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Background

Nashvilles Jefferson Street corridor, a once thriving
neighborhood business district waylaid by urban
renewal and desegregation in the mid-20th century,
has, in recent years, become the focus of strategic
planning by local organizations - including the
Metropolitan Nashville Planning Department, and
Jefferson Street United Merchants Partnership
(JUMP) - who share as their common goal the
corridot’s sustained economic revitalization. The
following case studies contribute to that goal by
presenting successful efforts to revitalize similar
corridors in other cities. The places described here

share a common history of “golden eras,” with
thriving cultural scenes and commercial vitality
undercut by social and economic restructuring,

Displacement of families and businesses, the closure
of iconic arts and entertainment venues, fissures in
the financial and intellectual bedrocks of economic
empowerment and the civil rights movement —
these struggles, along with the enduring legacy of
the neighborhood anchor institutions that remain,
comprise a shared story that extends to the present
day as each area is in some phase of economic
revitalization. At their best, efforts to revitalize _ _
historic black business districts can restore legacies : e
of strong civic capacity while remediating the Image courtesy of JUMP
negative physical and social effects of divestment.

A research report submitted to nashvillenext
October 2014 - pg 3



Revitalization Strategies in Historic Black Business Districts

Methodology

Through conversation with Metro Nashville
Planning Department staff, and scholars with
expertise in the subject of community and economic
development, the following seven sites were
considered for preliminary study:

7/

A

Auburn Avenue (Atlanta, GA)

X3

A

East Market Street (Greensboro, NC)

7/
o0

Farish Street Entertainment District (Jackson, MS)
% Greater Shaw/U Street (Washington, D.C.)

¢ Indiana Avenue (Indianapolis, IN)

% Parrish Street (Durham, NC)

% 18th & Vine Jazz District (Kansas City, MO)

Selection criteria for more in-depth study included
demographic and structural comparability with the
Jefferson Street corridor, and a demonstration of
collaborative strategies for redevelopment, including
partnership building between corridor stakeholders,
and efforts to prevent resident displacement. Two
sites — Auburn Avenue, and East Market Street —
were selected initially. A third site, Martin Luther
King Jr. Drive in Winston-Salem, NC, was later
selected following a conversation with leadership
from the HBCU Community and Economic
Development Coalition. While not an historic
business district, this corridor’s history and recent
redevelopment offer useful insights into the process
of interorganizational capacity building;

Cases are presented in three sections. First, a general
overview provides a history of development, from
the corridor’s golden era and decline to its recent
revitalization. This is followed by an outline of

the organizations involved in the revitalization,

with particular attention given to the structure

of stakeholders’ relationships. Key informant
interviews and archival data were used to conduct a
simple network analysis of the relational structure
supporting each corridor’s redevelopment. Network
diagrams, offering a visual representation of
structure in its general sense, are accompanied

by an overview of the specific parts individual
organizations had in the redevelopment process.
Lastly, revitalization activities specific to each
corridor are described in reference to an idealized
framework for neighborhood business district
revitalization (Morgan, 2011), in which real estate
development, business development, business
financing, and business district organizing and
improvement are linked as a coordinated set of

activities.

A research report submitted to nashvillenext
October 2014 - pg 4



Revitalization Strategies in Historic Black Business Districts

East Market Street (Greensboro, NC)

General Overview

Following the Civil War, a “second downtown”
emerged along Greensboro’s East Market Street,
serving as the commercial and cultural center for

the city’s African-American population. The corner-
stones for the corridor’s development were - and in
many respects, remain — the Bennett College and
North Carolina Agricultural and Technical State
University (formerly the Agricultural and Mechanical
College for the Colored Race) campuses, established
in 1873 and 1891, respectively. The relationship
between these two institutions and neighboring busi-
nesses sustained a thriving community throughout
the first half of the twentieth century. By the early
1950s, however, deteriorating infrastructure and en-
vironmental degradation from by a nearby incinera-

Figure 1.

tor and manufactured gas plant set the stage for East
Market Street’s decline (City of Greensboro, 1998).
By 1960, urban renewal was underway. The corridor
was razed and redeveloped as a commuter highway,
with nearly 1,000 households and 80 businesses dis-
placed in the process. Far from renewal, two of the
corridor’s key projects — a strip mall (formerly the
Cumberland Shopping Center) and a postal distribu-
tion facility — would ultimately become vacant and
blighted. Census data depict the area’s downturn, as
population along the corridor continuously declined
from 1970 to 2000 (Figure 1), and housing produc-
tion stagnated from 1980 to 2000 (Figure 2), despite
Greensboro’s overall growth.

In 1995, East Market Street was selected as the in-
augural site for the American Planning Association’s
Community Planning Assistance Team initiative.

Percent Change in Population by Decade, Corridor versus City (1970-2010), Greensboro.
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phy using the Longitudinal Census Tract Database
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Figure 2.

Year Housing Built, Corridor versus City, Greensboro
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Note: Data obtained from U.S. Census Bureau, American Communities Survey, 2007-2011. City is census-designated place, Greens-
boro. Corridor includes census tracts 3708101000, 3708101101, and 3708101200.

Key components of the subsequent plan included
1) repairing fractured relationships between the City
of Greensboro, East Market Street area residents,
NCA&KT State University, Bennett College, and

the business community at large, 2) the creation

of the East Market Street Development Corpora-
tion (EMSDC), and its designation as lead agency
in projects along the corridor, and 3) transforming
East Market Street from an eight-lane thorough-
fare to a four lane, pedestrian-friendly corridor. In
concert with repairing stakeholder relationships in a
corridor-specific context, NCA&T was included in
a plan for regional development initiated by Action
Greensboro, a partnership between six Greensboro
foundations established in 2001 to develop the area’s
knowledge-based industries. Ongoing economic de-

velopment has been supported by an entrepreneurial
development program operated in cooperation with
the NCA&T School of Business and Economics,

a loan program meant to facilitate fagade improve-
ments, the construction of the Dudley-Lee Cultural
Commerce Center at the former site of the Cum-
berland Shopping Center, and property acquisition
for future development. Community development
projects have included a housing repair program
operated by the NCA&T Department of Construc-
tion Management and Safety, and the construction
and renovation of community centers and parks in
adjacent neighborhoods. Since 1997, the corridor
has seen over $250 million in new public and private
investment.
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Greensboro, North Carolina
East Market Street Corridor and Environs
Vacant Housing Units by
Census Block Group (2011)
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Interorganizational Model

“Prior to the APA Community Planning Team ef-
fort, no organizational capacity focused on develop-
ing the corridor was apparent” (City of Greensboro,

1998, p. 47)

The Community Planning Assistance Team initia-
tive provided grounds for an unprecedented level of
cooperation between numerous public and private
organizations. From the initial partnership between
the City of Greensboro, NCA&T, Bennett College,
and a steering committee comprised of community
volunteers, an interorganizational model quickly
evolved centered on EMSDC — the “focus, forum,
and fulcrum” for the corridot’s transformation. The
network diagram and outline below highlight key
actors and interorganizational links that have been
instrumental in the redevelopment process.

% City of Greensboro

»  Submitted proposal to American Planning
Association’s Community Planning Assis-
tance Team program.

Foundations r
Greensboro Housing Author

ity \.
i

Neighborhood Assoc.

»  City Council designated EMSDC as lead
agency for corridor’s redevelopment.

»  City Council recommended $1 million bond
package to ballot in 1996, and $6.5 million
bond package in 2000.

»  Designated creation of two redevelopment
areas at corridor gateways.

»  Partnered with Greensboro Housing Author-
ity in Willow Oaks HOPE VI development.

»  Retained Teska & Associates to conduct cor-
ridor market analysis.

»  Through Greensboro Transit Authority,
partners with NCA&T to provide students
transportation at no cost.

** East Market Street Development Corporation

»  CDC established in 1997 staffed by Presi-
dent, Director of Operations, and Housing
Coordinator.

»  Designated by Greensboro City Council as
lead agent for corridor development.

» Board of Directors includes three perma-

nent positions representing City of Greens-
boro, NCA& T, and Bennett College.

Action Greensboro

-United House of Prayer

°Greensboro Beautiful

® East Market Merchants Assoc.

Greensboro Small Business Consortiun

® NC Institute of Minority Economic Devel.

Note: The diagram represents relational structure, where relationships are specified in general terms of organizations working together
towards corridor revitalization. Node sizes are relative to connectivity, with the largest nodes representing the most connected organi-

zations.
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X/

»  Operates programs addressing i) corridor/
neighborhood partnerships, ii) neighbor-
hood beautification, iii) economic revitaliza-
tion, 1iv) housing development, v) business
development, and vi) marketing and public
relations.

»  Provides technical and financial assistance
to small businesses in partnership with
NCAKT, Bennett College, NC Institute of
Minority Economic Development, Greens-
boro Small Business Consortium, and pri-
vate foundations.

»  Retained Indianapolis-based consulting
firm, Development Concepts, to produce
EMSC Development Plan.

Action Greensboro

»  Non-profit organization formed in 2001 as
partnership between six Greensboro founda-
tions.

»  Six focus areas include i) attracting young
professionals, ii) downtown revitalization,
iif) recruiting new businesses and industries,
iv) rebranding Greensboro, v) small business
development and entrepreneurism, and vi)
improving public schools.

» Initiated partnership between NC A&T and
UNC Greensboro which evolved in 2009
into “Opportunity Greensboro,” a consor-
tium comprised of Greensboro’s post-sec-
ondary education and business communities.

North Carolina Agricultural and Technical Uni-
versity (NCA&T)

» HBCU situated near center of the corridor
with enrollment of nearly 11,000 in 2012.

»  With Bennett College, organized series of fo-
cus groups to garner community participation
in East Market Street Development Plan.

»  Restructuring of development office and
push for increased enrollment in 1999 leads

to increased investment in capital improve-
ments and housing, and increasing enroll-
ment.

»  NCA&T School of Business and Economics
partners with EMSDC to assist local entre-
preneurs with the development of marketing
plans.

»  Partners with Greensboro Transit Authot-
ity in operation of Higher Education Area
Transit program, improving corridot’s con-
nectivity by providing free transportation to
students.

Bennett College

» HBCU college for women situated near
center of the corridor with enrollment of
736 in 2012.

»  “Revitalizing Bennett Campaign” raises
more than $30 million, increasing endow-
ment and capital improvements.

»  Operates Summer Entrepreneurship Insti-
tute in partnership with EMSDC and North
Carolina Institute for Minority and Econom-
ic Development.

Greensboro Housing Authority

» In partnership with City of Greensboro,
received $23 million HOPE VI grant in 1997
for construction/rehabilitation of Willow
Oaks community, near corridor’s eastern edge.

North Carolina Institute of Minority Economic
Development

» A Durham-based nonprofit providing busi-
ness training and employment services.

»  Partners with EMSDC and Bennett College
to provide curriculum-based training and
technical assistance to entrepreneurs.
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¢ United House of Prayer for All People

» A Washington DC-based “mega-church”,
with Greensboro site located between
NCA&T and Bennett College.

»  Partnered with EMSDC for acquisition of
the 14-acre former post office site in the
middle of the corridor.

% Greensboro Small Business Consortium

»  Managed by Greensboro Chamber of Com-
merce, provides referrals and training to
local entrepreneurs.

% Greensboro Beautiful

»  Nonprofit volunteer-based organization
focused on conservation and neighborhood
improvements.

¢ FEast Market Street Merchants Association

»  Partners with EMSDC to promote corridor
businesses and host special events.

+* Foundations

»  Six local foundations partner in 2001 to
form Action Greensboro, engaging the city’s
academic and business communities to pro-
mote economic growth.

» In 2004, selected by Mary Reynolds Bab-
cock Foundation as recipient of “Promot-
ing Successful Entrepreneurship” grant for
$200,000 to provide small business training
and technical assistance.

% Neighborhood Associations & Watches
» Thirteen neighborhood associations and

watches adjacent to or near corridor.

»  Work with EMSDC to identify and improve
housing in need of rehabilitation.

»  Report public safety concerns to Greens-
boro Police Department.
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Core Activities and Outcomes

Real Estate Development
As noted in the East Market Street Redevelopment
Plan:

Much of the land within the corridor is in the
form of small parcels with diverse ownership...
Additionally, there is a significant amount of
‘institutional’” ownership within the area. North
Carolina A&T State University, Bennett College,
along with the many churches in the area, have
assembled property... The combination of the
diverse ownership along with the institutional land
holdings makes land assembly for any significant
development a major, if not impossible, undertak-
ing (City of Greensboro, 1998, p. 45).

In light of this challenge, real estate development
has targeted relatively large parcels, and has come as
an extension of EMSDC’s links with its institutional
partners. Particularly significant was the acquisition
and demolition of the blighted Cumberland Shop-
ping Center, situated at the corridor’s western edge
adjacent to downtown Greensboro. In a project
managed by EMSDC, the Dudley-Lee Cultural
Commerce Center was constructed at the site,
providing 30,000 square feet of commercial space
to 11 new businesses (East Market Street Corridor
Walk-Through, Figures 34-36). EMSDC’s links with
institutional partners facilitated the sale, in 2005, of
the vacant postal distribution facility to the United
House of Prayer for All People, a national religious
organization based in Washington, D.C. A mixed-
use development, including 250 housing units and
57,000 square feet of retail and commercial space
was proposed for the site in 2007, but stalled soon
thereafter as a result of the economic downturn.
Both EMSDC and the church have remained active,
however, in pursuing the project’s financing.

A $23 million HOPE VI grant awarded in 1997 to
the Greensboro Housing Authority, in partnership
with the City of Greensboro, led to the demolition

and rehabilitation of 380 units of distressed public
housing near the corridot’s eastern edge. Two of the
mixed-income and mixed-use project’s three phases
are near completion, providing 300 units of housing
affordable to low-income households, 40 units of
senior housing, and 200 units of for-sale housing;
40,000 square feet of retail and commercial space
are in development.

Business Development

Stemming from Action Greensboro’s efforts to
develop knowledge-based industries in the Greens-
boro area, and the subsequent partnership between
EMSDC, the NCA&T School of Business and Eco-
nomics, and the North Carolina Institute of Minot-
ity Economic Development, business development
activities have largely focused on entrepreneurial
training and assistance. Nearly 200 local entrepre-
neurs received curriculum-based training in business
plan development and implementation to date.

In addition to entrepreneurial training, EMSDC ac-
tively promotes the corridor by maintaining property
and business listings on its website, and the quarterly
distribution of the East Market Street newsletter.

Business Funding

EMSDC operates a small-business lending program
providing gap financing with below market inter-

est rates to corridor businesses. The program has
leveraged more than $5 million in private investment
along the corridor.

Business District Organizing and Improvement

The majority of the activity on the corridor can

be categorized as business district organizing and
improvement, with the most significant component
being the corridot’s reduction from eight to four
lanes (East Market Street Corridor Walk-Through,
Figures 38-40). Key organizing activities include the
creation of the East Market Merchants Association
and EMSDC’s ongoing participation in the Greens-
boro Small Business Consortium.
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Figure 3.

Neighborhood Population by Age, 1970-2010, Greensboro.
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base.

Summary

Since its initiation 15 years ago, redevelopment of
the East Market Street corridor continues as a work
in progress. Along with significant and highly visible
improvements, and a broad consensus regarding
their positive impact on east Greensboro, there is
also a sense that the corridor’s revitalization has yet
to turn the corner. The pace of redevelopment has,
no doubt, been affected by the recent economic
recession, particularly in the case of the former post
office facility — a site regarded as the “linchpin”

for the corridor’s future economic vitality (Clegg,
2013; Sims, 2013). To some extent, however, the
pace of redevelopment is by design. From the initial
series of community forums hosted by the City of

Greensboro and NCA&T in 1996, to the dialogue
occurring now between EMSDC, the United House
of Prayer, and community residents regarding the
future of the post office site, development on Fast
Market Street has been a deliberative, consensus-
based process, in keeping with the “community-
driven” process specified in the East Market Street
Development Plan.

Considering that, prior to 1995, the organizational
capacity for East Market Street’s revitalization was
non-existent, the organizational structure underlying
its redevelopment is, perhaps, the most significant
outcome to date. The relationships between the

City of Greensboro, NCA&T, Bennett College, and
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EMSDC form the core of the interorganizational
network affecting the corridor’s redevelopment. As
the bridge between corridor businesses, community
residents, and public and nonprofit organizations,
EMSDC holds the network’s most central position.
However, as the CDC’s President, Mac Sims, notes,
“EMSDC would not exist if it wasn’t for the sup-
port from the City (of Greensboro)” (Sims, 2013).
NCA&T and Bennett College have a unique role in
that both are involved in the redevelopment plan’s
implementation, while concurrently affecting a de-
mographic shift in the corridor’s surrounding neigh-
borhoods. As indicated in Figure 3, 18 to 24 year
olds’ share of neighborhood population steadily
increased from 1970 to 2000, and grew dramatically
between 2000 and 2010, coming to represent just
over 40 percent of the area’s total population. This
shift is attributable, in large part, to NCA&T’s push
to increase enrollment over this same time period.
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Auburn Avenue (Atlanta, GA)

General Overview

As Atlanta reemerged from the destruction of the
Civil War, its African-American population was
interspersed across the city, but socially centered on
a broad network of churches and associated mutual
aid societies and fraternal orders. Already home to
Big Bethel AME, the largest African-American con-
gregation in the city, and the Butler Street YMCA

- informally known as “the city hall of Black At-
lanta” - Auburn Avenue rose to national prominence
after several black-owned businesses targeted in the
Atlanta Race Riots of 1906 relocated to the cor-
ridor from the city’s central business district (Sweet
Auburn Avenue: Triumph of the Spirit, 2013). In

Figure 4.

the decades that followed, Auburn Avenue was
home to “more financial institutions, professionals,
educators, entertainers and politicians ... than any
other African American street in the South.” The
corridor’s decline began with the advent of the Civil
Rights Movement, whose leadership had located to
the city’s west side. The symbolic shift in Atlanta’s
African-American cultural and political center was
soon followed by a relocation of residents and busi-
nesses that also moved west after desegregation.
Decline was exacerbated by the downtown con-
nector freeway (I-75/85), an urban renewal project
initiated in the early 1960s, which cut the corridor
in half. Through the 1980s and 1990s, the Atlanta
metro area came to be known as the “poster child
of sprawl” (Basmajian, 2013). While suburbaniza-

Percent Change in Population by Decade, Corridor versus City (1970-2010), Atlanta.
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place, Atlanta. Corridor includes census tracts 13121028000, 13121029000, and 13121011900 with data allocated to 2010 geography

using the Longitudinal Census Tract Database.
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Figure 5.
Year Housing Built, Corridor versus City, Atlanta.

Year Housing Built, Corridor vs. City
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Note: Data obtained from U.S. Census Bureau, American Communities Survey, 2007-2011. City is census-designated place, Atlanta.
Corridor includes census tracts 13121028000, 13121029000, and 13121011900.
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tion affected the entire city, census population and
housing data indicate that the impact was particu-
larly hard felt in the Auburn Avenue area (Figures 4
and 5).

A slow progression of redevelopment began in the
1980s, after Congress designated Martin Luther
King, Jr’s birth home and the surrounding 35-acre
area on the corridot’s eastern end a National His-
toric Site. Since then, revitalization has largely been
focused on real estate development, with the early
involvement of the Historic District Development
Corporation (HDDC), and, more recently, Georgia
State University (GSU) and Big Bethel AME. A
HOPE VI grant awarded to the Atlanta Housing
Authority in 2005 led to the renovation of a 495
unit barracks-style public housing development near
the corridor’s center. In 2012, in light of increased
urban resettlement and the expansion of GSU, the
National Trust for Historic Preservation included
Auburn Avenue among “America’s 11 Most Endan-
gered Historic Places.” A Main Street organization,
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Sweet Auburn Works, has since been established to
coordinate the corridor’s revitalization and preser-
vation. Recent attention to economic development
has resulted in Auburn Avenue’s designation as an
“Opportunity Zone” by the Georgia Department of
Community Affairs, creating tax incentives for job
creation in the area. Additionally, the first phase of
the Atlanta Streetcar Project, a 2.6 mile route be-
tween the King National Historic Site and the city’s
central business district, will bolster the corridot’s
connectivity.

Interorganizational Model

“It goes without saying that the implementation of
this Community Redevelopment Plan Update will
require the active participation and dogged determi-
nation of a wide variety of partners...However it is
recognized that a new, targeted organization needs
to take the reins and forge new opportunities that
heretofore have not existed in Sweet Auburn” (City
of Atlanta, 2005, p. 73)

® Butler CDC

» Ebenezer Baptist

/ O Wheat Street Chr Fdn

Big Bethel AME

-

Sweet Auburn Works

AN

©04WBA

Fourth & SAND

°Spirit of Sweet Auburn

© Nat’l Trust

Note: The diagram represents relational structure, where relationships are specified in general terms of organizations working together
towards corridor revitalization. Node sizes are relative to connectivity, with the largest nodes representing the most connected organi-

zations.
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“Since 1992...the neighborhood has gone through
three master planning initiatives. Sweet Auburn
doesn’t need another master plan. Sweet Auburn
needs a Marshall Plan, with historic preservation

and the adaptive reuse of existing buildings as the
principal drivers for investment and development in
the corridor” (Councilmember Kwanza Hall, cited in
Fourth Ward Alliance, 2012)

While numerous stakeholders have worked to
revitalize Auburn Avenue over the past thirty years,
their efforts have, until recently, been constrained
by a lack of coordination (Youngblood, 2014). The
National Park Service and the City of Atlanta, for
example, both proposed redevelopment plans (in
1986 and 1994, respectively) to garner momentum
from the development of the Martin Luther King,
Jr. National Historic Site, and later, the 1996 Olym-
pics. Both plans went unrealized due, in large part,
to competing visions for the corridor’s redevelop-
ment. A former director of the Atlanta Preservation
Center, who, in 1987, characterized the corridot’s
revitalization as having “too many cooks in the
kitchen, and that’s why the soup has never been
finished” (Smith, 1987), was among early advocates
for partnering with the National Trust for Historic
Preservation to establish a Main Street organization.
That strategy was ultimately adopted in 2012, when
HDDC, with support from the National Trust, con-
vened a steering committee to form Sweet Auburn
Works.

Presently, revitalization on Auburn Avenue is coot-
dinated to an unprecedented degree. Sweet Auburn
Works, Central Atlanta Progress (CAP), and Atlanta
City Councilmember, Kwanza Hall, are the most
central actors, bridging the participation of public
agencies, GSU, the corridor’s churches, and residen-
tial and business communities.

%  Sweet Auburn Works

»  Main Street organization established in 2012

»

»

»

»

to coordinate strategic planning related to
the corridor’s real estate and economic de-
velopment.

Steering committee chaired by representa-
tives from HDDC, Fulton County, City of
Atlanta, and CAP partners with National
Trust to produce Sweet Auburn Assessment
Report.

Managing process to update zoning regula-
tions and design guidelines affecting corridor
development.

Organizing neighborhood clean-up events in
partnership with 4th & SAND

Partners with Invest Atlanta to gain State

of Georgia’s approval for the creation of
Auburn Avenue Opportunity Zone

Atlanta City Councilmember Kwanza Hall

»

»

Former HDDC board member and recent
co-chair of Sweet Auburn Works steering
committee, elected in 2005, and re-elected
in 2009, on platform of balanced redevel-

opment and historic preservation in Sweet
Auburn and Old 4th Ward.

Named “Best Local Political Figure” in 2012
by Atlanta alternative weekly, Creative Loafing;

Central Atlanta Progress (CAP)

»

»

»

»

Nonprofit community development organi-
zation founded in 1941.

Established Atlanta Downtown Improve-
ment District in 1995 as funding mechanism
in anticipation of 1996 Summer Olympics.

Partnered with Invest Atlanta to promote
the establishment of the Eastside Tax Al-
location District in 2003.

Partnered with City of Atlanta to produce
“Imagine Downtown: Encore” plan in 2009,
synthesizing transportation, open space, and
housing and commercial development plans
affecting the downtown area, including the
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Sweet Auburn corridor.

»  Coordinating residential and business com-
munity involvement in Atlanta Street Car
Project.

»  Managing 1-75/85 Underpass Enhancement
project with support of Georgia Depart-
ment of Transportation.

Historic District Development Corporation
(HDDC)

»  Community Housing Development Organi-
zation (CHDO) founded in 1980 by Coretta
Scott King to revitalize and prevent displace-
ment of residents in the MLK National
Historic District.

» To date, HDDC has renovated more than
110 single-family homes and constructed
more than 500 units of multifamily housing
in the Sweet Auburn neighborhood.

» Initiated partnership with National Main
Street Center to form Sweet Auburn Works.

Invest Atlanta

» Formerly the Atlanta Development Agency,
a local government authority operating as
City of Atlanta’s economic development arm.

» Partnered with CAP to promote the estab-
lishment of the Eastside Tax Allocation
District in 2003.

»  Partnered with Sweet Auburn Works to gain
approval for Auburn Avenue’s designation as
an Opportunity Zone in 2012.

City of Atlanta

»  Approved creation of Eastside Tax Alloca-
tion District in 2003.

»  Partners with CAP and MARTA in develop-
ment of Atlanta Streetcar Project.

» In 2012, completed renovation of Sweet Au-
burn Curb Market, Atlanta’s oldest municipal
farmet’s market.

» In 2013, approved first update to zoning
regulations affecting corridor’s development
in more than 30 years.

Fulton County

»  Hstablished the Auburn Avenue Research
Library on African-American Culture and
History in 1994.

»  Department of Arts and Culture provides

operating support and funds expansion of
APEX Museum.

»  Economic Development Division partners
with GSU to implement citywide innovation
and entrepreneurial development programs.

»  Approved creation of Fastside TAD.

»  County Commissioner, Joan Garner, co-
chairs Sweet Auburn Works steering com-
mittee.

Metropolitan Atlanta Rapid Transit Authority
(MARTA)

»  Providing technical and logistical support,
and Federal Transit Authority funding to the
Atlanta Street Car Project.

National Park Service

»  Since 1980, manages Martin Luther King Jr.,
National Historic Site on the corridot’s east-
ern edge, a 35-acre site including Dr. King’s
birth home, Dr. and Mrs. King’s tombs, and
preserved active residential properties.

»  Site brings nearly 1 million people to the
Sweet Auburn neighborhood each year.

Georgia State University

» The second largest institution in the Uni-
versity System of Georgia with a projected
enrollment of 36,000 by 2015.

» A recent major player in Sweet Auburn’s
revitalization, with several acquisitions along
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the corridor since 2007 for student housing,
administrative sites, and intramural fields.

»  Operates Small Business Development Cen-
ter, providing technical assistance to small
business owners.

Big Bethel AME Church

» Founded in 1847, the oldest predominantly
African-American congregation in Atlanta.

» A major holder of commercial property,
including buildings and vacant land,

»  Partnered with Integral Group to construct
the mixed-use development, Renaissance
Walk, including 160 residential units and
30,000 sq ft ground floor retail space.

Wheat Street Charitable Foundation

»  Manages properties of Wheat Street Baptist
Church, one of the nation’s oldest African-
American congregations with major holdings
in corridor properties.

»  Owns site of Wheat Street Gardens, a four-
acre urban garden with year round weekly
farmer’s market.

Butler Street CDC

» Formed in 2013 to manage redevelopment
of properties held by historic Butler Street
YMCA.

» Partners with Sweet Auburn Works and
CAP to plan redevelopment of buildings
and vacant property covering two blocks on
corridor’s south side.

Old Fourth Ward Business Association (O4WBA)

» Established in 2012, a nonprofit member-
ship-based organization representing busi-
ness owners in the Old Fourth Ward district,
including Auburn Avenue corridor.

»  Manages website and newsletter to promote
corridor and increase utilization of city and
county resources.

% 4th and Sweet Auburn Neighborhood District
(4th & SAND)

»  Part of Neighborhood Planning Unit-M,
one of Atlanta’s 25 neighborhood-level
governmental structures established to foster
public engagement in zoning and develop-
ment decision-making,

»  With Councilmember Kwanza Hall, organiz-
es community engagement in recent zoning
regulation updates.

s Spirit of Sweet Auburn

»  Since 2001, organizes annual street festival,
Sweet Auburn Springfest, described as the
“largest street festival in the Southeast.”

** National Trust for Historic Preservation

»  Operates National Main Street Center pro-
gram to assist with revitalization and preser-
vation of historic commercial districts.

»  Providing technical assistance to Sweet Au-
burn Works for development of Main Street
Organization.

Core Activities and Outcomes

Real Estate Development

Extending from the National Park Service’s eatly
involvement in restoring the area surrounding Dr.
King’s childhood home, real estate development the
corridor was focused initially on the rehabilitation of
single-family housing and small, historic commercial
sites. Founded in 1980, HDDC served as the cot-
ridor’s primary residential developer for more than
two decades, implementing a block-by-block strategy
of renovating homes for Sweet Auburn’s existing
residents. With increased demand from the “creative
class” for housing in downtown neighborhoods,
HDDC expanded its scope in 2000 with a mixed-use
project featuring lofts and an art gallery. After CAP
and Invest Atlanta successfully lobbied the City of
Atlanta, Fulton County and Atlanta Public Schools
to establish the Eastside Tax Allocation District
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(TAD) in 2003, the trajectory of residential develop-
ment took a dramatic turn with ground breaking for
three major projects. Situated on a 41-acre site near
the center of the corridor, the Grady Homes HOPE
VI development (now Auburn Pointe), was complet-
ed in 2008, providing 324 elderly and 304 multifam-
ily units, and 69 for-sale homes. Renaissance Walk,
located just west of the I-75/85 overpass, was com-
pleted in 2007, and came as the culmination of a 14
year effort by Big Bethel AME to acquire six parcels
to assemble three acre site for 160 condominiums
(20% designated affordable) atop 30,000 square feet
of retail space. GSU’s University Commons was
also completed in 2007, placing nearly 2,000 units
of student housing further west on the corridor.

In the six years since, two additional student hous-
ing complexes, and the acquisition of the Atlanta
Life building have made GSU a major force in the
redevelopment of the corridor’s west side, in an area
that has been referred to as “Panther Town,” after
the school’s mascot.

Business Development

In comparison to real estate development, business
development on the corridor has lagged. However,
within the past year, a partnership between Sweet
Auburn Works and the City’s economic develop-
ment agency, Invest Atlanta, has gained approval
from the State of Georgia for the corridor to be
designated an Opportunity Zone. As a result, a
program is being implemented to offer a $3,500
tax break per hire, for up to five years, to new and
relocating businesses that hire two or more full-time
employees.

Business Funding

While the majority of funding from the Eastside
TAD is designated for large-scale private develop-
ment, 7% ($3 million in 2013) is directed toward a
small business loan providing gap-financing grants
to support small business and investment. An ad-
ditional source of business funding, the Atlanta

Catalyst Fund, was established in 2012 by Invest At-
lanta, providing loans between $50,000 and $100,000
to small businesses operating in designated Business
Improvement Districts. The program’s first invest-
ment, Lotta Frutta, is located on the Auburn Avenue
corridor.

Business Organizing and Improvement

Until recently, business organizing and improve-
ment activities on the corridor had been limited

to streetscape improvements and an underutilized
fagade improvement program. The Spirit of Sweet
Auburn had been established in the 1980s as the
corridor’s business association, but narrowed its
focus by the mid-1990s to organizing the Sweet
Auburn Springfest. While the festival promotes

the corridor, attracting hundreds of thousands of
people each year, the extent to which it directly ben-
efits Auburn Avenue businesses is unclear. The Old
4th Ward Business Association, founded in 2012, is
a renewed effort to represent the collective interests
of the corridor’s business community.

Summary

Spanning over three decades, the trajectory of
Auburn Avenue’s revitalization has taken an upturn
in the past year with the establishment of the Main
Street organization, Sweet Auburn Works. Where
previous efforts at revitalization had been stymied
by a lack of coordination between the corridot’s
numerous stakeholders, Sweet Auburn Works, in

its short tenure, has successfully facilitated commu-
nity-driven zoning updates, and a renewed focus

on Auburn Avenue’s economic development. The
corridor’s selection as the site of Phase I of the
Atlanta Street Car Project, and the inauguration of
the Atlanta Catalyst Fund signal a citywide inter-

est in connecting Auburn Avenue’s historic assets
with commercial revitalization. The area’s growing
population, represented especially by 18-24 year olds
(Figure 0), is largely attributable to GSU’s expansion.
The corridor’s future will, undoubtedly, be affected
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Figure 6.
Neighborhood Population by Age, 1970-2010, Atlanta.
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Note: Data obtained from U.S. Census Bureau, Decennial Censuses, 1970, 1980, 1990, 2000 and 2010. Neighborhood includes census
tracts 13121028000, 13121029000, and 13121011900 with data allocated to 2010 geography using the Longitudinal Census Tract

Database.

by the university’s ongoing transformation from
regional commuter school to residential campus and
research institution.
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Martin Luther King Jr. Drive
(Winston-Salem, NC)

General Overview

During Winston-Salem’s industrial boom (ca. 1880-
1920), segments of present-day Martin Luther King
Jr. Drive connected the Columbia Heights neighbor-
hood— a residential area for African-American pro-
fessionals, and the site of Slater Industrial Academy
(later Winston-Salem State University, WSSU) — to
the city’s central business district (Oppermann,
1994). During that period, African-American busi-
nesses and churches developed in the central busi-
ness district near the dozens of tobacco and textile
manufacturing plants that employed a large share of

Figure 7.

Winston-Salem’s African-American population. The
tobacco industry was particularly robust through

the Depression-era, and expansion of its manufac-
turing plants pushed African-American residents
and businesses out of the downtown area into East
Winston, along the MLK corridor’s present location.
Commercial activity that developed in East Winston
was displaced once again in the late 1950s by urban
renewal. The construction of the freeway US 52,

in particular, cut off most of East Winston’s arte-
rial connections to the downtown area, and estab-
lished an enduring pattern of racial segregation and
uneven development compounded in the 1980s with
the decline of the city’s tobacco and textile manufac-
turing industries (see Figures 7 and 8).

Percent Change in Population by Decade, Corridor versus City (1970-2010), Winston-Salem.
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place, Winston-Salem. Corridor includes census tracts 37067007000, 37067008010, and 37067008020 with data allocated to 2010

geography using the Longitudinal Census Tract Database.
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Figure 8.

Year Housing Built, Corridor versus City, Winston-Salem.
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Note: Data obtained from U.S. Census Bureau, American Communities Survey, 2007-2011. City is census-designated place, Winston-
Salem. Corridor includes census tracts 37067007000, 37067008010, and 37067008020.

In 2001, the City of Winston-Salem launched a
comprehensive plan to establish the city as a hub
for biomedical research and information technol-
ogy, and to rebrand Winston-Salem as the “City of
Arts and Innovation.” The MLK corridor’s inclu-
sion in the plan has largely been represented by two
of its anchor institutions — Goler Memorial AME
Zion Church to the north, and WSSU to the south.
As the community development arm of one of the
downtown area’s only remaining historic African-
American congregations, Goler CDC has focused
on historic rehabilitation and new construction of
housing near downtown. Since completing its first
project in 2005, rehabilitating 79 senior housing
units, the CDC has been a catalyst in the downtown
area’s recent housing boom (Garms, 2013). WSSU,

in addition to expanding its own infrastructure

and programs, was a founding partner in the de-
velopment of the Wake Forest Innovation Quarter
(formerly Piedmont Triad Research Park), and es-
tablished the S.G. Atkins Community Development
Corporation to serve corridor adjacent neighbor-
hoods. After receiving a $1.2 million grant from the
Economic Development Administration in 2012,
the CDC is completing the renovation of a 40,000
square foot site where it operates a business incu-
bator and community garden. In the coming years,
the MLK corridor’s connectivity with the whole of
Winston-Salem and the region will be enhanced as a
result of the City of Winston-Salem’s recent acquisi-
tion of the historic Union Station, a former passen-
ger rail station adjacent to WSSU.
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Interorganizational Model

Prior to 2000, Winton-Salem’s capacity for commu-
nity redevelopment was centered on local govern-
ment (Ognibene, 2010). In the late 1990s, a social
capital initiative coordinated by the Winston-Salem
Foundation — in partnership with Harvard soci-
ologist, Robert Putnam, and the Local Initiatives
Support Coalition (LLISC) — dramatically altered the
structure of the city’s nonprofit sector. Between
1990 and 2000, the number of community develop-
ment corporations operating in Winston-Salem dou-
bled from 35 to 70 (Kady, 1999). The proliferation
of CDCs was both supported and regulated by the
City of Winston-Salem and LISC. The City, for in-
stance, targeted its support to CDCs operating in its
Neighborhood Revitalization Strategy Area (NRSA),
established in 2000 to incentivize private invest-
ment in East Winston. LISC established a Funder’s
Collaborative in 2007, which targets its members’
charitable contributions towards select CDCs.

Forsyth Habitat

% City of Winston-Salem

» Installed streetscape improvements in 1999.

»  HEstablished Neighborhood Revitalization
Strategy Area (NRSA) in 2000, direct-
ing public and private funding to projects
enhancing real estate and business develop-
ment in East Winston.

»  Since 2000, identified three Revitalizing
Urban Commercial Area (RUCA) sites along
MLK corridor.

»  City-County Planning Board partners with
SG Atkins to develop MLK Overlay Zone,
approved by city council in 2011.

»  Acquired Union Station site (formerly Davis
Garage) in 2011 through eminent domain.

»  Department of Community and Business
Development operates Small Business Loan
Program for businesses located in NRSA.

QWinston Salem Foundation

Funder’s Collaborative

2HAWS

Goler CDC

Wake Forest University

FTTC

‘."\"

ity of Winston-Salem

_JForsyth County

Note: The diagram represents relational structure, where relationships are specified in general terms of organizations working together
towards corridor revitalization. Node sizes are relative to connectivity, with the largest nodes representing the most connected organi-

zations.
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% Housing Authority of Winston-Salem (HAWS) select Winston-Salem CDCs, including SG

» In 2002, received $18 million HOPE VI Atkins and Goler.
grant for redevelopment of Happy Hill Gar- & SG. Atkins CDC

dens, near MLLK corridor’s southern edge. . .
» In 2013, received $500,000 Choice Neigh- ? Estabhsh.ed mn 1?98 by WSSU to serve area
surrounding University in southeast Win-

borhoods Initiative planning grant for Cleve-

land Avenue neighborhood at northern edge ston-Salem.
of MLK corridor. »  Providing 13 new construction and 3 re-
habbed single family homes since 2001.
* NC Department of Transportation (NCDOT) » In 2008, retained development firm, Brails-
»  Completed US 52 improvements in 2013, ford & Dunlavey, to prepare MLK corridor
improving on- and off-ramps for MLK cot- master plan.
ridor. »  Expanded micro-business development with
» In 2013, began construction of Salem Creek opening of the Enterprise Center in 2011.
Connector, 1.1 mile four-lane road between »  Partnered with City-County Planning Board
MLK Corridor (at WSSU) and Wake Forest to develop MLK Corridor Overlay adopted
Innovation Quarter. in 2011.
% Winston-Salem Foundation % Goler CDC
»  Community foundation serving Forsyth »  Established in 1999 by Goler Memorial
County nonprofit organizations. AME Zion Church to serve communities
» Launched social capital initiative, Everyone near Winston-Salem’s downtown.
Can Help Out (ECHO) in 1999, committing »  Since 2005, developed senior housing, and
at least $2.5 million over five years to pro- mixed-income communities in downtown.
grams focused on community bridging and »  Partners with SG Atkins Enterprise Center
collaboration. to operate Piedmont Contactor Resource

Center, improving clients’ access to con-

X/

% Local Initiatives Support Coalition (LISC) struction industry.

» A national community development support

organization, providing financial and techni- % Habitat for Humanity of Forsyth County
cal support to housing, health equity, and »  Building 350 homes in Forsyth County since
education initiatives. 1985.
and Robert Putnam to implement social build affordable housing in East Winston.
capital initiative in 1999.

»  Closed operation in Winston-Salem in 2007 % Winston-Salem State University (WSSU)
after establishing Funder’s Collaborative. »  HBCU situated on corridot’s southern end,

with total enrollment doubling from 3,000 to
more than 6,000 students since 2000.
»  Established in 2007 by LISC to pool fund- »  Established SG Atkins CDC in 1999 with
ing from 12 public and private partners to grant from HUD,
provide operating and technical support to

% Funder’s Collaborative
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»  $140 million in new construction and im-
provements of student housing, facilities
and student center.

»  School of Business and Economics’ Center
for Entrepreneurship provides training and
support for SG Atkins clients.

% Wiake Forest University

»  Private university with total enrollment of
7,400 in 2013.

»  Operates Community Law and Business
Clinic at SG Atkins’ Enterprise Center.

% Forsyth Technical Community College

»  Public community college with nationally
recognized biotechnology program.

»  Small Business Center provides entrepre-
neurial support at SG Atkins’ Enterprise
Center.

Core Activities and Outcomes

Real Estate Development

Given that corridor land use has predominantly
been residential (35% in 2009), real estate develop-
ment has been focused on renovation and new con-
struction of single-family homes. Beginning with the
early involvement of Habitat for Humanity in the
1980s, housing development has slowly progressed
over the past decade with the increased capacity of
the Goler and SG Atkins CDCs. Large scale projects
near the corridor include the HOPE VI redevelop-
ment of the Happy Hill Gardens public housing
project completed in 2007, and WSSU’s two on-
campus student housing towers completed in 2013.

While retail development has historically been lim-
ited on the corridor (6% in 2009), a first step in the
SG Atkins CDC’s revitalization plan was realized
in 2011 with the opening of a new CVS pharmacy
near the corridor’s northern end on a site previ-
ously owned by a church. Prior to the pharmacy,
retail space along the corridor had been limited to

the East Winston Shopping Center (site of East
Winston’s first supermarket, developed in 1982), and
the Eastway Plaza (developed in 1994), also at the
corridot’s northern end.

Office development has also been limited (7% in
2009), but is anticipated to increase with the matura-
tion of the nearby Wake Forest Innovation Center,
and the Enterprise Center, a business incubator
operated by the SG Atkins CDC. The Enterprise
Center is, itself, an example of recent development,
occupying a 40,000 square foot rehabilitated site
near the corridot’s centet.

Business Development

As recipient of a $1.2 million grant from the U.S
Department of Commerce, the SG Atkins Enter-
prise Center is the corridor’s most notable example
of business development activity. The center cur-
rently supports 17 clients with businesses represent-
ing Winston-Salem’s growing health care and infor-
mation technology industries. A related program
managed by Goler CDC, the Piedmont Contractors
Resource Center, is improving historically underuti-
lized businesses representation in Winston-Salem’s
construction industry. Additional programming is
periodically offered by the City of Winston-Salem,
whose 10-week Business Training Program is free
of charge to minority and women business owners,
low-income persons or employers of low-income
persons.

Business Funding

In addition to in-kind support, the Enterprise
Center helps connect businesses to funding avail-
able through the Small Business Administration
and the City of Winston-Salem’s Small Business
Loan Program. The latter is managed by the City’s
Department of Community and Business Develop-
ment and offers loans averaging $35,000 to micro-
businesses located in the NRSA.
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Business District Organizing and Improvement

The corridot’s two shopping centers have historical-
ly been characterized by a high degree of turnover
due, in part, to low density and limited purchasing
power of neighborhood residents (SG Atkins CDC,
2009). In addition to streetscaping improvements
and a building improvement loan program, the

City of Winston-Salem approved an overlay district
ordinance in 2011 in an effort to improve corridor
business stability.

Summary

Although situated between downtown Winston-
Salem, WSSU, and the Wake Forest Innovation
Quarter, Martin Luther King, Jr. Drive has, histori-
cally, had more the appearance of a suburban than

Figure 9.

urban corridor (Smith, 2014). A first step in zon-
ing reform, developed through a partnership be-
tween the SG Atkins CDC, WSSU, and the City of
Winston-Salem, has laid the groundwork for high
density, mixed use development. In addition to es-
tablishing the overlay district, the partnership has led
to catalyst projects, either recently completed or in
the pipeline, which signal the start of the corridor’s
revitalization. While the integration of corridor and
regional development activities is evident in each

of the cases, it is, perhaps, most clear in the case of
Martin Luther King, Jr Drive and Winston-Salem,
where redevelopment of the former is a facet of the
broader effort to transform the economic base of
the latter. An early partnership between the cor-
ridor’s WSSU and Wake Forest University has been
instrumental in this process.

Neighborhood Population by Age, 1970-2010, Winston-Salem.
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Conclusions

Four major elements of a strategy framework
emerging from a holistic consideration of the case
studies include partnerships centered on corridor
anchor institutions, the establishment of a lead
organization, the coordination of economic devel-
opment across multiple scales, and the enhancement
of transportation connections between the corridor
and central business district.

Partner with Anchor Institutions

As may have been expected, each case demonstrates
that revitalization is an outcome of public-private
partnerships. Key partnerships are specified here,
however, as relationships between local government
and neighborhood anchor institutions, with the lat-
ter defined as “cultural, education, medical, or other
geographically-based, relatively immobile, and largely
non-profit , organizations...(where) significant
‘sunk investment’ ties their interests to the neigh-
borhood” (Bockmeyer, 2014). Anchor institutions,
like NCA&T and Bennett College in Greensboro,
WSSU and Goler AME in Winston-Salem, and Big
Bethel AME and Wheat Street Baptist in Atlanta,
are not only partners in revitalization, but the pillars
on which their respective corridors and surrounding
neighborhoods where initially built.

The pattern of anchor institution-centered partner-
ships is most apparent in Greensboro and Winston-
Salem, where NCA&T, together with Bennett
College, and WSSU are connected with CDCs and
city government in a triad at the center of their
respective corridor’s redevelopment. The pattern is
evident in Atlanta, albeit abstractly, where the cluster
of historic churches and the Butler CDC are con-
nected to Sweet Auburn Works and the city, as it is
represented by CAP and Councilmember Hall.

Establish Lead Organization
CDCs, generally, can effectively bridge disparate
interests and capacities apparent in the complex-

ity of neighborhood redevelopment (Glickman &
Servon, 2008). That function was evident in every
case, where the establishment of a lead organization
— EMSDC in Greensboro, Sweet Auburn Works in
Atlanta, and SG Atkins CDC in Winston-Salem —
provided a meaningful turning point toward prog-
ress in an otherwise discontinuous process of starts
and stops.

While a newly formed lead organization played a
pivotal role in each case, there is variation in how
each organization formed. Greensboro presents the
most direct process, with EMSDC forming early on
with the express purpose of leading the redevelop-
ment effort on East Market Street, per the APA
planning team’s recommendation. The Winston-
Salem and Atlanta cases present more of a process
of evolution. In Winston-Salem, for instance, the
SG Atkins CDC’s central position in the MLK
corridor’s redevelopment is a result, in part, of
developments occurring after the organization had
already been formed — namely, the establishment of
the Neighborhood Revitalization Strategy Area and
the Winston-Salem Funder’s Collaborative, which
effectively narrowed the field of CDCs after their
proliferation in the late 1990s. In Atlanta, nearly 25
years after a Main Street Organization was recog-
nized as a remedy for their being “too many cooks
in the kitchen” (Smith, 1987), Sweet Auburn Works
formed in a context defined by resurging demand
for urban housing and GSU’s rise to prominence.

Coordinate Development at Multiple Scales

In every case, redevelopment is occurring at multiple
scales, such that corridor related strategies reflect
citywide and regional plans for economic develop-
ment. This is particularly evident with business de-
velopment, where corridor and neighborhood-level
activities can be counted, in themselves, as outcomes
of a broader, regional economic development strate-
gy. The focus on entrepreneurial training in the case
of East Market Street, for instance, is an outcome
of Action Greensboro’s effort to spur technology
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transfer through a partnership between NCA & T
and UNC Greensboro. Similarly, the S.G. Atkins
CDCs business incubator, with its objective of
developing tech savvy participants, is a direct exten-
sion of a broader effort to shift Winston-Salem to

a knowledge-based economy. In each case, corridor
redevelopment is linked to regional economic devel-
opment through the university-as-anchor institution.
While bringing together a different set of inputs,
the general model of an anchor institution serving
as a link between regional and corridor develop-
ment is evident on Auburn Avenue, as well. Given
that the broader objective in Atlanta is to bring a
more family-oriented focus to the downtown area’s
status as “convention city” (Ball, 2014), the corridoz-
targeted incentive program, or “Opportunity Zone,”
will serve to extend downtown tourism to Auburn
Avenue’s established, yet disconnected historical and
cultural assets.

Mayor’s Office ECD

Fisk University

Meharry Medical College

TN Office of Economic Opportunity

Enhance Transportation

Lastly, each case presents an effort to enhance con-
nectivity between the corridor and its respective
city’s central business district. Again, corridor anchor
institutions play a role by shaping specific trans-
portation strategies. In Greensboro, for instance,

in what is, perhaps, the most modest example, the
transit authority is providing free transportation to
NCAKT students. In Atlanta, the street car project
is helping connect the King Center’s nearly one mil-
lion visitors per year to the rest of the downtown
area. The Salem Creek Connector, and eventually,
Union Station, in Winston-Salem are connecting
WSSU to the Wake Forest Innovation Quarter.
Given the shared historical context of decline exac-
erbated, if not triggered, by transportation projects,
it is fitting each case presents an effort to enhance
connectivity between the corridor and its respective
city’s central business district.

Nashville Opportunities Industrialization Center

Be a Helping Hand Foundation

New Level cDCc— >afe Haven

Habitat for Humanity

15th Ave Baptist Church CDC

North Nashville CDC

TN Dept. of Economic and Community Development

Matthew Walker Comprehensive Health Care Center
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The extent to which these elements are operating in
the redevelopment of Nashville’s Jefferson Street
can be partially assessed by looking at the corridor’s
interorganizational network as illustrated below.

Involvement of the corridot’s historic anchor
institutions is primarily represented by its churches
and affiliated CDCs, namely Mt. Zion Baptist’s New
Level CDC and the 15th Avenue Baptist Church
CDC. There are also three HBCUs represented in
the network. Two of these (Tennessee State and
Fisk Univeristies), however, are pendant-type organi-
zations, meaning that they have only a single con-
nection to the rest of the network. Given the level
of involvement of HBCUs, as desctribed in the case
studies above, the network diagram here indicates
that the potential for Nashville’s HBCUs to connect
with one another, as well as other corridor stake-
holders, has yet to be fully realized.

The pendant-type relationships characterzing TSU
and Fisk’s involvement in the corridor’s redevelop-
ment effort may be related to the fact that, although
there is a relatively well-connected cluster of CDCs
serving the corridor, none has been designated as
lead organization. The creation of a lead organiza-
tion is repeatedly referred to by stakeholders in the
case studies above as a watershed in garnering the
broad base of support necessary to move redevelop-
ment efforts forward. Without the focus afforded
by a lead organization, the potential for partnership
dissipates across a set of weakly connected organi-
zations. In the case of Jefferson Street, MDHA and
the Be a Helping Hand Foundation are apparent ex-
ceptions. Their connections, however, are limited to
one another, and to the CDC cluster. The creation,
or designation, of a lead organization may improve
the overall level of collaboration affecting Jefferson
Street’s redevelopment.

While the network diagram does not give a direct
indication of the Jefferson Street corridor’s inte-
gration into development activities at multiple

scales, it can be noted that, apart from TDOT’s
relationship with the Jefferson Street United Mer-
chants Partnership, state agencies’ involvement is
isolated from the corridor’s most central organi-
zations, being connected only indirectly through
Meharry College and the Matthew Walker Health
Center. If Meharry, in its capacity as anchor institu-
tion, were to become more centrally involved in the
corridor’s redevelopment, it might, then, effectively
bridge the support of state economic development
agencies to other partenerships affecting the cor-
ridor. Additionally, considering the involvement

of universities in the case studies above, especially
WSSU and Wake Forest’s role in transforming
Winston-Salem’s economic base, Jefferson Street’s
position in regional development might be enhanced
by broadening the scope of partnerships to include
other institutions that are not necessarily corridor
adjacent, such as Vanderbilt or Middle Tennesse
State Universities.

Efforts to enhance transportation along Jefferson
Street were set forward with the Gateway to Heri-
tage project and MTA’s University Connector route,
both unveiled in 2012. Improvements include the
installation of sheltered bus stops at key corridor in-
tersections., and, moving forward, a plan to increase
evening service connecting TSU and the Capitol
District along MTA’s route 29. With the develop-
ment of the Sulfur Dell stadium certain to increase
traffic at the corridor’s eastern end, furthering the
connectivity of the anchor institutions on the cor-
ridot’s western end will be increasingly important.
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Photographs of East Market Street Corridor

Figure 1. African Continental Cuisine, 257 N. Greene
Street — Minority-owned business near Greensboro CBD,
two blocks south of Market Street. Example of somewhat
balanced local versus national chain development along
the corridor.
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Figure 3. Recycling bins, E. Market Street & Elm Street.
This and other examples of “urban greening” are promi-
nent along the corridor near the CBD, but less so as one
moves to the East along E. Market Street.
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Figure 2. Historical landmark and points of interest
signage, W. Market Street & S. Greene Street. Signage
directing visitors to points of interest in and near the CBD
are prominent throughout the area.

Figure 4. International Civil Rights Center and Museum,
134 S. Elm Street. Museum constructed in the former

Woolworth's Building at the site of the beginning of the
“Sit-ins” movement, a significant part of the U.S. Civil
Rights Movement. The center opened on February 1,
2010, on the 50th Anniversary of the “Sit-ins” movement.
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The Underground Railroad was a system of trustworthy people
and marked routes used by African-Americans to escape from
"sl'avery. Thousands of men, women and children guided by
conductors“_tfaveled on foot or in special vehicles along this
network of hiding places or "stations.” In 1819 John Dimery
became the first {:nawn passenger to use the route which linked
Greensboro to Indiana, and his escape was arranged by a
Quaker, Vestal Coffin. Guilford County Quakers had opposed
slavery for decades, and many were active in this movement.
which placed human rights above property rights. Levi Coffin,
who was born at New Garden (Guilford College) in 1789 and
moved to Jndlar!a in 1826, also worked for the “railroad” and
;:s_identmed as its "president.” The woods near the New Garden
r_:ends Megnnghouse and Boarding School were known as a
;:Jc;'ojd station, as were Richard Mendenhall's Inn at Jamestown
i Uodshua Stanrey‘s house at Centre. Little was written about
e nderground Railroad at the time, but the Reminiscences
hand?w Coffin describe how the "baggage” or fugitives were
ed and the way to freedom was marked.

Figure 6. Underground Railroad historical marker, S. Elm

Street & February One Place. One of many historical

markers denoting significant events in African American

history.

Figure 5. "Sit-ins” movement historical marker, N. Elm
Street & E. Friendly Avenue. Numerous historical markers are
located along the Market Street corridor and environs, with
many associated with the area’s African American history.

Figure 7. The Zone — Sports Bar & Grill, 221 S. Elm Street.
Minority-owned business near the vicinity of the E. Market
Street and S. Elm Street intersection. The area appears to
be experiencing significant commercial redevelopment, in-
cluding several small, local, and minority owned ventures.
The area is active during mid-day with downtown workers
patronizing many of the businesses for lunch. Nighttime
activity is dominated by young people, mostly teenagers
and college students.
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Figure 8. Harlem Bistro, 223 S. Elm Street. Another Figure 9. Hints Clothing Store, 236-F S. Elm Street. The
minority-owned eatery near the E. Market Street & S. Elm area has a relatively diverse mix of local and minority-
Street intersection. owned businesses and services. Thus far, the economic
health of the district close to the CBD appears to be on

the upswing.

Figure 10. Triad Stage Theatre, 232 S. Elm Street. Several Figure 11. View from approximately 220 S. Elm Street
properties near the S. Elm Street & E. Market Street inter- looking north at midday. E. Market Street is about a half
section are dedicated to the arts and non-profit ventures. block in the distance. Note that there are very few, if any,

vacant properties. Also note that there is significant foot
and vehicle traffic.
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Figure 12. View from approximately 220 S. Elm Street
looking north at midday. E. Market Street is about a half
block in the distance. Note that there are very few, if any,
vacant properties. Also note that there is significant foot
and vehicle traffic. Many street trees are present, some
included in streetscaping improvements.

Figure 14. Cup of Freedom sculpture, S. Elm Street & Feb-
ruary One Place. Public art commemorated to the begin-
ning of the “Sit-ins” movement. One of several examples
of public art in the area. Note that this piece is included
as part of streetscaping improvements along February One
Place.

Figure 13. Jimmy Johns Gourmet Sandwiches, 216 S. Elm
Street. While most of the businesses in the vicinity of the
S. Elm Street & E. Market street intersection appear to be
local, there is some presence of national chains.

Figure 15. Several night clubs located immediately south
of the E. Market Street & S. Elm Street intersection, and at
other points along S. Elm Street. The burgeoning nightlife
scene is not universally positive in the eyes of more “ma-
ture” residents as it is dominated by young patrons, teen-
agers and college students. The young crowds tend to be
rowdy, requiring increased law enforcement resources.
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Figure 16. City Health Club, S. Elm Street & E. Market Figure 17. Southeastern Building Historical Restoration

Street. This facility and others are included among those and Rehabilitation, N. Elm Street & E. Market Street. One
aimed at increasing physical activity among local resi- of several historical building renovations in the area. Most
dents. The demographics of the health club’s patrons of the renovations are for commercial uses; this one is
could not be determined. among the few including residential use.
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Figure 18. E. Market Street fagade - Southeastern Building Figure 19. Subway, 106 N. Elm Street. National chain
Historical Restoration and Rehabilitation, N. Elm Street business located approximately 100 feet north of the N.
& E. Market Street. One of several historical building Elm Street & E. Market Street intersection.

renovations in the area. Most of the renovations are for

commercial uses; this one is among the few including

residential use.
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Figure 20. Davie Street Public Parking, E. Market Street &
N. Davie Street. One of several large parking structures in
the area. The presence of ample off-street parking could
potentially support significant future commercial develop-
ment, and encourage vehicle traffic.

Figure 21. Vacant property, 239-241 E. Market Street.
There is increased presence of vacant and under-utilized
property as one moves east along E. Market Street to-
wards the North Carolina A&T campus. The properties
above appear to recently closed storefronts.
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Figure 22. Governors Court Condominiums, 113 N.
Church Street, http://www.governorscourtcondos.com/
Home_Page.html. Residential property located about
one block north of E. Market Street. Structure appears
to be less than 10 years old and also appears to be new
construction, not a renovation. One of few residential
properties in the area.

Figure 23. Renovated office building, 245 E. Friendly Av-
enue, approximately one block north of E. Market Street.
Structure appears to have once been a food market per
the wording on the facade. One of several examples of
refurbished former light commercial and/or industrial

property.
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Figure 24. Vacant property, 304 E. Market Street. Prop- Figure 25. Streetscaping, in front of 306 E. Market Street.
erty is “for sale,” and will most likely be refurbished for Visible example of streetscaping used for greening and
some commercial use, per adjacent properties. traffic calming.
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Figure 26A. Refurbished building, 306 E. Market Street. Figure 26B. Refurbished building, 306 E. Market Street.
This property rehabilitation is one of many conversions This property rehabilitation is one of many conversions
from light industry to commercial. from light industry to commercial. Tenants appear to be

primarily professional and “creative class” businesses.
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Figure 27. Large vacant/under-utilized property, across
from 306 E. Market Street. Property has significant poten-
tial for rehabilitation depending upon its environmental
status (i.e. it could be a brownfields site).
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Figure 29. LaFacials Hair & Nail Salon and mini-mall, 412-
418 E. Market Street. Several small African American-
owned businesses are operating out of this small shopping
center. They appear to be doing relatively well.

Figure 28. Mixed older residential property with rehabili-
tated light industry buildings, 205 Lyndon Street, approxi-
mately two blocks south of E. Market Street. This scene is
typical of the region on the southern side of the corridor,
large presence of remnant light industrial property with
sparse numbers of older residences. Residents appear to
be predominantly African American, most likely renters.

Figure 30. Uhuru Bookstore, immediately west of 418 E.
Market Street. Store appears to be closed, permanently.
The business next door is closing. Unlike the establish-
ments in the mini-mall, these businesses seem to be doing
poorly.
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Figure 31. Market Street East Professional Building, 601
E. Market Street. Property appears to be a rehabilitated
church housing primarily healthcare-related businesses.
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Figure 33. Downtown Greenway “Future Route," E.
Market Street (500 block) & Murrow Boulevard. The
Greensboro downtown greenway system appears to be
under development and is relatively new. http:/down-
towngreenway.org/ The proposed route through the E.
Market Street corridor will presumably provide residents
with expanded walkable space.

Figure 32. Railroad overpass above E. Market Street, 150
feet east of Murrow Boulevard & E. Market Street inter-
section. This scene is somewhat similar to the railroad
overpass above Jefferson Street, but this one has better
landscaping.
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Figure 34. Dudley-Lee Professional Center, 709 E. Market
Street. Business center has few, if any vacancies and ten-
ants appear to be entirely local African American owned
businesses.
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Figure 36. Dudley-Lee Professional Center, 709 E. Market
Street. Business center has few, if any vacancies and ten-
ants appear to be entirely local African American owned
businesses. There is a diverse mix of businesses ranging
from medical suppliers to hair salons.

Figure 35. Dudley-Lee Professional Center, 709 E. Market
Street. Business center has few, if any vacancies and ten-
ants appear to be entirely local African American owned
businesses. The property appears to be well-kept and
establishments appear to be doing relatively well.
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Figure 37. Very large vacant property, E. Market Street
(800 block) & Pastor Anderson Street. Property is at least
400-500 yards in length along the southern side of E. Mar-
ket Street. Uncertain of the land use history of this large
lot. It could have environmental issues preventing it from
being developed (i.e. brownfields site).
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Figure 38. Streetscaping along E. Market Street with
metered parking. Visible evidence of effort to calm traffic

along E. Market Street.
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Figure 40. William McBryar Historical Marker with center
median streetscaping on E. Market Street, at approximate-
ly the 900 block.
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Figure 39. View looking east along E. Market Street from
approximately the 800 block. North Carolina A&T Univer-
sity campus begins from at the traffic light in the distance.

Figure 41. View south of E. Market Street, at approximate-
ly the 800 block. View includes west end of large vacant
property noted at Figure 37. In the near background are
several remnant light industries, some functioning, some
vacant. Residential property appears to be in the very far
background. In general, the area is dominated by mixed
light industry, characteristic of “Zone 2" of the Burgess
concentric zone urban landscape model http://people.
hofstra.edu/geotrans/eng/chéen/concéen/burgess.html
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Figure 42. Park n' Ride Area at United Institutional Bap-
tist Church, 802 E. Market Street. Interesting public tran-
sit cooperative effort between the city and a faith-based
organization. It is not certain how successful the effort is . ) )
to date (http:/Avww.partnc.org/park-ride.html). Figure 43. Center City Park, W. Friendly Avenue at N.

Elm Street. Established in 2012. New urban greenspace
on western end of E. Market Street corridor near the CBD.
http://www.centercitypark.org/
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Figure 44. Center City Park, W. Friendly Avenue at N. Figure 45. Center City Park, W. Friendly Avenue at N.
Elm Street. Established in 2012. New urban greenspace Elm Street. Established in 2012. New urban greenspace
on western end of E. Market Street corridor near the CBD. on western end of E. Market Street corridor near the CBD.
http://www.centercitypark.org/ http://www.centercitypark.org/
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Figure 46. Downtown Greenway,
completed portion near W. Friendly
Avenue at N. Elm Street. http://www.
downtowngreenway.org

Figure 47. Center Pointe, 201 N. Elm
Street. Refurbished mixed residential
and commercial building near the
CBD. One of few examples of residen-
tial property in the area. http://center-
pointegreensboro.com/

A research report submitted to nashvillenext
October 2014 - pg 51



Revitalization Strategies in Historic Black Business Districts

Photographs of Auburn Avenue District

Figure 1. Partially abandoned building — Hilliard Street Figure 2. Signage on Auburn Avenue announcing the
@ Auburn Avenue (50 Hilliard Street, NE). Construction Atlanta Streetcar Project http://www.atlantaga.gov/index.
materials and barriers are associated with the construc- aspx?page=159

tion of the Atlanta Streetcar Project. Many businesses
appear to be struggling to continue to operate during the
construction phase.
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Figure 3. Hilliard Street @ Auburn Avenue looking east. Figure 4. Auburn Avenue looking west. Atlanta Streetcar
Note that the a significant portion of the street is closed Project construction has closed off most of the street.

due to construction of the Atlanta Streetcar Project.
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Figure 5. Sign posted outside of many businesses along
Auburn Avenue. Most businesses appear to be closed, or
experiencing a significant decline in customers during the
Atlanta Streetcar Project construction.

Figure 7. Auburn Avenue NE @ Fort Street NE. Auburn
Avenue businesses appear to be struggling to remain open
during the construction period.

ke SR

Figure 6. Silver Moon Barber Shop — 202 Auburn Avenue
— Established 1904. Auburn Avenue businesses appear
to be struggling to remain open during the construction
period.

Figure 8. Atlanta Streetcar Project construction at 252
Auburn Avenue, NE. Note how access to Auburn Avenue
businesses is obstructed.
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Figure 9. Atlanta Streetcar Project construction near |- Figure 10. Atlanta Streetcar Project construction on Au-

75/1-85 underpass at Auburn Avenue @ Fort Street. burn Avenue at underpass beneath I-75/1-85. This feature
is somewhat similar to the I-40 underpass on Jefferson
Street except for the fact that no aesthetic improvements
have been made at the Auburn Avenue site. The under-
pass is used for community events such as the Atlanta
Caribbean Carnival - http://www.atlantacarnival.org/main.
html
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Figure 11. Atlanta Streetcar Project construction on Au- Figure 12. Construction barrier on Edgewood Avenue
burn Avenue at underpass beneath I-75/1-85. outside of the Sweet Auburn Curb Market.
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Figure 13. Sweet Auburn Curb Market (also known as
the Atlanta Municipal Market) http://www.sweetauburn-
curbmarket.com/ located at 209 Edgewood Avenue, one
block south of Auburn Avenue.

Figure 15. John Wesley Dobbs Plaza -- Open/Public space
adjacent to 1-75/85 overpass at Auburn Avenue. Immedi-
ately east of I-75/85 and Auburn Avenue NE.

Figure 14. Sweet Auburn Curb Market (also known as
the Atlanta Municipal Market) http://www.sweetauburn-
curbmarket.com/ located at 209 Edgewood Avenue,
one block south of Auburn Avenue. The location of the
market relative to Auburn Avenue is somewhat similar to
the proximity of Jefferson Street to Nashville's Farmer's
Market.

Figure 16. Map of “King Historic District” including perti-
nent historical sites on sign at open/public space adjacent
to -75/85 overpass at Auburn Avenue. Note Atlanta
Streetcar Project construction in the background.
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Figure 17. John Calhoun Park (City of Atlanta) at the cor- Figure 18. Truly Living Well Center for Natural Urban

ner of Auburn Avenue NE and Piedmont Avenue NE. Agriculture http//www.trulylivingwell.com/ Wheat Street
urban garden plots one block north of Auburn Avenue (75
Hilliard Street NE). A farmer's market is operated on the

property.

Figure 19. Large vacant lot at corner (nw) of Auburn Figure 20. Hilliard Street @ Auburn Avenue — One of
Avenue NE and Piedmont Avenue NE. many abandoned properties along Auburn Avenue
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Figure 22. Vacant property on north side of Auburn
Avenue NE approximately mid-way between Piedmont
Avenue NE and Jesse Hill Jr Drive NE.

Figure 23. 20-24 Butler Street NE. Abandoned YMCA Figure 24. Sweet Auburn “Freedom Walk" placard at
building. Structure has historical significance as noted at the former site of the Butler Street YMCA. http://travel.
Figure 24. nationalgeographic.com/travel/city-guides/atlanta-

walking-tour-1/  http//www.frommers.com/destinations/
atlanta/0002010008.html  http://www.nbcnews.com/

id/12923155/ns/travel-24_hour_layover/t/walking-tour-

sweet-auburn-atlanta/#.UdHYafm1E_Y
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Figure 25. Several abandoned and under-utilized build- Figure 26. Historical marker at Walden Building — 28
ings adjacent to the Butler Street YMCA. Butler Street, adjacent to the Butler Street YMCA.

Figure 27. Abandoned buildings. Auburn Avenue NE @ Figure 28. Abandoned building. Hilliard Street NE @ Au-
Jessie Hill Jr Drive NE. burn Avenue NE.
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Figure 30. Georgia State University recycling center. On
Edgewood Avenue immediately across from the Sweet
Auburn Curb Market.

Figure 29. Georgia State University (GSU) offices. The
university has progressively taken over many properties
in the western end of the Auburn Street corridor and
environs.
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Figure 31. Auburn Avenue NE @ Jesse Hill Jr Drive NE Figure 32. Auburn Avenue NE @ Piedmont Avenue NE.
looking North. One the left is Big Bethel AME Church. In “Renaissance Walk" - Commercial and residential devel-
the distance are relatively new Georgia State University opment.

residence halls.
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Figure 33. Commercial space on western end of Auburn
Avenue.
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Figure 34. Commercial and residential space for lease on
western end of Auburn Avenue NE.
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Figure 35. Edgewood Plaza — Edgewood Avenue SE @
Jesse Hill Jr Drive NE. Mixed commercial development in
progress — will be on the Atlanta Streetcar line.

Figure 36. Rental property and national chain retail
development along Piedmont Avenue NE near Auburn
Avenue NE. Potential signs of gentrification.
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Figure 37. National retail chain development along Pied- Figure 38. National retail chain development along Pied-

mont Avenue NE near Auburn Avenue NE. Potential signs mont Avenue NE near Auburn Avenue NE. Potential signs
of gentrification. of gentrification.

Figure 39. National retail chain development along Pied- Figure 40. High-end residential development on western
mont Avenue NE near Auburn Avenue NE. Potential signs end of Auburn Avenue NE. Potential signs of gentrifica-
of gentrification. tion.
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Figure 41. High-end residential development on western Figure 42. NHigh-end residential development on west-
end of Auburn Avenue NE @ Piedmont Avenue NE. Po- ern end of Auburn Avenue NE @ Piedmont Avenue NE.
tential signs of gentrification. Potential signs of gentrification.
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Figure 44. Residential rental property above storefronts.
Auburn Avenue NE @ Hilliard Avenue NE.

Figure 43. New residential development (multi-family) at
20 Hilliard Street, just south of Auburn Avenue NE. Pos-
sible sign of gentrification.
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Figure 45. New multi-family development. Irwin Street Figure 46. Newly renovated single family homes. Irwin
NE @ Hilliard Street NE. Approximately one block north Avenue NE @ Hilliard Avenue NE. Potential sign of gentri-
of Auburn Avenue NE. Potential sign of gentrification. fication.
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Figure 47. New locally-owned restaurant — Mango's Ca- Figure 48. Several new locally-owned entertainment
ribbean Restaurant — 180 Auburn Avenue NE. establishments appear to be recently open, or preparing

to open soon — near 180 Auburn Avenue NE.
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Figure 49. Several new locally-owned entertainment Figure 50. Southern Christian Leadership Conference
establishments appear to be recently open, or preparing (SCLC) Office — 320 Auburn Avenue.

to open soon — Wok n Roll — 250 Auburn Avenue.

Figure 52. Mural displaying quote by Civil Rights Era
activist and US Congressman, John Lewis.

Figure 51. Alice Dugged Cary Historical Marker on Au-
burn Avenue — One of many marked historical sites along
Auburn Avenue.
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Figure 54. Historical marker at formal site of the Top Hat/
Royal Peacock Club on Auburn Avenue NE.

Figure 53. Mural displaying image of Civil Rights Era
activist and US Congressman, John Lewis.

Figure 55. Prince Hall Masonic Temple & Tabor Build-
ing — 332-34 Auburn Avenue NE - http://sweetauburn.us/
princehall.htm
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Figure 56. Street sign signifying the “Old Fourth Ward"
http://o4w.net/ In background is an abandoned building
(right) and the Wheat Street Baptist Church (left) http://
wheatstreet.org/

MADAM CJ WALKER'S
HISTORIC HAIR SALON

T O e—

Figure 57. Madam CJ Walker's Beauty Shoppe and Muse-
um — 54 Hilliard Street NE - http://madamemuseum.com/
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