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This is a Test



Cognitive Test by Tal Ben-Shahar



What is a City?







Things Change…



Things Change…

The 3 T’s - Trains, Tourism, & Tuberculosis







During the 1920’s

• Asheville grew by 20% population/year 

• Second largest city in NC,               
(larger than Charlotte!) 

• Achieved the highest debt per capita in 
the entire US 

• City thought it had $5M in bank, but 
when the audit on the bank happened, it 
was discovered to only be $18,000 

• 3 days after the elected officials were 
indicted, the Mayor committed suicide



Thomas Wolfe 
Author (1900-1938) 

You Can’t Go Home Again

They’ve mortgaged those of a generation to come.   
They have ruined a city, 
and in doing so, 
have ruined themselves, their children, and their children’s children.

Asheville has squandered fabulous sums.   
They’ve flung away the earnings of a lifetime.   





The Decline Began in the 50’s & 60’s

Development outside of downtown was encouraged by the new expressways.







Asheville’s Expressway

Development outside 
of downtown was 

encouraged by the 
new expressways.
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In the 70’s and 80’s our downtown died

















In the 70’s and 80’s our 
downtown died.

Asheville’s de facto motto was:  
 

“That will never work here  - don’t even try.”
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1928 - 11/19/1994
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1st Market Rate 
Housing in 50 Years
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Roger McGuire
Community Leaders With An Urban Vision



1941 - 11/19/2001

the Dogwood Fund

City Watch

the Alternative Reading Room
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What is PIP?
• Restoration 
• Business - Entrepreneurs 
• CPAs 
• Generalists 
• Community Building 
• Education & Communication 
• Social Justice 
• More is More 
• Patient Investment

Pat Whalen, President of PIP
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The Orange 



The Orange 



51 Biltmore Project
3-Party Public/Private Development

HOTEL

PUBLIC PARKING MIXED-USE HOUSING

MIXED-USE HOUSING



51 Biltmore
3D Model of the Legal Agreement



The Asheville Politick
Taking our lumps





Among cities with no particular recreational appeal, those that have preserved their past 
continue to enjoy tourism.  Those that haven’t receive almost no tourism at all.  Tourism 
simply doesn’t go to a city that has lost its soul.

Arthur Frommer

1993



Top Travel Destinations of 2007
Asheville: #5 of the top 12

Located in the Smoky Mountains, Asheville is a small college town with a thriving arts, culture, and gay & lesbian scene. It is home to the Biltmore Estate, the 
Thomas Wolfe Memorial, and Carl Sandburg's birthplace in nearby Flat Rock. Recently, Asheville has been drawing literati and celebrities who had gravitated to 
New Orleans as a hub of culture. With the Blue Ridge Parkway nearby, the area is also great for driving tours and shopping trips to numerous crafts and pottery 
shops (we suggest picking up a hand-made broom).



In God we trust; 
everyone else, 
bring data.
Mayor Michael Bloomberg
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Asheville is 
4x >



Bobcats!
$315M

Panthers!
$1B

Hurricanes!
$162M

Asheville!
$12B

>
Source: forbes.com

http://forbes.com


Land Production



For 40 years this 
building remained 

vacant…… its tax value 
in 1991 was just over 

$300,000.

Today the building is valued 
at over $11,000,000 

an increase of 
!

 over 3500% 
  

in 15 years 
!

The lot is less than 1/5 acre

Old Penneys



0.13 Acres 
1 unit (2 people + 2 dogs) 
$232,000 Tax Value 
$1,800,000 Value/Acre 
!

My House

0.19 Acres 
54,000 sf. Bld 
$11,000,000 Tax Value 
$58,900,000 Value/Acre 
!

Downtown

Walmart

34.0 Acres 
220,000 sf Building  
$20,000,000 Tax Value 
$590,000 Value/Acre 
!
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Property Taxes as a Crop
Cannabis

SoybeansWheat



0.19 Acres 
54,000 sf. Bld 
$11,000,000 Tax Value 
$58,900,000 Value/Acre 
!
$634,000 Taxes/Acre 
$330,000 to City
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0.19 Acres 
54,000 sf. Bld 
$11,000,000 Tax Value 
$58,900,000 Value/Acre 
!
$640,000 Taxes/Acre 
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of which 

27% City return
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Downtown

Asheville

!
!

$330,000 
Property Taxes/Acre to City

!

$ 50,800  
Total Taxes/Acre to City

Wal Mart



Downtown

Asheville

!
!

$414,000  
Total Taxes/Acre to City

!

$ 50,800  
Total Taxes/Acre to City

Wal Mart



Downtown

Asheville

14 jobs @ 0.19 Acres 
!

73.7

200 jobs @ 34.0 Acres 
!

5.9 

Wal Mart

Jobs per Acre 



DowntownAsheville

73.75.9 

Wal Mart

Jobs per Acre: 

$   83,600$ 47,500City Retail Taxes/Acre:

Land Consumed (Acres): 00.234.0
$634,000$ 6,500Total Property Taxes/Acre:

90.00.0 Residents per Acre: 



Scary Math
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A corporation is a formal business association with a publicly registered charter recognizing it as a separate legal entity having its own 
privileges, and liabilities distinct from those of its members. Corporations take many forms, most are used to conduct business. !
Incorporation is the forming of a new corporation. The corporation may be a business, a 
non-profit organization, sports club, or a government of a new city or town.
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What is the role 
of Government?

http://en.wikipedia.org/wiki/Charter
http://en.wikipedia.org/wiki/Separate_legal_entity
http://en.wikipedia.org/wiki/Business
http://en.wikipedia.org/wiki/Corporation
http://en.wikipedia.org/wiki/Non-profit_organization
http://en.wikipedia.org/wiki/Sports_club
http://en.wikipedia.org/wiki/Government
http://en.wikipedia.org/wiki/City
http://en.wikipedia.org/wiki/Town
http://en.wikipedia.org/wiki/Elihu_Vedder
http://en.wikipedia.org/wiki/Thomas_Jefferson_Building




Corporation(s)



What is a City?



What is a City?



Asheville is 
4x >



Where does your money come from?



The Sarasota, FL 
Case Study



Photo: Christoph Gielen

Hard Costs 
★ Land Cost 
★ Buildings 
★ Road & Sidewalks 
★ Sewer 
★ Water

Hard Costs 
★ Roads to here 
★ Public buildings 
★ Parks 
★ Sewer 
★ Water

Government Service Cost 
★ Police 
★ Fire 
★ Government 
★ Schools 
★ Economic balance 

Developer Soft Costs 
★ Permitting 
★ Drawings 
★ Legal Fees 
★ Marketing 
★ Profit 
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Rank DSA Urban Form Unit Cost

1 Downtown Compact $9,251
2 Southpoint Contiguous $9,767

3 Countryside Contiguous $12,693

4 Cantonment Scattered $15,316

5 Tampa Palms Satellite $15,447

6 University Linear $16,260

7 Kendall Linear $16,514

8 Wellington Scattered $23,960

AVERAGE $14,901

(Per Single Family Dwelling Unit)

THE SEARCH FOR EFFICIENT URBAN GROWTH PATTERNS: 
A Study of the Fiscal Impacts of Development in Florida. 

James Duncan and Associates, July 1989 !

TOTAL EXTERNAL CAPITAL PUBLIC FACILITY COSTS
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357 Units 
569,928 sf 
$18.9 M 

30.6 acres

197 Units 
108,200 sf 
$193.35 M 
1.9 acres

NW Corner of 
Fruitville & I-75

Downtown 1350 Main 
5 Points 

Orange Blossom
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Downtown Sarasota

100 Marlin Lakes Circle

Comparing the cost of 357 
units of multi-family housing 

in Sarasota County
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Downtown Sarasota

100 Marlin Lakes Circle

Evaluating  
357 multi-family units in 

Sarasota County
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... the relentless 
rules of humble 

arithmetic.

Justice Louis Brandeis 
“Other People’s Money”, 1914



3

Grand Junction, CO Glenwood Springs, CO

Rifle, CO

Asheville, NC
Dunn, NC

Sarasota, FL

Sheridan, WY

Billings, MTBozeman, MT

Driggs, ID

Completed Study

Urban

Cheyenne, WY

Petaluma

Laramie, WY

Columbia, SC

Modesto, CA

Casper, WY

Ft. Collins, CO

Merced, CA
Turlock, CA

Rockland, ME

Chattanooga, TH

Missoula, MT

Great Falls, MT

Wilmington, NC

Clovis, CA

Visalia, CA
Fresno, CA

Nashville, TN

Helena, MT

Winston-Salem, NC
Greensboro, NC

Gwinnett, GA

Mountain View, CA

Philadelphia, PA

Syracuse, NY

Charlotte, NC

Buffalo, NY

Guelph, ON

Austin, TX



$0

$75

$150

$225

$300

$274.00

$95.00

$47.80

$9.30$6.70$5.50$1.00

Residential

Commercial

Mixed-Use

County S-F City S-F Walmart Mall or strip Mixed-Use 	


(2 Story)

Mixed-Use 	


(3 Story)

Mixed-Use 	


(6 Story)

Ratio Difference of 36 City Sample Set, in 15 States (+ a Province) 3Urban
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County Property Taxes/Acre 



How do you compare a car?

Toyota Prius 
571 miles per tank

Bugatti Veyron 
390 miles per tank

Rolls-Royce Phantom Drophead 
380 miles per tank

Ford F150 Lariat LTD 
648 miles per tank

1955 BMW Isetta  
245 miles per tank
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How do you compare a car?

Toyota Prius 
51/48 mpg

Bugatti Veyron 
8/15 mpg

Rolls-Royce Phantom Drophead 
11/18 mpg

Ford F150 Lariat LTD 
13/18 mpg

1955 BMW Isetta  
50/70 mpg
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Source: New York Times: Arguments for Trusting the Data. Carl Richards. 11/18/2013

WHAT DATA SETS DO YOU USE?



What are the numbers for Transylvania County?



X-Ray



X-Ray MRI



X-Ray MRI

3D Neuro Imaging



Total Taxable Value 
Transylvania County, NC



Taxable Value per Acre 
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Taxable Value per Acre 
Transylvania County, NC

$12.4M/acre

Transylvania County, NC
pop. 32,903

Toxaway Brevard

$7.7M/acre
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Toxaway



Taxable Value per Acre 
Lake Toxaway, NC



Taxable Value per Acre 
Lake Toxaway, NC

$1,074,526 
Average Land Value per Acre

$1,501,776 
Average Total Value per Acre



Taxable Value per Acre 
Lake Toxaway, NC

$117,345 
Average Land Value per Acre

$221,823 
Average Total Value per Acre

11% 

15% 
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Taxable Value per Acre 
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Cartogram Mapping
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Taxable Value per Acre 
Transylvania County, NC - Cartogram
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Taxable Value per Acre 
Brevard, NC



Taxable Value per Acre 
Brevard, NC - Cartogram



Taxable Value per Acre 
Brevard, NC - Cartogram



Taxable Value per Acre 
Brevard, NC - Cartogram



Taxable Value per Acre 
Brevard, NC - Cartogram



Taxable Value per Acre 
Brevard, NC



Taxable Versus Exempt 
Downtown Brevard, NC
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Taxable Versus Exempt 
Transylvania County, NC
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Walmart

Walmart Cluster

$752,079 value per acre

$843,707 value per acre



College Station Plaza
$1,365,239 value per acre

Kmart Plaza
$631,841 value per acre

Walmart
$752,079 value per acre



Red Wolf Gallery Building
$4,433,979  Value per Acre

Walmart
$752,079 value per acre

Mayberry Building
$7,786,399  Value per Acre



Drew Deane Building
$11,118,115  Value per Acre

Walmart
$752,079 value per acre

Platt Architects Building
$12,457,522  Value per Acre



The Hollingsworth
$5,028,652  Value per Acre

Walmart
$752,079 value per acre



A Lasting Value



1920’s

Walmart
$752,079 value per acre



1920’s

26 Main (Belk’s?)$7,633,072  Value per Acre

Walmart
$752,079 value per acre
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1.8 acres of The 
Platt Building would 
equal the 27.2 acre 

Walmart cluster.

Joe Minicozzi,AICP - Asheville NC

Walmart Cluster
$843,707 value per acre

Platt Architects Building
$12,457,522  Value per Acre

Transylvania County Property Tax Revenue Profile: 2014



1.4 acres of the 
Mayberry Building 
would equal the 
17.4 acre Kmart 

cluster.

Transylvania County Property Tax Revenue Profile: 2014

Joe Minicozzi,AICP - Asheville NC

Kmart Plaza
$631,841 value per acre

Mayberry Building
$7,786,399  Value per Acre



0.7 acres of Drew 
Deane Gallery would 

equal the 5.7 acre 
College Station

Transylvania County Property Tax Revenue Profile: 2014

Joe Minicozzi,AICP - Asheville NC

College Station Plaza
$1,365,239 value per acre

Drew Deane Building
$11,118,115  Value per Acre



“You are about to show me shadows of the things that have 
not happened, but will happen in the time before us.”  

!
Ebenezer Scrooge 

The Ghost of Christmas Yet to Come 
A Christmas Carol 



What are the numbers for Gwinnett County?



What are the numbers for Gwinnett County?



DeKalb, GA

= 100 peoplePeople per Square Mile

Square mile

2,740 people/Sq. Mi.

Gwinnett, GA
1,871 people/Sq. Mi.

Mecklenburg, NC
1,756 people/Sq. Mi.

Wake, NC
992 people/Sq. Mi.

Davidson, TN
1,243 people/Sq. Mi.

Buncombe, NC
344 people/Sq. Mi.

Orange, NC
313 people/Sq. Mi.

!
Source:US Census

Travis, TX
1,034 people/Sq. Mi.



Gwinnett County, GA 
Total Value Per Acre



Gwinnett County, GA 
Total Value Per Acre



Gwinnett County, GA 
Total Value Per Acre



Gwinnett County, GA 
Total Value Per Acre



Chapel Hill, NC 
Total Value Per Acre

Hillsborough Carrboro Chapel Hill



0

125,000,000

250,000,000

375,000,000

500,000,000

$7,771,429

$46,226,906$52,007,048

$110,067,562

$149,799,855

$192,000,000

$476,000,000

Highest Value of Density  
(Value/acre of individual parcel)

!
So

ur
ce

:U
S 

C
en

su
s

Charlotte Raleigh Chapel Hill Asheville GwinnettNashvilleAustin



Gwinnett County, GA

Nashville LawrencevilleAustin

County Comparisons 
Total Value Per Acre

pop. 812,000
Travis County, TX
pop. 1,096,000

Davidson County, GA
pop. 648,300



Gwinnett County, GA

Nashville LawrencevilleAustin

County Comparisons 
Total Value Per Acre

pop. 812,000
Travis County, TX
pop. 1,096,000

Davidson County, GA
pop. 648,300



Gwinnett County, GA

Nashville LawrencevilleAustin

$192M/acre

County Comparisons 
Total Value Per Acre

pop. 812,000
Travis County, TX
pop. 1,096,000

Davidson County, GA
pop. 648,300



Gwinnett County, GA

Nashville LawrencevilleAustin

$476M/acre

$192M/acre

County Comparisons 
Total Value Per Acre

pop. 812,000
Travis County, TX
pop. 1,096,000

Davidson County, GA
pop. 648,300



Gwinnett County, GA

Nashville LawrencevilleAustin

$476M/acre

$192M/acre

$8M/acre

County Comparisons 
Total Value Per Acre

pop. 812,000
Travis County, TX
pop. 1,096,000

Davidson County, GA
pop. 648,300



Gwinnett County, GA

Nashville LawrencevilleAustin

$476M/acre

$192M/acre

$8M/acre

County Comparisons 
Total Value Per Acre

pop. 812,000
Travis County, TX
pop. 1,096,000

Davidson County, GA
pop. 648,300



Behavioral Economics



The Window Tax 
1696-1851, by King William III 

Window tax consisted of:  
1. a flat-rate house tax per house and, 
!
2. a variable tax for #  windows > 10  
!
3. Between 10 and 20 = 4 shillings, and  
!
4. Those > 20 = 8 shillings. 



At the time, French houses 
were taxed by the number 
of floors below the roof, 
which exempted the upper 
floor from taxation. 

François Mansart, architect 
(1598–1666) 

!
His treatment of high roof 
stories gave rise to the term 
“Mansard roof" 

Photo: Alija

Photo: Alija



urban-three.com  : Asheville NC

Dell Range Area of Cheyenne, WY



Tax Code



Taxable Land Value Per Acre 
Transylvania County, NC



M
F



Public Policy



<
Source: forbes.com

Hornets!
$315M

Panthers!
$1B

Hurricanes!
$162M

Brevard!
$836 M

http://forbes.com


Source: forbes.com

Hornets!
$315M

Hurricanes!
$162M

Brevard!
$836 M

=

http://forbes.com


=
Source: forbes.com

Transylvania County!
$5.5B

http://forbes.com


Jerry Richardson







If you can’t measure it, 
you can’t 

manage it.
Mayor Michael Bloomberg



Know your Intake



The Diet Starts Tomorrow



DO THE MATH



How We Measure the City
Joseph Minicozzi, AICP

The Dollars and $ense of Development  -  (Part II)



What are the numbers for Hamilton County?





2.4 acres of the North Shore Condos would 
equal one 67.2 acre Hamilton Place Mall

Hamilton County Property Tax Revenue Profile: 2012 Tax Yield per Acre

North Shore Condos

$63.3M on 3.23 Acres

$154.4M on 67.2 acres

Hamilton Place Mall



3 Districts 
!
152.75 Acres 
$700M in in total value 
!
$4,583,160/acre  wo Exempt

Full area in red: 
!
!
!
162.9 Acres 
$109.2M in total value 
!
$670,260/acre

73.67 @ 
$4,867,417/ac

43.35 @ 
$5,306,048/ac

35.73 @ 
$3,120,008/ac

Total for Area
$670,260/acre

Mall Only



Value Per Acre

$2,370,000
Chili’s

Value Per Acre

$2,915,000
Applebee’s

Value Per Acre

$2,671,455
Buffalo Wild Wings



Value Per Acre

$2,370,000
Chili’s

Value Per Acre

$2,915,000
Applebee’s

Value Per Acre

$2,671,455
Buffalo Wild Wings

Cherry St. Townhouses

$10,860,193 Value Per Acre



Greenlife

Townhouses

Townhouses

Mixed-Use Comp

Site

Chattanooga Northshore

This neighborhood, across the 
river from downtown, has 

experienced a renaissance over 
the last two decades.  There are 

numerous examples of infill, 
mixed-use, projects, as well as 

townhouses.  There also exists an 
urban model of a grocery, 

created by a local entrepreneur, 
Greenlife.



PRELIMINARY SITE PLAN PRELIMINARY
SITE
PLAN

PS-7

VICINITY MAP

SITE

ZONING INFORMATION

SITE ANALYSIS

Proposed Publix

This is the site plan for the 
proposed Publix Grocery store, 
by an Atlanta development agent.  

The developer is asking for 
exemption from the urban design 

standards of mixed-uses, multi 
story development, as well as the 

vacating of a street.



Publix at Ooltewah (Snow Hill)	


54,720 square feet

Publix Brainerd	


48,515 square feet

Publix Comps in Market

Chattanooga already has several 
Publix grocery stores in the 

market.  We were able to use 
these for comps in value and tax 

production.



Frazier Urbanism

417 Frazier

Northshore Infill Comps

The Northshore neighborhood 
has existing infill and mixed-use 
projects that provided comps in 

the same district.



GreenLife from the Parking Lot

GreenLife Site Entry

Greenlife Grocery

Greenlife grocery store provides 
an example of a store that has 

multi-levels, and an urban design.  
It is a local comp, that is 4 blocks 

from the site in question.



Publix Miami Beach
Carlos Zapata, architect	


1920 West Avenue	


48,000 sq,ft,	


Built 1998

Front Door

Front Door

Ramps to 
parking on roof.

Escalators to parking



West Palm Beach Publix
Built 2002 @ ULI Award Winning CityPlace

Back Door 	


(is really the front)

Door on the street

Main door facing 
parking with 

townhouses across 
the street.

27,040 sq.ft.



Site 
Boundary

+34’

+0’

+6’

+9’

+11’

+6’

+14’ +24’

+29’

+29’

+26’+14’

+10’

+10’

+10’



Scenario #1 - Site as proposed
Publix - 46,013	


Parking - 234 total	


Frazier Buildings - 0	


1 Story Commercial - 2500 sf	


Townhouses - 0

Notes:	


Removes streets and grades site.  Retaining walls on 
East property line and behind building.

Est. Annual Property Taxes	


City - $44,827	



County - $27,036

Publix

Commercial



Scenario #1 - As Proposed
Looking North-Northwest from the Neighborhood.

Publix
Commercial



Scenario #2 - Proposed Plus
Publix - 46,013	


Parking - 214 total	


Frazier Buildings - 1	


1 Story Commercial - 6700 sf	


Townhouses - 22

Notes:	


Removes streets and grades site.  Retaining walls on 
East property line and behind building and builds 
townhouses on the retaining wall.

Est. Annual Property Taxes	


City - $154,435	



County - $93,142

Publix

Commercial
417 Frazier

417 Frazier

Northside Comp Townhouses



Scenario #2 - Proposed Plus Townhouses
Looking North-Northwest from the Neighborhood.

Publix

417 Frazier

417 Frazier

Northside Comp Townhouses



Scenario #3 - GreenLife Footprint
Publix - 36,432	


Parking - 164 total	


Frazier Buildings - 2	


1 Story Commercial - 6885 sf	


Townhouses - 42

Notes:	


Keeps existing grades and all internal streets.

Est. Annual Property Taxes	


City - $253,041	



County - $152,614

Publix

Commercial

417 Frazier
417 Frazier

Northside Comp Townhouses

Future Site	


Commercial

Future Site	


Commercial



Scenario #3 - GreenLife Footprint
Looking North-Northwest from the Neighborhood.

Publix

417 Frazier

417 Frazier
Northside Comp Townhouses



Scenario #4 - Miami Beach Publix
Publix - 48,000	


Parking - 320 structured + 90 surface	


Frazier Buildings - 3	


1 Story Commercial - 0 sf	


Townhouses - 24

Notes:	


Keeps existing grades and all internal streets.  Adds 
structured parking above Publix, utilizing grade change.

Est. Annual Property Taxes	


City - $357,746	



County - $215,746

Publix

.5 Frazier417 Frazier 417 Frazier

Northside Comp Townhouses

Future Site	


Commercial

Future Site	


Commercial

417 Frazier
.5 Frazier



Scenario #4 - Miami Beach Publix
Looking North-Northwest from the Neighborhood.

Publix

417 Frazier

417 Frazier

Northside Comp Townhouses

417 Frazier



Scenario #5 - WPB Publix Comp
Publix - 27,040	


Parking - 229 total	


Frazier Buildings - 2.75	


1 Story Commercial - 7000 sf	


Townhouses - 42

Notes:	


Keep topo as is, with some grading to provide parking 
under townhouses.	


Keep all streets, use alley path as loading circulator, and 
keep trucks out of residential.

Est. Annual Property Taxes	


City - $306,462	



County - $184,833

417 Frazier
.75x 	



417 Frazier

Publix 417 Frazier

M
aintain existing street

Commercial



Scenario #5 - WPB Publix Comp
Looking South-Southeast from northern end of site.

417 Frazier

417 Frazier

.75x 417 Frazier

Publix



Scenario #6 - No Publix, built to Plan
Publix - 0	


Parking - 200 total	


Frazier Buildings - 2	


345 Frazier - 1	


1 Story Commercial - 11,435 sf	


Townhouses - 54

Notes:	


Keep topo as is and streets as is.

Est. Annual Property Taxes	


City - $305,749	



County - $184,403

345 Frazier
417 Frazier

M
aintain existing street

Commercial

417 FrazierCommercial



Scenario #5 - No Publix, built to Plan
Looking South-Southeast from northern end of site.

345 Frazier

417 Frazier

417 Frazier
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Joe Minicozzi,AICP  : Asheville NCTotal Annual City Property Tax Production
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Joe Minicozzi,AICP  : Asheville NC

Total Annual City and County Property Tax Production
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Joe Minicozzi,AICP  : Asheville NC
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Joe Minicozzi,AICP  : Asheville NC

Total Annual City and County Property Tax Production



Joe Minicozzi,AICP  : Asheville NC

Total City and County Property Tax Production (NPV 20 years)



If you can’t measure it, 
you can’t 

manage it.
Mayor Michael Bloomberg



Retail Tax Breakdown for Buncombe County, NC
Tax Creation* and Distribution for one Fiscal Year

* Tax generation numbers for municipalities generated by average proportion of municipal generation of previous 
10 year period.  In 2009, the state stopped collecting municipal generation and only collects at ‘county’ level.

Chart created by Joe Minicozzi, AICP        
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Retail Tax Breakdown for Transylvania County, NC
Tax Creation* and Distribution for one Fiscal Year (2008-09)

* In 2009, the state stopped collecting municipal generation and only collects at ‘county’ level.

Created

Distributed

$0 $3,000,000 $6,000,000 $9,000,000 $12,000,000

Brevard
Rosman
Rest of County

$7,493,546 $3,279,099

$1,094,409 $7,255,017

$23,198



What are the numbers for Garfield County?





40 % tax producing



40 % tax producing







zone 
One entry found for zone.Main Entry: 2zone 
Function: transitive verb 
Inflected Form(s): zoned; zon·ing 
1 : to surround with a zone : ENCIRCLE 
2 : to arrange in or mark off into zones; specifically : 
to partition (a city, borough, or township) by 
ordinance into sections reserved for different purposes 
(as residence or business) 

Merriam-Webster Dictionary

http://www.m-w.com/dictionary/encircle






Circa 1937





NYC Zoning book



-City of Cambridge	


17th century

Houses shall range even and 
stand just six feet in their own 
ground from the street.



Houses shall range even and 
stand just six feet in their own 
ground from the street.

-City of Cambridge	


17th century

Use
Placement

Relationship with 
Public Realm



-Thomas Jefferson	


1797 Code for Washington

In central areas the houses 
shall be built of brick or stone.  
The walls shall be 30 ft. high 
and built parallel to the street.



Seaside











Comprehensive plan

Overlay districts

Neighborhood plan

City Ordinances

Zoning  

Design Guidelines

Variances

Incentives

Enforcement

Noise 
Ordinance



Zoning

Setbacks

Building height

Land use

Parking requirements

Buffering/Landscape

Architectural Standards



-Andrés Duany

Codes spread like oil slicks.



Asheville UDO

• Parking Lots (Article 11) 
• Landscaping (Article 11) 
• Land Uses (Article 8) 
• Sign Regulation (Article 13) 

!

• Sidewalks & Architecture 
(Article 8)

25 Districts



Asheville UDO

• Parking Lots (Article 11) 
• Landscaping (Article 11) 
• Land Uses (Article 8) 
• Sign Regulation (Article 13) 

!

• Sidewalks & Architecture 
(Article 8)

• 10 Pages

25 Districts
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Asheville UDO

• Parking Lots (Article 11) 
• Landscaping (Article 11) 
• Land Uses (Article 8) 
• Sign Regulation (Article 13) 

!

• Sidewalks & Architecture 
(Article 8)

• 10 Pages
• 31 Pages
• 26 Pages
• 19 pages

25 Districts



Asheville UDO

• Parking Lots (Article 11) 
• Landscaping (Article 11) 
• Land Uses (Article 8) 
• Sign Regulation (Article 13) 

!

• Sidewalks & Architecture 
(Article 8)

• 10 Pages
• 31 Pages
• 26 Pages
• 19 pages

• 17 pages
25 Districts



Asheville UDO

• Parking Lots (Article 11) 
• Landscaping (Article 11) 
• Land Uses (Article 8) 
• Sign Regulation (Article 13) 

!

• Sidewalks & Architecture 
(Article 8)

• 10 Pages
• 31 Pages
• 26 Pages
• 19 pages

• 17 pages
25 Districts

   72 pages



What does 
Density 

Look like?



60 units/acre



43 units/acre



44 units/acre



45 units/acre



54 units/acre



55 units/acre



75 units/acre



96 units/acre



-Andrés Duany

Streets, which were the public 
realms of America are now the 
barriers to community life.





DPZ Transect



Nature’s Transect



DPZ Transect



Sarasota, FL -  Regulating Plan



(a) Building Height. The height of buildings shall be measured in stories as follows: 
(1) Buildings shall be a minimum of two (2) stories above grade. 
(2) Buildings shall be maximum of five (5) stories above grade. 
(3) A transition line shall be provided at the top of the second story. 
(4) Stories at sidewalk level shall be no less than 12 feet in height from finished floor to finished ceiling. 
(5) In the case of first floor residential uses, the first floor shall be raised above sidewalk 
grade a minimum of 18 inches. 
(6) Parking garages shall be no more than 5 stories high.

Sec. 33-46. Building Type III - Medium Building 
Buildings on Regular Streets are exempt from the provisions 
marked by Italics and Bold.



(b) Building Placement. Buildings and their elements shall be placed on their lots as follows: 
(1) Facades, no less than two (2) stories high, shall be built on the frontage lines along a minimum of eighty (80) percent of their length with a setback 
of 5 feet permitted. In the absence of buildings a streetwall shall be built along the frontage line. 
(2) Side and rear setbacks are required only when an abutting property with a building existing as of the effective date of this ordinance (date) has windows 
facing side or rear. 
Then, any new abutting development, or newly added stories to an existing development, shall provide at least ten (10) feet of separation between the 
existing and new building, except for the first twenty (20) feet from the frontage line. New developments 
where there was no building as of the effective date of this ordinance may build without side or rear setbacks and shall provide light and air shafts within 
their own property. 
(3) Loading docks and service areas shall not be permitted on the frontage lines. 
(4) Garden walls at street fronts and side property lines facing streets shall be up to 42 inches 
in height. Rear walls and fences may be up to 60 inches in height. 
(5) Surface parking lots shall not be permitted on frontage line. 
(6) All buildings shall have their principal pedestrian entrance on a frontage line.

Sec. 33-46. Building Type 
III - Medium Building 
Buildings on Regular Streets 
are exempt from the 
provisions marked by Italics 
and Bold.



(b) Building Placement. Buildings and their elements shall be placed on their lots as follows: 
(1) Facades, no less than two (2) stories high, shall be built on the frontage lines along a minimum of eighty (80) percent of their length with a setback 
of 5 feet permitted. In the absence of buildings a streetwall shall be built along the frontage line. 
(2) Side and rear setbacks are required only when an abutting property with a building existing as of the effective date of this ordinance (date) has windows 
facing side or rear. 
Then, any new abutting development, or newly added stories to an existing development, shall provide at least ten (10) feet of separation between the 
existing and new building, except for the first twenty (20) feet from the frontage line. New developments 
where there was no building as of the effective date of this ordinance may build without side or rear setbacks and shall provide light and air shafts within 
their own property. 
(3) Loading docks and service areas shall not be permitted on the frontage lines. 
(4) Garden walls at street fronts and side property lines facing streets shall be up to 42 inches 
in height. Rear walls and fences may be up to 60 inches in height. 
(5) Surface parking lots shall not be permitted on frontage line. 
(6) All buildings shall have their principal pedestrian entrance on a frontage line.

Sec. 33-46. Building Type 
III - Medium Building 
Buildings on Regular Streets 
are exempt from the 
provisions marked by Italics 
and Bold.



(c) Building Use. Buildings shall accommodate the following range of uses: 
(1) All stories shall be for commercial and/or residential use. The mixing of both uses is 
encouraged throughout this type. 
(2) Commercial or residential uses are required to be a minimum depth from the 
frontage line of 20 feet on all stories. The remaining depth may also be used for parking. 
(3) At retail frontages, 70% of the frontage line at the sidewalk level shall be permanently 
assigned to retail use with a minimum depth of 30 feet. 
(4) Vehicular entries on a facade shall be an opening not wider than 30 feet.

Sec. 33-46. Building Type III - Medium Building 
Buildings on Regular Streets are exempt from the provisions 
marked by Italics and Bold.



(d) Parking. The disposition of parking spaces shall be as follows: 
(1) There shall be a minimum of 2 off-street parking spaces for 
each 1000 square feet of commercial or retail use and I parking 
spaces for each residential unit. Parking requirements shall be 
calculated from the net interior area. 
(2) On-street parking along the corresponding frontage lines shall 
be counted towards the parking requirement. 
(3) The required parking may be provided on sites negotiated 
with the DAC. 
(4) Pedestrian entrances to all parking lots and parking 
structures in addition to vehicular entrances shall be directly 
from an adjacent frontage line. On-site parking structures may 
also be entered directly from a building. 
(5) Parking amount requirements may be adjusted by the 
Downtown Action Committee.

Sec. 33-46. Building Type III - Medium Building 
Buildings on Regular Streets are exempt from the provisions 
marked by Italics and Bold.



Sec. 33-46. Building Type III - Medium Building 
Buildings on Regular Streets are exempt from the provisions 
marked by Italics and Bold.

(e) Architectural Standards. Buildings shall be subject to the following physical 
requirements: 

(1) The exterior finish material on all facades shall be limited to light-colored, 
pre-cast concrete, stucco, and clear or lightly tinted glass. 
(2) Balconies and porches may be metal, concrete, or stucco. 
(3) Pitched roofs are allowed. Flat roofs shall be enclosed by parapets no less 
than forty-two (42) inches high or as required to enclose equipment. 
(4) The glazed area and all other openings of a facade shall not exceed forty-five 
(45) percent of the total area of such facade with each facade being calculated 
independently. 
(5) The facades on retail frontages at sidewalk level shall be detailed and 
glazed as storefronts. 
(6) Fences shall be made of painted, stained or pressure treated wood pickets, 
chain link, espaluminum or wrought iron. Garden walls shall be made of 
indigenous rock, or block and stucco.



Sec. 33-46. Building Type III - Medium Building 
Buildings on Regular Streets are exempt from the provisions 
marked by Italics and Bold.

(e) Architectural Standards. Buildings shall be subject to the following physical 
requirements: 

(7)(a) All awnings shall be sympathetic to the buildings architecture and designed as 
an integral component of the overall signage package. All awnings on street level shall 
project a minimum of four (4) feet from the building façade. All awnings on stories 
above the first floor shall project a minimum of three (3) feet from the building 
façade. 
Variances may be granted administratively by the City Urban Designer, in the event 
that existing site features, such as, but not limited to, narrow sidewalks, utility line 
poles, and street trees, restrict the applicant from full compliance of these regulations 
herein. All awnings shall be sloped at 30 degrees from horizontal and shed awnings 
shall have both ends open. 
(b) All awnings on street level shall have an eight (8) inch vertical valance along the 
front of the awning. The valance must be provided with concealed weight to prevent 
excessive movement in high winds. Internally illuminated or vinyl awnings are 
prohibited.



Sec. 33-46. Building Type III - Medium Building 
Buildings on Regular Streets are exempt from the provisions 
marked by Italics and Bold.

(f) Signage Standards. Signage, when provided, shall be as follows: 
(1) A single external sign band may be applied on the façade of each building providing that 
is shall not exceed thirty-six (36) inches in height by 60 percent of the storefront width. If 
the storefront uses awnings, the copy or logo on the valance shall be considered as square 
footage against the allowable building signage. This sign band shall be located within the 
first two stories of the building. 
(2) Additional pedestrian blade signs may be attached perpendicular to the façade extending 
up to four (4) feet from the frontage line and not exceeding three (3) feet in vertical 
dimension, including all mounting brackets and hardware, and shall be setback a minimum 
of two (2) feet from the end of the building or storefront. 
(3) Up to two (2) Building Identity signs, with the same identity, shall be allowed on 
buildings three (3) or more stories in height, regardless of the number of tenants in the 
building or of the number of facades. Only one (1) Building Identity sign shall be allowed 
per facade. Such sign shall not be internally illuminated and shall not exceed a total sign face 
area of forty (40) square feet. The Building Identity sign shall be located within the façade 
with respect to the architecture of the building or centered over the primary entrance.



Sec. 33-46. Building Type III - Medium Building 
Buildings on Regular Streets are exempt from the provisions 
marked by Italics and Bold.

(f) Signage Standards. Signage, when provided, shall be as follows: 
(4) Sign Design Requirements: Iridescent signs, audible, flashing action, paper signs and 
internally illuminated box signs are prohibited. Exposed raceways, transformers, ballasts and 
electrical wiring are not allowed. No signs with visible backs are permitted. 
(5) All installation components or hanging devices such as, but not limited to, fasteners, 
clips, bolts, etc. shall be of non-corrosive, stainless steel, aluminum, brass or bronze; carbon 
bearing steel shall be of non-ferrous metal of quality material and finish. All fasteners shall 
be concealed. All black iron materials shall be finished to withstand corrosion. All 
penetrations of the fascia shall be neatly sealed in a watertight manner using a single 
component silicon sealant. All signage shall have an individual circuit and be controlled by a 
time clock. Exposed conduit or electrical wiring is prohibited. 
Internally illuminated panels are prohibited.



Asheville UDO

• Parking Lots (Article 11) 
• Landscaping (Article 11) 
• Land Uses (Article 8) 
• Sign Regulation (Article 13) 
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• Sidewalks & Architecture 
(Article 8)
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It is the first obligation of all building to 
place itself in relationship to the city.  

-Voltaire 1827.



Key Elements of Form Based Code

• Regulating Plan	



• Relationship to the Street 	



• Building face to building face and pedestrian circulation.	



•Street Dimensions to Match Context	



• Street standards and landscaping	



•Architectural Standards	



• Building types, Frontages, Shape, Use at Street, Building materials	



•Civic and open spaces as part of the regulating 
plan


