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What We Will Share Today

1. The Importance of Plans and Codes to Appraisers

2. Planning and Regulating Our Communities Using 
Sustainable Development Approaches

a. The Comprehensive Plan 

b. The Zoning Ordinance 

3. How Plans and Codes Impact the Appraisal Practice 
and Highest and Best Use

4. Questions and Answers



Sustainability…

“Then I say the earth belongs to each generation 
during its own course, fully and in its own right, 
but no generation can contract debts greater 
than can be paid during the course of its own 
existence.”

Thomas Jefferson



“Sustainable Development”
(The Dictionary of Real Estate Appraisal, p. 344)

1. Real estate development that seeks to 
meet the needs of the present without 
compromising the ability of future 
generations to meet their needs.

Brundtland Commission, 1987



“Sustainable Development”
(The Dictionary of Real Estate Appraisal, p. 344)

2. In green design and construction, the 
practice of developing new structures 
and renovating existing structures 
using equipment, materials, and 
techniques that help achieve a long-
term balance between extraction and 
renewal and between environmental 
inputs and outputs, causing no 
overall  net environmental burden or 
deficit.



Appraisers and Sustainability

• FOCUS has been on 
Definition 2 – impact on 
the value and use of 
individual structures

– Building Systems

– Site Characteristics and 
Features

– Neighborhood 
Characteristics?



Appraising Individual Green/Sustainable 
Structures

• Appraisal methods are established
– Cost Approach
– Sales Comparison Approach
– Income Approach

• Response of real estate markets to sustainability 
less well understood
– Costs are measureable
– But market response and impacts on value not as 

clear
• Market data limited
• Adjustment of comparables for green features a challenge



Appraisal in Sustainable Neighborhoods, 
Communities, and Regions

“1.  Real estate development that seeks to meet the 
needs of the present without compromising the ability 
of future generations to meet their needs.”

• Requires significant changes in how local 
governments plan for and regulate real estate 
development and use

– New planning concepts and approaches

– New ordinances and codes



The Appraisal of Real Estate
pp. 238-39

… the “six elements of green building,” relate to
site, water, energy efficiency, indoor air quality,
materials, and operations and maintenance.



The Appraisal of Real Estate
pp. 238-39

Site     

The sustainability of land (e.g., development
density, stormwater management, brownfield
redevelopment). Site planning occurs during the
design phase of the construction project and
encompasses two overarching ideas behind green
site planning and development: to protect or restore
habitat and to maximize open space, providing
societal and environmental benefits. In addition, the
location, solar access, shading, landscaping, and
wind are considered.



How Sustainable Planning and Codes Will 
Change Real Estate Appraisal (sooner or later…)

• How we analyze and compare markets

• How we think about the interrelationships 
between land uses

• How we describe & analyze the zoning of a 
subject property

• How we assess the consistency of existing 
improvements with local regulations



How Sustainable Planning and Codes Will 
Change Real Estate Appraisal (sooner or later…)

• How we analyze highest and best use

• How we think about location, access, site 
configuration and other value components

• How we adjust comparable sales

• How we assess functional and economic 
obsolescence



Today…

• Concepts and principles of sustainable plans and 
codes

• Differences between traditional land use and 
development patterns and sustainable patterns

• Navigating the content of sustainability-oriented 
plans and codes

• Think about how our appraisals will change as 
sustainable plans and codes become more 
common – and how soon that will come to your 
markets
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ROLE OF COMPREHENSIVE PLANS



The Comprehensive Plan

• Broad geographic coverage

• Long-range perspective

• Community vision

• Policy focus

• Land use guidance



Comprehensive Plans As…

• Policy foundation for regulation and zoning

• Guidance for discretionary decisions

• Sets out public capital investment needs



Traditional Planning Silos
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THE NEW PLANNING PARADIGM: 
SUSTAINABILITY



Towards Community Engagement, 
Implementation, and Systems

• Addressing change

• From silos to systems

• Expanded topics

• Involving the community

• Implementation

Albany’s 2030 Implementation Plan 
identifies eight interrelated systems



Can Now Respond to Dynamic 
Challenges

• Demographic change

• Climate change

• Energy shortages

• Economic turbulences

• Environmental impacts



Principles

1. Livable Built Environment

2. Harmony with Nature

3. Resilient Economy

4. Interwoven Equity

5. Healthy Community

6. Responsible Regionalism



Livable Built Environment

Fostering Live-Work-Play environments that provide high quality of life



Harmony with Nature

Valuing the natural resources that sustain us



Resilient Economy

Ensuring community is prepared for economic change



Interwoven Equity

Meeting the needs of all citizen groups
Stoop Surveys

Community 
Forums

Micro-meetings



Healthy Community

Recognize and provide for public health needs



Responsible Regionalism

• Transportation

• Housing markets

• Labor markets

• Watersheds



REAL ESTATE MARKETS AND 
SUSTAINABILITY



Context: Aging Demographics

0

10,000,000

20,000,000

30,000,000

40,000,000

50,000,000

60,000,000

70,000,000

80,000,000

90,000,000

100,000,000

1900 1910 1920 1930 1940 1950 1960 1970 1980 1990 2000 2010 2020 2030 2040 2050

N
u

m
b

e
r 

o
f 

P
e

rs
o

n
s 

6
5

+

Population 65+ by Age: 1900-2050

Age
65-74

 Age
75-84

 Age
85+

Source: U.S. Bureau of the Census



Context: Diversifying Demographics



Context: Changing Preferences

• Compact development

• Walkable urbanism

• Transportation choices

• Open space

• Green building practices



Opportunities

Increasing demand for:

• Housing options for elderly

• Multi-generational housing options

• Sustainable commercial real estate

Increasing market value from:

• Proximity to active transportation / transit

• Open space

• Community resiliency

• Investment in infrastructure



FROM TRADITIONAL TO SUSTAINABLE



Greenville, North Carolina

Assets
• Eastern hub of NC
• Regional medical center
• Eastern Carolina University
• Advanced manufacturing center

Challenges
• Quality of development
• Sprawling land use patterns
• Unsafe transportation system 

with limited access for bus 
riders, pedestrians, and bicyclists

• History of flooding



Traditional Land Use Plan

• Focus on single, separate 
uses and related density

• Limited flexibility to 
respond to market 

• Depending upon the 
community, may have little 
guidance for protection of 
natural resources or 
sensitive areas

• No direct linkage between 
transportation and land use 
planning

• Limited design guidance





New Models for Guiding Growth 

• Focus on performance 
(sustainable design, efficient use of 
land,  quality of development, 
connectedness,  accessibility)

• Land uses allowed typically 
more flexible to market

• Greater focus on infill / 
redevelopment

• Direct connection between 
land use / transportation 
systems and related health and 
quality of life benefits             
(walkable urbanism, transit 
supportive uses, etc.)





It’s Not All About the Map –
Don’t Forget the Policies



THE FUTURE OF THE PLANNING 
PRACTICE



Process and Structure

• Values driven

• Collaborative

• Thematic based

• Linking process and outcome

• Regional in focus

• Beyond paper



Key Trends

• Resilience

• Systems thinking

• Community engagement

• Equity

• Implementation

• Adaptation
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New Contents in Development Codes 
to Incorporate Sustainable Practices

1. Change in some communities’ development 
codes over last decade to incorporate 
sustainability concepts

2. Change has been relatively slow, but seems to be 

accelerating 

3. Will see more changes over next decade

4. Changes can potentially affect lands’ valuation in 
a number of ways



Codes Directly Affect Entitlements

• Location

• Use

• Size

• Features 

• Value

Development Codes Determine:



New Code Change: Mandatory Green 
Building Features

• Example from county in DC 
area

• Applies to:
– New residential with > 10 

units
New nonresidential > 10,000 
sf

– New major redevelopment 
projects

• Requires development to 
earn points, depending on 
development size and type

Table 27-5.1404.B:  Green Building Point System

Points 

Earned

Location
Development in a Transit-Oriented/Activity Center base zone 1.00

Development on previously used or developed land that is contaminated 
with waste or pollution (brownfield site)

1.00

Development as a Transit-Oriented/Activity Center Planned Development 
(PD) zone

0.75

Energy Conservation
Meet ASHRAE standard 189.1 (Section 7.4.6) for lighting [1] 0.75

Meet Energy Star standards for low rise residential or exceed ASHRAE 
90.1-2004 energy efficiency standards by 15 percent[2]

1.00

Install a “cool roof" on a minimum of 50 percent of the single-family 
dwellings in the development or subdivision. The “cool roof” shall cover 
the entire roof of the dwelling.

1.50

Provide skylights in an amount necessary to ensure natural lighting is 
provided to at least 15 percent of the habitable rooms in the structure

0.50

Use central air conditioners that are Energy Star qualified 0.50

Use only solar or tank-less water heating systems throughout the structure 0.50

Alternative Energy
Generate or acquire a minimum of 50 percent of the electricity needed by 
the development from alternative energy sources (e.g., solar, wind, 
geothermal)

2.00

Generate or acquire a minimum of 25 percent of the electricity needed by 
the development from alternative energy sources (e.g., solar, wind, 
geothermal)

1.00

Pre-wire a minimum of 75 percent of residential dwelling units in the 
development for solar panels

1.00

Pre-wire a minimum of 50 percent of residential dwelling units in the 
development for solar panels

0.50

Pre-wire a minimum of 25 percent of residential dwelling units for solar 
panels

0.25

Install solar panels on a minimum of 25 percent of dwelling units 
contained in single-family, two-family, or townhouse dwellings

0.50

Install solar panels on primary structure, or at least 50 percent of buildings 
in a multi-building complex

0.75

Install small-scale wind energy conversion systems to provide electricity 
for 25 percent of single-family, two-family, or townhouse dwellings in 
development

1.00



New Code Change: Mandatory Green 
Building Features

• Requires development to 
earn points, depending on 
development size and type

– Residential

• 10 to 20 units: 3 points

• 30 or more units: 4 points

– Nonresidential

• 10,000 to 25,000 sf: 3 points

• More than 25,000 sf: 4 
points

Table 27-5.1404.B:  Green Building Point System

Points 

Earned

Location
Development in a Transit-Oriented/Activity Center base zone 1.00

Development on previously used or developed land that is contaminated 
with waste or pollution (brownfield site)

1.00

Development as a Transit-Oriented/Activity Center Planned Development 
(PD) zone

0.75

Energy Conservation
Meet ASHRAE standard 189.1 (Section 7.4.6) for lighting [1] 0.75

Meet Energy Star standards for low rise residential or exceed ASHRAE 
90.1-2004 energy efficiency standards by 15 percent[2]

1.00

Install a “cool roof" on a minimum of 50 percent of the single-family 
dwellings in the development or subdivision. The “cool roof” shall cover 
the entire roof of the dwelling.

1.50

Provide skylights in an amount necessary to ensure natural lighting is 
provided to at least 15 percent of the habitable rooms in the structure

0.50

Use central air conditioners that are Energy Star qualified 0.50

Use only solar or tank-less water heating systems throughout the structure 0.50

Alternative Energy
Generate or acquire a minimum of 50 percent of the electricity needed by 
the development from alternative energy sources (e.g., solar, wind, 
geothermal)

2.00

Generate or acquire a minimum of 25 percent of the electricity needed by 
the development from alternative energy sources (e.g., solar, wind, 
geothermal)

1.00

Pre-wire a minimum of 75 percent of residential dwelling units in the 
development for solar panels

1.00

Pre-wire a minimum of 50 percent of residential dwelling units in the 
development for solar panels

0.50

Pre-wire a minimum of 25 percent of residential dwelling units for solar 
panels

0.25

Install solar panels on a minimum of 25 percent of dwelling units 
contained in single-family, two-family, or townhouse dwellings

0.50

Install solar panels on primary structure, or at least 50 percent of buildings 
in a multi-building complex

0.75

Install small-scale wind energy conversion systems to provide electricity 
for 25 percent of single-family, two-family, or townhouse dwellings in 
development

1.00



New Code Change: Green Building 
Incentives

• Voluntary green building 
incentives

• Numerous communities have 
included in codes

• Typically applied in targeted 
areas, since involve density 
increases

• Incentives
– Additional density/intensity
– Additional building height
– Increased lot coverage
– Parking reductions

Table 27-5.1505.D: Green Building Incentives

Type of Incentive

Minimum Number of 
Green Building 

Practices Provided

From 
Schedule A

From 
Schedule 

B
A density bonus of up to one additional dwelling unit 
per acre beyond the maximum allowed in the base zone

2 4

An increase in the maximum allowable height by up to 
one story or 14 feet beyond the maximum allowed in 
the base zone

2 3

An increase in the maximum allowable lot coverage by 
10 percent beyond the maximum allowed in the base 
zone

2 3

A reduction from the minimum parking space 
requirements by 15 percent, or an increase to the 
maximum allowable number of parking spaces provided 
by 15 percent

2 2

Table 27-5.1506: Green Building Features

Schedule 

[1]
Type of Green Building Features

Alternative Energy

AA
Generate 50 percent or more of energy on-site by alternative energy (e.g., 
solar wind, geothermal)

A
Pre-wire a minimum of 75 percent of residential dwelling units in the 
development for solar panels

A
Install small-scale wind energy conversion systems to provide electricity for 25 
percent of single-family, two-family, or townhouse dwelling(s)

LEED ® Certification

AAA
Construct the principal bulding(s) to meet or exceed LEED ® Platinum 
certification standards

AA
Construct the principal building(s) to meet or exceed LEED ® Gold certification 
standards

A 
Construct the principal building(s) to meet or exceed LEED ® Silver 
certification standards

BB
Construct the principal building(s) to meet or exceed LEED ® Bronze 
certification standards



New Code Change: Stronger Emphasis 
on Walkable Urbanism
• Idea:

– Higher densities
– Stronger public realm (street  and 

sidewalks
– Multiple forms of mobility 

(walking, biking, cars, transit) 

• Many examples today
– Both in urban and more suburban 

contexts

• Regulatory result beyond 
development form:
– More expedited development 

review process
– Greater certainty (due to 

application of specific standards)
– In many instances parking 

reductions



New Code Change: Stronger Emphasis 
on Walkable Urbanism
• Example of high-intensity, 

mixed-use, center
– Many of these districts focus 

around transit, or have 
transit access

– Includes strong public realm

• Elements
– Build-to-zone 
– Higher densities/intensities
– Other controls on 

development form
– Allow even higher densities 

if develop mix of uses
– None  or limited off-street 

parking requirements
– More expedited review 

process
– Neighborhood compatibility  



New Code Change: Stronger Emphasis 
on Walkable Urbanism
• Example of neighborhood-

serving/main street district

• Similar elements as higher 
density/intensity districts, 
but at a smaller-scale 

• Idea:
– Build-to-zone (to bring buildings up 

to street)

– Higher densities

– Other controls on development form

– Allow even higher densities if 
develop mix of uses

– No or limited off-street parking 
requirements

– More expedited review process

– Neighborhood compatability



New Code Change: Stronger Emphasis 
on Walkable Urbanism
• Development standards on 

mobility, access, and 
circulation

• Emphasis on establishing 
multi-modal development 
template 

• Types of standards 
included: 
– Cross-access between 

nonresidential 
developments

– Street and pedestrian 
connectivity requirements 

– Sidewalk requirements
– Street tree requirements



New Code Change: Stronger Emphasis 
on Walkable Urbanism
• Types of standards 

included (cont.): 

– Bicycle access and 
circulation

– Block design

– Traffic calming

– Bicycle access and 
circulation

– Bicycle parking 
requirements



New Code Change: Emphasis on Open 
Space, Landscape, and Tree Protection

• Types of standards: 

– Mandatory open space 
set-asides for most 
development 

– Emphasis on protecting: 

• Natural features

• Areas prone to flooding

• Trails and pedestrian ways 

• In addition to land typically 
set-aside for open space

– Standards differ based on 
use and zone



• Types of standards: 

– Landscape 

– Reduce heat island effect

• Stronger landscape 
standards, generally

• Stronger planting 
requirements in parking 
lots

• Added streetscape 
standards 

– Use of low impact 
development techniques 

New Code Change: Emphasis on Open 
Space, Landscape, and Tree Protection



New Code Change: Emphasis on Open 
Space, Landscape, and Tree Protection

• Types of standards: 
– Tree Protection 

– Emphasis on saving 
existing trees

– Require certain percent of 
protected trees on-site to 
be preserved

– Sliding-scale standard 
based on trees on-site

– Tree protection zone

– Minimum or modest 
reforestation allowed



New Code Change: Emphasis on Improving 
Resiliency of Natural Features

• Types of standards:
– Floodplains

– Riparian areas

– Wetlands

– Coastal hazard areas

• Some regulations provide 
more flexibility to allow 
development to stay out 
of these areas
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The Land Use and Development 
Regulations We Mostly Know

• Comprehensive Plans

• Subdivision Regulations

• Zoning Ordinances

• Building Codes



The Land Use and Development 
Regulations We Mostly Know

• Specific Purpose Regulations

– Flood Hazard Zones

– Flood Plain Development

– Stormwater Control

– Well and Septic  Regulations

– Tree Protection

– Acquifer Protection



What We Appraisers Usually Needed to Find 
Out, Report and Analyze 

• What the zoning map shows -- where within a 
hierarchy of districts our subject property fits

• Within that district:
– Lists of permitted uses, often hierarchical and 

cumulative
– Permitted special uses
– Min. lot sizes
– Max. FAR or DU per acre or lot coverage limits
– Max. building height or stories
– Maybe setbacks
– Maybe parking requirements per unit or square foot



What We Appraisers Usually Needed to Find 
Out, Report and Analyze 

• What the Flood Hazard map shows

• If vacant land, might occasionally need to look at 
subdivision regs

• Rarely ask to see the Comp Plan (unless we think 
land use policy might support a change in zoning)



The Appraisal of Real Estate
pp. 196-97

A concise, reasonably accurate, and reasonably
complete two page guide to a traditional zoning
ordinance for appraisers….as far as it goes.

• Almost entirely zoning

• Does not acknowledge other

land use regulations



The Appraisal of Real Estate
pp. 196

Best part may be:

“Although zoning ordinances and maps are
pubic records that are available at zoning offices
and online, an appraiser may need help from
planning and zoning staff to understand the
impact of zoning regulations. Often an
appraiser must contact several agencies.”



From Traditional to Sustainable Plans 
and Ordinances

• Pace of Change
– Traditional Planning and Zoning/Land Use 

Regulations –
• 1916 to1990 to ?

– Sustainable Concepts and Forms --
• Since 1990s

• Likelihood that local land use regulations will 
continue to change and show more diversity 
between local governments for foreseeable 
future.



Market Competition between Traditional 
and Sustainable Development Forms

• Subdivision to subdivision

• Municipality to municipality

• Region to region



Interrelationships between Land Uses

• Rote regulatory separation of land uses 
according to hierarchical concepts of good 
(residential) and bad (industrial) not assumed.

• Incentives for adjacency, proximity, 
connections between uses.

• Market acceptance of these ideas??

• Does it alter how we view impacts on value of 
inconsistent uses?



How We Think About the Development 
Capacity and Use of Our Subject Property

• Will no longer be able to turn to a relatively 
simple table of uses, floor area ratios, etc.

• More interpretation, judgement.

• How will the market of real estate owners, 
sellers and buyers respond?

• And how we will respond accordingly?



How We Assess Conformity of Our Subject with 
Sustainability-Oriented Plans and Codes

• For improved properties, may change 
conclusions re nonconforming uses, potential 
for redevelopment.

• For vacant properties

– Market acceptance of new forms of development?  
We will have to watch and learn?

– Interrelationships with surrounding properties, 
vacant or already developed, may be more 
complicated.



How We Analyze Highest and Best 
Use

• Legally Permissibility…but also…

• Physically Supported

– New views of accessibility, desirable lot sizes and 
configurations, topography, etc.

• Market Supported

– Will take time to learn the market responses in 
any particular community



How We Think About Physical 
Suitability

• Site size

• Site configuration

• Topography

• Access

• Visibility 

• Etc.



How We Compare and Adjust 
Comparable Sales

• Traditional zoning and other land use 
regulations relatively similar between 
neighboring communities…at least we like to 
think so

• An M-1 is an M-1, is an M-1.

• But with sustainable codes, prospect of far 
more diversity between jurisdictions.

• How many additional adjustment lines will we 
need to add to our grids??



How We Assess Functional 
Obsolescence

• If the market responds positively to 
sustainable development forms, will existing 
improvements in traditional subdivisions 
suffer functional obsolescence?

• Is there such a thing as a functionally obsolete 
subdivision plat because it does not fit market 
supported sustainable forms?



How We Assess Economic or External 
Obsolescence



Final Advice

• Get to know your local planners.


