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Hillsboro Village Circa 1925

Hillsboro Village 1999

Automobiles and streetcars share Hillsboro Village in
1925, but the years of the latter are numbered. The
sign at the far left of the photograph, atop the build-
ing, reads, “Gulf Refining Company.”

- Source: HOME PLACE: A History of the Hillsboro-West End Neighborhood Nashville, Tennessee

“Hillsboro Village began to take shape in 1920, when
two groceries and a pharmacy opened at Twenty-first
and Blakemore. By 1922, two more food stores, a post
office and a dry cleaners were added to the mix . Within
six years nineteen businesses were operating in the vil-
lage.”

- Source: HOME PLACE: A History of the Hillsboro-West End Neighborhood Nashville, Tennessee

“Lets keep the Village a real Village,  full of creativity
and individuality.”

- Vision Survey Respondent

“I want the Village to be friendly, relaxed, beautiful.
However, I’d hate to lose the individuality of the stores
and the general quirkiness.”

-Vision Survey Respondent
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Belmont Theater soon after its opening in 1925.  The site is located on the southwest corner of the 21 st

Avenue and Blakemore Avenue intersection where the Educators Credit Union building currently
exists.

Hillsboro Road near the present day Acklen Avenue in the late 1800s.
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HISTORY

The area known today as Hillsboro Village began to emerge as a
neighborhood commercial center in the 1920s. The Village’s proxim-
ity to residential neighborhoods, as well as its location along a street-
car line, made the area attractive to retailers. The first businesses,
which included two grocery stores and a drugstore, opened in 1920
on 21st Avenue between Belcourt and Acklen Avenue. By the late-
1920s, approximately twenty businesses were operating in the Vil-
lage, lining both sides of 21st Avenue between Blakemore and Acklen
Avenues. The area was also home to the Belmont Theater and the
Hillsboro Theater which opened in the mid-1920s. The Belmont The-
ater was located on the southwest corner of the 21st Avenue/
Blakemore Avenue intersection, and the Hillsboro Theater was in
the building known today as the Belcourt Cinema on Belcourt Av-
enue.

By the 1950s, the Village was undergoing change. The streetcar had
been replaced by a bus line, and a dry cleaning establishment and
post office were opened on Acklen Avenue.  In 1967, the Village was
included in a controversial urban renewal plan which was opposed
by many residents and business owners. While the plan resulted in
the loss of many homes due to the expansion of Vanderbilt Univer-
sity, it also helped preserve the commercial core and nearby residen-
tial areas through zoning. In the 1980s, the Village lost Woolworth’s,
McClures, and Mills Bookstore, three well known retailers. How-
ever, the area has evolved economically in the 1990s by offering an
eclectic mix of dining and retail establishments.

Hillsboro Village has undergone great change since the 1920s, yet
the fundamental character of the area remains intact. These guide-
lines are intended to preserve and enhance that special character.

Changes between 1963 (right photo) and 1999 (above) for this section of 21 st Avenue include the
removal of overhead power lines, the addition of street lights, and the addition of the mansard roof on the
building on the right. The roof-top billboards and the Jones Pet Store sign remain as constants.
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Following a speech at Vanderbilt University, President John F. Kennedy greets neighbors as his motor-
cade passes through Hillsboro Village, May 18, 1963.
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PURPOSE CREATION & USE OF
GUIDELINES

Hillsboro Village, with its diverse mix of businesses, pedestrian-
friendly environment, and unique design character, is one of the
few remaining areas in Nashville which offers people a special
experience not found in suburban shopping malls and strip cen-
ters. The identity of  “the Village” has made it attractive to resi-
dents from surrounding neighborhoods, as well as people from
the larger Nashville area. Like any economically vibrant and suc-
cessful area, Hillsboro Village is experiencing development pres-
sures.

The Metropolitan Planning Commission’s Subarea 10 Plan,
adopted in 1994, recognizes these growth pressures and the need
to preserve and further enhance Hillsboro Village’s special char-
acter by identifying it as an area worthy of an Urban Design Over-
lay (UDO) district.

The design guidelines are intended to ensure compatible devel-
opment and redevelopment within Hillsboro Village, and they will
serve as the basis for the UDO. Specifically, these design stan-
dards are intended to:

Maintain a scale and form of development that emphasizes
sensitivity to the pedestrian environment

Minimize the intrusion of the automobile into the urban set-
ting while still accommodating vehicles

Provide for the sensitive placement of public spaces in rela-
tionship to building masses, street furniture, and
landscaping features

Insure the compatibility of new buildings with respect to the
specific character of their immediate context

Encourage active ground floor uses, such as restaurants,
shops and services to animate the street

Encourage the adaptive use and sensitive rehabilitation of
existing historic buildings

Protect and enhance the economic viability of the area, as
well as the diversity of uses and activities

Accommodate the Village’s parking needs while still main-
taining a pedestrian-oriented urban environment

These guidelines are intended to preserve and enhance the special
character of Hillsboro Village by encouraging rehabilitation and
new construction that is sensitive to the existing urban form. The
guidelines recognize that no single architectural style predomi-
nates in Hillsboro Village, and the guidelines allow for creativity in
the design of individual buildings. However, there are certain es-
tablished urban design principles shared by most properties within
the district which give it a cohesive character and strong sense of
place.

How the Guidelines were Created
These guidelines were developed through a highly collaborative
process which encouraged the meaningful input of those having a
stake in the future of Hillsboro Village. Prior to developing specific
ideas for the guidelines, several meetings were held with the  Project
Steering Committee, which included property owners, business
operators, institutional interests, nearby residents, government
officials, and planning and design professionals. A Vision Survey
was also conducted as part of a public meeting attended by roughly
75 people to gauge community preferences regarding design and
development issues (see Sheet 3). The guidelines were then pre-
pared, reviewed by the Project Steering Committee, presented for
public input, and refined until this document accurately reflected
the stakeholders’ consensus.

How to Use the Guidelines
These guidelines should be used by property owners, developers,
architects, builders, business owners, public officials, and inter-
ested citizens when considering rehabilitation or new construc-
tion in Hillsboro Village. The guidelines should also be consulted
with respect to proposed infrastructure and streetscape improve-
ment projects. While the base zoning continues to govern land
use, these guidelines will supercede the base zoning for all design
issues and provide more specific bulk, landscaping, parking, and
signage standards. The Metropolitan Planning Commission’s staff
will review all new projects in the study area which require building
permits to ensure consistency with these guidelines. The word
“shall” indicates those design standards that are mandated, while
terms such as “should”, “encouraged”, and “discouraged” indi-
cate design principles which are more flexible and advisory in na-
ture. Included on Sheet 10 is a map of properties identified by the
Metro Historical Commission as “worthy of conservation”. The
design and bulk characteristics of these buildings should serve as
a model for new construction.
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To gather meaningful public input, a Vision Survey was conducted
to encourage participation in the planning process.  The purpose of
the survey was to solicit visually-based preferences regarding de-
velopment and design issues in Hillsboro Village.  The 74 partici-
pants were shown 72 images organized into the following catego-
ries:  streetscapes, buildings, parking, and signage.  For each im-
age, respondents were asked the question “Is this image appropri-
ate for Hillsboro Village?”, and they were asked to rate the image
on a scale of 1 to 5, with 5 being the most appropriate.  An oppor-
tunity for comments was also provided on the survey sheets, and an
in-depth discussion occurred after the survey as images were revis-
ited.  Among the key findings of the survey were:

Streetscapes
Suburban/strip commercial development characterized by
front parking lots and roads lacking sidewalks and landscap-
ing received the lowest scores.
On-street parking and street trees were highly valued.

Buildings
Images of buildings with varied facades, a vertical orienta-
tion, and compatible heights and setbacks received high rat-
ings.
New buildings incompatible with pre-W.W.II buildings in
scale, orientation, facade design, and materials were viewed
as inappropriate.
No clear consensus on the rehabilitation of older buildings
was established.

Parking & Access
Perpendicular parking in front of buildings received low
scores.
Rear parking lots screened with hardscape elements, such as
brick walls or fences, were preferred over extensive land-
scaping as a means of screening surface parking.
Parking structures having an architectural quality and ground-
floor retail uses received high ratings.

Signage & Canopies
Respondents expressed the desire that signage be controlled.
Canopies utilizing traditional design and materials were pre-
ferred by respondents, as were appropriately scaled awning
signs.

This streetscape was rated inappropriate by
82% of survey respondents.  Comments
included “cold no pedestrians”, “sidewalks
too narrow”.

Respondents liked the outdoor seating and people
on the sidewalk.  This image received the highest
rating among streetscapes,  with 95% of  respon-
dents finding it appropriate.

Comments included “good awning and on-street
parking” and “good sidewalk width and small
trees”.  91% of  respondents considered this
appropriate for Hillsboro Village.

“No character” and “too modern” were
used to describe this image, which 96% of
survey respondents found inappropriate.

86% of respondents found perpendicular
front parking inappropriate.  Comments in-
cluded ”no parking in front of the building,
prefer the rear” and “no head-in”. Comments included “good function and form

for a garage”.  Respondents preferred garages
with ground floor retail and building-like design.
73% found this image appropriate.

These facade-mounted signs lack visual co-
hesiveness, are inappropriately located, and
utilize poor design and quality materials.
This was the lowest rated sign image in the
survey, 94% inappropriate.

This projecting sign is cre-
ative and identifiable, yet
does not compete with the
building or the streetscape.
It received a rating of 92%
appropriate, which was the
highest among signs.
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PUBLIC INPUT RESULTS� Inappropriate � Appropriate

A variation in design and materials are appropri-
ate in areas with a diversity of building styles and
lack of a historic context. 73% of respondents
rated this image as appropriate for the “Village”.

These buildings were considered appropriate by
82% of  respondents.  Comments included “like
variety in scale and style”, and “diverse but co-
hesive-nice”.

Respondents liked the combination of a low brick
wall and trees to buffer this parking lot from pe-
destrians and mototrists, resulting in a 73% ap-
propriate rating.

The use of awnings for signage was viewed as
appropriate by 90% of survey respondents. Com-
ments included “very good” and “love this”.
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The inviting storefronts, comfortable pedes-
trian environment, and design cohesiveness
in the commercial core have contributed to
the recent popularity of the Village.

A wide variety of building types and designs
characterize the commercial perimeter ar-
eas.

Now used primarily as offices, the residen-
tial buildings along 21st Avenue have main-
tained their architectural character.

The residential buildings along the south side
of Belcourt Avenue constitute a distinct and
cohesive design character which contrasts
with the north side of the street.

Sheet 4  of 11

SUB-DISTRICTS

Due to the diversity in Hillsboro Village, the area has been divided
into seven sub-districts. Sub-districts are based upon original and
surviving building types and development character, rather than
present uses. Where appropriate, specific design standards have
been developed for each.

1A (Commercial Core: Central)
This area, located in the heart of the Village, is targeted for design
standards that preserve the existing character. The permitted scale
of development distinguishes this sub-district from Sub-district 1B.

1B (Commercial Core: South)
Sub-district 1B is located in the heart of the Village, and the existing
character is to be preserved. The one and two story buildings in this
area serve as a transition between Sub-district 1A and the residen-
tial-scale area to the south.

1C (Commercial Core: North)
Located north of Blakemore/Wedgewood Avenue along 21st Avenue,
Sub-district 1C lacks the distinct development character present in
Sub-districts 1A and 1B. However,  future development should be
similar in character to the heart of the Village.

2A (21st Avenue Residential Building Type)
This sub-district includes the properties with frontage along 21st

Avenue from Acklen Avenue to Fairfax Avenue. Pre-WWII residences
are the predominant building type along this section of 21st Avenue.

2B (Belcourt Residential Building Type)
This sub-district includes properties with frontage on the south
side of Belcourt Avenue, west of 21st Avenue. This area functions
as offices and residences in one and two story,  residential struc-
tures.

3A (Commercial Perimeter: East)
While commercial structures are the predominant building type in
Sub-district 3A, there is no cohesiveness to building design. This
area is a restaurant and service area supporting the businesses in
the heart of the Village. Parking structures are encouraged to locate
in this sub-district.

3B (Commercial Perimeter: West)
This area is considered a transition from the main part of the Village
to an adjacent area zoned for office uses.

Due to the diversity in Hillsboro Village, the area has been divide
into seven sub-districts. Sub-districts are based upon original and
surviving building types and development character, rather than
present uses. Where appropriate, specific design standards have
been developed for each.

1A (Commercial Core: Central)
This area, located in the heart of the Village, is targeted for design
standards that preserve the existing character. The permitted scale
of development distinguishes this sub-district from Sub-district 1B.

1B (Commercial Core: South)
Sub-district 1B is located in the heart of the Village, and the existing 
character is to be preserved. The one and two story buildings in this area 
serve as a transition between Sub-district 1A and the residential scale 
area to the south.

1C (Commercial Core: North West)
Located north of Blakemore/Wedgewood Avenue along 21st Avenue, 
Sub-district 1C lacks the distinct development character present in 
Sub-districts 1A and 1B. However, future development should be similar 
in character to the heart of the Village.

1D (Commercial Core: North East)
Located north of Blakemore/Wedgewood Avenue along 21st Avenue, 
Sub-district 1D is similar in character to 1C. However, future develop-
ment is taller and acts as a transition from  sub-district 1A to Vanderbilt.

2A (21st Avenue Residential Building Type)
This sub-district includes the properties with frontage along 21st
Avenue from Acklen Avenue to Fairfax Avenue. Pre-WWII residences 
are the predominant building type along this section of 21st Avenue.

2B (Belcourt Residential Building Type)
This sub-district includes properties with frontage on the south
side of Belcourt Avenue, west of 21st Avenue. This area functions
as offices and residences in one and two story, residential structures.

3A (Commercial Perimeter: East)
While commercial structures are the predominant building type in
Sub-district 3A, there is no cohesiveness to building design. This
area is a restaurant and service area supporting the businesses in
the heart of the Village. Parking structures are encouraged to locate in 
this sub-district.

3B (Commercial Perimeter: West)
This area is considered a transition from the main part of the Village to
an adjacent area zoned for office uses.
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This sidewalk consists of
well-maintained brick.
However, the lack of
other pedestrian-friendly
elements resulted in a
low score for this image,
as 76% of survey respon-
dents found it inappropri-
ate.

Highway-scaled street
lights, perpendicular
parking in front of build-
ings, and frequent curb
cuts create an unsafe en-
vironment for pedestri-
ans and contributed to
the low survey score
(92% inappropriate) for
this streetscape.

Too many curb cuts prohibit the use of on-
street parking, which provides a buffer be-
tween pedestrians and moving traffic, as well
as providing an important source of needed
parking.

In addition to providing valuable parking spaces
for businesses in the Village’s commercial core,
on-street parking protects pedestrians from mov-
ing traffic.

On-street parking can address parking demand
in Sub-district 2B and also serve as a traffic calm-
ing device by narrowing the perceived width of
driving lanes.

This streetscape image illustrates that inexpensive
sidewalk materials such as concrete can still ac-
commodate a pedestrian-friendly environment.

Textured pavers provide a visual message for
drivers to slow down.

Pedestrian-scale light fixtures, street trees, aw-
nings, and outdoor seating can help enhance
and animate a commercial streetscape.

In the commercial core, tree grates, which are
more space efficient than planting strips, should
be used as landscaping features along sidewalks.

This derelict street scene results from a lack
of landscaping and other pedestrian-friendly
elements.

Planting strips between the curb and sidewalk
provide space for shade trees and serve as further
separation between pedestrians and automobiles.

In Sub-districts 2A and 2B, pedestrian-scale light-
ing could add character to the streetscape and
serve as a safety feature.
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STREETSCAPES
� Inappropriate � Appropriate

Because streetscape elements are within the public right-of-way,
and therefore subject to the policies of the Metropolitan Govern-
ment, the following guidelines are only advisory in nature.

Sidewalks
Sidewalks should be well maintained and provided where not al-
ready present. The material used, whether brick or concrete, is not
critical as long as the sidewalk is well maintained. Specifically, in
Sub-districts 1A, 1B, and 1C, sidewalks should be a minimum of 8 ft.
in width and a minumum of 4 ft. in all other  sub-districts. The follow-
ing standards apply to all sidewalks:

Walkways should be raised above the street level and curbed,
but should have depressed curbs at intersections.
Pedestrian street crossings should be clearly delineated. Rec-
ommended delineation includes the use of different pave-
ment color and/or texture.

Landscaping
The following standards should be considered for landscaping:

In Sub-districts 1A, 1B, and 1C, where a generous sidewalk
width is crucial, grates with street trees and/or planters should
be used.
In Sub-districts 2A, 2B, 3A, and 3B, streetscapes should in-
clude a planting strip located between the curb and the side-
walk where shade trees can be planted.

Street Furniture
In Sub-districts 1A, 1B, and 1C, street furniture, such as
benches, trash receptacles, and kiosks are appropriate.
Benches and trash receptacles are appropriate in carefully
selected locations in Sub-districts 2A , 2B, 3A, and 3B. News-
paper boxes also contribute to the convenience and urban
feel of an area, but should be grouped to avoid visual clutter.

Lighting
Street lighting should be pedestrian scale and decorative. The scale
of street lights could increase at intersections.

On-Street Parking
On-street parking should be maintained where it currently exists
and be should allowed in areas with sufficient street width.

Because streetscape elements are within the public 
right-of-way, and therefore subject to the policies of the 
Metropolitan Government, the following guidelines are only
advisory in nature.

Sidewalks
Sidewalks should be well maintained and provided where 
not already present. The material used, whether brick or 
concrete, is not critical as long as the sidewalk is well 
maintained. Specifically, in Sub-districts 1A, 1B, 1C and 1D, 
sidewalks should be a minimum of 8 ft. in width and a 
minumum of 4 ft. in all other sub-districts. The following
standards apply to all sidewalks:
- Walkways should be raised above the street level and 
curbed, but should have depressed curbs at intersections.
- Pedestrian street crossings should be clearly delineated.
Recommended delineation includes the use of different 
pavement color and/or texture.

Landscaping
The following standards should be considered for landscap-
ing:
- In Sub-districts 1A, 1B, 1C and 1D, where a generous 
sidewalk width is crucial, grates with street trees and/or 
planters should be used.
- In Sub-districts 2A, 2B, 3A, and 3B, streetscapes should
include a planting strip located between the curb and the 
sidewalk where shade trees can be planted.

Street Furniture
- In Sub-districts 1A, 1B, 1C and 1D, street furniture, such as
benches, trash receptacles, and kiosks are appropriate.
- Benches and trash receptacles are appropriate in carefully
selected locations in Sub-districts 2A , 2B, 3A, and 3B. 
Newspaper boxes also contribute to the convenience and 
urban feel of an area, but should be grouped to avoid visual 
clutter.

Lighting
Street lighting should be pedestrian scale and decorative. The 
scale of street lights could increase at intersections.

On-Street Parking
On-street parking should be maintained where it currently 
exists and be should allowed in areas with sufficient street 
width.
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� Inappropriate � Appropriate

Buildings in Sub-districts 1A and 1C shall not exceed 3
stories in height.

Although architecturally compatible with the
Village in many ways, the 4-story scale of this
building is inappropriate.

Deep highway strip building setbacks which use
parking lots to detach buildings from their streets
are inappropriate for older commercial areas. Within the commercial core of Hillsboro Village, build-

ings should frame the street and create an “outdoor room”,
which makes people feel comfortable and encourages
pedestrian activity.

To maintain existing character, the height of new build-
ings in Sub-districts 1B, 2A and 2B should be capped
below 3 stories.

Within those portions of the Village featuring residential
buildings, a maximum building width requirement will
be the key massing control.

Box-like buildings having long uninterrupted fa-
cades with few window openings and recesses/
projections fail to achieve a human scale and
visual relief.

This central building has used pilasters and the shape of
the parapet wall to divide a single facade into three verti-
cally-oriented distinct bays which keep it in scale with
neighboring buildings.

Although now used for offices, the Sub-district 2A por-
tion of 21 st Avenue was originally developed with homes,
and future development here must respect the established
building setbacks.
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BUILDINGS:
Height, Massing & Setback

Height
Sub-districts 1A & 1C:   The building height shall not ex-
ceed 3 stories and 45 ft. (including  the parapet wall).
Sub-district 1B:  The building height shall not exceed 2
stories and 35 ft. (including the parapet wall).
The minimum height of the first floor shall be 14 ft. in
1A, 1B, 1C and 1D (measured floor to floor).
Sub-district 2A & 2B:  Building height shall not exceed
27 ft. at the eave line and 40 ft. at the roof peak.
Sub-district 3A & 3B:  Building  height shall not exceed  3
stories and 45 ft. (including the parapet wall) at the front
building wall. Additional building height shall not exceed a
height control plane of 2V: 1H  measured from the front
building wall (See Appendix Section A).

Massing
Long, uninterrupted facades shall be avoided.
Sub-districts 1A & 1B:  A minimum of 50% of the building
wall  shall be built to the build-to line (See Appendix Sec-
tion A for exceptions).  No uninterrupted front facade plane
shall extend more  than 25 ft.  Pilasters, variations in the
roof  line or parapet wall, or building wall recesses shall be
used to break up the mass of a single building into distinct
bays no wider than 25 ft. Variations in materials and colors
can also help achieve this massing standard. The length of
the street wall for all buildings shall be 100% of the lot
frontage along 21st Avenue.
Sub-District 1C, 1D, 2A, 2B, 3A, and 3B: At least 50% of the
building wall shall be built to the build-to line (See Appen-
dix Section A  for  exceptions).

Build-To Lines
Sub-district 1A & 1B:  street line
Sub-district 1C & 1D:  street line along 21st Avenue and along
intersecting streets for corner lots with frontage along 21st
Avenue.
Sub-district 2A:  75 ft from center of 21st Avenue.  Side- 5
ft. min.; Rear- 20 ft. min.
Sub-district 2B:  45 ft. from the center line of Belcourt Av-
enue.  Side- 5 ft. min.; Rear - 20 ft. min.
Sub-district 3A & 3B:  minimum of  0 ft. and maximum of 10
ft. from street line

Sub-districts 1A & 1C: The building height shall not exceed
3 stories and 45 ft. (including the parapet wall).
Sub-district 1B: The building height shall not exceed 2
stories and 35 ft. (including the parapet wall).
Sub-district 1D: The building height shall not exceed
4 stories and 55 ft. (including the parapet wall).
The minimum height of the first floor shall be 14 ft. in
1A, 1B, 1C and 1D (measured floor to floor).
Sub-district 2A & 2B: Building height shall not exceed
27 ft. at the eave line and 40 ft. at the roof peak.
Sub-district 3A & 3B: Building height shall not exceed 3
stories and 45 ft. (including the parapet wall) at the front
building wall. Additional building height shall not exceed a
height control plane of 2V: 1H measured from the front
building wall (See Appendix Section A).
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Building standards related to roofs, facades and materials apply
only to Sub-districts 1 (Commercial Core) and 2 (Residential Build-
ing Type).

Roofs
Roof forms should be appropriate to the building’s architecture
and surrounding context.

Sub-districts 1A, 1B, 1C & 1D:  Flat roofs with parapet walls
are encouraged.
Sub-districts 2A & 2B:  Pitched roofs with a slope between
6:12 and 12:12 are required (excluding porch and  dormer
roofs).

Facades
Facades of buildings should emphasize clearly articulated main
entrances using awnings, canopies, columns, pilasters and recessed
entrances.  Window and door openings should  have a vertical
orientation and alignment

.  For new 
construction, facade treatment on a side street is encouraged to be 
similar to the primary facade treatment.

Sub-districts 1A, 1B, 1C & 1D:  55-85% of the 1st floor shall
be transparent. 25-65% of the facade area on upper floors
shall be glazed.  Reflective glass and overly tinted glass
are discouraged.  (First floor glazed area calculations shall
be based on the facade area measured to a height of 14 ft.
from grade.)
Sub-districts 2A & 2B: Facades reflective of residential
building types are encouraged in Sub-districts 2A and 2B.
Porches with a minimum depth of 6 ft., and which extend
across a minimum of 60% of the front facade are encour-
aged for all new structures. 30-70% of the facade area is
encouraged to be glazed.

Materials
Materials, textures, and colors should be appropriate for the
building’s architecture and surrounding context. Vinyl and alumi-
num siding are discouraged in all sub-districts.

Sub-districts 1A, 1B, 1C & 1D :  Brick is encouraged to be the
primary building material.  Cast stone, stone, stucco and
wood are encouraged to be used to accent the primary
building material.
Sub-districts 2A & 2B:  Brick and wood are encouraged to
be the primary building materials. Cast stone, stone, and
stucco are encouraged to be used to accent the primary
building material.

The false mansard roof in this image is too large
for the building scale, inappropriate for the
building’s style, and obscures the building’s fa-
cade. Flat roofs with parapet walls are the dominant form in

the Village’s commercial core.
This low pitched, hipped roof with dormer windows is
characteristic of American Foursquares and bungalows.

The color, materials and architectural detailing
on the facade of this infill building are incom-
patible with the adjacent, older buildings. It is critical to the character of a building, as well as the

maintenance of an animated street, that minimum levels
of facade transparency be required.

The building on the right has been altered by
applying wooden panels to the base of the fa-
cade, thus obscuring the original brick. Decorative elements can be used to enhance brick, which

should be the primary building material in the Village’s
commercial core.

Buildings in the commercial perimeter sub-districts can
utilize a wider range of materials than might be appropri-
ate in other areas of the Village.

Depending upon the specific architectural style, residen-
tial structures tend to have at least 30% of their facade
area comprised of window and door transparency.
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Front parking lots separate the building from
the street and introduce the automobile as
the prominent streetscape feature, thereby
precluding the creation of a comfortable
“outdoor room” along the street.

89% of survey respondents viewed this im-
age as inappropriate. The lack of internal
landscaping and peripheral screening of this
parking lot creates an unattractive environ-
ment.

This garage detracts visually from its con-
text and, without active ground-floor uses,
can create dead spaces for the streetscape.

By requiring parking areas to locate behind build-
ings, rather than in front of them, an active and
pedestrian-friendly streetscape can be maintained.

On-street, parallel parking can serve as a buffer
between the pedestrian and the automobile, as
well as a traffic calming measure.

Extensive landscaping softens the appearance of
this lot and minimizes direct views of parked cars
from the street (foreground).

This parking structure has an architectural qual-
ity which looks more like a building, and the re-
tail uses at the ground level help activate the
streetscape.

When space is limited, masonry walls can screen park-
ing lots and accentuate the materials of adjacent build-
ings and sidewalks.

Although the upper floor design of this garage is inap-
propriate for the Village, awnings, street trees, and retail
space on the ground floor maintains the vibrance of the
street level.

Alleys are necessary to accommodate rear parking ar-
eas. When well designed and maintained, they can be
both functional and attractive.

On side streets, parking on the side of buildings is
acceptable, but not desirable.  Landscaping, fences,
and walls can help screen parking and extend the
streetscape’s building wall.

Location of Parking
The following standards apply:

Sub-districts 1A & 1B: lots shall be screened from 21st Av-
enue by a building facade wall a minimum of 15 ft. in height.
Sub-districts 2A & 2B:  Parking shall not be located between
a building and the street.  Parking to the side of buildings is
acceptable, provided it is screened.
Sub-districts 1C, 1D, 3A & 3B:  Parking may be provided to the
side of buildings, including the portion of any required yard
not directly in front of a building, as long as the parking is
heavily screened from the street.

Design of Parking
The following standards apply throughout the Village:

Shared parking facilities are encouraged.
The layout and screening of lots should minimize direct views
of parked vehicles from streets and sidewalks, and should
provide a reasonable amount of shade.
For lots fronting a public R.O.W, shade trees should be
planted at a minimum of one per 30 ft. of street frontage.
See Appendix for provisions applying to 21st Ave. S. in sub-
districts 1A, 1B, and 2A.
Screening should be compatible with the style, materials,
and colors of the principal building on the same lot. Unless
otherwise provided in the Appendix, evergreen hedges and
walls should be used in sub-districts 1A, 1B, 1C and 1D, while
evergreen hedges, walls, and fences are encouraged in all
other sub-districts.

Parking Structures
Wherever parking structures are permitted to front streets, walls
fronting streets should utilize materials, colors, and a pattern of
openings consistent with surrounding buildings.  Commercial busi-
ness space is required along the ground floor of parking structures
for 75% of the street frontage to a minimum depth of 20 ft., and
minimum glazing standards for that ground floor wall area may ap-
ply (see Appendix).
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86% of respondents
rated this image show-
ing perpendicular park-
ing as inappropriate.
Comments included
“no parking in front of
building, prefer rear”
and “no head-in”.
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Applied Letters Signs- individual letters applied directly to a
facade.

Awning Signs- sign with letters/logo painted, silk screened or
stitched directly onto a building awning.

Maximum signed area-
5% of the primary build-
ing facade wall area, but
not to exceed 85% of the
awning area.

Banners- signs made of flexible fabric rather than rigid materials.

Minimum setback : 5ft.
Maximum area: 12 sq. ft.
Maximum height: 3 1/2 ft.
out-side visibility areas

Facade-Mounted Signs- signs mounted directly on a building
facade.

Ground Mounted Signs- signs extending directly from the
ground.

Design Standards for Signs
Wood and painted metal are the preferred materials
Plastic and similar synthetic materials are discouraged
Facade-mounted signs should be framed with raised edges.
Signs using wood should use only high-quality exterior
grade wood with suitable grade finishes.
Sign colors should be compatible with the colors of the build-
ing facade.
A dull or matte finish is encouraged to reduce glare and
enhance legibility.
Signs shall not obscure key architectural features.

Sign Illumination
Signs shall be either spotlighted, externally lit, or back lit
with a diffused light source.
Spotlighting should completely shield all light sources; light
should be contained primarily within the sign frame.
Back-lighting should illuminate only the letters, characters
or graphics on the sign, but not its background.
Neon signs are permitted.

Canopies
Canopies are appropriate at ground-floor level and on upper levels,
provided they complement a building’s architectural style and do
not conceal significant architectural features.  Canvas is the pre-
ferred material for awnings. Plastic, metal, and aluminum awnings
are strongly discouraged. Wood and metal may be used for other
types of canopies

Shall not extend above
the roof eaves.

Shall cover no more than
5% of the building fa-
cade wall area or 30 sq.
ft., whichever is smaller.

Shall cover no more
than 5% of the build-
ing  facade wall area  or
30 sq. ft., whichever is
smaller.

Encouraged only for
buildings having a front
setback of at least 20 ft.
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SIGNAGE & CANOPIES
Shall cover no more than
5% of the building fa-
cade wall area or 30 sq.
ft., whichever is smaller.

Object Signs- 2 or 3 dimensional signs replicating an object
associated with a business. These signs shall be treated as
Projecting Signs.

Restaurant Menu signs- small menus often placed in a glass
fronted box and externally illuminated.

Location-facade mounted within 3 ft. of the restaurant’s pri-
mary entrance

• Maximum area: 2 sq. ft.

Projecting Signs- signs extending from a primary facade (per-
pendicular).

These sign shall not
extend above the roof
eaves or parapet wall.

Maximum area: 9 sq. ft.
Min height: 7 ft. above
grade except in visibil
ity areas where mini-
mum height is 10 ft.

Free-Standing Signs-signs elevated above grade by a pole(s) or
similar structure.

Minimum setback: 5 ft.
Maximum area: 10 sq. ft.
Maximum height: 15 ft.
Minimum height: 10
 ft. in visibility areas

Encouraged only for
buildings having a
front setback of at least
20 feet.

Facade-Painted Signs- signs painted directly on a building
facade.

Maximum area- 5% of
the building facade
wall area or 30 sq, ft.,
whichever is smaller.

Window sign- a sign which is attached to, painted on, or readily
visible through, a window.

Window signs are
encouraged to be
painted and cover no
more than 25% of the
window.



©  1999 Looney Ricks Kiss, Inc.  The portion of this copyright pertaining to images is as photographic works only and excludes any copyright for any portion of the architectural, landscape and site designs contained within the work designed by others.

©1999 Looney Ricks Kiss Memphis Nashville Princeton

0 2 .12 . 9 9  Revised: 03.03.15

Hillsboro Village Design Guidelines
Nashville/Davidson County Metropolitan Planning Commission

Nashville, Tenn e ssee

Sheet 10  of 11

CHARACTER DEFINING
BUILDINGS

The Metropolitan Historical Commission conducted a survey of
20,000 pre-1945 properties in Davidson County between 1984
and1994. As part of that effort, the Commission identified those
buildings in Hillsboro Village which it determined to be “worthy of
conservation.”  In general, these buildings tend to date from prior
to WWII and have above average historic and architectural merit.
These design guidelines have been drafted with the intention of
insuring that future new development is compatible with the char-
acter of such buildings.  For example, the specific front yard set-
backs required for new buildings within the Village were deter-
mined by the existing predominant setbacks of these older, char-
acter-defining buildings.  The purpose of including this map in the
guidelines is to clarify which properties should serve as the “mea-
suring-stick” for the compatibility of proposed new development
in the Village.  Furthermore, this map will help to illustrate the
rationale behind many of this document’s specific standards.

The Sportsman Grill is the only building identified as worthy of
conservation in Sub-District 1C.

This building, located in Sub-District 1A, should serve as a model for
future infill development.

Future development in Sub-District 2A should look to this residential
building for inspiration.
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Appendix
Hillsboro Village Urban Design Overlay Regulatory Standards

The main purpose of this design guidelines document is to present
both requirements and suggestions for improving property in
Hillsboro Village in a vivid and comprehendable manner.  While
this document includes both mandated and advisory design prin-
ciples, it is important to understand that the mandated principles
have also been adopted by the Metropolitan Government as regu-
latory standards.  These Urban Design Overlay (UDO) Regula-
tory Standards shall always supercede the design guidelines docu-
ment in any cases of ambiguity or conflicting language between
the guidelines and standards.
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SECTION A:  HILLSBORO VILLAGE URBAN DESIGN OVERLAY BULK STANDARDS. The bulk 
standards for the Hillsboro Village Urban Design Overlay (UDO) area that vary from the underlying base zone district standards are
presented in this section.  General provisions are listed first, followed by Table A-1 in which bulk standards are presented by sub-
district within the UDO. 

1. General Provisions.  The bulk standards that apply broadly within the UDO are as follows.

APPLICABILITY OF BASE DISTRICT STANDARDS:  Base district bulk standards that are not varied by provisions set forth in
this section shall apply within the Hillsboro Village UDO.

FLOOR SPACE EXEMPTION FOR PARKING:  Floor space designed for parking, including excess parking not required by the
zoning ordinance, shall not be included in the calculation of floor/area ratio.

PARKING STRUCTURE FACADE:  The exterior facade of parking structures shall be covered with architectural cladding that
utilizes materials, colors, and a pattern of openings consistent with nearby significant building facades.

STREET LEVEL LEASABLE FLOOR SPACE IN PARKING STRUCTURES:  Parking decks located at street level shall have no
less than seventy-five percent (75%) of the lineal street frontage devoted to office or non-parking commercial uses at a minimum
depth of twenty (20) feet along the following streets:
• 21st Avenue S. in Sub-Districts 1A, 1B (north of Acklen Ave. in MUL district only), 1C and 1D;
• Belcourt Avenue in Sub-Districts 1A, 3A, and 3B;
• Acklen Avenue in Sub-District 1B (north side only in MUL district); and
• 20th Avenue S. in Sub-District 3A.

in Table A-1.

TABLE A-1 
BULK STANDARDS BY SUB-DISTRICT: 

HILLSBORO VILLAGE “URBAN DESIGN OVERLAY” DISTRICT 

UDO SUB-DISTRICT

BULK 
STANDARD

1A 1B 1C 2A 2B 3A and 3B 

Single Build-
to Line 

Street line along 
all public 

streets
a

Street line along 
all public 

streets
a

Street line along 
21st Ave. S. and 
along inter-
secting street 
for corner 
parcels with 
frontage on 21st

Ave. S.
a

Street line along 
21 st Ave. S. and
along inter-
secting street 
for corner 
parcels with 
frontage on 21st

Ave. S.a

75 ft. from 
centerline along 
21st Ave. S. 

45 ft. from 
centerline along 
Belcourt Ave. 

N/A 

Front Yard 
Set-back 
where no 
“Build-to 
Line” applies 

N/A N/A Minimum 0 
ft./maximum 10 
ft. from street 

line
a,b

   Minimum 0 
ft./maximum 
10 ft. from 
street line

a,b

Base district 
standard 

Base district 
standard 

Minimum 0 ft / 
maximum 10 ft. 
from street 

line
a,b

Minimum 
Side Yard 
Setback 

0 ft. 0 ft. 0 ft. 0 ft. 

1D

5 ft. 5 ft. 0 ft. 

TABLE  A-1 (continued)

BULK 
STANDARD

1A 1B 1C 1 2A 2B 3A and 3B 

Minimum 
Rear Yard 
Setback 

0 ft. 0 ft. 0 ft. 20 ft. 20 ft. 0 ft. 

Maximum 
Building 
Height 

45 ft. including 

parapet
c

35 ft. including 

parapet
c

45 ft. including 

parapet
c

55 ft. including 

parapet
c

27 ft .at the eave 
line; 40 ft. at the 

roof peak
d

27 ft .at the eave 
line 40 ft. at the 

roof peak
d

45 ft. including 
parapet 
measured at 
building facade 
wall; applies 
along all public 
street frontages 

Maximum 
Height 
Control Plane 

N/A
e

N/A
e

N/A
e e

N/A
e

N/A
e 2 vertical:1 

horizontal; 
applies at 
building facade 
wall along all 
public streets 

Maximum 
Number of 
Stories 

3 stories 
(excluding 
parking 
structures) 

2 stories 
(excluding 
parking 
structures) 

3 stories 
(excluding 
parking 
structures) 

2 ½ Stories 2 ½ Stories 3 stories 
(excluding 
parking 
structures) 

Required 
Length of 
Street Wall 

100% of street 
frontage along 

21st Ave S. 

100% of street 
frontage along 

21st Ave S. 

N/A N/A N/A N/A 

Minimum 
Street-Level 
Floor Height 

14 ft. (floor to 
floor) 

14 ft. (floor to 
floor) 

14 ft. (floor to 
floor) 

N/A N/A N/A 

% Glazing of 
Street Wall 

55-85% for first
floor & 25-65%
for 2nd & 3rd

floors along 21st

Ave S.
f, g

55-85% for first
floor & 25-65%
for 2nd floor
along 21st Ave

S.
f, g

55-85% for first
floor & 25-65%
for 2nd & 3rd nd & 3rd

floors along 21st

Ave S.
f, g

55-85% for first
floor & 25-65%
for 2
floors along 21

Ave S.
f, g

N/A N/A N/A 

Maximum 
FAR (exclud-
ing parking) 

1.00
h

1.00
h

1.00
h h 0.50 0.50 1.00

h

Maximum 
ISR 1.00

i
1.00

i
1.00

i i 0.80 0.80 1.00
i

a

b

c

d

e

MINIMUM WALL AT BUILD-TO LINE:  At least 50% of the front building wall shall be built to the build-to line or, where 
applicable, within the maximum setback line.  Where the build-to line is the street line, walls designed with projecting elements,
such as pilasters, may be setback not more than two (2) feet from the build-to line.  Flat front building walls uninterrupted by
“breaks” (such as pilasters; vertical recesses in the wall; or color or material changes) shall not exceed 25 feet in width. 

INCREASED SETBACK:  The maximum 10 ft. setback may be increased to not more than 15 ft. from the street line whenever 
the area between the street line and the front building wall is designed and constructed as an outdoor dining courtyard. 

APPLICABILITY OF HEIGHT: In Sub-districts 1A, 1B, 1C and 1D, the maximum height applies to any portion of the building. 

SLOPED ROOFS REQUIRED:  No flat roofs are permitted; roofs shall have a minimum 6:12 slope (6 vertical for 12 horizontal) 
and a maximum 12:12 slope.  The sloped roof standard shall not apply to porch or dormer roofs. 

NO HEIGHT CONTROL PLANE APPLICABLE: No height control plane, including that of the base district, shall apply within 

N/A

0 ft. 

N/A

4 stories 
(excluding 
parking 
structures)

14 ft. (floor to 
floor)

1.00 

1.00

1D
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f CORNER LOT GLAZING: On corner lots with frontage on 21st Ave. S., the glazing requirements shall apply only to the wall 
facing 21st Ave. S. 

g
GLAZED AREA CALCULATION: The first floor glazed area calculation shall be based on the façade area measured to a height of 
14 ft. from grade.

h
FLOOR AREA BONUS:  Floor space in addition to that allowed by the applicable FAR shall be permitted for uses other than 
parking at a rate of 300 square feet for nonresidential uses, or 600 square feet for residential uses, for each permanent parking
space provided that is in excess of the parking required for the development on the site. 

i
LANDSCAPE AREA EXCLUDED: ISR shall not apply to the area needed to provide required landscaping for parking lots or to 
the area needed to provide required landscape buffering along a base zone district boundary (see Section D.).

SECTION B:  HILLSBORO VILLAGE UDO PARKING STANDARDS.  Parking standards for the Hillsboro 
Village UDO that vary from the underlying base zone district standards are presented in this section.  General provisions are listed 
first, followed by Table A-2 in which parking standards are presented by sub-district within the UDO. 

1. General Provisions.   The parking standards that apply broadly within the UDO are as follows.

a) NO LEASING TO NON-UDO USES:  The leasing of excess parking spaces located within the UDO shall not be permitted to
satisfy the parking needs of activities located outside of the UDO.

b) LEASE REQUIREMENTS FOR OFF-SITE PARKING:  For tenants, the lease period for “off-site” parking leased to satisfy
requirements shall match the property lease.  A 3 year minimum lease for such parking shall be required for properties with
owner-occupied uses.

c) EXEMPTION FROM VISIBILITY PROVISION:  Development within the UDO shall be exempt from the “visibility triangle”
provisions as set forth in Section 17.20.180 of the zoning code.

2. Table of Parking Standards by Sub-District.  The parking standards that apply variably by sub-district within the UDO are
presented in Table A-2. 

TABLE A-2 
PARKING STANDARDS BY SUB-DISTRICT 

HILLSBORO VILLAGE “URBAN DESIGN OVERLAY” DISTRICT 

UDO SUB-DISTRICT 
PARKING 
STANDARD

1A and 1B 1C 2A and 2B 3A 3B 

Restriction on 
Parking in 
Front Setback 
Area 

N/A No parking in portion 
of front yard between 
building and street 
line 

No parking between 
build-to line and 
street line 

No parking in portion 
of front yard between 
building and street 
line 

No parking in portion 
of front yard between 
building and street 
line 

Minimum 
Parking 
Requirement 
Other Than 
Base District 

No variation in base 
district standard 

No variation in base 
district standard 

No variation in base 
district standard 

No variation in base 
district standard, 
except for restaurants 
which shall be 1 
space / 150 sq. ft. 

No variation in base 
district standard 

Use of Parking Parking in excess of 
that meeting required 
on-site needs may be 
used to satisfy off-site 
parking needs of uses 
located anywhere 

within the UDO
a

Parking in excess of 
that meeting required 
on-site needs may be 
used to satisfy off-site 
parking needs of uses 
located anywhere 

within the UDO
a

Limited to meeting 
only the on-site needs 
of uses in the sub-
district 

Parking in excess of 
that meeting required 
on-site needs may be 
used to satisfy off-site 
parking needs of uses 
located anywhere 

within the UDO
a

Parking in excess of 
that meeting required 
on-site needs may be 
used to satisfy off-site 
parking needs of uses 
located anywhere 

within the UDO
a

a
WAIVER OF DISTANCE BETWEEN USE AND “OFF-SITE” PARKING:  There shall be no limitation on the distance between a 

use in the UDO and any “off-site” parking leased or owned by that use to satisfy its needs. 

SECTION C:  HILLSBORO VILLAGE UDO SIGN STANDARDS.  Sign standards for the Hillsboro Village 
UDO that vary from the underlying base zone district standards are presented in this section.   

1. General Provisions.  The sign standards that apply broadly within the UDO are as follows

a) SIGNS NOT PERMITTED:  In addition to signs prohibited in the base zoning district, on-premise temporary signs shall not be
permitted and no permitted signs shall extend above an eave line or parapet.

b) MAXIMUM AGGREGATE BUILDING SIGNAGE:  The maximum aggregate amount of display surface area of all permanent on-
premise building signage permitted on a parcel per public street frontage shall not exceed 15% of the area of the building facade
facing the public street or 192 sq. ft, whichever is less.

c) LIMITATION ON LIGHTING:  Lighted signs shall be either spotlighted, externally lit, or back-lit with a diffused light source.

d) PLACEMENT OF SIGNS:  Signs, other than those on windows, shall be placed so as not to obscure key architectural features or
door or window openings.

2. Table of Sign Standards.  The sign standards for individual permanent on-premise signs permitted within the UDO are
presented in Table A-3. 

TABLE A-3 
SIGN STANDARDS 

HILLSBORO VILLAGE “URBAN DESIGN OVERLAY” DISTRICT 

PERMANENT ON-
PREMISE SIGN 
STANDARD

Minimum Setback Maximum 
Height 

Maximum Display 
Surface Area of 
Individual Signs 

Ground Sign--Monument 5 ft. 2.5 ft. for any part of sign 
within 15 ft. of street line; 
3.5 ft. otherwise 

12 sq. ft 

Ground Sign--Pole 5 ft. 15 ft.
a 10 sq. ft 

Building-Sign--Projecting N/A Eave line or top of parapet
b 9 sq. ft 

Building Sign--Wall-
Mounted Type 

N/A Eave line or top of parapet 30 sq. ft or 5 % of the 
building facade wall facing 
the public street, whichever 
is less. 

a
 A minimum clearance of 10 ft. shall be provided for any portion of a pole sign that is within 15 ft. of the street line 

b
 A minimum clearance of 10 ft. shall be provided for any portion of a projecting sign that is within 15 ft. of the street line and a 
minimum clearance of 7 ft. shall be provided for any portion of a projecting sign that is over a walkway and is more than 15 ft.
from the street line.

SECTION D:  HILLSBORO VILLAGE UDO LANDSCAPING STANDARDS.  Landscaping standards for the 
Hillsboro Village UDO that vary from the underlying base zone district standards are presented in this section.   

1C and 1D



HILLSBORO  VILLAGE DESIGN GUIDELINES   APPENDIX:  Hillsboro Village Urban Design Overlay Regulatory Standards
3 fo 3 egaP 

1. General Provisions.  The landscaping standards applicable within the UDO that differ from the underlying base district
standards are as follows.

a) WAIVER OF INTERIOR SURFACE PARKING LOT LANDSCAPING:  The base district standards  for landscape buffering and
screening within the interior of surface parking lots shall be waived. 

b) PERIMETER LANDSCAPE BUFFERING AND SCREENING STANDARDS FOR SURFACE PARKING LOTS:  The base zone
district landscape buffering and screening standards for the perimeter of surface parking lots shall apply, except as follows:

(1) SUB-DISTRICTS 1A AND 1B STANDARDS:   A building facade wall shall be provided at the build-to line along the entire
length of properties fronting on 21st Ave. S. that are used as street level parking lots to obscure the visibility of said parking
from 21st Ave. S.  The facade wall shall be at least 15 feet in height, reflect the established character of nearby front building
walls, and meet the applicable glazing standards for buildings.

On corner lots that front on 21st Ave. S., perimeter landscape buffering and screening that obscures the view of the parking lot 
from the street to a height of 4 feet initially and 6 feet at maturity shall be provided along the edge of the parking lot that faces 
the side street. 

(2) SUB-DISTRICT 2A STANDARDS:  Perimeter landscape buffering and screening that obscures the view of the parking lot
from 21st Ave. S. to a height of 4 ft. initially and 6 ft. at maturity shall be provided along the edge of the parking lot that faces
21st Ave. S.

c) LANDSCAPE BUFFERING AND SCREENING REQUIREMENTS ALONG BASE ZONE DISTRICT BOUNDARIES. The base
zone district landscape buffering and screening standards along base zone district boundaries shall apply, except as follows:

(1) WAIVER WITHN THE UDO:  The landscape buffering and screening standards shall be waived along internal base zone
district boundaries within the UDO.

(2) SELECTED WAIVERS ALONG THE PERIMETER OF THE UDO:  Along base zone district boundaries that coincide with
the boundary of the UDO, the base district landscape buffering and screening standards shall be waived within the UDO
whenever:
• the abutting base zone district outside of the UDO is a nonresidential district; or
• the abutting base zone district outside of the UDO is a residential district and the boundary is in a public street.


