoxville's economic base,

I addressing the World's Fair
site itself, the same basic issue
arises That is. what should be
done to draw the highest numbers
of people to the site from the Knox-
ville region? Esseniially, the sup-
port for on-site developments and
the motivation for fashioning a
particular site image must come
largely from the needs and inter-
ests of the region’s residents.

in formulaiing this sirategy,
the panel assumed several key
premises:

s Development of the site and
its surroundings must be first-
rate and durable—as free from
compromises of quality as
possible,

= Activities on the World's Fair
site should be integrated with
Knoxville's other attractions,
such as the Tennessee River,
historic neighborhoods, the
university, and the downitown.

o Site planning, seleciion of de-
velopment elements, and pub-
lic investment choices should
build on the strengihs and
qualities that exist in Knoz-
ville today.

leremiy Alvarez and Alicia
Mazur profe for ideas lo wse
it their developmen! strategies.

I addition to these premises,
the panel wishes to point out sev-
eral of Knoxville's assets that ap-
pear to offer the sirongest oppor-
tunities for direct and positive
interaction with the World's Fair
site developments. First is Knox-
ville's compact and handsome
downtown, which is currently -
underused and largely empty
evenings and on weekends. Down- .
town employees do not have sub-
stantial retall choices that would
allow them to shop there during
lunch breaks or after work—{ypical-
ly a major revenue source to down-
town merchanis. The panel be-
lleves the downtown's long retail
decline can be reversed, gradualiy,
doing so iz vital in order to com-
plement the beneflis that conven-
tion business can bring.
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Late 19th-century buildings
in the Old Cily fiave been
restored and converted nio
aniiqie stores, bouligues,

restairants, and aparlmenis,

Restauraiits and bars are
popular among Universiiy
af Tennessee students and
downtmest warkers,

g
o

Everyday customers—the
people who shop again and
again—form the core source of
trade for virtually any retail mer-
chant. The most direct approach
to boosting everyday customers
would be to incresse the nurmber
of downtown residents. To put
this point in perspective, reinem-
ber that a resident may have a fi-
nancial impact equivalent to 30
to 46 convention visitor-days on
a downiown economy.

The pane! understands that
the vast majority of citizens pre-
fer to live in places oulside the
downtown, but reenergizing the
styeets would require only that a
very small proportion of the re-
gion's population |ive there. The
panel believes that interest in
city living exisis in the Knoxville
region and that an aggressive ef-
fort should be mounted o sup-
port invesiors willing to convert
the many vacant. former commer-
cial buildings into apartments
and lofts.

Knoxville's downtown is fuil
of excellent late 19th- and early
20th-century buildings. The city
is walkable: a mere ten or 12 min-
utes is all that is needed to tra-
verse the downtown from end to
and. The city also has a large num-
ber of cultural rescurces, such as
the two historic and active the-
aters located within a few blocks
of each other; and the heginnings
of downtown living, in Kendrick
Place, Pembroke, Fort Sanders,
and the Old City. Many cities
would love {0 have the poteniial
that downtown Knoxville has,
and the panel believes that Knox-
vilie should capitalize on these
assels, making housing as much
a priority as the World's Fair site
development

With all this to offer, down-
town Knoxville has the potential
o achleve real status as Fasi
Tennessee’s premier urban place
and, ultimately, as an attraction
initself. Making the transition
fromn a vacant and ignored down-
town to a lively place can be done.
Broad trends, such as the aging
of the baby hoomers and their
desire for urban amenities, sug-
gest that demand for such places
is rising, However, the panel cau-
tions that this kind of change is
gradual. Although it took 40 years |
for the downtown to ship o its
current condition, the reversal
can be much faster. Combining
more downtown residents with
the potential presence of several
thousand multiday visitors to the |
convention center could be a po-
tent catalyst for change. §




ADJACENCIES: THE CENTRAL
BUSINESS DISTRICT

Knoxvilie stands to gain
most from the convention center
development and the World's Fair
site if public investment is part of
a more cormnprehensive downtown
revitalization strategy. The strate-
gy is simple; Knoxville needs
more residents, office workers,
and visitors watking around the
downiown.

Knoxville has many of the
pieces of a downtown revitaliza-
tion strategy already in place, with
several ongoing development
projects such as the Women's
Baskethall Hall of Fame Volun-
{eer Landing, the lustice Cenfer,
and the designation of historic
Market Square as a redevelop-
ment area targeted for mixed vses,
To a large extent, the development
protects that kKnoxville is pursuing

are located around the downtown's
periphery, leaving a "hole in the
donut,” or a void that many of the
panel's interviewees seemed to
helieve couid be bridged by run-
ning a iroley. Bul the pangl rec-
ommends that the connections
he more fundamenial than that.
A series of individual develop-
ments throughout the downtown
of varying scales and uses would
serve fo [l in the long streiches
that are now largely vacant.

Consistent with this line of
reasoning, the Market Square re-
development becomes of the ut-
most priority—it must produce a
mixed-use, 24-hour activity cen-
rer in the heart of downtown, Im-
plernentation of the redevelop-
ment plan should receive the same
level of attention as that of the
World's Fair site development, and
sufficient city funding should be
allocaied to move forward with
ihe plan.

Based on the interviews, there
seerms to he a smail but growing
market segment that is interested
in living downtown. Whatever gets
built in the ares seems to lease or
sell guickly. By simply doubling
the approximately {500 residents
currently living downtown, the
panel believes Knoxviile will have
a more vibrant core, particularly
if the residential development is
niear the Central Business Improve-
ment District (CBID}. Because of
the built-in demand that resi-.
denis provide for restaurants
and stores—the same facilities
that conventionsers wani——the
city should be doing whatever it
can to encourage residential con-
versicn throughout the entire
CBID. Revising any zoning and
building codes inconsistent with
that direction is one approach to
accomplishing the goals of diver-
sifying the downtown. Manv model
orginances exisi because cities
across the country are revitalizing

-

rhelr downiowns with this strategy.

tustice Center in downlown

< noxville, wnder consiruction,

Marke! Square with TVA
Tower, oue of the larger office
slyweiures in downlown, to
ifte rear.
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Aar acrial view of dowsnlown
Knexville with the Werld's
Fair sile in the distance.

Oakleigh Thorre, Mary Weiss-
burg, and Bloun! Hunler ask
Tom McAdams a gueslion
during the jour at Volunleer
Landing.

Because mahy properties
suitable for conversion are locat-
ed in designated historic districis,
available incentives for the reha-
bilitation of commercial and
rental residential projects should
be promoted. The city should
also explore the possibility of
adding new incentives for condo-
minium projects,

The time is also right for ad-
citional office development, The
vacancy rate for new Clasg A of-
fice space in downtown Knoxville
stands at approximately 7 percent,
with few [arge blocks of contiguous
space The diminishing supply of
Class A space and the resuitant
increase in rents in suburban Knox
Couniy have led 1o a renewed in-
terest in building office space
downtown. The city could assist
in the assembly of land and could
work with the CBID to prelease
enough tenants so that private
sector financing could be made
available for just one 500,000-
square-foot building. A building
this size could generate another
2,000 employees whao would come
to the downtown datly. The panel
believes this is not an unrealistic
goal given that 400,000 squars
feet of office space was leased in
1997, Downtown Knoxville, with

40 percent of the city's office space,

must strengthen and maintain its
position as the dominant office
market in the city,

A critical component of the
downtown office development
stratesy should be Lo diversify the
nature of the office market tenant,
Given the proximity of the Univer-
sity of Tennessea and Ozk Ridge
Laboratories, the high-technology
focus the city and CBID are pursuy-
ing at Market Square is appropri-
ate. lob retention and attraction—
as seen in the prosctive program
that is currently being pursued in
the area of industrial recruitment—
should be priorities for both the
city and the CBID. Individual at-
tention should be provided to
companies looking (o expand of
relocate, and individualized in-
centive offers should be made
based on demonstrated company
need and pubhic benefit.

Currenily, there are some
17,000 downtown office employ-
ees and 1,500 residents. Taken to-
gether, the efforis described above
would contribute significantly to
the downtown's vitality and o its |
ability to sustain the stores and
restaurants that will atiract more
visitors and offer conventioneers
places to spend money in Knox-
ville, Although the number of vis
itors has not been tallied, indica.
tions are that the region’s visitor:
capture rale is guite modest, :

ADJACENCIES: OTHER INNER-
RING MEIGHBORHOODRS :

Turning the World's Fair site
into a part of the city that would |
link the downtowr with the sur-
rounding neighborhoods is alsa
critical to the success of the repo- |
sitioning of the site. The panel |
strongly supports the ongoing af-
forts fo improve the greenway
connections encircling the down- |
town: from the river o Volunteer
Landing, the Coliseum area, the
Old City, and the World's Fair site,
Pedestrian and bikeway connec-
tions should continue io hea
particularly importani part of the
greenway planning.




The panel believes that Lthe
Fort Sanders neighborhoed in
particular is an important poten-
tlal market for the downtown and
the World's Fair site. Similarly,
any residential development pians
throughout the center city {in-
cluding such new additions as
church-based retirement facilities)
should be encouraged o help
create demand for retail and other
services. The existing neighborhood
of Fort Sanders with its 4,000 res-
idents, could e a big demand
generator, For instance, the most
direct way to tie Fort Sanders to
the heart of downitown redevel-
opment, of Market Square, is via
Clinch Avenue. Downtown, Clinch
Avenue is an atiractive, tree-lined
street that is home to Krutch Park,
Opening the street through the
site on non-specizl eveni days
would go a long way roward inte-
grating the World's Fair site back
into the city and connecting it to
nearby customears,

The panel believes that the
Fort Sanders neighborhood has
market significance. Therefore,
along the boundary with the
World's Fair site, 1 1th Sireet
should be redeveloped into
medium-density housing. A code
enforcement program, coupled
with low-interesi loans tied 1o
the preservation of significani
siructures, would also helpto
irnprove this neighbor io the
World's Fair site.

The proximity of substantial
new clevelopment on the World's
Fair site could have a destabiliz-
ing effect on Fort Sanders with-
out sufficient protections. This is
cne reason the panel recommends
against locating the convention
center at tlih Street and Cum-
berland Avenue The panel also
recommends rezoning to prevent
commercial encroachment along
the western side of 11th Street.
Another possibility is designating
a historic zoning overlay district
for portions of Fort Sanders.
Boundaries should be limited to
the most significant areas rather
than the entire district set aside
by the existing National Register
of Historic Places.

If the PBA and the city see
that the World's Fair site and the
convention center are developed
within the context outlined above,
the panal firmly believes that the
likelthood of success will be strong,
The recognition that urban
economies are complex systems
that cannot be repaired by quick,
single solutions necessiiates this
integrated approach.

The panel recommends that
Clinch Avenue, currently
sealed off througlt the World's
Fair sile, be closed only dur-
ing everts in order (o bring
ware people downiows.

STAGING THE DEVELOPMENT
O THE WORLD'S FAIR SITE

Development of the site
should proceed continually over
a period of vears. The World's
Fair site is large and complex and
will make considerable demands
on both management and capiial.
The work and the outlays lend
themselves io being addressed in
two phases. The following discus-
sion assumes the location of the
convention center at the alterna-
tive site proposed by the panel,
at Henley Street between Cum-
berland and Clinch avenues.

Phase | of the project would
result in the following products:
¢ A master plan for the World's

Fair site.

¢ A new conveniion center of
400,000 to 450,000 square feet,
with appropriate associated
parking that reflects the condi-
tions in the site area.

v The northem portions of a
major new park, extending
roughly from the south side of
the L&N Station and Depot
area, to south of the Clinch
Avenue viaduct, to the west
side of the new convention
center.
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The fistoric L& Slatien
Building.

The LEN Depol Building.

Phase | of convention conter
construction requlires relocai-
ing the electric substation,
shawn Rere from the Ten-
nessee Aniphithiealer,

e Clear identification of a series
of development parcels, a gen-
eral plan for their reuse, and
the capacity th market them
for reuse. actual development
of these parcels may or may
not occyr during Phase |,

In addition, the staging plan
assures that a significant portion
of the curreni open space, essen-
tially the area in the southwesi-
ern quadrant, will remain apen
and available for community use
throvghout the construction peri-
od. This would allow for the con-
tinued festival funciions that
Knoavilltans have come to appre-
ciate. It also would provide for
continued use of the existing ex-
hibition facility o that ongoing
husiness can be retained. In the
fonger teri, ancther use can be
considered for the exhibition
bullding. Gther staging issues in-
clude the relocation of the elec-
iric substation and demolition of

the Universily of Tennessee garage
and warehouse building. Alterna-
tive parking to replace the garage
sites will have 1o be made available.
In Phase I, the freight rail
line on the site’s western partion
would be relocaled, permitting
the completion of the public park
Adso in Phase Ji. hased on the mas-
ter plan, other activities would

proceed, including reopening the
Clinch Avenue viaduct and mak-

ing other traffic and circulation

improvements for cars, bikes, and
pedestrians,

The panel also recommends
off-sife actions during this phase,
such as redeveloping Market
Square and improving support
for new residential development
in the downtown. Technical assis-
tance would be given on applica-
tions for historic preservation tax
credits, and improvements would
he made to the capacity of the
city to review and comment on
permit applications for the reha-

bilitation of buildings.

|




PUBLIC AND PRIVATE
RESPONSIBILITIES

Redevelopment of the Knox-
ville World's Fair site will require
substantial public investment in
its initial phase, with strong op-
poriunities to capiure increased
private pariicipation over time as
the various development parcels
on the site. and redevelopment
of off-site locations, proceed

There are two principal con-
cerns. First is the capital cosi of
reestgbliishing the site as a first-
class destination. Second is the
long-term issue of maintaining
the site and the public faciities.
The capital costs of the conven-
fion center and the public park
are clearly investmenis in Knox-
viile's and the region's future It
will be difficult to identify signifi-
cant nohgovernmental support for
these elements. Some foundaticon
and/or corporation suppor may
be solicited for the park or portions

of the park, and the involvement
of major horticuliural and other
interested groups might bring
some capital to the effort. Found-
ing a nonprofit arganization o
redevelop the park could provide
a vehicle for fundraising and would
case foundation participation.
Knosxville should accept the fact
that the capital costs of these two
large elements (the convention
center and the public park) will be
borne mostly by the public secior

In terms of operating costs,
two related issues arise. The con-
vention center witl have normal
operaiing costs for a facility of its
size. However, the park as recom-
mended here wiil have higher op-
erating costs then a comparably
sized neighborhood park because
it wiil be intended to be a much
finer and more carefully main-
tained park. The panel believes
the truly unique botanical and
water features must be kept in
excellent condition in order to

maintain the park's drawing power.

Freigh! rail fine wnder Clinch
Avenue viaducl.

1 may be necessary o estali-
fish a nonprafit insijtulion (o
redevelap Uhe park, which has
unique botaical and waler
features.
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Panefist Oakfeial Tharie
Veft) and Marv Weissburg
tright) during the interviews,

IMPLEMENTATION

40

he panel is confident that the

. recommendations outlined in
this report can be implemented
by the PBA and the local commu-
nity. Knoxville has exhibited its
leadership and innovation in
planning and building the World's
Fair site in 1982 and in more re-
cent improvements, including the
Gatreway Pavilion and Volunieer
Landing. The current effort to im-
prove Knoxvitle's position in the
convention center business is an-
other example of civic leadership
and insight. The following sections
discuss specific implementation
issues ang suggesied sirategies.

ORGAMIZATIOMAL IERUES

Because of the project's com-
piexity and the number of years it
will take to build out, the pane!
suggests that the PBA identify
departmental and reporting func-
tions to sireamiine decision mak-
ing and performance account-
ability. Such 2 departmenial
organization might also help the
PBA to implement other elements,
such as land leasing or sale and
pioject controls.

PUBLIC INVESTMENT ISSUES

The panel suggests that pub-
lic investrnent and funding activi-
ties be phased consistent with the
recommendations of the panel’s
developmenti strategy feam. The
firat phase must focus on the ini-
tial site elements necessary to
permit convention center con-
struciion and on the initiation of
park renovations, including cur-
rent site impediments Jike the
electric substation and parking
deck relacations, improved pedes-
trizn and vehicular connections,
snd access. Some time during
the first 12 months of the project,
an environmental analysis should
be conducted. Private secior de-
velopers, the PBA, and lenders
will require clean or near-clean
sites. It will be beneficial to un-
cover any potential liabilities as
soon as possible.

The second phase should
focus on removing of the freight
rail line; continuing the improve-
ment of vehicular and pedestrian
circulation; and making improve-
ments to streetscapes, utilities,
greenways, and parkiand iisell.
This phase might also include
the demolition of additional
structures and the reopening of
the Clirch Avenue viaduct,

~ a dedicated individual, who must

in both phases. the panel
suggests the use of federal, state,
and couniy grants wherever pos-
sible and. where appropriate. the
application of the recent state-
bax legisiative initiatives to sup-
plement the funding needs. Al-
though corporate funding may at
oresent be exhausied, future do-
nations for the plan’s public com-
ponents might be possible. Ai-
tention to annual budgeting for =
superior level of strestscape
maintenance will be necessary.
These funds should be used to
replace and refrezh landscaping
and to mainiain clean streets,
Hehting, and curb stops.

PROIECT MAMAGEMENT gi

The panel concurs with the
PBAs plan io retain a project man-
ager to oversee the day-to-day
activities, The project scale, the
diverse land uses, the need to in-
teract with developers, and the
length of the buildout will require

come from the private sector and
be skilled in the administration ¢
mixed-use development projects.]
Although compensation Is expect-
ed 1o be salaried, performance
bonuses paid on the basis of
completion dates at or ahead of
schedule and at or under hudget
ray be heipful to attract skills
and experience.




The search for the project
manager could be begun through
advartisernents in various trade
publications or through the ser-
vices of a recruiter with a special-
iy in real estate or conslruction
management. The project manag-
er {PM) should be assisted by a
small team, at most two individu-
als. in coordinating the contrac-
tual agreements for the PBA, de-
pending on construction and
development scheduling.

The PM should be respansi-
e for developing a business
plan to assure an orderly devel-
oprent program. The business
nlan should cover the following
items, which are listed in the
order of phasing outlined in the
development sirategy:

# Construction of the convention
center.

s Overail landscape and park site
development.

= urility plans.

Removal of the University of

Tennessee parking garage, the

raifroad, and the substation.

» Comprehensive parking layout
for present and future needs.

+ Preparation of advertising and
requests for proposals (REPs)
for developers on future sites
and for other projects within
the World's Fair site area.

e Expansion of the greenway
connectlon to the waterfront
and the downtown, and devel-
opment of other open space
as appropriate.

@

« Preparation of a schedule for
the entire site, including the
development of additional
parcels and the preparation
and issuance of RFPs.

PBA should evaluate RFPs
by setiing design and density
stanclards as part of its master
pian. As conditions change, mod-
ifications to the plan will be ex-
pected and should be updated to
reflect changes based on the pre-
derermined design and density
standards.

For the most part, site devel-
opment snould be the PBAS re-
sponsibility; it should pay for the
basic infrastructure, including
some parking facilities and all
utilities. If the convention center
is oriented to Henley Street as
suggested in this report, then the
PBA should collaborate with de-
velopers of proposed projects on
the eastern side of Henley Street,
to include such elements as ele-
vatad walkways, parking decks,
and other needed connections.

The selection of the develop-
erts) for other designated sites
within the park should be done
on the basis of compatibility with
the concept of the World's Fair
site development and that of
downtown revitalization. The de-
veloper's proposal should be
chosen based on the quality of
the architectural design, the
planned use of the site, develop-
er capability and skills, and the
strength of the financial proposal.

IMDUCEMENTS FROM THE
BUBLIC SECTOR

Because of the fimiied [orms
of financial incentives to attract
the private sector to the project,
the panel recommends that the
PBA first complefe site improve-
ments in those areas designated
for private sector development.
Developers expect the delivery of
finished sites complete with ac-
cess, streetscapes, and utilities.

Oakleigh Therme presents Lhe
implementation team's reconi-
mendations during the public
meeting; other panel members
look on.




Panel members work thiough
their recommendations

Panel mesibers wrile their
recammendations for the
drafi reporl
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An unresolved issue is park-
ing and its relationship to the
designated developrent site or
the total project, Shared parking
facilities and prorata allocations
may be required. The burden of
maintenance and costs to carry
the unused poriion of any shared
parking structure will be the PBA's
respansibility to be recaptured
later Parking requirements with-
in and exclusive to the develop-
meant stie should primarily be the
responsibility of the developer.

DEVELOPER ACREEMENTS

The panel has also been
asked to recommend a strategy
for negotiating the develaper
agreement for the convention
center, including the conces-
sions, incentives, and subsidies
that the public sector should
offer. The panel suggests that
there are rutes of thumb that
should be kept in mind when
structuring the developer agree-
ment. The following are the basic
elements of a generat developer
agreement, indicating what
should be expected from the de-
veloper and the pablic sector:

o Project Descriplion. Each agree-
mnent should disclose the ele-
ments of the project that
clearly define circulation and
access righis and related de-
velopment activity.

General Obligations of the Parties.
A clear definition of the ohlig-
ations of the parties will be re-
quired to avoid disputes about
delivery of finished parcels or
services to be provided by the
PBA.

Palicies, Land Leases, and Fee
Trawsfers by Sections. Either be-
fore the individual agreement
or within each agreement, the
city's land disposition policy
should be identified. There is
no rule about which dispaosi-
fion program is best, but there
are disadvantages for the de-
veloper in using a land lease,
relating to subordination and
financing. Each land disposi-
tion may require a different
approach.

DOCUMENTS NEEDED

The foilowing items are doc-
uments that the PBA should re-
quire of potential developers
These papers will contain infor-
mation that the PBA shouid use
to negotiate and make developer
selections.

e Public/Private Cost Distributions. 1t
is important to identify clearly
the public versus the private
sector costs. This topic will
later become an issue in the
public sector's recapiuie of iis
invesiment,

s Review of the Developer's Financial
Condition. Due diligence is of
ihe vimost importance. The
city must thoroughly under-
stand the ability of the devel-
oper to put equity of sufficient
amount inio the project, (o
deliver the project on thme,
and to fund operating deficits,
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Construction Financing Commil-
ments:
= Letiers of Credit, A contingent

creclit facility may be
arranged with local area
banks to cover develop-
ment risks associated with
infrastruciure construction
or incidental site work not
covered by performance
bands.

Review and Coordination belween
PBA and the Lender. The PBA
should establish a working
relationship with the select-
ed developer's lenders to
ensure that the necessary
docurments and appropriate
procedures are followed,
and o proiect PBA's inter-
ests. Cammon inferests be-
tween the lender and the
PRA will include: the due
diligence concerning the
developer's craditworthi-
ness: valuaiion issues and
the lender's underwriting
guidelines; legal counsel
oversight; agreement on
operating pro formas; reme-
clies for and processes for
dealing with construction
budget faitures {relating to
both construction timing
and costs); and common re-
view of and requirements
for closing documents.

e Opinions of Counsel, The de-
veloper should supply the
PBA with appropriate legal
opinions on its autheority to
underiake the development
of a section or the whole
project. In this case, legal
opinions regarding zoning
and land use may not be re-
quired, as the city and the
PBA are expected to be part-
ners in the site's redeveiop-
rnent, The PRA should pro-
vide clear and marketable
title, and the developer
should pay for the ittle in-
surance. Legal opinions re-
garding the enforceabifity
of the developer's contracts
should form the bases for a
solid foundation of the
agreements.

The former land use on the
site of the rail vard will most defi-
nitely require 2 full-scope environ-
mental study. The panel contends
that the PBA should undertaks the
study immediately and pay for an
abatement or remediation if nec-
essary, The lender may require a
“file closure” or a "no further action”
letter from the state after remedi-
ation, should it be necessary.

Construciion Contracts and Per-
formance Bonds. The PBA has
had prior experience with
binding contraciors and the
use of performance bonds
ensuring the completion of
new construction projects.
The panel suggests that the
PBA rely on its previous re-
lationships with the legal
community to protect its
interest in seeing that con-
struction is completed as
designed. Much of the lan-
guage in these documents
is drivan by local practices
and faws.

Subordination of PBAS Thleresis
during the ConstrucHon Period
i general, the consiruction
lender will not permit sub-
ordination of its interest to
another party during this
critical time. it will be im-
portant to protect the PBA
against the loss of conirol
of the asset, of the legal is-
sues surrounding the con-
striciion performance
bonds, and of contracts.
However, the larger issues
will relate to filling the pro-
ject with tenants afier the
construction has been com-
pleted. Clearty defined mer
chandising and leasing re-
sponsibilities between the
lender and the PBA in the
event of the developer's de-
fauli are critical to identify
at this point.
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Prefeasing Bequirement, Mearly
all permanent lenders re-
quire some degree of pre-
gasing for new office and
retati projects. The amount
of space commitied hefore
a takeout vartes by lender
and by city. Generally, about
50 percent of any newly
canstructed office space
must be preleased before a
permanent lender will com-
mit to financing. A veial]
project requires an anchor,
ot at least 50 percent of the
stores, being preleased.
New apartment construc-
tion does not have 1o be
preleased, but the market
must clearly justify con-
struction: this is usually
demonstrated by very low
vacancies, steady popula-
ticn growth, and diversified
emplovment.

Architect's Cerificale of Camplely
Dacuments. The fender and
the PBA should feel com-
fortable about the complete-
ness of the specifications
and should be assured that
the plans are complete
enough in every detail to
deliver the product as de-
signed. A third-party archi-
tect's review and certifica-
tion of completeness will
provide the lender with
these assurances. Again, the
PBA's prior experience with
builders may have already
proved useful on this point.
Insurance Cerlificale. The devel-
oper must provide appropri-
ate insurance certificate{s}
refating to the project, to
cover the construction and
the building against weath-
er and other contingent
avents.

GROUND LEASES

The following items are to
be considered in drawing up
ground leases:

« Term. These leases seldom
have tetms of less than 20
years. Any initial ground lease
negotiated for the project
must be longer than typical
first mortgages, which run
about 25 to 30 years.

= Tiile. How the PBA holds title
as owner of the leased site
may affect its tay siatus. The
panel suggesis that legal
counsel be consulted.

Annual Ren!. The amount of the
annual rent can be determined
by a formula or by negotiation.

The formula approach
requires appraisal of the asset
to identily its value, After value
has been established, a nego-
tiated rate of return i< agreed
upon (normally 8 i 10 percent)
and is applied 1o the assel’s
value,

More often, the amount
of the annual rent arises cut of
the interplay of subordination,
the application of annual rent
escalations using annual con-
surner price index (CPl) changes
or other national indices, and
project times. All rent typically
is paid monthly in advance,
but deferral of a portion of the
rent or other participating in-
terests may be necessary as
private development and fi-
nancing incentives.
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{nflation Protection. Erosion of
future income from the ground
lease due to inflation should
be prevented by using a fixed
annual increase or CPf adjust-
ment. These increases or steps
in the lease income can he ap-
plied for five-vear periods or
annusily. Over the long term.
the site should be reappraised
about once every 15 to 20 years
to overcome the gap between
the use of national indices and
the actual changes in the resl
estate markel. This approach
is commonly referred o as
“mark ta the market ”
Subardination 1n drafting the
agreement, the PBA has the
option of subordinating or not
subordinating its position to a
lender or fenders. Should the
PBA subordinate its interest o
a lender, the PBA could lose
the land in the event of 2 lore-
cltosure. If the PBA elects not
to subordinate, however, the
ability of the developer io fi-
nance the project is impaired.

OTHER PROVISIONS

A
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Land Pricing. Determining the
iand price for individual parcels
can be accomplished by one of
two methods: competitive bid-
ding or the use of three apprals-
ers. instructions to the apprais-
ers are important to protect the
position of the PBA, as it wil}
be praviding off-site infrastruc-
fure improvements and some
parking.

Recapture of Public-invesled Funds.
While recognizing that this is a
point of negotiation and that
seldom are all points captured
in one agreement, remember
that the PBA will create value
and inducernents at public ex-
pense by making site improve-
ments, thereby faciiitating
profits for the privaie sector,
Accordingly, some device re-
turning future monies to the
public sector is equitable,

Factors opes lo Megetiation. Using
a third-party financial consui-
taint, the panel suggesis that
the PBA review the list below
to recapture its capital costs
incurred creating value at the
project site. These [actors can
be applied annually or at mile-
stones, such as refinancings or
asset sale, The developer's pri-
ority in receiving cash from the
project is ah important nego-
tiable elemnent.
= Refinancing thresholds.
« Annual income parficipa-
tion above a floor
v Sale proceeds participation.
« Developers preferences.

From mid-phota clockwise:
Mike Kelly, Jeanne Giordaio,
Dave Pelersen, Onakleigh
Thorsne, and Mar Weissberg
interview slaie legisiaiors




leassie Giordanoe {sealed ar
conler] answers @ guesiion
during the public presenla-
tian af the Museum of Art,

COMCLUSIONS

s

he panel's assignment was
to provide an overview of
prospective and potential land
uses for the World's Fair Park site,
given the new convention center
decision and its future impacis
on Knoxville, the downtown, and
adjacent areas.

Of primary concern was the
iack of existing attractions and
amenities close to the new con-
vention center and the fact that
conveniion center business by ji-
self is not sufficient to suppori
subsiantial added private devel-
opment. There was a Feeling ex-
pressed by some whom the panel

interviewed that, for the conven-

tion center to succeed, the PBA
and the city must creaie at the
same itme a magic builet—z
major destination draw—that
would in one giant step make the
World's Fair site a rival to other
regional destinations and pull
people off the reeways into down-
town Knoxville. The panel does
ol accept this definition of suc-
cess as necessary or realistic. To
us, achieving the development
obijectives established for the
convention center by the ciiy can
be successfully accomplished
without a magic bullet,

The panel suggests that of
equal or even greater importance
to the community is a successful
renovation and restoration of the
public park at the World's Fair site,
To preserve and enhance this cut-
standing whan park, including its
connection o the river as a gath-
ering place and event venue could
represent the greatest long-term
succass of any convention center
spin-off.

The panel believes that suc-
cess will follow upon meeting the
city's original development abjec-
tives and Implementing creaiive
plans in progressive and measured
increments. The PBA and the
community witl succeed when:

s A creative masier plan is de-
veloped for the World's Fair
site with a primary objective of
providing a first-class conven-
tion center and first-class pub-
lic park spaces, with private de-
velopment sites specifically
identified.

# A new convention center is de-
signed, constructed, and oper-

ated on the World's Fair site in

the very best space and is rec-
oghized both by the local com-
munity and by mesting plan-
ners as an cutstanding facility,
intemally and externally.

« The local community recognizes
the World's Fair Park, with iis
public spaces, water featuras,
and landscaping, as an out-
standing amenity and public
gathering space.

¢ The entire CBD is embraced
and promoted as the place for|
an entertainment, refail, and |
major destination. lts success
will involve the Riverfront,
Marker Square, the Old City,
the Women's Basketball Hall
of Fame, the Museum of Art,
the Candy Factory, and all othe
futwre CBD opporiunities.

= A priority is established that
encourages housing construc-
tion of all types within and ac-
jacent to the central business
district, including the provision
of financial and regulatory
assistance.

The PBA and the city of Knox-
ville are poised to take full advan-
tage of all that the World's Fair
site has to offer. Knoxville has
the tools and the ingredients at
hand to develop a first-class des-
tination stte. The panel’s recom- |
mendations offer a solid guide ¢
achieving this goal. '
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Design. She is also a fellow in de-
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tated retziling and conducted
more than 50 investment analyses
for the company’s acquisitions/
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completed retail studies in virtual-
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in the United States, as well as
sraller markets in more than 40
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Hogan, Inc., one of the mid-At-
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mile area including the Loop
and surrounding distiicis such
as River Morth and Near South.

Recent projects have includ-
ad the following:

e Preparation of an urban de-
sign and building reuse plan
for State Street and Michigan
and Wabash avenues, Chica-
go's traditional core.
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Mazur has a bachelors degree
from Tufts University and a master
of science degree in urban and
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He has more than 30 years of ex-
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70,000-square-foot convention
cenfer.

Fetersen's ongoing research
interest is to quantify the essen-
tial uses and conditions that en-
able a "nine-to-five” downtown to
become a 24-hour city. His college
and continuing education in eco-
nomic planning has been aug-
mented by independent research
and study tours in more than 40

- international cities. Petersenis a

member of the Urban Land Insti-
tute and the Congress for the
New Urbanism. He is the author
of Sports, Convention, gnd Enteriain-
mient Facifities, and was a contrib-
utor to the Downtown Development
Handbook and ULIL ou the Fuiure




SAKLEIGH |, THORNE
Kensington, Maryland

Thorne has more than 33
vears of experience in real estate
market economics. His client ser-
vices include the development of
paiticipating debt-structure alter-
natives, joint veniure agreements,
investment-grade due diligence
efforts, and exploitation of non-
performing assets. As principal of
Thome Consuliants, he is respon-
sible for managing counsulting
activities throughaout the eastern
United States.

Previously Thorne was direc-
tor of acquisitions for Hunimar
Associates, Lid., and actively
soughi the purchase of investiment-
grade real estate in the mid-At-
lantic region for European equity
funds. in addition, he negotiated
and acquired several parcels for
industrial and office prolects in
the Washington area.

Thome was first vice presideni
and regional manager of Coldweli
Banker's consultation division in
Washington for eight vears. His
primary responsibilities included
business development and profit
and loss performance for Coldwell’s
Fast Coast consultation offices. He
designed Coldwell's office lease
analvsis system for tenants seek-
Ing new OF expansion space in
maior northeastern urban markets.
Prior to that, he was vice president
of acquisitions for the Richard
Roberts Company in Hartford,
Connecticut,

Thorne's teal estate counsel-
ing experience has involved
mixed-use development, mulii-
family condominium and apart-
ment projects, hotels, industrial
facitities, office buildings and
business parks, nursing homes,
sepiors’ housing, planned resi-
dential developments, and the
entire range of shopping centers,

MARVIN F. WEISSBERG
Arlington, Virginia

Weissherg is the founder
and chairman of the board of
Weissberg Corporation, one of
the Washington. D.C. area's
rnajor commercial real estate de-
velopment companies. Formed in
1955, the corporation has con-
structed move than 20 shopping
centers and neatly 2 million
square feet of private cffice buiid-
ings. The corporation has also de-
veloped residential apartment
houses, condominiums, mixed-
use urban developments. and hotel
properes.

fn 1980, the Welssberg Corpo-
ration develgped the Flour Mill in
Georgetown, a pretigious neighbor-
hood i Washington. The Flour Mill
is & 330 million mixed-use residen-
ital condominivm and commercial
cormplex that has earnad an award
for the achievernent of excellence
in historic preservation and archi-
tectural design from the American
fnstitute of Architects.

Weissberg has a bachelor of
science degree in civll enginesring,
MHe has served as a guest lecturer
at the George Washington Univer-
sity Law Schoot and is a member
of ULi-the Urban Land Institute
and its Inner-City Council.
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