
PLANNING AND ZONING COMMISSION (P&Z) 

Donna A. Keys-District 1 Craig Fletcher-District 3 
Gregory W. Smith-District 4 George H. C. Lawrence-District 5 
Richard H. Baker-Member at Large George Hamner-Member at Large 

Ann Reuter- Non-voting liaison School Board 

Robert E. Bruce, Chairman-District 2 

The Planning and Zoning Commission will meet at 7:00 p.m. ON THURSDAY, October 11, 2007, in 
County Commission Chambers of the County Administration Building, 1801 2ih Street, Vero Beach. 

THE PLANNING AND ZONING COMMISSION SHALL ADJOURN NO LATER THAN 11 :00 P.M. UNLESS THE 
MEETING IS EXTENDED OR CONTINUED TO A TIME CERTAIN BY A COMMISSION VOTE. 

ITEM #1 

ITEM#2 

ITEM #3 

ITEM #4 

AGENDA 

CALL TO ORDER AND PLEDGE OF ALLEGIANCE 

APPROVAL OF MINUTES 

A. September 27, 2007 Meeting 

ITEM ON CONSENT 

A Mazzarella Used Car Sales: Request for administrative permit use approval for a 
used car sales business. Chris Mazzarella, Owner. MBV Engineering, Inc., Agent. 
Located at the northeast comer of Old Dixie Highway and 1st Street intersection. 
Zoning Classification: CH, Heavy Commercial. Land Use Designation: C/I, 
Commercial/Industrial. (SP-MA-07-12-43/92020164-60033) [Quasi-Judicial] 

PUBLIC HEARING 

A Twin Oaks: Request to rezone± 5.4 acres north of 16th Street and east of 74th 
Avenue from A-1, Agricultural-I District (up to 1 unit/5 acres) to RS-6, Residential 
Single-Family (up to 6 units/acre). Dave Colonna Properties, Owner and Agent. 
[Quasi-Judicial] 
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ITEM#5 COMMISSIONERS MATTERS 

ITEM #6 PLANNING MATTERS 

A. Planning Information Package 

ITEM#7 ATTORNEY'S MATTERS 

ITEM #8 ADJOURNMENT 

ANYONE WHO MAY WISH TO APPEAL ANY DECISION WHICH MAY BE MADE AT THIS 
MEETING WILL NEED TO ENSURE THAT A VERBATIM RECORD OF THE PROCEEDINGS IS 
MADE, WHICH INCLUDES THE TESTIMONY AND EVIDENCE ON WHICH THE APPEAL IS 
BASED. 

ANYONE WHO NEEDS A SPECIAL ACCOMMODATION FOR THIS MEETING MUST CONTACT 
THE COUNTY'S AMERICANS WITH DISABILITIES ACT (ADA) COORDINATOR AT 772-226-1223, 
(TDD #772-770-5215) AT LEAST 48 HOURS IN ADVANCE OF THE MEETING. 

Meeting may be broadcast live on Comcast Cable Channel 27 - may be rebroadcast continuously Saturday 7 :00 p.m. 
until Sunday morning 7:00 a.m. Meeting broadcast same as above on Comcast Broadband, Channel 27 in Sebastian. 
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:r..+e{Y\ 2. A 

PLANNING AND ZONING COMMISSION 

There was a meeting of the Indian River County (IRC) Planning and 
Zoning Commission (P&Z) on Thursday, September 27, 2007 at 7:00 p.m. in the 
Commission Chambers of the County Administration Building, 1801 2ih Street, 
Vero Beach, Florida. You may hear an audio of the meeting; review the meeting 
agenda, backup material and the minutes on Indian River County website 
www.ircgov.com/Boards/PZC/2007. 

Present were members: Chairman Bob Bruce, District 2 Appointee; Craig 
Fletcher, District 3 Appointee (7:01 p.m.); Greg Smith, District 4 Appointee; 
George Hamner and Dr. Richard Baker, Members-at-Large; and Ann Reuter, 
non-voting School Board Liaison. 

Absent were members Donna Keys, District 1 Appointee and George H.C. 
Lawrence, District 5 Appointee (both excused). 

Also present was IRC staff: George Glenn, Assistant County Attorney; Jim 
Davis, Public Works Director; Bob Keating, Community Development Director; 
Stan Boling, Planning Director; Steven Deardeuff and Brian Freeman, Senior 
Planners, Current Development; and Reta Smith, Recording Secretary. 

Call to Order and Pledge of Allegiance (6:40:02) 

Chairman Bruce called the meeting to order and Mr. Hamner led all in the 
Pledge of Allegiance. 

Approval of Minutes (6:40:29) 

ON MOTION BY Mr. Hamner, SECONDED BY Dr. 
Baker, the members voted unanimously (4-0) to 
approve the minutes of the meeting of August 
September 13, 2007, as presented. 

Mr. Fletcher arrived at 7:01 p.m. 

Item on Consent (6:40:40) 

After discerning nobody wanted to pull the item, Chairman Bruce read the 
following into record. 
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A Planet Pet: Request for administrative permit use approval for a 
veterinary clinic in a commercial plaza. Dr. Melissa Mueller, Owner. 
Milton Construction, Inc., Agent. Located at 2190 45th Street. 
Zoning Classification: CG, General Commercial. Land Use 
Designation: C/I, Commercial/Industrial. (AA-07-11-
180/2001060232-59796) [Quasi-Judicial] 

(6:41 :11) 
ON MOTION BY Mr. Hamner, SECONDED BY Mr. 
Smith, the members voted unanimously (5-0) to 
recommend the Board of County Commissioners 
grant the request for administrative permit use 
approval as presented. 

Items Not on Consent (6:41 :30) 

Chairman Bruce read the following into record: 

A. Sandridge on the Green: (Re-considered from the September 13, 
2007 meeting.) Request for preliminary plat approval of a 58 lot 
conventional single-family subdivision to be known as Sandridge on 
the Green. EDC, Inc., Owner. W. F. McCain & Associates, Inc., 
Agent. Located at 5010 69th Street. Zoning Classification: RS-6, 
Single-Family Residential (up to 6 units/acre). Land Use 
Designation: L-2, Low Density Residential (up to 6 units/acre). 
Density: 2.96 units/acre (SD-06-11-35/2006020268-55822 [Quasi
Judicial] 

The secretary administered the testimonial oath to those present who 
wished to speak at tonight's meeting on any quasi-judicial items. 

Mr. Steven Deardeuff, IRC Senior Planner, Current Development, 
reviewed the landscape design and information contained in his memorandum 
dated September 17, 2007, a copy of which is on file in the Commission Office. 
He confirmed staff had corrected the traffic concerns expressed at the previous 
presentation on September 13, 2007. 

(6:46:37) 
ON MOTION BY Mr. Fletcher, SECONDED BY Mr. 
Hamner, the members voted unanimously (5-0) to 
recommend the Board of County Commissioners 
grant preliminary plan approval for Sandridge on 
the Green, as presented. 
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(6:47:00) Chairman Bruce read the following into record: 

B. Verizon 68818 (The Moorings): Request for administrative permit 
use approval to construct a stealth wireless communications tower at 
The Moorings Club. SBA Network Services, Inc., Agent. Located at 
100 Harbour Drive. Zoning Classification: RS-3, Single-Family 
Residential (up to 3 units/acre). Land Use Designation: L-1, Low 
Density 1 (up to 3 units/acre). (SP-MA-07-09-26/99090118-59345) 
[Quasi-Judicial] 

Mr. Brian Freeman, IRC Senior Planner, Current Development, reviewed 
the information contained in his memorandum dated September 17, 2007, a copy 
of which is on file in the Commission Office. 

Mr. Hamner recalled there had been conversation in the past about using 
the light poles around the football field at St. Edwards School (St. Ed's), and 
wondered if the applicant had pursued that avenue. Mr. Freeman noted the 
applicant had been looking at trying to locate a tower in the area for a number of 
years, but he did not think an agreement had been worked out between them 
and the school. Mr. Stan Boling, IRC Planning Director, thought it would be 
possible in the future to have this facility and also one at St. Ed's, adding staff felt 
the 100 foot range could work visually in this area but they would not want to see 
anything much taller. 

Chairman Bruce opened the public hearing at 7:16 p.m. 

Mr. Frank Spitzmiller, Chief Advancement Officer at St. Ed's (6:56:33), 
confirmed the school was interested in pursuing the possibility of a tower and 
was still finalizing the funding. He hoped whatever the County did in regard to 
today's application would not preclude the opportunity of them using one of their 
light poles as a tower at a later date. 

Mr. Boling felt it was likely two carriers could get fairly decent coverage 
with 100 foot height, adding in the case of St. Ed's a tower would have to be 
shown to be technically justified and would depend on the coverage 
characteristics. 

Attorney Jana Loda of Holland & Knight, 1 East Broward Boulevard, Suite 
1300, Fort Lauderdale, Florida, representing the applicant, offered to answer any 
questions. 

Discussion followed about the range of stealth towers. 
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Chairman Bruce closed the public hearing at 7:23 p.m. 

(7:02:08) 
ON MOTION BY Mr. Fletcher, SECONDED BY Mr. 
Smith, the members voted unanimously (5-0) to 
recommend the Board of County Commissioners 
grant the request for administrative permit use 
approval as presented. 

' Public Hearings (7:02:08) 

Chairman Bruce turned the chair over to Mr. Hamner because he was 
more familiar with both of the topics than he was. Acting Chairman Hamner read 
the following into record: 

A Consideration of Proposed Amendments to Two Provisions of Title 
IX - Land Development Regulations - Regarding the Prohibition of 
Citrus Greening and Caribbean Fruit Fly Host Plants [Legislative] 

Attorney George Glenn, IRC Assistant County Attorney, reviewed the 
information contained in his memorandum of September 18, a copy of which, is 
on file in the Commission Office. He clarified the County had always required a 
notice listing Caribbean fruit fly host plants; however technically it was not in the 
code but only in selected provisions of the Comprehensive Land Use Plan. He 
continued staff was taking this opportunity to actually incorporate the notice into 
the code and add the two citrus greening host plants to the list through the EAR 
process. 

Mr. Boling advised the proposal concerned final plats and any type of 
development requiring landscaping, but there was no way to address single 
family homes. He noted whenever staff had asked for certain plants to be 
removed from landscape plans they had received 100% voluntary compliance 
from the developers. 

Attorney Glenn referred to updated Attachment #4 to his memorandum of 
September 27, 2007, contained in the backup on file in the Commission Office. 
He related a list of prohibited plantings would be added to Section 926.05 under 
General Requirements for Landscaping. 

Acting Chairman Hamner gave a brief explanation of greening. 

Acting Chairman Hamner opened the public hearing at 7:32 p.m. and since 
no one wished to speak, the public hearing was closed. 
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(7:12:55) 
ON MOTION BY Mr. Bruce, SECONDED BY Mr. 
Fletcher, the members voted (5-0) to recommend 
the Board of County Commissioners adopt the 
proposed LDR amendment as presented. 

(7:13:34) Vice Chairman Hamner read the following into record: 

B. Consideration of Proposed Amendments to the Excavation and 
Mining Regulations of LOR Chapter 934 for Mines in Agricultural 
Areas [Legislative] 

Mr. Brian Freeman reviewed the information contained in his memorandum 
dated September 18, 2007, a copy of which is on file in the Commission Office. 

Mr. Smith said he had heard there would soon be a new application for a 
mine on 82nd Avenue in an area where there were already two sand mines. He 
asked if increased types of materials were used to maintain the roads if there 
was mining activity involving a lot of truck traffic in the wet season 

Mr. Davis explained the County's standards for unpaved roads were 
usually adequate for everyday traffic, but once a mining operation was introduced 
in the area the roads deteriorated quickly. He acknowledged if two or three 
mines were operating in the same area and all using the roads, many times it 
ended up with some finger-pointing and the County having to bring all the mining 
operators together to try to develop a maintenance routine equitable for everyone 
concerned. 

Discussion followed. 

Acting Chairman Hamner opened the public hearing at 7:45 p.m. and since 
no one wished to speak, the public hearing was closed. 

(7:26:56) 
ON MOTION BY Mr. Fletcher, SECONDED BY Mr. 
Bruce, the members voted unanimously (5-0) to 
recommend the Board of County Commissioners 
adopt the proposed LDR amendment as presented. 

Acting Chairman Hamner passed the gavel back to Chairman Bruce. 
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Commissioners Matters (7:27:14) 

Dr. Baker reviewed information he had distributed about a land exchange 
between the St. Johns River Water Management District (SJRWMD) and the 
Corrigan property, a copy of which is on file in the Commission Office. He urged 
the P&Z to recommend the BCC address this issue by asking State 
representatives and the Governor to make sure the County had some input if 
conservation lands were going to be exchanged to a private entity. 

Discussion ensued. 

(7:33:34) 
ON MOTION BY Dr. Baker, SECONDED BY Mr. 
Hamner, the members voted unanimously (5-0) to 
recommend the Board of County Commissioners 
ask its legislative delegation to initiate legislation at 
the State level to require the St. Johns River Water 
Management District or any other entity that owned 
conservation land to give the local government the 
first right of refusal to purchase the land in a case 
where they were looking at surplussing, trading or 
otherwise disposing of the property. 

A discussion followed about the reasons for the land swap. 

Planning Matters (7:38:20) 

Mr. Boling advised Dr. Bob Adair had filed an appeal on the St. Augustine 
at Vero Beach project, which was the scheduled to be heard by the BCC on 
October 2, 2007. 

Attorney's Matters (7:39:52) 

Attorney Glenn reviewed information contained in his memorandum dated 
September 27, 2007, regarding interpretation of State Statute 913.07(4)(H)(2), 
which is on file in the Commission Office. 
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Adjournment (7:43:54) 

The meeting adjourned at 8:05 p.m. 

Bob Bruce, Chairman Date 

Reta Smith, Recording Secretary Date 
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INDIAN RIVER COUNTY, FLORIDA 

MEMORANDUM 

CONSENT AGENDA 
ADMINISTRATIVE PERMIT USE 

(QUASI-JUDICIAL) 

:r:.Tem 3A 

TO: The Honorable Members of the Planning and Zoning Commission 

ooert M. Keating, AIC ; Co opment Director 

Af) 
THROUGH: Stan Boling, AICP; Planning Director 

FROM: Brian Freemah:'~ICP; Senior Planner, Current Development 

DATE: October 2, 2007 

SUBJECT: Chris Mazzarella's Request for Administrative Permit Use Approval for a Used 
Car Sales Business [SP-MA-07-12-43 / 92020164-60033] 

It is requested that the data herein presented be given formal consideration by the Planning and 
Zoning Commission at its regular meeting of October 11, 2007. 

DESCRIPTION & CONDITIONS 

MBV Engineering, Inc. has submitted an application for administrative permit use approval on behalf of 
Chris Mazzarella to establish a used car sales business at 680 1st Street. The site is located on the 
northeast corner of Old Dixie Highway and 1st Street intersection. The subject site is zoned CH, 
Heavy Commercial, a zoning district in which administrative permit use approval is required for used 
car sales. The subject site is currently undeveloped. 

A use that requires administrative permit approval is one that normally would not have an adverse 
impact on surrounding properties when carefully regulated in scale, duration, or nature. 
Administrative permit use approval requires submittal of a site plan that meets all of the specific use 
criteria set forth in chapter 971 of the county's land development regulations. The Planning and 
Zoning Commission is now to consider the request and is to approve, approve with conditions, or 
deny the request. 

ANALYSIS 

1. 

2. 

Overall Site Area: 

Zoning Classification: 

22,270 sq. ft. (0.51 acres) 

CH, Heavy Commercial 
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3. Land Use Designation: C/I, Commercial/Industrial 

4. Building Area: 1,196 sq. ft. 

5. Open Space: Required: 20.0% 
Proposed: 51.2% 

6. Impervious Surface Area: 10,857 sq. ft. 

7. Off-Street Parking: Required: 5 parking spaces 
Proposed: 7 parking spaces ( 6 standard and 1 handicap) 

Note: These parking spaces are located next to the building and are provided separately and 
in addition to the 22 car sales display spaces. 

8. Landscape Plan: This project is subject to the new landscape requirements adopted by the 
Board of County Commissioners on March 20, 2007. Roadway landscape buffers are 
required and proposed along the site's Old Dixie Highway and 1st Street frontages. The berm 
along both frontages has been designed to include a 4 ft. wide planting plateau along the 
ridge. No more than 50% of the project's landscaped area is to be covered with turf grasses. 
Native species account for a majority of the project's landscaping. 

9. Specific Land Use Criteria: Pursuant to LDR section 971.45(5), the following criteria for 
used vehicle sales apply to this project: 

1. No such establishment shall be permitted on a lot of record having less than ten 
thousand (10,000) square feet in a CG district or fifteen thousand (15,000) square 
feet in a CH district; 

Note: The site is 22,270 square feet, which exceeds the requirement for used car sales 
sites in the CH district. 

2. All outdoor vehicular display areas and off-street parking areas shall have paved 
surfaces which meet the standards of Chapter 954. For the purpose of this 
chapter, vehicular display areas shall be paved areas where vehicles for sale are 
on display. Off-street parking areas shall be paved areas maintained for customer 
and employee parking; 

Note: All vehicle display and off-street parking areas will be paved with asphalt. 

3. No vehicular sales office (building) shall be located closer than twenty-five (25) 
feet to any property line except any property line that is abutting railroad right
of-way in which case the structure shall not be located closer than ten (10) feet. 
Also, no vehicular display areas shall be located closer than ten (10) feet to any 
property line; 
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Note: The sales office building will comply with the 25-foot setback requirement. 

4. The site shall provide for separation of vehicular display areas and off-street 
parking areas; 

Note: Separate areas are provided for vehicle display and off-street parking. 

5. All designated outdoor vehicular display areas shall provide for a minimum of 
three hundred (300) square feet per vehicle. Drives and maneuvering areas shall 
be designed to permit convenient on-site maneuvering of the vehicles. 

Note: The proposed site plan complies with these requirements. At least 300 square feet 
of display area is provided per vehicle. The total display area is 6,780 square feet 
and will allow for the display of 22 vehicles for sale. 

Therefore, all applicable specific land use criteria for used vehicle sales are satisfied by the 
proposed site plan. 

10. Surrounding Land Use and Zoning: 

North: South Relief Canal, Commercial/ CH 
South: 1st Street, Commercial / CH 
East: Commercial / CH 
West: Old Dixie Highway, church, solid waste transfer station/ RS-6 

RECOMMENDATION 

Based on the analysis performed, staff recommends that the Planning and Zoning Commission grant 
administrative permit use approval for the proposed used vehicle sales business. 

Attachments: 
1. Application 
2. Location Map 
3. Site Plan/Landscape Plan/Aerial 

APPROVED AS TO FORM 
ANOLEGALSUFFl:j~CY 

8Y :;:!!a/~· 
. . GEORGE A GLENN 

~~~Ol':fN"N' M'TORN!Y 
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,, 

MAJOR SITE PLAN 
APPLICATION FORM 

(SPMJ) 

COMPUTER ASSIGNED PROJECT #:_-'9'-"'2=02,,_,0""'l_,,_64,____-____,.,"---'-"~~==-----.3----------"'1~+r.-,,-------,---n',--s,,-'o-,7 

FILE#: _~S""-4--P_-_H~Pr~--0_1_-~/~~~-_L/~3 ______ _ 
PROJECT NAME (PRINT): ------'M=az=z=ar'--"e=lla"-U-==se=d-"C=a-=-r =Sa=l=es'--------------

PROPOSED PROJECT USE: ____ ~U~s=ed"-=ca=r~sa=l=es'------------------

PRE-APPLICA TION CONFERENCE PROJECT NAME:_--'S=a=m=e=as~a=b~o~ve~----------

OWNER: (PRINT) 

Mr. Chris Mazzarella 
NAME 

355 18th A venue 
ADDRESS 

Vero Beach 
CITY 

32962 
ZIP PHONE 

CONTACT PERSON 

772-778-0700 

PROJECT ENGINEER: (PRINT) 

MBV Engineering, Inc. 
NAME 

2455 -14TH AVENUE 
ADDRESS 

FL 
STATE 

VERO BEACH FL 
CITY STATE 

32960 772-569-0035 
ZIP PHONE 

Aaron J. Bowles, P.E. 
CONT ACT PERSON 

AGENT: (PRINT) 

MBV Engineering, Inc. 
NAME 

2455 14th Avenue 
ADDRESS 

VERO BEACH Florida 
CITY STATE 

32960 772-569-0035 
ZIP PHONE 

Aaron J. Bowles, P.E. 
CONT ACT PERSON 

PROJECT ARCHITECT: (PRINT) 

TBD 
NAME 

ADDRESS 

CITY STATE 

ZIP PHONE 

CONT ACT PERSON 
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•PROPOSED PROJECT USE FOR ZONING DISTRICT IS: (check one) 

[ X ] PERMITTED [ ] ADMINISTRATIVE PERMIT 

•AMOUNT OF NEW IMPERVIOUS SURFACE: _,_(S""""Q="-'-.F..;...T.,_) ----'1=2=,2"""63a.--_________ _ 

•SITEADDRESS: __ =68'-'-0 ..... l_st =St=-re'"""e'"""t ____________________ _ 

•SITE TAX I D#(S):_----"3-=-3-..... 3---9--=13-------'oo'-'-o-"-oo ___ -7___,0'-"-0-"-0---=-00"-'0=32=.o-=--------------------

•IS ALL OR A PORTION OF PROJECT IN ENVIRONMENTALLY SENSITIVE AREA AS DESIGNATED 
ON THE COMPREHENSIVE PLAN OR ADDRESSED IN A PRE-APP CONFERENCE? _x_ YES NO 

•ZONING: __ """C=H'----------- CLUP: ----'C=/1=----------

•TOTAL (GROSS) ACREAGE OF PARCEL: ---------'0=.5=1 _____________ _ 

•AREA OF DEVELOPMENT (NET) ACREAGE: ___ 0=.5=1'---------------

•PROPOSED CHANGES TO EXISTING DEVELOPMENT (IF APPLICABLE): N/A 

A. NUMBER OF UNITS: FROM _______ TO _____ _ 

B. DENSITY: FROM _____ UNITS PER ACRE - TO _____ UNITS PER ACRE 

•USES BY SQUARE FEET GROSS BUILDING AREA RESULTING FROM MODIFICATION (E.G. RETAIL; 
5,000) 

USE: Used car sales SQ. FT.: __ -=1 =19"""6 _______ _ 

USE: ___________ SQ. FT.: ___________ _ 

***COMPLETE CHECKLIST*** 

FOR OFFICE USE ONLY: 

DATE RECEIVED: ____ ..;.../ __ ..;.../ ____ _ 

DATE APPLICATION COMPLETE: / / ------------
REVIEWING PLANNER: ---------------------------
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INDIAN RIVER COUNTY, FLORIDA 

MEMORANDUM 

Public Hearing 
(Quasi-Judicial) 

TO: The Honorable Members of the Planning and Zoning Commission 

FROM: 

DATE: 

RE: 

Rachel Clyne, Planner, Long Range Planning ·(JUZL
October 1, 2007 

Twin Oaks' Request to Rezone± 5.4 acres North of 16th Street and east of 
74th Avenue from A-1 to RS-6 (RZON 200607023-59700) 

It is requested that the following information be given formal consideration by the Planning and 
Zoning Commission at its regular meeting of October 11, 2007. 

DESCRIPTION AND CONDITIONS 

This is a request to rezone± 5.4 acres from A-1, Agricultural-I District (up to 1 unit/5 acres), to 
RS-6, Single Family Residential District (up to 6 units/acre). Depicted in the figure below, the 
subject property is located north of 16th Street, approximately 135' west of 71 st Court and 
approximately 1,035' east of 74th Avenue. The purpose of this request is to secure the necessary 
zoning to develop the subject property with residential uses at a density consistent with the 
allowed density of its comprehensive plan land use designation. 

Existing Land Use Pattern 

Generally, this area of the county contains residential uses, commercial uses, and agricultural 
land. Zoned A-1, Agricultural-I District (up to 1 unit/5 acres), the subject property is vacant and 
undeveloped. Land to the north of the subject property is zoned RM-6, Multiple-Family 
Residential District (up to 6 units/acre), and is an abandoned citrus grove. Land to the east is 
zoned RS-6, Single Family Residential District (up to 6 units/acre) and is developed with single 
family homes as part of the Breezewood subdivision. Land to the south, across 16th Street, is 
outside of the urban service area, is zoned PDTND, and contains a part of the Pointe West golf 
course. 



To the west of the subject property, land is zoned A-1, Agricultural District (up to 1 unit/ 5 
acres), and contains single family residences and an abandoned citrus grove. 

RM-8 

Future Land Use Pattern 

With the exception of the land to the south of the subject property and across 16th Street, the 
subject property and all abutting properties are designated M-1, Medium-Density Residential-I, 
on the county's Future Land Use Map. The M-1 designation permits residential uses with 
densities up to 8 units/acre. The property that is south of the subject property is outside of the 
urban service area and is designated AG-1, Agricultural-I, on the county's Future Land Use 
Map. The AG-1 designation allows agricultural uses and residential uses up to 1 unit/5 acres. 

Environment 

The property is undeveloped , consisting largely of pine flatwoods. According to Flood 
Insurance Rating Maps, the subject property is not within a flood hazard area. 
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Utilities and Services 

The site is within the Urban Service Area of the county. Wastewater service is available to the 
site from the West Regional Wastewater Treatment Plant, while potable water service is 
available to the site from the South County Reverse Osmosis Plant. 

Location and Land Use Designation of Subiect Property and Surrounding .. 

Transportation System 

w 
::, 
z 
w 
> 

The property's south boundary abuts 16th Street and a canal. Classified as a Rural Major 
Collector road on the future roadway thoroughfare plan map, this segment of 16th Street is a 2 
lane unpaved road with approximately 30 feet of existing public road right-of-way. Along the 
southern end of the subject property, the County has acquired an additional 70 feet of right-of
way for a total of 100 feet. 

ANALYSIS 

In this section, an analysis of the reasonableness of the rezoning request will be presented. 
Specifically, this section will include: 

• An analysis of the request's impact on public facilities; 
• An analysis of the request's consistency with the County's comprehensive plan; 
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• An analysis of the request's compatibility with the surrounding area; and 
• An analysis of the request's potential impact on environmental quality. 

Concurrency of Public Facilities 

This site is located within the County's urban service area, an area deemed suited for urban scale 
development. The Comprehensive Plan establishes standards for: Transportation, Potable Water, 
Wastewater, Solid Waste, Stormwater Management, and Recreation. The adequate provision of 
these services is necessary to ensure the continued quality of life enjoyed by the community. 
The Comprehensive Plan and Land Development Regulations also require the review of new 
development to ensure the maintenance of the minimum acceptable standards for these services 
and facilities. 

Policy 3.2 of the Future Land Use Element states that no development shall be approved unless it 
is consistent with the concurrency management system component of the Capital Improvements 
Element. For rezoning requests, conditional concurrency review is required. 

Conditional concurrency review examines the available capacity of each facility with respect to a 
proposed project. Since rezoning requests are not projects, county regulations call for the 
concurrency review to be based upon the most intense use of the subject property based upon the 
requested zoning. For residential rezoning requests, the most intense use (according to the 
County's LDRs) is the maximum number of units that could be built on a site, given the size of 
the property and the maximum density under the proposed zoning. The site information used for 
this concurrency analysis is as follows: 

1. Size of Area to be Rezoned: 

2. Existing Zoning District: 

3. Proposed Zoning District: 

4. Most Intense Use of Subject Property 
Under Existing Zoning District: 

5. Most Intense Use of Subject Property 
Under Proposed Zoning District: 

Transportation 

± 5.4 acres 

A-1, Agricultural District (up to 1 unit/5acres). 

RS-6, Single Family Residential District (up to 6 
units/acre) 

1 Single Family Unit 

32 Single Family Units 

As part of the concurrency review process, the applicant submitted a Traffic Impact Analysis 
(TIA). A TIA reports the number of peak hour/peak season/peak direction trips that would be 
generated by the most intense use of the subject property under the proposed zoning district, and 
assigns those trips to the County's thoroughfare roadway network within the project's area of 
influence. That area of influence consists of roadway segments that receive eight (8) or more 
peak season/peak hour/peak direction project trips for a two-lane roadway or fifteen (15) or more 
peak season/peak hour/peak direction project trips for a four-lane (or wider) roadway. 
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According to the approved TIA, the existing level of service on impacted roads would not be 
lowered by the traffic generated by development of 32 single family units on the subject 
property. A summary of the Traffic Impact Analysis is provided in Attachment 3. 

With the proposed zoning, the subject property could accommodate 32 residential units, resulting 
in water consumption at a rate of 32 Equivalent Residential Units (ERU), or 8,000 gallons/day. 
This is based upon a level of service of 250 gallons/ERU/day. Development on the subject 
property would be served by the South County Reverse Osmosis Plant, which currently has 
sufficient capacity to accommodate the additional demand generated by the proposed rezoning. 

Wastewater 

Based upon the most intense use allowed under the proposed zoning, development of the 
property will have a wastewater generation rate of approximately 32 Equivalent Residential 
Units (ERU), or 8,000 gallons/day. This is based upon the level of service standard of 250 
gallons/ERU/day. County wastewater service is available to the site from the West Regional 
Wastewater Treatment Plant, which currently has sufficient capacity to accommodate the 
additional wastewater generated by the subject request. 

Solid Waste 

Solid waste service includes pick-up by private operators and disposal at the county landfill. The 
county's adopted level of service standard for landfill capacity is 3.67 cubic yards/person/year. 
With the County's average of approximately 2.25 persons/unit, a 32 unit residential development 
would be anticipated to house approximately 72 people (2.25 X 32). For the subject request to 
meet the County's adopted level of service standard of 3.67 cubic yards/person/year, the landfill 
must have enough capacity to accommodate approximately 264.24 (72 X 3.67) cubic yards/year. 

A review of the solid waste capacity for the active segment of the County landfill indicates that 
· the County landfill can accommodate the additional solid waste generated by the site under the 
proposed zoning district. 

Stormwater Management 

All developments are reviewed for compliance with County stormwater regulations, which 
require on-site retention, preservation of floodplain storage and minimum finished floor 
elevations. In addition, development proposals must meet the discharge requirements of the 
County Stormwater Management Ordinance. Since the site is located within the C-3 Drainage 
Basin and the Indian River Farms Water Control District (IRFWCD), development on the 
property will be prohibited from discharging any runoff in excess of two inches in a twenty-four 
hour period, which is the approved IRFWCD discharge rate. 

In this case, the minimum floor elevation level of service standard does not apply, since the 
property does not lie within a floodplain. Both the on-site retention and discharge standards 
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apply. The stormwater management level of service standard will be met by limiting off-site 
discharge to the IRFWCD maximum discharge rate of two inches in twenty-four hours, and 
maintaining on-site retention of the stormwater runoff for the most intense use of the property. 

As with all development, a more detailed review will be conducted during the development 
approval process. 

Recreation 

A review of County recreation facilities and the projected demand that would result from the 
most intense development that could occur on the property under the proposed zoning district 
indicates that the adopted levels of service would be maintained. The table below illustrates the 
additional park demand associated with the proposed development of the property and the 
existing surplus acreage. 

Park Information 

LOS (Acres per 1,000 Population) Project Demand (Acres) Surplus Acreage 

6.61 .48 63.01 

Concurrency Summary 

Based upon the analysis conducted, staff has determined that all concurrency-mandated facilities, 
including stormwater management, recreation, roads, solid waste, water, and wastewater, have 
adequate capacity to accommodate the most intense use of the subject property under the 
proposed zoning district. Therefore, the concurrency test has been satisfied for the subject 
request. 

Consistency with Comprehensive Plan 

Rezoning requests are reviewed for consistency with all applicable policies of the 
Comprehensive Plan. Rezoning requests must also show consistency with the overall 
designation of land uses as depicted on the Future Land Use Map, which includes agricultural, 
residential, recreational, conservation, commercial, and industrial land uses and their densities. 

The goals, objectives, and policies are the most important parts of the Comprehensive Plan. 
Policies are statements in the Comprehensive Plan that identify actions that the County will take 
in order to direct the community's development. As courses of action committed to by the 
County, policies provide the basis for all county land development related decisions. While all 
comprehensive plan objectives and policies are important, some have more applicability than 
others in reviewing rezoning requests. Of particular applicability for this request are the 
following objectives and policies: 
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Future Land Use Element Objective 1 

Future Land Use Element Objective 1 states that the county will have a compact land use pattern, 
which reduces urban sprawl. By allowing the site to be developed in a manner that is consistent 
with the site's land use designation, the request allows a more compact land use pattern within 
the urban service area and reduces the chances that urban sprawl will occur. For these reasons, 
the requestis consistent with Future Land Use Element Objective 1. 

Future Land Use Element Policy 1.13 

Future Land Use Element Policy 1.13 states that the M-1, Medium-Density Residential-I, land 
use designation is intended for residential uses with densities up to 8 units/acre. In addition, 
Future Land Use Element Policy 1.13 states that these residential uses must be located within the 
Urban Service Area. 

Since the subject property is located within an area designated as M-1 on the County's Future 
Land Use Map and is located within the County's Urban Service Area, and the proposed zoning 
district would permit residential uses no greater than 6 units/acre, the proposed request is 
consistent with Policy 1. 13. 

Future Land Use Element Policy 2.2 

Future Land Use Element Policy 2.2 states that the County shall encourage and direct growth 
into the urban service area through zoning and LDRs. Since the proposed rezoning would allow 
and encourage more development on the subject property and the subject property is within the 
Urban Service Area, the request implements Future Land Use Element Policy 2.2. 

Consistency Summary 

As part of its consistency analysis, staff compared the proposed request to all applicable 
objectives and policies in the plan and found no conflicts. Therefore, staffs position is that the 
request is consistent with the Comprehensive Plan. 

Compatibility with the Surrounding Area 

Staffs position is that the requested zoning district is appropriate for the site and that 
development under this zoning district will be compatible with surrounding land uses. Since the 
subject property and surrounding properties are within the urban service area and are designated 
M-1, those properties are programmed for urban development such as allowed in the RS-6 
zoning district. 

Because the property to the east of the subject property is zoned RS-6, the requested RS-6 zoning 
will be a continuation of that zoning district. As such, there will be no incompatibilities. 

To the south of the subject property, across 16th Street, land is outside of the Urban Service Area 
and contains a golf course. In this case, the property to the south is separated from the subject 
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property by 16th Street and canal right-of-way. Regardless, an RS-6 project on the subject 
property will be compatible with the adjacent golf course. 

The properties directly north of the subject property are zoned RM-6. In this case, the proposed 
RS-6 zoning district is an appropriate transitional zone between properties to the south of the 
subject property and RM-6 zoned properties to the north. Although the parcels to the west are 
currently zoned A-1, it is anticipated that these properties will eventually be rezoned and 
developed for residential uses. Therefore, no incompatibilities with the surrounding properties 
are anticipated. 

With respect to zoning, the County's policy has always been to retain agricultural zoning on 
property rather than changing it when the underlying land use designation changes. This not 
only reflects the County's policy of using agricultural zoning within the urban service area as a 
"holding" zone, but also recognizes that urbanization occurs incrementally with various tracts 
remaining agricultural for longer periods. 

Two factors indicate that an urban type of zoning district would be appropriate for this portion of 
the County. The first factor is the underlying designation on the Future Land Use Map. As 
shown on the Future Land Use Map, this area is within the urban service area and is deemed 
appropriate for residential development with densities of up to 8 units per acre. 

Equally important is the development pattern in this portion of the County. This area of the 
County is primarily developed with medium density residential developments. These factors 
indicate a trend toward continued urbanization in this portion of the County. Therefore, no 
incompatibilities are anticipated to occur as a result of the proposed rezoning. 

For these reasons, staff feels that the requested RS-6 zoning district would be compatible with 
development in the surrounding area. 

Potential Impact on Environmental Quality 

The subject property largely consists of pine flatwoods. This is a native plant community subject 
to the set-aside provision in section 929.05 of the Land Development Regulations. Section 
929.05 requires that 15% of the native habitat be preserved in a separate tract onsite. This 
preservation will occur through the development review process. 

Two additional features of this site warrant consideration. One is the presence of hydric soils, 
which may point to the presence of wetlands onsite. The other feature is the potential for 
endangered species to inhabit the site. These issues will be addressed at the time of site plan or 
preliminary plat review. 

CONCLUSION 

Based on the analysis, staff has determined that the requested zoning district is compatible with 
the surrounding area, consistent with the goals, objectives, and policies of the Comprehensive 
Plan, and meets all applicable concurrency criteria. For these reasons, staff supports the request. 
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RECOMMENDATION 

Based on the analysis conducted, staff recommends that the Planning and Zoning Commission 
recommend that the Board of County Commissioners approve this request to rezone the subject 
property from A-1 to RS-6. 

ATTACHMENTS 

1. 
2. 
3. 

Summary Page 
Rezoning Application 
Traffic Impact Analysis 
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GENERAL 
Applicant: 
Location: 
Acreage: 

SUMMARY PAGE 

Dave Colonna Properties 
North of 16th St. and 1,035 feet east of 74th Ave. 
±5.4 

Land Use Designation: M-1, Medium-Density Residential-I 
Existing Zoning: 
Requested Zoning: 

Existing Land Use: 

ADJACENT LAND 
North: 

South: 

INFRASTRUCTURE 

A-1, Agricultural-I District (up to 1 unit/5 acres), 
RS-6, Single Family Residential District (up to 6 
units/acre) 
Vacant parcel 

Abandoned Citrus Grove: Zoned A-1, Agricultural District 
(up to 1 unit/ 5 acres) 
RS-6, Single Family Residential District (up to 6 
units/acre) 
Golf Course, outside of USA: Zoned PDTND, Planned 
Development Traditional Neighborhood Design 
A-1, Agricultural-I District (up to 1 unit/5 acres) 

Water is available from the South County Reverse Osmosis Plant and sewer is available 
. from the West Regional Wastewater Plant; access is from 16th Street 

ENVIRONMENTAL CONSTRAINTS 
Possible wetlands; Possible endangered species; 
Flood Zone X 

PUBLIC NOTIFICATION 
Staff Contact: 
Rachel Clyne 
Date Advertised: 
Sept. 26, 2007 
# of Surrounding Property 
Owners Notified: 25 
Date Notification Mailed: 
Sept. 26, 2007 

Date Sign Posted: 
Sept. 26, 2007 

STAFF RECOMMENDATION 
Staff supports the request 

Attachment 1 

14th Ave. 

/ RM.,.6 

71 st Court• 

A-1 

RM-8 
A-1 

16th Stre 
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APPLICATION FORM 
REZONING REQUEST (RZON) 

INDIAN RIVER COUNTY 

Assigned Project Number: RZON -

Current Owner Applicant (Contract Agent 
Purchaser) 

Name: 

1--E_-_M_a_il_: ------+--,,--.----:--~____;_'----:;;-----+=""::l->L.Lµ'--"'4'-,l'='-'-ff-,..,_,...,=.:...L+-'-"H-""=~.,..___.=---'--'--=-----'-------=..,___:"---"-'-----l Ji) 
Contact Person: 

Property Information 

Site Address: = ..... /=/2_, =;f ..1=-~=~r:_· ~=b~l ........... b ..... e:. ..... n ..... u ...... 1(..=e ..... b,._,,,__._ .... 7-=l~st
=tL=7=Lf==A=//"'-J ===== 

Site Tax Parcel I.D. #s: _ __.,S:.......,.e..=-e---1a ....... H'-"'"""'a,,,., .... C.u../2-+-"'d"""""""-----------------

Subdivision Name, Unit Number, Block and Lot Number (if applicable) ____________ _ 

Existing Zoning District: -~f)..._-_.I.__ ___ _ 

Requested Zoning District: R 5 - 0 
Existing Land Use Designation: /() -1 

Total (gross) Acreage of Parcel: 5, '-/ Acreage (net) to be Amended: -----~-

Existing Use on Site: __ Vc_tA_v_l} ..... h_"r _______________________ _ 
Proposed Use on Site: 'S 1J?9le- Tom.tt~ d61/b(<:f//h,CJ/),jz 

ATTACffltlNT 2 



·•. 

Kimley-Horn 
and Associates, Inc. 

TWIN OAKS REZONING-TRAFFIC IMPACT EXECUTIVE SUMMARY 
(May 2007) 

1. Location: Northside of 16th Street east of 7 4th Avenue 

2. Size: 5.40 acres (32 single family units) 

3. Trip Generation: Net New Daily Trip Volume = 364 vehicular trips 
Net New A.M. Peak-Hour Volume= 32 vehicular trips 
Net New P.M. Peak-Hour Volume = 38 vehicular trips 

4. Area of Influence Boundaries: 

• North-SR 60 
• South - SR 60 

• East- 66th Avenue 

• West - 82nd Avenue 

5. Significant Roads: 

• SR 60 - 82nd Avenue to 66th A venue 

6. Significant Intersections: 

• 74th Avenue/16th Street 

• 74th Avenue/SR 60 

7. Trip Distribution: See Appendix A 

8. Internal Capture: none 

9. Pass-by Capture: none 

10. A.M. Peak Hour Directional% (mgress/egrcss): 
Single-Family Detached Housing 25% in/75% out 

11. P.M. Peak Hour Directional% (ingress/egress): 
Single-Family Detached Housing 63% in/37% out 

12. Traffic Count Factors Applied: none 

13. Off-Site Improvements: 

• None 

· 14. Roadway Capacities (IRC Link Sheets): See Appendix B 

• 
TEL 772 562 7981 
FAX 772 794 9368 

ATTAtHfHNT 3 

Ill! 

Suite B-100 
120119th Place 
Vero Beach, Florida 
32960 



Kimley-Horn 
and Associates, Inc. 

15. Assume roadway and/ or intersection improvements: 

• None 

16. Significant Dates 
a) Pre-study conference: May 2007 

b) Traffic counts: 

74th Avenue/SR 60 1.05 

c) Study approval: ........ _()6 ~/,</F? 

I· 7. The applicant will be required to contribute the SR 60 Interest Share Special Fee . 

. Final determination of contribution will be included in the_ site specific analysis. 
--"' 

H: \47947000\ Twin Oaks Rezoning - Traffic Impact Executive Summary.doc 
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TABLEl 
TWIN OAKS REZONING 

TRIP GENERATION 

Land Use Intensity Daily AM Peak Hour 
Trips Total Iu Out 

Proposed Site Traffic 
Single-Family Detached Housing 32 units 364 32 8 24 

5.4 acres x 6 units per acre = 32 units 364 32 8 24 

NET NEW SITE TRAFFIC VOLUMES 364 32 8 24 

TOTAL DRIVEWAY TRAFFIC VOLUMES 364 32 8 24 

Notes: Trip generation was calculated using the following data from ITE Trip Generation, Seventh Edition: 

Daily Traffic Generation 
Single-Family Detached Housing 

AM Peak Hour Traffic Generation 
Single-Family Detached Housing 

PM Peak Hour Traffic Generation 
Single-Family Detached Housing 

l,:\47947000\[trip gen - twin oaks.xls]trip_gen 

5/24/2007 10:53 

•. ·, 
[ITE 210) = Ln(T) = 0.92*Ln(X) + 2.71 

[ITE210] T = 0.70(X) + 9.43 (25% in, 75% out) 

[ITE210] = Ln(T) = 0.90*Ln(X) + 0.53 (63% in, 37% out) 

ATTACHlltENT 3 

PM Peak Hour 
Total In Out 

38 
38 

38 

38 

24 14 
24 14 

24 14 

24 14 

1111""1_.,.. Kimley-Horn 
111,,.J-LJ and Associates, Inc. 

©2007 
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TWIN OAKS REZONING: 32 single-family units 
Traffic counts in the EXISTING column were collected in 2006 

Trips Indicated In the VESTED column are as of 05/17/2007 

REMAINING %of LOS 
LINK ON STREET FROM STREET TO STREET CAPACITY EXIST. VESTED PROJECT W/PROJECT "D'' 

1010N S.R.A1A S. COUNTY LINE S. VB CITY L. 950 325 26 0 599 37% 

1010S S.R. A1A S. COUNTY LINE S. VBCITYL. 950 396 13 0 541 43% 

1020N S.R. A1A S. VB CITY L. i7THSTREET 930 830 18 0 82 91% 

1020S S.R. A1A S. VB CITY L. 17THSTREET 930 900 29 0 100% 

1030N S.R. A1A 17TH STREET S.R.60 860 604 56 0 200 77% 
1030S S.R. A1A 17THSTREET S.R.60 860 635 5 0 220 74% 

1040N S.R.A1A S.R. 60 N. VBCITYL. 860 836 6 0 18 98% 

1040S S.R.A1A S.R. 60 N. VB CITY L. 860 910 4 0 -54 106% 

1050N S.R. A1A N. VB CITY L. FRED TUERK RD. 860 836 0 0 24 97% 

1050S S.R.A1A N. VBCITYL. FRED TUERK RD. 860 910 1 0 -51 106% 

1060N S.R. A1A FRED TUERK RD. OLD WINTER BEACH RD 860 580 0 0 280 67% 

1060S S.R.A1A FRED TUERK RD. OLD WINTER BEACH RD 860 468 0 0 392 54% 

1070N S.R. A1A OLD WINTER BEACH RD N. IRS L. 860 534 3 0 323 62% 

1070S S.R.A1A OLD WINTER BEACH RD N. IRS L. 860 472 2 0 386 55% 

1080N S.R.A1A N. IRS LN. C.R.510 860 534 44 0 282 67% 

1080S S.R.A1A N. IRSLN. C.R. 510 860 472 18 0 370 57% 

1090N S.R.A1A C.R. 510 N. COUNTY LINE 998 354 47 0 597 40% 

1090S S.R.A1A C.R. 510 N. COUNTY LINE 998 513 84 0 401 60% 

1110N INDIAN RIVER BLVD. 4THST.@US1 12THSTREET 1,860 740 61 0 1059 43% 

1110S INDIAN RIVER BLVD. 4THST.@US1 12TH STREET 1,860 1,366 95 0 399 79% 

1120N INDIAN RIVER BLVD. 12THSTREET S. VBCITYL. 1,860 999 59 0 802 57% 

1120S INDIAN RIVER BLVD. 12THSTREET S. VB CITYL. 1,860 1,425 96 0 339 82% 

1130N INDIAN RIVER BLVD. S. VB CITYL. 17THSTREET 1,860 999 53 0 808 57% 

1130S INDIAN RIVER BLVD. S. VBCITYL. 17TH STREET 1,860 1,425 103 0 .332 82% 

1140N INDIAN RIVER BLVD. 17THSTREET 21STSTREET 1,860 1,024 141 0 695 63% 

1140S INDIAN RIVER BLVD. 17THSTREET 21STSTREET 1,860 1,395 242 0 223 88% 

1150N INDIAN RIVER BLVD. 21STSTREET S.R.60 1,860 1,420 182 0 258 86% 

1150S INDIAN RIVER BLVD. 21STSTREET S.R.60 1,860 1,661 243 0 -44 102% 

1160N INDIAN RIVER BLVD. S.R. 60 W. VBCITYL. 1,860 1,049 139 0 672 64% 

1160S INDJAN RIVER BLVD. S.R.60 W. VB CITYL. 1,860 1,120 83 0 657 65% 

1170N INDIAN RIVER BLVD. W. VB CITY L. US 1 @ 53RD ST. 1,860 588 186 0 1086 42% 

1170S INDIAN RIVER BLVD. W. VBCITYL. US 1 @ 53RD ST. 1,860 832 129 0 899 52% 

1210N 1-95 N. COUNTY LINE C.R.512 2,740 1,504 5 0 1231 55% 

1210S 1-95 N. COUNTY LINE C.R. 512 2.740 1,509 -10 0 1221 55% 

1220N 1-95 C.R. 512 S.R. 60 2,740 1,510 23 0 1207 56% 

1220S 1-95 C.R.512 S.R. 60 2,740 1,519 23 0 1198 56% 

1230N 1-95 S.R. 60 OSLO ROAD 2,890 1,726 34 0 1130 61% 

1230S 1-95 S.R.60 OSLO ROAD 2,890 1,712 20 0 1158 60% 

1240N 1-95 OSLO ROAD S. COUNTY LINE 2,890 1,716 20 0 1154 60% 

1240S 1-95 OSLO ROAD S. COUNTY LINE 2,890 1,707 13 0 1170 60% 

1305N U.S.1 S. COUNTY LINE OSLO ROAD 1,860 1,197 65 0 598 68% 

1305S U.S.1 S. COUNTY LINE OSLO ROAD 1,860 1,590 53 0 217 88% 

1310N U.S.1 OSLO ROAD 4TH ST.@ IR BLVD. 2,790 1,412 40 0 1338 52% 

1310S U.S.1 OSLO ROAD 4TH ST.@ IR BLVD. 2,790 1,749 106 0 935 66% 

1315N U.S,1 4TH ST. @ IR BL VD. 8TH STREET 1,860 1,195 7 0 658 65% 

1315S U.S.1 4TH ST.@ IR BLVD. 8TH STREET 1,860 1,484 18 0 358 81% 

1320N U.S.1 BTHSTREET 12THSTREET 1,860 1,289 21 0 550 70% 

1320S U.S.1 BTHSTREET 12TH STREET 1,860 1,472 41 0 347 81% 

1325N U.S.1 12TH STREET S. VB CITY L. 1,710 1,221 47 0 442 74% 

1325S U.S.1 12THSTREET S. VB CITY L. 1,710 1,301 76 0 333 81% 
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1330N U.S.1 S. VBCITYL. 17TH STREET 1,710 1,120 48 0 542 68% 

1330S U.S.1 S. VB CITY L. 17THSTREET 1,710 1,329 76 0 305 82% 

1335N U.S.1 17TH STREET S.R. 60 1,510 1,175 60 0 275 82% 

1335S U.S.1 17THSTREET S.R.60 1,510 1,207 B9 0 214 86% 

1340N U.S.1 S.R.60 ROYAL PALM PL 1,510 901 95 0 514 66% 

1340S U.S.1 S.R.60 ROYAL PALM PL 1,510 1,124 194 0 192 87% 

1345N U.S.1 ROYAL PALM PL ATLANTIC BLVD. 1,710 1,084 112 0 514 70% 

1345S U.S.1 ROYAL PALM PL ATLANTIC BLVD. 1,710 970 160 0 580 66% 

1350N U.S.1 ATLANTIC BLVD. N. VB CITY L. 2,010 1,508 129 0 373 81% 

1350S U.S.1 ATLANTIC BLVD. N. VBCITYL. 2,010 1,612 154 0 244 88% 

1355N U.S.1 N. VB CITYL. OLD DIXIE HWY 2,010 1,634 80 0 296 85% 

1355S U.S.1 N. VB CITY L. OLD DIXIE HWY 2,010 1,298 118 0 594 70% 

1360N U.S.1 OLD DIXIE HWY 41STSTREET 2,010 1,712 87 0 211 90% 

1360S U.S.1 OLD DIXIE HWY 41STSTREET 2,010 1,079 72 0 859 57% 

1365N U.S.1 41ST STREET 45TH STREET 2,010 1,451 124 0 435 78% 

1365S U.S.1 41ST STREET 45TH STREET 2,010 1,021 108 0 881 56% 

1370N U.S.1 45TH STREET 49THSTREET 2,010 1,425 137 0 448 78% 

1370S U.S.1 45TH STREET 49THSTREET 2,010 930 119 0 961 52% 

1375N U.S.1 49TH STREET 65THSTREET 2,010 1,728 262 0 20 99% 

1375S U.S.1 49TH STREET 65THSTREET 2,010 1,087 220 0 703 65% 

1380N U.S.1 65TH STREET 69THSTREET 2,232 1,711 167 0 354 84% 

1380S U.S.1 65TH STREET 69THSTREET 1,860 1,070 163 0 627 66% 

1385N U.S.1 69TH STREET OLD DIXIE HWY 2,232 1,675 159 0 398 82% 

1385S U.S.1 69THSTREET OLD DIXIE HWY 1,860 1,034 136 0 690 63% 

1390N U.S.1 OLD DIXIE HWY SCHUMANN DR. 2,210 1,411 132 0 667 70% 

1390S U.S.1 OLD DIXIE HWY SCHUMANN DR. 1,860 915 96 0 849 54% 

1395N U.S.1 SCHUMANN DR. C.R.512 1,860 1,300 67 0 493 73% 

1395S U.S.1 SCHUMANN DR. C.R. 512 1,860 973 69 0 818 56% 

1400N U.S.1 C.R.512 N. SEB. CITY L. 1,710 1,272 47 0 391 77% 

1400S U.S.1 C.R. 512 N. SEB. CITY L. 1,710 1,171 53 0 486 72% 

1405N U.S.1 N. SEB. CITY L. ROSELAND RD. 1,860 1,318 42 0 500 73% 

1405S U.S.1 N. SEB. CITY L. ROSELAND RD. 1,860 1,323 56 0 481 74% 

1410N U.S.1 ROSELAND RD. N. COUNTY LINE 1,860 1,15B B 0 694 63% 

1410S U.S.1 ROSELAND RD. N. COUNTY LINE 1,860 965 33 0 862 54% 

1510N SCHUMANN DR. C.R. 510 @ 66TH AVE. S. SEB. CITY L. 860 705 11 0 144 83% 

1510S SCHUMANN DR. C.R. 510 @ 66TH AVE. S. SEB. CITY L. 860 337 16 0 507 41% 

1520N SCHUMANN DR. S. SES. CITY L. U.S.1 860 118 7 0 735 15% 

1520S SCHUMANN DR. S. SES. CITY L. U.S.1 860 66 12 0 782 9% 

1610E ROSELAND RD. S.R. 512 N. SEB. CITY L. 860 325 14 0 521 39% 

1610W ROSELAND RD. S.R. 512 N. SEB. CITY L. 860 335 16 0 509 41% 

1620E ROSELAND RD. N.SEB.CITYL. U.S.1 860 301 14 0 545 37% 

1620W ROSELAND RD. N. SEB. CITY L. U.S.1 860 377 6 0 477 45% 

1710E C.R.512 S.R. 60 1-95 860 386 58 0 416 52% 

1710W C.R.512 S.R. 60 1-95 860 704 11 0 145 83% 

1720E C.R. 512 1-95 C.R.510 1,860 656 135 0 1069 43% 

1720W C.R.512 1-95 C.R.510 1,860 823 28 0 1009 46% 

1730E C.R.512 C.R. 510 W. SEB. CITY L. 1,860 730 41 0 1089 41% 

1730W C.R.512 C.R. 510 W. SES. CITY L. 1,860 716 45 0 1099 41% 

1740E C.R. 512 W. SEB. CITY L. ROSELAND RD. 1,860 952 40 0 868 53% 

1740W C.R. 512 W. SEB. CITY L. ROSELAND RD. 1,860 732 44 0- 1084 42% 



TWIN OAKS REZONING: 32 single-family units 
Traffic counts in the EXISTING column were collected In 2006 

Trips indicated in the VESTED column are as of 05/17/2007 
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1750E C.R.512 ROSELAND RD. U.S.1 1,860 611 25 0 1224 34% 

1750W C.R.512 ROSELAND RD. U.S.1 1,860 700 24 0 1136 39% 

1810E C.R.510 C.R.512 66THAVE. 1,860 538 264 0 1058 43% 

1810W C.R.510 C.R. 512 66THAVE. 1,860 776 94 0 990 47% 

1820E C.R. 510 66TH AVE. 58THAVE. 1,860 512 87 0 1261 32% 

1820W C.R. 510 66THAVE. 58THAVE. 1,860 718 106 0 1036 44% 

1830E C.R.510 58TH AVE. U.S.1 1,860 544, 110 0 1206 35% 

1830W C.R.510 58TH AVE. U.S.1 1,860 774 78 0 1008 46% 

1840E C.R. 510 U.S.1 S.R.A1A 1,900 571 172 0 1157 39% 

1840W C.R.510 U.S.1 S.R. A1A 1,900 1,021 152 0 727 62% 

1905E S.R. 60 W. COUNTY LINE C.R.512 1,810 217 9 0 1584 12% 

1905W S.R.60 W. COUNTY LINE C.R.512 1,810 254 11 0 1545 15% 

1907E S.R.60 C.R.512 100TH AVE. 1,810 258 0 1551 14% 

1907W S.R. 60 C.R. 512 100THAVE. 1,810 257 3 0 1550 14% 

1910E S.R. 60 100THAVE. 1-95 1,860 325 121 0 1414 24% 

1910W S.R.60 100THAVE. 1-95 1,860 286 196 0 1378 26% 

1915E S.R.60 1-95 82NDAVE. 1,860 1,391 207 0 262 86% 

1915W S.R.60 1-95 82NDAVE. 2,000 1,593 218 0 189 91% 

1920E S.R. 60 82NDAVE. 66TH AVE. 2,120 1,550 208 0 362 83% 

1~aw•· S,RtiP,>• . j~?~P:A),".§ .. •;estHAVE: 
:' .'i\:J·,.· ·=:·:; ,2itgo:: ::,1.~65,·'- . 186, 15 97% 

1925E S.R.60 66THAVE. 58TH AVE. 2,790 1,641 256 0 893 68% 

1925W S.R. 60 66THAVE. 58THAVE. 2,790 1,652 254 0 884 68% 

1930E S.R.60 58THAVE. 43RDAVE. 2,790 1,399 224 'O 1167 58% 

1930W S.R.60 58THAVE. 43RDAVE. 2,790 1,497 340 0 953 66% 

1935E S.R.60 43RD AVE. 27TH AVE. 2,790 1,315 210 0 1265 55% 

1935W S.R. 60 43RDAVE. 27THAVE. 2,790 1,544 332 0 914 67% 

1940E S.R.60 27THAVE. 20THAVE. 2,790 1,158 196 0 1436 49% 

1940W S.R. 60 27THAVE. 20TH AVE. 2,790 1,371 294 0 1125 60% 

1945E S.R.60 20THAVE. OLD DIXIE HWY 3,252 1,135 155 0 1962 40% 

1945W S.R. 60 20THAVE. OLD DIXIE HWY 3,252 1,268 208 0 1776 45% 

1950E S.R.60 OLD DIXIE HWY 10THAVE. 3,252 1,258 109 0 1885 42% 

1950W S.R.60 OLD DIXIE HWY 10THAVE. 3,252 1,051 171 0 2030 38% 

1955E S.R.60 10THAVE. U.S.1 3,252 1,100 108 0 2044 37% 

1955W S.R. 60 10TH AVE. U.S.1 3,252 757 157 0 2338 28% 

1960E S.R.60 U.S.1 INDIAN RIVER BLVD. 3,252 789 69 0 2394 26% 

1960W S.R.60 U.S.1 INDIAN RIVER BLVD. 3,252 513 104 0 2635 19% 

1965E S.R.60 INDIAN RIVER BLVD. ICWW 1,860 908 6 0 946 49% 

1965W S.R.60 INDIAN RIVER BLVD. ICWW 1,860 1,263 1 0 596 68% 

1970E S.R. 60 ICWW S.R.A1A 1,860 920 5 0 935 50% 

1970W S.R.60 ICWW S.R. A1A 1,860 991 6 0 863 54% 

2020E 16THSTREET 58TH AVE. 43RDAVE. 860 160 43 0 657 24% 

2020W 16TH STREET 58THAVE. 43RDAVE. 860 240 36 0 584 32% 

2030E 16THSTREET 43RDAVE. 27THAVE. 860 348 45 0 467 46% 

2030W 16TH STREET 43RDAVE. 27THAVE. 860 507 36 0 317 63% 

2040E 16TH STREET 27THAVE. 20TH AVE. 860 390 32 0 438 49% 

2040W 16THSTREET 27THAVE. 20TH AVE. 860 579 51 0 230 73% 

2050E 16TH STREET 20THAVE. OLD DIXIE HWY 810 597 29 0 184 77% 

205.o\iv 16THSTREET :20THAVE. ,OLD.DIXIE HWY 810 ,775 42 0 .-1 101% 

2060E 16TH/17TH STREET OLD DIXIE HWY U.S.1 1,710 582 50 0 1078 37% 

2060W 16TH/17TH STREET OLD DIXIE HWY U.S.1 1,710 624 45 0 1041 39% 
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2110E 17THSTREET U.S.1 INDIAN RIVER BLVD. 1,710 560 27 0 1123 34% 

2110W 17THSTREET U.S.1 INDIAN RIVER BLVD. 1,710 754 15 0 941 45% 

2120E 17THSTREET INDIAN RIVER BLVD. S.R. A1A 1,860 1,049 24 0 787 58% 

2120W 17TH STREET INDIAN RIVER BLVD. S.R. A1A 1,860 1,298 15 0 547 71% 

2210E 12TH STREET 82NDAVE. 58TH AVE. 870 15 3 0 852 2% 

2210W 12THSTREET 82NDAVE. 58THAVE. 870 17 0 0 853. 2% 

2220E 12THSTREET 58TH AVE. 43RDAVE. 860 180 34 0 646 25% 

2220W 12THSTREET 58TH AVE. 43RDAVE. 860 254 25 0 581 32% 

2230E 12THSTREET 43RDAVE. 27THAVE. 860 313 17 0 530 38% 

2230W 12THSTREET 43RDAVE. 27TH AVE. 860 471 14 0 375 56% 

2240E 12TH STREET 27THAVE. 20TH AVE. 860 402 15 0 443 48% 

2240W 12THSTREET 27THAVE. 20THAVE. 860 562 14 0 284 67% 

2250E 12THSTREET 20THAVE. OLD DIXIE HWY 860 489 14 0 357 58% 

2250W 12THSTREET 20THAVE. OLD DIXIE HWY 860 711 13 0 136 84% 

2260E 12THSTREET OLD DIXIE HWY U.S.1 1,368 227 13 0 1128 18% 

2260W 12THSTREET OLD DIXIE HWY U.S.1 1,368 760 14 0 594 57% 

2305N OLD DIXIE HWY S. COUNTY LINE OSLO ROAD 860 356 43 0 461 46% 

2305S OLD DIXIE HWY S. COUNTY LINE OSLO ROAD 860 491 12 0 357 58% 

2310N OLD DIXIE HWY OSLO ROAD 4THSTREET 860 329 44 0 487 43% 

2310S OLD DIXIE HWY OSLO ROAD 4THSTREET 860 483 41 0 336 61% 

2315N OLD DIXIE HWY 4THSTREET 8THSTREET 810 484 39 0 287 65% 

2315S OLD DIXIE HWY 4THSTREET BTHSTREET 810 630 39 0 141 83% 

2320N OLD DIXIE HWY 8THSTREET 12TH STREET 810 529 21 0 260 68% 

2320S OLD DIXIE HWY 8THSTREET 12THSTREET 810 704 24 0 82 90% 

2325N OLD DIXIE HWY 12TH STREET S. VB CITY L. 810 396 10 0 404 50% 

2325S OLD DIXIE HWY 12TH STREET S. VB CITY L. 810 391 14 0 405 50% 

2330N OLD DIXIE HWY S. VBCITYL. 16TH STREET 850 396 11 0 443 48% 

2330S OLD DIXIE HWY S. VB CITY L. 16TH STREET 850 391 12 0 447 47% 

2335N OLD DIXIE HWY 16TH STREET S.R.60 850 284 8 0 558 34% 

2335S OLD DIXIE HWY 16TH STREET S.R. 60 850 239 13 0 598 30% 

2345N OLD DIXIE HWY 41STSTREET 45TH STREET 860 176 6 0 678 21% 

2345S OLD DIXIE HWY 41STSTREET 45THSTREET 860 181 3 0 676 21% 

2350N OLD DIXIE HWY 45TH STREET 49THSTREET 860 136 3 0 721 16% 

2350S OLD DIXIE HWY 45TH STREET 49TH STREET 860 114 2 0 744 13% 

2355N OLD DIXIE HWY 49THSTREET 65THSTREET 860 132 103 0 625 27% 

2355S OLD DIXIE HWY 49TH STREET 65THSTREET 860 149 82 0 629 27% 

2360N OLD DIXIE HWY 65TH STREET 69THSTREET 860 218 31 0 611 29% 

2360S OLD DIXIE HWY 65TH STREET 69TH STREET 860 87 24 0 749 13% 

2365N OLD DIXIE HWY 69TH STREET C.R.510 860 145 17 0 698 19% 

2365S OLD DIXIE HWY 69TH STREET C.R. 510 860 129 12 0 719 16% 

2410N 27TH AVENUE S. COUNTY LINE OSLO ROAD 1,068 519 296 0 253 76% 

;241.0$ 27Tl;{A VE;l,UE ; r,. col.if':IT\-:;LINE OSWROAD 1,068 800 '· 466 :o •198 119% 

2420N 27TH AVENUE OSLO ROAD 4THSTREET 1,068 548 195 0 325 70% 

2420S -2TT'fi'AVE'!NUE O:SLO~QAD · 4TH:Sl'1'EET ··1:060 7fi!9 ''282 0 17 98% 

2430N 27TH AVENUE 4THSTREET 8THSTREET 1,020 462 141 0 417 59% 

2430S :27TH AVENUE 4TH:STREET 8JHSTREET 1:020 ·,::a11 198 0 11 99% 

2440N 27TH AVENUE 8TH STREET 12TH STREET 1,020 447 99 0 474 54% 

2440S 27TH AVENUE 8THSTREET 12TH STREET 1,020 793 135 0 92 91% 

2450N 27TH AVENUE 12TH STREET S. VB CITY L. 1,020 456 81 0 483 53% 

2450S 27THAVENUE 12TH STREET S. VBCITYL. 1,020 784 136 0 100 90% 
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2460N 27THAVENUE S. VB CITY L. 16THSTREET 1,020 456 73 0 491 52% 

2460S 27THAVENUE S. VB CITY L. 16TH STREET 1,020 784 130 0 106 90% 

2470N 27THAVENUE 16THSTREET S.R.60 1,020 411 37 0 572 44% 

2470S 27THAVENUE 16THSTREET S.R.60 1,020 704 66 0 250 75% 

2480N 27THAVENUE S.R.60 ATLANTIC BLVD. 810 257 16 0 537 34% 

2480S 27THAVENUE S.R. 60 ATLANTIC BLVD. 810 439 24 0 347 57% 

2510N 27THAVENUE ATLANTIC BLVD. AVIATION BLVD. 810 439 5 0 366 55% 

2510S 27THAVENUE ATLANTIC BLVD. AVIATION BLVD. 810 756 10 0 44 95% 

2530E OSLO ROAD 82NDAVE. 58TH AVE. 870 245 0 624 28% 

2530W OSLO ROAD 82NDAVE. 58THAVE. 870 197 0 0 673 23% 

2540E OSLO ROAD 58THAVE. 43RDAVE. 1,953 561 206 0 1186 39% 

2540W OSLO ROAD 58THAVE. 43RDAVE. 1,953 483 109 0 1361 30% 

2550E OSLO ROAD 43RDAVE. 27THAVE. 1,953 741 156 0 1056 46% 

2550W OSLO ROAD 43RDAVE. 27TH AVE. 1,953 703 175 0 1075 45% 

2560E OSLO ROAD 27THAVE. 20THAVE. 1,953 564 123 0 1266 35% 

2560W OSLO ROAD 27TH AVE. 20TH AVE. 1,953 695 80 0 1178 40% 

2570E OSLO ROAD 20THAVE. OLD DIXIE HWY 1,953 595 205 0 1153 41% 

2570W OSLO ROAD 20TH AVE. OLD DIXIE HWY 1,953 805 125 0 1023 48% 

2580E OSLO ROAD OLD DIXIE HWY U.S.1 1,953 519 67 0 1367 30% 

2580W OSLO ROAD OLD DIXIE HWY U.S.1 1,953 631 71 0 1251 36% 

2610E 6THAVENUE 17THSTREET S. VBCITYL. 860 299 0 560 35% 

2610N 6THAVENUE 17THSTREET S. VBCITYL. 860 450 0 409 52% 

2610S 6THAVENUE 17THSTREET S. VBCITYL. 860 732 0 127 85% 

2620N 6THAVENUE S. VBCITYL. S.R.60 850 470 2 0 378 56% 

2620S 6THAVENUE S. VBCITYL. S.R.60 850 567 0 282 67% 

2710N 10THAVENUE S.R.60 ROYAL PALM BLVD. 810 76 23 0 711 12% 

2710S 10THAVENUE S.R. 60 ROYAL PALM BLVD. 810 73 23 0 714 12% 

2720N 10TH AVENUE ROYAL PALM BLVD. 17TH STREET 810 216 24 0 570 30% 

2720S 10THAVENUE ROYAL PALM BLVD. 17TH STREET 810 238 23 0 549 32% 

2B10N 20THAVENUE OSLO ROAD 4TH STREET 860 402 88 0 370 57% 

2810S 20THAVENUE OSLO ROAD 4THSTREET 860 563 135 0 162 81% 

2820N 20TH AVENUE 4THSTREET 8THSTREET 810 360 58 0 392 52% 

2820S 20THAVENUE 4TH STREET 8TH STREET 810 693 76 0 41 95% 

2830N 20TH AVENUE 8TH STREET 12THSTREET 810 435 40 0 335 59% 

2830S 20TH AVENUE 8THSTREET 12THSTREET 810 689 55 0 66 92% 

2840N 20THAVENUE 12THSTREET S. VBCITYL. 1,710 442 27 0 1241 27% 

2840S 20TH AVENUE 12THSTREET S. VB CITY L. 1,710 596 33 0 1081 37% 

2850N 20THAVENUE S. VB CITYL. 16TH STREET 1,800 442 16 0 1342 25% 

2850S 20THAVENUE S. VBCITYL. 16THSTREET 1,800 596 32 0 1172 35% 

2860N 20TH AVENUE 16THSTREET S.R. 60 1,800 332 22 0 1446 20% 

2860S 20TH AVENUE 16THSTREET S.R.60 1,800 430 39 0 1331 26% 

2870N 20THAVENUE S.R. 60 ATLANTIC BL VD. 850 166 21 0 663 22% 

2670S 20THAVENUE S.R. 60 ATLANTIC BLVD. 850 130 52 0 668 21% 

2905N 43RDAVENUE S. COUNTY LINE OSLO ROAD 950 354 195 0 401 58% 

2905S 43RDAVENUE S. COUNTY LINE OSLO ROAD 950 311 315 0 324 66% 

2910N 43RDAVENUE OSLO ROAD 4THSTREET 1,068 439 222 0 407 62% 

2910S 43RDAVENUE OSLO ROAD 4THSTREET 1,068 541 239 0 288 73% 

2915N 43RDAVENUE 4THSTREET 8THSTREET 1,020 473 135 0 412 60% 

2915S 43RDAVENUE 4THSTREET 8THSTREET 1,020 671 208 0 141 86% 

2920N 43RDAVENUE 8TH STREET 12THSTREET 1,071 482 130 0 459 57% 
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REMAINING %of LOS 
LINK ON STREET FROM STREET TO STREET CAPACITY EXIST. VESTED PROJECT W/PROJECT "D" 

2920S 43RDAVENUE 8TH STREET 12TH STREET 1,071 653 192 0 226 79% 

2925N 43RDAVENUE 12THSTREET 16THSTREET 1,071 502 109 0 460 57% 

2925S 43RDAVENUE 12TH STREET 16TH STREET 1,071 658 164 0 249 77% 
2930N 43RDAVENUE 16TH STREET S.R. 60 1,796 581 97 0 1118 38% 

2930S 43RDAVENUE 16TH STREET S.R. 60 1,796 693 165 0 938 48% 

2935N 43RD AVENUE S.R.60 26TH STREET 1,796 467 102 0 1227 32% 

2935S 43RDAVENUE S.R.60 26THSTREET 1,796 612 114 0 1070 40% 

2940N 43RDAVENUE 26TH STREET 41ST STREET 860 423 168 0 269 69% 

2940S 43RDAVENUE 26TH STREET 41STSTREET 860 488 179 0 193 78% 

2945N 43RDAVENUE 41ST STREET 45THSTREET 860 332 122 0 406 53% 

2945S 43RDAVENUE 41STSTREET 45TH STREET 860 333 93 0 434 50% 

2950N 43RDAVENUE 45TH STREET 49TH STREET 860 245 77 0 538 37% 

2950S 43RDAVENUE 45TH STREET 49THSTREET 860 180 58 0 622 28% 

3005N 58THAVENUE OSLO ROAD 4TH STREET 1,860 363 "83 0 1414 24% 

3005S 58THAVENUE OSLO ROAD 4THSTREET 1,860 411 128 0 1321 29% 

3010N 58TH AVENUE 4TH STREET 8THSTREET 1,710 657 68 0 985 42% 

3010S 58THAVENUE 4TH STREET 8THSTREET 1,710 712 95 0 903 47% 

3015N 58THAVENUE 8THSTREET 12THSTREET 1,710 815 58 0 837 51% 

3015S 58TH AVENUE 8TH STREET 12THSTREET 1,710 1,138 90 0 482 72% 

3020N 58THAVENUE 12TH STREET 16TH STREET 1,710 944 97 0 669 61% 

3020S 58THAVENUE 12THSTREET 16THSTREET 1,710 1,046 125 0 539 68% 

3025N 58THAVENUE 16TH STREET S.R. 60 1,710 983 163 0 564 67% 

3025S 58TH AVENUE 16TH STREET S.R. 60 1,710 1,035 206 0 469 73% 

3030N 58TH AVENUE S.R. 60 41ST STREET 1,860 1,137 169 0 554 70% 

3030S 58THAVENUE S.R.60 41ST STREET 1,860 1,109 140 0 611 67% 

3035N 58THAVENUE 41STSTREET 45TH STREET 860 587 98 0 175 80% 

3035S 58THAVENUE 41ST STREET 45TH STREET 860 538 33 0 289 66% 

3040N 58THAVENUE 45TH STREET 49TH STREET 860 496 65 0 299 65% 

3040S 58THAVENUE 45TH STREET 49TH STREET 860 487 18 0 355 59% 

3045N 58TH AVENUE 49TH STREET 65TH STREET 860 479 44 0 337 61% 

3045S 58TH AVENUE 49TH STREET 65TH STREET 860 402 19 0 439 49% 

3050N 58THAVENUE 65TH STREET 69TH STREET 860 432 28 0 400 53% 

3050S 58TH AVENUE 65TH STREET 69TH STREET 860 356 10 0 494 43% 

3055N 58TH AVENUE 69TH STREET C.R.510 860 367 39 0 454 47% 

3055S 58THAVENUE 69TH STREET C.R. 510 860 292 25 0 543 37% 

3120N 66TH AVENUE S.R.60 26TH STREET 860 463 94 0 303 65% 

3120S 66TH AVENUE S.R. 60 26TH STREET 860 432 77 0 351 59% 

3130N 66TH AVENUE 26TH STREET 41ST STREET 860 548 45 0 267 69% 

3130S 66TH AVENUE 26TH STREET 41STSTREET 860 398 35 0 427 50% 

3140N 66TH AVENUE 41STSTREET 45TH STREET 950 559 15 0 376 60% 

3140S 66TH AVENUE 41ST STREET 45TH STREET 950 367 27 0 556 41% 

3150N 66TH AVENUE 45TH STREET 65TH STREET 870 537 16 0 317 64% 

3150S 66TH AVENUE 45TH STREET 65TH STREET 870 331 26 0 513 41% 

3160N 66TH AVENUE 65TH STREET 69TH STREET 870 537 41 0 292 66% 

3160S 66TH AVENUE 65TH STREET 69TH STREET 870 301 39 0 530 39% 

3170N 66TH AVENUE 69TH STREET C.R.510 870 561 55 0 254 71% 

3170S 66THAVENUE 69TH STREET C.R.510 870 314 46 0 510 41% 

3310N 82NDAVENUE OSLO ROAD 4THSTREET 950 180 3 0 767 19% 

3310S 82NDAVENUE OSLO ROAD 4THSTREET 950 166 7 0 777 18% 

3320N 82NDAVENUE 4THSTREET 12THSTREET 950 196 11 0 743 22% 
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TWIN OAKS REZONING: 32 single-family units 
Traffic counts in the EXISTING column were collected in 2006 

Trips indicated In the VESTED column are as of 05/17/2007 

REMAINING % of LOS 

LINK ON STREET FROM STREET TO STREET CAPACITY EXIST. VESTED PROJECT WI PROJECT 11011 

3320S 82NDAVENUE 4TH STREET 12THSTREET 950 184 18 0 748 21% 

3330N 82NDAVENUE 12THSTREET S.R.60 860 239 57 0 564 34% 

3330S 82NDAVENUE 12THSTREET S.R. 60 860 144 25 0 691 20% 

3340N 82NDAVENUE S.R. 60 65TH STREET 410 18 2 0 390 5% 

3340S 82NDAVENUE S.R. 60 65TH STREET 410 76 2 0 332 19% 

3350N 82NDAVENUE 65TH STREET 69THSTREET 410 19 0 390 5% 

3350S 82NDAVENUE 65THSTREET 69TH STREET 410 23 0 0 387 6% 

3360N 98THAVENUE 8THSTREET 12THSTREET 860 13 43 0 804 7% 

3360S 98TH AVENUE 8THSTREET 12TH STREET 860 13 79 0 768 11% 

3370N 98THAVENUE 12THSTREET 16TH STREET 860 72 108 0 680 21% 

3370S 98THAVENUE 12THSTREET 16THSTREET 860 50 197 0 613 29% 

3380N 98THAVENUE 16THSTREET SR60 860 73 108 0 679 21% 

3380S 98THAVENUE 16THSTREET SR60 860 48 197 0 615 28% 

3390N 98THAVENUE SR60 26TH STREET 860 24 0 0 836 3% 

3390S 98THAVENUE SR60 26TH STREET 860 14 0 0 846 2% 

3610E 77TH STREET 66TH AVE. U.S.1 820 70 11 0 739 10% 

3610W 77TH STREET 66THAVE. U.S.1 820 174 9 0 637 22% 

3710E 69THSTREET 82NDAVE. 66THAVE. 410 16 18 0 376 8% 

3710W 69TH STREET 82NDAVE. 66TH AVE. 410 48 18 0 344 16% 

3720E 69THSTREET 66THAVE. 58THAVE. 870 39 14 0 817 6% 

3720W 69TH STREET 66TH AVE. 58TH AVE. 870 68 18 0 784 10% 

3730E 69TH STREET 58TH AVE. OLD DIXIE HWY 870 53 21 0 796 9% 

3730W 69TH STREET 58THAVE. OLD DIXIE HWY 870 70 16 0 784 10% 

3740E 69THSTREET OLD DIXIE HWY U.S.1 870 47 9 0 814 6% 

3740W 69TH STREET OLD DIXIE HWY U.S.1 870 59 9 0 802 .8% 

3820E 65TH STREET 66THAVE. 58TH AVE. 870 44 20 0 806 7% 

3820W 65TH STREET 66THAVE. 58THAVE. 870 32 12 0 826 5% 

3830E 65THSTREET 58THAVE. OLD DIXIE HWY 870 86 30 0 754 13% 

3830W 65TH STREET 58TH AVE. OLD DIXIE HWY 870 90 26 0 754 13% 

3840E 65THSTREET OLD DIXIE HWY U.S.1 870 51 8 0 811 7% 

3840W 65THSTREET OLD DIXIE HWY U.S.1 870 66 8 0 796 9% 

4220E 49THSTREET 66TH AVE. 58THAVE. 860 28 0 0 832 3% 

4220W 49TH STREET 66THAVE. 58TH AVE. 860 31 0 0 829 4% 

4230E 49THSTREET 58THAVE. 43RDAVE. 860 135 28 0 697 19% 

4230W 49TH STREET 58THAVE. 43RDAVE. 860 200 27 0 633 26% 

4240E 49TH STREET 43RDAVE. OLD DIXIE HWY 810 216 81 0 513 37% 

4240W 49TH STREET 43RDAVE. OLD DIXIE HWY 810 144 76 0 590 27% 

4250E 49THSTREET OLD DIXIE HWY U.S.1 810 221 9 0 580 28% 

4250W 49TH STREET OLD DIXIE HWY U.S.1 810 157 17 0 636 21% 

4320E 45THSTREET 66THAVE. 58THAVE. 860 157 10 0 693 19% 

4320W 45TH STREET 66THAVE. 58THAVE. 860 136 5 0 719 16% 

4330E 45THSTREET 58THAVE. 43RDAVE. 860 177 19 0 664 23% 

4330W 45TH STREET 58THAVE. 43RDAVE. 860 207 20 0 633 26% 

4340E 45TH STREET 43RDAVE. OLD DIXIE HWY 860 321 39 0 500 42% 

4340W 45TH STREET 43RDAVE. OLD DIXIE HWY 860 432 21 0 407 53% 

4350E 45TH STREET OLD DIXIE HWY INDIAN RIVER BLVD. 860 188 49 0 623 28% 

4350W 45TH STREET OLD DIXIE HWY INDIAN RIVER BLVD. 860 273 61 0 526 39% 

4420E 41STSTREET 66TH AVE. 58THAVE. 870 102 10 0 758 13% 

4420W 41 ST STREET 66TH AVE. 58TH AVE. 870 141 9 0 720 17% 

4430E 41STSTREET 58THAVE. 43RDAVE. 860 181 46 0 633 26% 



TWIN OAKS REZONING: 32 single-family units 
Traffic counts in the EXISTING column were collected in 2006 

Trips indicated in the VESTED column are as of 05/17/2007 
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4430W 41ST STREET 58TH AVE. 43RDAVE. 860 262 59 0 539 37% 

4440E 41ST STREET 43RDAVE. OLD DIXIE HWY 860 205 84 0 571 34% 

4440W 41STSTREET 43RDAVE. OLD DIXIE HWY 860 212 40 0 608 29% 

4450E 41STSTREET OLD DIXIE HWY INDIAN RIVER BLVD. 860 133 10 0 717 17% 

4450W 41STSTREET OLD DIXIE HWY INDIAN RIVER BLVD. 860 59 35 0 766 11% 

4460E 37TH STREET U.S.1 INDIAN RIVER BLVD. 860 448 0 0 412 52% 

4460W 37TH STREET U.S.1 INDIAN RIVER BLVD. 860 638 7 0 215 75% 

4720E 26THSTREET 66TH AVE. 58THAVE. 860 352 114 0 394 54% 

4720W 26TH STREET 66TH AVE. 58THAVE. 860 500 91 0 269 69% 

4730E 26TH STREET 58THAVE. 43RDAVE. 860 405 40 0 415 52% 

4730W 26TH STREET 58THAVE. 43RDAVE. 860 607 53 0 200 77% 

4740E 26THSTREET 43RDAVE. AVIATION BLVD. 860 508 25 0 327 62% 

4740W 26TH STREET 43RDAVE. AVIATION BLVD. 860 666 30 0 164 81% 

4750E 26THSTREET AVIATION BLVD. 27TH AVE. 860 197 9 0 654 24% 

4750W 26THSTREET AVIATION BLVD. 27THAVE. 860 180 15 0 665 23% 

4830E 8THSTREET 58THAVE. 43RDAVE. 860 292 16 0 552 36% 

4830W 8THSTREET 58THAVE. 43RDAVE. 860 213 10 0 637 26% 

4840E 8TH STREET 43RDAVE. 27THAVE. 860 352 53 0 455 47% 

4840W 8THSTREET 43RDAVE. 27TH AVE. 860 521 35 0 304 65% 

4850E 8THSTREET 27THAVE. 20TH AVE. 860 354 13 0 493 43% 

4850W 8TH STREET 27THAVE. 20THAVE. 860 555 12 0 293 66% 

4860E 8TH STREET 20THAVE. OLD DIXIE HWY 810 359 20 0 431 47% 

4860W 8THSTREET 20TH AVE. OLD DIXIE HWY 810 711 23 0 76 91% 

4870E 8TH STREET OLD DIXIE HWY U.S.1 810 326 19 0 465 43% 

4870W 8TH STREET OLD DIXIE HWY U.S.1 810 715 27 0 68 92% 

4880E 8THSTREET U.S.1 INDIAN RIVER BLVD. 860 297 0 562 35% 

4880W 8THSTREET U.S.1 INDIAN RIVER BLVD. 860 577 2 0 281 67% 

4910E 4TH STREET 82ND AVE. 58TH AVE. 870 80 17 0 773 11% 

4910W 4TH STREET 82NDAVE. 58TH AVE. 870 121 4 0 745 14% 

4930E 4THSTREET 58TH AVE. 43RDAVE. 860 228 14 0 618 28% 

4930W 4TH STREET 58THAVE. 43RDAVE. 860 288 10 0 562 35% 

4940E 4TH STREET 43RDAVE. 27TH AVE. 860 293 25 0 542 37% 

4940W 4TH STREET 43RDAVE. 27THAVE. 860 365 22 0 473 45% 

4950E 4TH STREET 27TH AVE. 20THAVE. 860 339 7 0 514 40% 

4950W 4TH STREET 27THAVE. 20THAVE. 860 505 9 0 346 60% 

4960E 4TH STREET 20THAVE. OLD DIXIE HWY 860 383 31 0 446 48% 

4960W 4TH STREET 20THAVE. OLD DIXIE HWY 860 575 50 0 235 73% 

4970E 4TH STREET OLD DIXIE HWY U.S.1 810 569 14 0 227 72% 

4970W 4THSTREET OLD DIXIE HWY U.S.1 810 532 22 0 256 68% 

5610E FRED TUERK DR. A1A W. OF COCONUT DR. 860 115 0 0 745 13% 

5610W FRED TUERK DR. A1A W. OF COCONUT DR. 860 92 0 0 768 11% 

5710E WINTER BEACH RD. A1A JUNGLE TRAIL 860 64 0 0 796 7% 

5710W WINTER BEACH RD. A1A JUNGLE TRAIL 860 54 0 0 806 6% 

5810E ATLANTIC BLVD. 27THAVE. 20TH AVE. 860 141 5 0 714 17% 

5810W ATLANTIC BLVD. 27TH AVE. 20THAVE. 860 257 6 0 597 31% 

5820E ATLANTIC BLVD. 20THAVE. U.S.1 860 123 40 0 697 19% 

5820W ATLANTIC BLVD. 20TH AVE. U.S.1 860 171 101 0 588 32% 

5910E AVIATION BLVD. 26TH STREET 27THAVE. 1,280 547 8 0 725 43% 

5910W AVIATION BLVD. 26TH STREET 27THAVE. 1,280 732 39 0 509 60% 

6010E ROYAL PALM BLVD. ROYAL PALM PL. INDIAN RIVER BLVD. 880 394 9 0 477 46% 

6010W ROYAL PALM BLVD. ROYAL PALM PL. INDIAN RIVER BLVD. 880 197 33 0 650 26% 

6110E ROYAL PALM PL. U.S.1 INDIAN RIVER BLVD. 880 223 14 0 643 27% 

6110W ROYAL PALM PL. U.S.1 INDIAN RIVER BLVD. 880 444 42 0 394 55% 
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TO: 

FROM: 

DATE: 

INDIAN RIVER COUNTY, FLORIDA 

MEMORANDUM 

The Honorable Members of the Planning and Zoning Commission 

o e M. Keating, AICP 
Community Development Director 

Stan Boli~ICP 
Planning Director 

October 4, 2007 

PLANNING 
MATTERS 

SUBJECT: Planning Information Package for the October 11, 2007 Planning and Zoning 
Commission Meeting 

For this meeting's packet, the following articles are provided: 

(1) "Is Florida Over?", The Wall Street Journal, September 29, 2007, Conor Dougherty. 

(2) "The Carolina Connection", Florida Trend, October 1, 2007, Cynthia Barnett. 

(3) "A growing thirst", The Gainesville Sun, October 3, 2007, Nathan Crabbe. 

(4) "The Green Standard?", Fast Company, October 2007, Anya Kamenetz. 

(5) "Driving to Green Buildings: The Transportation Energy Intensity of Buildings", Environmental 
Building News, September 2007, Alex Wilson and Rachel Navaro. 

cc: Board of County Commissioners 
Joe Baird 
Michael Zito 

F:\Community Development\Users\CurDev\P&Z\ARTICLES\Articles for 2007\101107.doc 



Is Florida Over? - WSJ.com Page 1 of 6 

fflE WALL STREET JOURNAL. FOF.:MAT FOF.: 
PF.:HIT!t'JG 

s:ponso rt2:d b 1~1 

ONLINE 

September 29, 2007 

PAGE ONE 

Is Florida Over? 
By CONOR DOUGHERTY 
September 29, 21107; PaKe Al 

Tampa, Fla. 

DOW JONES REPRINTS 

/4R, This copy is for your personal, 

non-commercial use only. To order 
presentation-ready copies for 

· distribution to your colleagues, 
clients or customers, use the Order 
Reprints tool at the bottom of any 
article or visit: 

"Own Your Own Home in Florida/or $350 down. Total Price 
$4,950 includes house and lot. It's Pompano Beach Highlands on 
the famed Florida east coast!" 

www.djreprints.com. 

• See a sample reprint in PDF 
format. 
• Order a reprint of this article now. 

--Advertisement in Life magazine, 1955 

"It's just not the place I originally moved to. You've got overcrowded roads. The utilities are 
higher now. Taxes are unreasonable. Everything in Florida is more expensive." 

--John Cypherd, retiree, who left Florida last month for North Carolina 

For almost a century, Florida has been a magnet for mobile Americans. The state's plentiful 
sunshine and open space has attracted "snowbirds" fleeing winter, retirees living out the last 
chapter of their lives and down-on-their-luck workers in search of jobs. A steady flow of 
newcomers has kept the state's population growing faster than the nation's, often much faster, 
since the 1920s. 

But for Americans on the move, Florida has become a less-appealing destination. Moving 
company Atlas Van Lines brought 6,700 families into Florida last year and took 8,000 out, the 
first time it has moved more out than in. The number of people from other states who switch to a 
Florida driver's license is down more than 8% from last year. And the state's crowded schools 
actually lost students last year, prompting many counties to cut back on their construction 
schedule and, in some cases, look to close schools. While foreigners continue to arrive at a rate of 
about 100,000 year, migration from inside the country is slowing. 

SEE DATA ON FLORIDA'S SLOWDOWN •1 
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Florida's pull has been weakened mostly by rising costs. 
Though real-estate prices are now falling, the median 
price for an existing single family home, at $231,900 
remains 64% more than five years ago. That kind of 
price appreciation has increased property taxes, 
especially for newcomers and for snowbirds, whose 
primary residence is out of state. Florida is also 
recovering from a spate of hurricanes that have pushed 

http://online.wsj.com/public/article _print/SB 119100802312142956.html 10/1/2007 
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up already high property-insurance rates. A two-tier tax 
system hits newcomers and part-time residents harder than long time homeowners. 

Florida is also dealing with new competition. Looking to tap the economic boost seniors can give, 
many of the South's less-expensive, relatively warm states have been reaching out to seniors and 
fiddling with their tax laws in the hope of grabbing more retirees. Georgia Gov. Sonny Perdue is 
pushing to exempt all retirement income from taxation as a way to attract and retain retirees. 

"Instead of everyone making the assumption that they're going to move to Florida, now it's more 
of an open playing field," says Dave Schreiner, national vice president at Pulte Homes' Del Webb 
communities. 

Florida has been soaking up migrating Americans since the 1920s and has had one of the fastest
growing populations ever since. The most prominent group, retirees, started pouring in after 
World War II. Just as Americans started living longer lives, with shorter work weeks and fat 
union pensions, developers responded with trailer lots and tract houses sold with slogans like "We 
Give Years to Your Life and Life to Your Years." Some Americans came to stay year-round, but 
about one million live in Florida just part of the year and return North to avoid the steamy 
summer. 

Long before Disney World opened in 1971, tourists drove down to see aquatic theme parks with 
dolphin shows and roadside alligator pits. Last year, about 85 million people visited the state. 
Many of those tourists have later made Florida their permanent home. 

H :Ci '/ :::!•:~,:::,r·:r 

"Growth is what Florida is known for," 
says Carl Hiaasen, the novelist and 
Miami Herald columnist. "Florida is in 
the business of cramming people into 
real estate for absurd prices." 

Florida's reality has always been seamier 
than its sun-kissed image. In the 1950s, 
flim-flam men peddled mail-order real
estate schemes. In 1980s, the drug trade 
was celebrated in "Miami Vice." The 
state's lenient bankruptcy laws have long 

made the state a destination for debtors on the run. Florida's unrestrained growth has destroyed 
mangrove swamps and drained large swaths of the Everglades. 

But growth has transformed Florida from an agricultural backwater to a key player on the national 
stage. Florida had just 10 electoral votes when John F. Kennedy was elected in 1960; he didn't 
carry the state, but won anyway. In 2000, Florida delivered the presidency to George W. Bush 
with 25 electoral votes. 

A few months ago, Randy Quinones, a retired plumber in New Hampshire, was gearing up to 
leave the chilly Northeast and live out his days in Florida -- just like millions ofretirees before 
him. He got ready to put his home on the market and told his buddies that he'd be in Florida soon. 
But Florida housing prices caused him to look elsewhere. "It didn't fit our budget, so we didn't do 
it," he says: Instead of Gainesville or Ocala where prices were $250,000 to $300,000, Mr. 
Quinones moved in May into a home outside Knoxville, Tenn., that cost $207,000. 

http://online.wsj.com/public/article_print/SB 119100802312142956.html 10/1/2007 
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Then there are the so-called "half-backs," northeastemers who move to Florida and then move 
halfway back home. 

Faith Cohan moved to Florida from Rhode Island in 1982, with dreams of living on the beach and 
opening her own business. With the proceeds of their house sale, Ms. Cohan and her then husband 
moved to Florida and opened a store near Naples. 

Two years ago, Ms. Cohan and her husband divorced. Ms. Cohan had planned on staying in their 
condominium, but after Hurricane Wilma, condo fees jumped to $3,200 from $1,220, reflecting 
higher insurance costs for the building. The couple sold their condo for $280,000 and split the 
proceeds. But instead oflooking in Florida, Ms. Cohan paid $140,000 for a townhouse in 
Simpsonville, Ky. "I just couldn't stay another year and pay those kinds of fees by myself," she 
says. 

After years of nonstop growth, many Florida cities have been caught off guard by slowing growth. 

Between 2000 and 2005, the Tampa Bay region, with its 2.7 million residents on Florida's west 
coast, grew 10%, adding about 242,000 residents. The number of single-family-home permits 
doubled, as new residents flooded in, buoyed by subprime and no-down-payment mortgages. 
Tract homes on the outskirts of the county, in a town called Ruskin, have blossomed on land that 
was once set aside for oranges and tomatoes. The supply of new housing had everyone from the 
school district to local churches gearing up for years of booming growth. 

But all this has slowed. Two years ago, Father Tracy Wilder, rector at Ruskin's St. John the Divine 
Episcopal Church, envisioned his parish growing 10% a year for the foreseeable future. He asked 
a church volunteer to do a feasibility study for an elementary school. That's now been shelved. 
Father Wilder says the number of new members has declined precipitously. When he first arrived 
in 2001, the church was signing up 70 new members a year. This past year there were 15. "We 
had to scale back some of our plans," he says. 

Few organizations have been as rattled as the local public-school system. In recent years, the 
schools have added an average of about 5,400 new students a year, and have put overflow classes 
in portable trailers. This year, through the 20th day of school, Hillsborough County schools have 
between 400 and 500 fewer students than last year. Last year, the school district opened a new 
high school in the Ruskin area, one of five new schools built to relieve the crammed classrooms 
and address projected growth. But on the first day of school, Lennard High School had about 
1,028 students, half of capacity. Every teacher in the school has a dedicated classroom plus an 
unused classroom where they've put copy machines and are storing computers and extra chairs. 
"We're not seeing the growth we anticipated," says Principal Denny Oest. 

The school district now projects flat attendance for at least three years and has shelved plans for 
yet another high school as well as two elementary schools. 

A decline in migration trends could spell broader trouble for Florida's economy. In addition to 
tourism, the influx of retirement savings and Social Security checks are a big driver of the state's 
economy. This, in tum, creates a huge stock of service-oriented jobs -- one reason why some of 
Florida's best-known businesses include homebuilding companies and restaurants like Outback 
Steakhouse and the Olive Garden. 

Florida is always in need of doctors and nurses as well as civic employees like teachers. Over the 

http://online.wsj.com/public/article_print/SB 119100802312142956.html 10/1/2007 
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past five years Florida has created 846,000 jobs, more than any U.S. state, and about as many as 
California and Arizona combined. The growth has helped out communities even beyond Florida: 
The state's demand for new workers has acted as a sort of a pressure release valve for many rust 
belt states that have seen unemployed workers leave for better opportunities in the South. 

Michigan, Ohio and Illinois have long been among the biggest contributors to Florida's population 
growth. Yvette Thomas moved to Tampa from Dayton, Ohio, in 2002. In Ohio, Ms. Thomas had 
been working as a full-time substitute teacher in an elementary school, but had to move to a 
charter school after the teacher she was subbing for came back from maternity leave. 

Then came a spring break vacation to Tampa. It was cold in Ohio; balmy in Tampa. Ms. Thomas 
and her future husband hung out on the beach, saw dolphins from a boat and ate fresh grouper. On 
a whim, they stopped by the school district's recruiting office. A recruiter called them the next 
day, and a few months later they were looking for a new apartment. "It was very easy for us to 
come in the system," she says. 

Cloudy Outlook 
Five years later, Ms. 
Thomas has her mind 
set on going back 
north. With the aid of 
a no-money-down 
mortgage, Ms. 
Thomas and her 
husband bought a 
$168,000 house. The 
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income as a middle-school teacher, Ms. Thomas teaches night school two days a week. "There is 
no way I could raise a family here," she says. Next year, she plans to sell her home and move 
north, perhaps back to Ohio. "I thought it would be like a vacation," she says. "It turned out to be 
a hurricane." 

Florida has been through this before. In the early 1990s, economic weakness and failures in the 
savings-and-loan industry pushed the state's unemployment rate to among the highest in the 
nation. Immigration slowed and some metropolitan areas had a net outflow of residents. The state 
recovered and the next boom came along. 

Many economists believe that this lull, too, will be temporary. Despite a 41 % drop in home sales 
in the past year, Florida's economy has so far skirted recession, and unemployment remains a low 
4%, though joblessness has been rising. While domestic migration from other states to Florida has 
slowed, it hasn't turned negative. Last year, domestic immigration contributed 166,000 people to 
Florida's population, down 19% from the five-year average of 206,000, according to the census 
bureau. Those figures don't reflect the most recent trends. 

But there are some signs of trouble in the economy. In July, retail sales declined 2.5% statewide 
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from the same period a year earlier, compared with a 0.5% gain nationally. Car retailer 
AutoNation Inc. reported a dip in second-quarter revenue because of "a decline in new-vehicle 
retail sales especially in California and Florida." Over the past few months, retailers, including 
Wal-Mart Stores Inc., Target Corp. and Lowe's Cos. Inc. have all reported sluggish sales in 
Florida. 

A Florida rebound would likely require housing prices to fall further than they already have. With 
the help of subprime and no-money-down mortgages, the state became a place for rampant 
speculation that more than doubled prices in a four-year period. The price appreciation fueled a 
refinancing boom that gave consumers access to billions in home equity, and they spent it. 
Research firm Moody's Economy.com estimates the real-estate sector has been responsible for one 
in three new jobs over the past few years, everything from mortgage brokers to Home Depot Inc. 
stockboys. But the rise in prices also locked out a lot of prospective migrants from other states. 
While home prices were doubling, the state's personal income rose just 31 %. That made it tough 
for anyone living on Florida wages to crack the real-estate market and recent declines haven't 
offset that. 

What's more, as Florida's population has swelled, the state has created a two-tiered tax system that 
hit newcomers and part-time residents harder than longer-term residents. For tax purposes, 
permanent residents receive a $25,000 "homestead" reduction in the assessed value of their home, 
which reduces their property taxes. A 1992 amendment to the state's constitution caps the annual 
increase in residents' assessed home value at 3% a year or the rate of inflation, whichever is lower. 

The effect is that over the past few years, as home values have soared, newcomers have paid 
higher tax bills. For instance, the owner of one North Tampa house assessed at $214,764 paid 
$1,992 in taxes last year, according to the Hillsborough County property appraiser's office. A new 
owner, who made it his primary residence, would pay about $3,820 in taxes next year, assuming 
the house doesn't decline in value. 

Rising insurance rates prompted by hurricanes are also eroding Florida's appeal. The average 
premium for homeowner's insurance in Florida was $929 in 2004, the fourth-highest of any state 
in the country. In Hillsborough County, rates on a five-year-old $150,000 house range from $940 
to $2,313 a year. 

Florida is now scrambling to reduce property taxes and the cost of homeowner's insurance. Over 
the summer, Gov. Charlie Crist signed a bill to roll back property taxes to last year's level. Next 
year, Floridians could vote on a constitutional amendment that would lower property taxes by 
increasing the tax exemption given to permanent residents. New legislation also requires the state
run Citizens Property Insurance Corp. to freeze rates in 2007. The idea is to keep other insurers 
from raising their prices. 

But none of that makes a difference to Mel Graves. He sold his New Hampshire software and 
advertising systems support company and moved to Florida in 2002. He spent $275,000 on a 
house near Sarasota on the Gulf Coast. In 2004, when Hurricane Charley bore down on their 
home, Mr. Graves and his wife left for their son's place in Tennessee. When the hurricane was 
past, Mr. Graves returned to Florida and sold the house for almost double what he paid for it. 

"My wife said 'No way am I staying here,"' he says. 

The Graves have decided to settle in Tennessee. 
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For a quarter-century, each July, University of Florida Foundation officials have packed up orange and blue banners, balloons, 
Gator cups and other UF paraphernalia and driven eight hours to throw a party at the favorite summer getaway spot of some 
of the university's most generous donors: Western North Carolina. 

So many Floridians now sojourn in the area that in recent years UF officials have had to split the mountaintop bash into two 
parties over two nights. To treat the Carolina crowd to an evening of "bluegrass, barbeque and Bernie," President Bernie 
Machen has to spend one night in Highlands and the next across the mountains in Linville. 

"It's grown so much, we've really maxed out the seating," says Carter Boydstun, senior associate vice president for 
development at the UF Foundation. "Every summer, we have a lot more names to add to the invitation list." 

Whether chased north by the heat, the hurricanes or property-tax and insurance costs, more Floridians are buying second 
homes in western North Carolina - or packing permanently for the mountains. 

And Florida home builders are following their customers north. Seeking to diversify operations as they ride out Florida's 
housing downturn, the builders are buying up mountaintops and developing them by the thousands of acres. 

But they are betting on an uncertain boom. For in these cloud-laced mountains, Florida history is repeating itself in a dozen 
different ways. In some areas, speculators have lost money on development deals that proved too good to be true. In others, 
rising land values and taxes are leading locals, such as artisans and farmers, to sell out and move on, homogenizing the 
mountain culture as Christmas tree crops become rooftops. Across the region, lack of development regulation has led to 
environmental problems, from groundwater scarcity to soil erosion. 

"People move to western North Carolina communities because they think these small towns are so quaint, and then they 
perch a 5,000-sq.-ft. house on the side of the mountain," says Robin Cape, an Asheville city councilwoman first exposed to 
western North Carolina on many summer trips from Tampa with her grandparents. 

"I wish people could remember that they're not in Miami anymore." 

Florida's connection to the mountains of North Carolina dates to the late 19th century. University of South Florida historian 
Gary Mormino says those who could afford it began to leave coastal Florida each summer to escape annual scourges of 
deadly yellow fever. 

Asheville area leaders worked shrewdly to make sure their region became a major destination for those fleeing other states, 
says Western Carolina University history professor Richard D. Starnes, author of "Creating the Land of the Sky: Tourism and 
Society in Western North Carolina." During south Florida's real estate boom in the 1920s, the Asheville chamber hired 
director Fred Weede away from the Miami chamber, "a clear statement that Asheville wanted what was happening in Miami," 
Starnes says. 

Boom towns like Palm Beach and Miami had proven that transportation - rail or road - was key to landing tourists and 
second-home buyers. Weede was among the North Carolina leaders who persuaded federal officials to route the Blue Ridge 
Parkway through North Carolina, excluding rival mountain destinations in Tennessee. 

Throughout the 20th century, Asheville's real estate fortunes were tied closely to Florida's. "You see many of the same people 
operating under different business names in both markets, and the same speculators speculating in both markets," Starnes 
says. In the 1930s, he says, "When the Florida market crashed, the Asheville market followed." 

Starnes, North Carolina real estate agents and others say they see a similar symbiosis today. "We can pretty much connect 
the dots," says Tom Tveidt, director of research with the Asheville Area Chamber of Commerce, who tracks migration data for 
Buncombe, Madison, Haywood and Henderson counties. Tveidt's research shows Florida is the top feeder state by far. 
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21st century boom? 

Southwest of Asheville, in a rugged but upscale town called Cashiers, Realtor Jane Ebberts shows up for an interview looking 
ready for fly-fishing: Jeans, hiking boots and a backcountry blouse. Originally from Buffalo, N.Y., Ebberts and her husband 
raised a family and pursued careers in central Florida, where she was a software designer. They left for North Carolina in 
1997, when he sold his security firm to a national company and retired early. "We really wanted to get back to all four 
seasons, but not Buffalo's four seasons." A friend recommended Cashiers. They came in May and didn't want to return home, 
even long enough to sell their house. "It was love at first sight," Ebberts says. "It's beautiful weather and a lifestyle, and 
you're not going to get attacked by mosquitoes, either." 

The Ebberts fall into a large demographic group known as "half-backs" - retirees or others who come to Florida from the 
northeast or Midwest then move "halfway" back home, whether to North Carolina or another mid-latitude state. Many half
backs, like the Ebberts, fall for the mountain weather: Average temperatures are 15 degrees cooler than Florida's in the 
summer, with Crayola-bright autumns, light-snow winters and rhododendron-blooming springs. 

More Floridians keep second homes in North Carolina than move here full time - in some cases to avoid state income tax. 
But the ranks of those like the Ebberts who move permanently are growing. The annual number of Floridians switching to 
North Carolina residency rose from 13,578 in 1990 to 26,653 last year. While Census data doesn't reflect a major exodus, 
moving companies are beginning to pick up a trend. In January, United Van Lines reported that for the first time since it 
began keeping records in 1977 it moved more people out of Florida than into the state. The company's annual migration 
survey found North Carolina was the 

No. 1 destination state nationally, with a 64% inbound migration rate in 2006. Florida's rate was 51.2% outbound, 48.8% 
inbound - a statistical dead heat. 

So many Florida home builders are following customers north these days that they report running into each other on the 
ridges. Ebberts represents area developments by Steven Umansky of Tampa's LandSource Development, Ian Gail of Sheridan 
& Gail in Fort Lauderdale, Herb Gimelstob of Boca Raton and Mountain View Ventures, part of Resources Planning of West 
Palm Beach. Northeast of Asheville, in Linville, Naples-based Lutgert Cos. began developing Linville Ridge near Boone more 
than 20 years ago; more than 70% of the residents are from south Florida. Other southwest Florida developers, including the 
Bonita Bay Group in Bonita Springs and Stock Development in Naples, say they are scouting development possibilities in 
North Carolina but cannot go forward until real estate fortunes in Florida improve. 

While all the Florida cash is a boon to mountain economies, it also has created tensions. Just as Floridians rely on European 
visitors even as they ridicule their Speedos, North Carolina's mountain communities have long counted on Florida summer
tourist dollars while simultaneously deriding "Floridiots" who drive 25 mph on mountain roads where the posted speed limit is 
40. 

In recent years, the concerns have become more serious than pokey drivers. Dominated by early-retiree Baby Boomers, the 
newcomers are bidding up land and housing costs, even as wages and job growth increase only slightly, says Tveidt at the 
Asheville chamber. As a result, just as in many resort areas of Florida, workers in communities such as Cashiers and 
Highlands that cater to the newcomers often can't afford to buy homes there. Other familiar themes: Sprawl, traffic gridlock, 
air pollution and loss of prime pasture and forestland caused by rapid, poorly planned growth. 

In the most rural mountain counties, conflicts are arising as developers import new, unfamiliar types of development, says 
Jody Higgins, a native of Yancey County east of Asheville. Higgins, publisher of the Yancey County Journal, says Floridians 
are a well-established part of the culture in places like Pensacola township, where they have mingled with mountain natives 
since the 1920s, dwelling in modest cabins with spectacular views of the Mount Mitchell range. Several new communities, 
however, feature much larger homes and gated entrances - once unheard of in Yancey, a quiet, conservative county that 
continues to ban the sale of liquor, beer and wine. 

"Why would you want to live behind a gate in the mountains?" asks Cape, the Asheville city councilwoman. "There's nothing 
to be afraid of." 

Flatlanders on the ridges 

When it comes to importing Sunshine State grandiosity, no Florida developer is doing it bigger than Celebration-based Ginn 
Resorts. Ginn's 6,000-acre Laurelmor, a luxury golf community that covers parts of Watauga and Wilkes counties, is larger 
than the nearby towns of Boone and Blowing Rock combined. With hoopla reminiscent of Florida land companies circa the 
1950s, Ginn threw an enormous opening party on the mountaintop last November and flew potential buyers - many from 
Florida - over the property in helicopters. 

Buyers were impressed, snapping up 240 lots that day, ranging from $450,000 to $1.2 million. But many residents of still
quaint Boone and Blowing Rock are not. They worry that the development will further drive up home prices in their 
communities, which are increasingly unaffordable for families. Environmentalists fear Laurelmor will aggravate water-supply 
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problems. 

To ease environmental concerns, Ginn has agreed to put at least 2,000 acres, including 63 miles of streams, in a 
conservation easement. Other Florida developers also are setting aside significant preservation land as part of community 
amenities. However, too many don't, says Jose Rosado of Coral Gables, developer of Great Camps of the Smokies in Graham 
County. Rosado is CEO of IBEX Mountain Group, which has purchased more than 1,000 acres of wilderness bordering 
Nantahala National Forest and Great Smoky Mountain National Park and plans to build four communities with hundreds of 
high-end, rustic homes. Rosado has pledged 70% of each community will be preserved as wilderness commons areas. 

"A lot of Florida developers have been doing some real high-quality stuff, but there's a few that have come in and done it 
wrong," he says, for example, taking "checkerboard" plans and plunking them down in the mountains. 

Rosado says Florida developers "by and large don't have experience with steep terrain" and encounter problems with erosion 
and drainage. Most local governments lack laws, such as "steep-slope" ordinances, designed to avoid such problems. In fact, 
the majority of western North Carolina counties have no planning or zoning laws whatsoever. Fort Myers luxury-home builder 
Bill Ennen tells of walking into the Yancey County Courthouse, asking directions to the zoning office and getting a puzzled 
look. There is no zoning office. "People have been very opposed to any sort of subdivision ordinances here because property 
rights are sacred," says Higgins, the Yancey newspaper owner. "But now people are suddenly seeing the mountains being 
chopped all to pieces, and there's finally a groundswell to do something." 

Indeed, this summer, residents were debating growth and development issues in counties all across the Appalachians. In a 
scenario familiar in Florida, the newcomers often were the ones spurring on the local governments to act. Having found a 
slice of natural beauty and slow pace of life, the most recent batch of immigrants is trying to keep the next batch from 
lousing it up. Jackson County, home to Cashiers, took the boldest step when it slapped a moratorium on all new development 
pending a tough new subdivision ordinance, which passed in August. The high-end Florida developers there supported the 
new law. "I don't think anyone wants to see the mountains chopped up," says Tampa's Umansky. 

On the opposite side of Asheville to the northeast, Mitchell County has begun to discuss a subdivision ordinance, - but only 
after a real estate scheme at a development called the Village of Penland scammed investors out of more than $100 million. 
The developers, including one from Bradenton, used inflated appraisals and phony second mortgages as down payments and 
convinced investors to borrow millions, promising them enormous profits. The developers failed to finish a single home on the 
1,200-acre project. They instead used the money to fund other failed projects in South Carolina and St. Thomas, according to 
North Carolina's attorney general. 

Having experienced a seedy side to the housing boom, western North Carolina is beginning to see there can be a downside, 
too. Asheville-area counties that had bucked the national housing downturn began to see a slowdown this summer that in 
some cases is tied directly to Florida's. Every real estate broker seems to have stories of buyers who couldn't close on the 
purchase of a mountain home because they couldn't sell a home in Florida. At Century 21 All Seasons in Asheville, broker-in
charge Joe Grady advises sellers not to make deals that are contingent upon a home sale in Florida. He's even advising his 
brokers not to bother with Florida customers who have to sell their homes in Florida: "Do not get them in your car; do not 
play chauffeur; do not give them the tour," he says. "In our experience, it is taking them a long, long time to sell." 

Just ask Daniel Longen, 64, and fiancee Susan Brady, 60. Last year, with their Naples home on the market, the couple 
bought a home in the western Asheville suburbs, looking forward to four seasons. When their Naples home languished on the 
market, "I woke up in the middle of the night one night and said we're not in too bad shape today, but this could get to be a 
really bad situation," Longen says. The couple decided to put the Asheville home up for sale, too, and to live in whichever one 
didn't sell. Two weeks later, they headed back to Naples. 

"I'm disappointed, but not terribly because Naples isn't that bad, and people really seem to be working on the things we were 
critical of, like homeowners insurance and taxes," Longen says. "But those mountain vistas sure were nice." 

© Copyright 2007 Florida Trend All Rights Reserved. 

http://www.floridatrend.com/print_article.asp?aID=47552 9/27/2007 



A growing thirst - News - GainesvilleSun.com 

The Gainesville Sun 

www.GainesvilleSun.com 

Oct 3, 2007 

A growing thirst 
By NATHAN CRABBE 
Sun staff writer 

Page 1 of 4 

As officials in Alachua County criticize plans to pump river water to meet the needs of a growing 
population, they may soon find themselves in the same boat. 

Gainesville Regional Utilities wells are expected to drop parts of the Floridan Aquifer more than 10 feet 
by 2025. This year, the utility is expanding wells to a second water district to spread impacts on the 
aquifer. 

GRU officials say they're also quadrupling spending in the next three years on capital projects to provide 
treated wastewater for lawn irrigation. They say the effort will help prevent them from being forced to 
tap rivers or lakes to supply the public. · 

"We're trying to be pre-emptive with it," said David Richardson, GRU's assistant general manager for 
water and wastewater systems. 

A growing population means it may be too late for other utilities in the St. Johns River Water 
Management District. A 2003 study found that 39 percent of the district is expected to pump 
groundwater to the point that it may cause nearby wetlands and surface water bodies to be drained. 

The district declared these places as water-resource caution areas, requiring utilities located there to find 
alternative drinking-water sources. The designation led to plans to pipe water from the Ocklawaha and 
St. Johns rivers more than a 100 miles away to growing Central Florida communities. 

Officials in Alachua and Marion counties are joining to lobby against the proposal as part of the Heart of 
Florida Regional Coalition. The idea is that both counties speaking in a unified voice have a better 
chance to get lawmakers to listen, said Ron Barnwell, director of the coalition. 

While the Ocklawaha's location in Marion County concerns officials there, Alachua County officials say 
they're worried about the precedent being set. 

A domino effect could lead to other waterways being tapped to fuel growth in southern parts of the state, 
said Randy Reid, Alachua County manager. 

"You could see that domino go straight up the state," he said. 

But Gainesville might soon have a more immediate reason for concern. The 2003 study found GRU was 
not in a caution area, but the district is now doing a follow-up study that is expected to be ready for 
public review by year's end. 
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New growth estimates could change GRU's designation. In 2003, the population in the utility's service 
area was projected to be nearly 214,000 in 2025. But higher-than-expected numbers in recent census 
data have led to a revision that increases the 2025 projection by about 25,000 people, according to the 
water district. 

Water use is now expected to jump more than 25 percent from today's usage, reaching more than 36 
million gallons a day in 2025. GRU is preparing for increased demand by building its first wells in the 
Suwannee River Water Management District. 

The utility's service territory falls in both the St. Johns River and Suwannee River water districts. The 
land where its wells are located, the Murphree Wellfield, is also part of both districts, and the districts 
jointly helped pay for the purchase of the property. 

But until now, GRU has operated more than a dozen wells exclusively in the St. Johns district. GRU is 
expected to start operating its first well in the Suwannee district by year's end and a second well there by 
2011. 

"It will definitely spread the impacts (on the aquifer) so it's not as concentrated," said Rick Hutton, 
senior water and wastewater engineer for the utility. 

The utility also has increased spending on providing treated wastewater for irrigating lawns. Spending 
increased from about $35,000 in 1998 to nearly $1.7 million in 2007. It is projected to jump to nearly 
$6.9 million in 2010 before falling in subsequent years. 

Much of the increase will be used on improving the "backbone" of the utility's wastewater system by 
building storage and pumping stations, Hutton said. The projects will allow treated wastewater to be 
used for irrigation in new subdivisions west of Gainesville, he said. 

Gainesville Mayor Pegeen Hanrahan said she'd like to see those wastewater pipes extended to parts of 
the city east oflnterstate 75. But because of the large number of college students in that area who aren't 
watering lawns, she said, a more effective way to conserve water there would be to encourage the use of 
water-efficient appliances and fixtures. 

Rob Brinkman, chairman of the local Sierra Club chapter, said he supports an effort similar to what is 
being done to encourage energy conservation. The utility could provide rebates for water-conservation 
steps such as replacing old toilets, he said. 

"There's all kinds of ways we could cut down on water use," he said. 

GRU officials say a rate structure implemented in the late 1990s and expanded in 2003 helps encourage 
water conservation. The structure charges higher rates for the biggest water users. 

Officials say the rates caused per-capita water usage to drop 8 percent and helped lead to lower per
capita usage in GRU's territory than the district as a whole. But they concede some of those numbers 
may be the result of big users drilling their own wells to irrigate their properties. 

Utility officials say the region faces less pressure to find alternative sources than other parts of Florida. 
They say the last district study found only the deep Floridan Aquifer dropping significantly from 
pumping, not groundwater closer to the surface that can affect wetlands and water bodies. 
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Excessive pumping of the Floridan Aquifer poses several problems, according to district officials. They 
say it could cause brackish water to be pulled into wells, interfere with wells of other users and 
eventually threaten groundwater that more directly connects with wetlands. 

"The greater magnitude of that drawdown, the greater chance you're going to see impacts in the surface 
and the wetlands," said Clair Muirhead, a hydrologist with the St. Johns district. 

GRU officials say they won't speculate about whether the next report will show such impacts. But 
Hutton said he doesn't expect the kind of imminent problems being faced in other parts of the state. 

"Yes, we need to keep an eye on our water usage," he said. "But are we in a situation where we're 
headed toward a train wreck? No."Water use 

Gainesville Regional Utilities is seeing an increasing demand for water.A .A .A 

PAST AND PROJECTED WATER USAGE 

(Figures are in millions of gallons per day) 

1998: 23.89 million 

2007: 28.69 million 

2017: 32.87 million 

2027: 36.84 million 

.A .A .A and is increasing spending on projects to provide treated wastewater for lawn 
irrigationA .A .A .A 

PAST AND PROJECTED CAPITAL EXPENDITURES ON REUSE 

1998: $34,954 

2007: $1,683,000 

2010: $6,883,292 

2013: $2,596,571 

.A .A .A but a comparison with other cities shows some are doing more. 

WASTEWATER REUSE IN 2006 

(Utility, percent of wastewater reused) 

Gainesville: 21 percent 

Jacksonville: 10 percent 
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Ocala: 58 percent 

Altamonte Springs: 92 percent 

St. Augustine: 14 percent 

SOURCES: Gainesville Regional Utilities, St. Johns River Water Management District 

Nathan Crabbe can be reached at 352-338-3176 or crabben@gvillesun.com. 
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When this magazine moved to 7 World Trade Center this past spring, we were pleased to be settling into 
the first New York office tower to score a "gold" for environmental sustainability from the United States 
Green Building Council, or USGBC. Buildings account for 71 % of America's electricity use and 38% of 
all greenhouse-gas emissions, according to the Department of Energy. Anything that cuts those 
numbers--as USGBC-certfied buildings do, by an average of 25% to 30%--is surely a plus. 

But what does the plaque on the front of a $700 million glass tower really mean? Asking that question 
exposes some serious cracks in the world's biggest green-building brand name--Leadership in Energy 
and Environmental Design, or LEED--as well as a very human tendency to reach for easy solutions to 
difficult problems. 

As alarm over the environment intensifies, LEED has been in the right place at the right time. Two 
federal agencies, 22 states, and 75 localities from Seattle to Boston have instituted policies to require or 
encourage LEED; in New York, the new rules are expected to affect $12 billion in new construction in 
the next few years. A host of major New York projects, including new luxury condos in Battery Park 
City, a 2-million-square-foot skyscraper on Bryant Park in midtown, and the rest of the buildings 

around the World Trade Center site, have all sought the council's stamp of approval. 

But critics say that the LEED standard falls short of what's possible in terms of saving energy. While a 
25% to 30% improvement in energy use over conventional buildings sounds impressive, it pales 
compared with, say, the 50% target adopted by the dozens of firms that have signed on to the 
Architecture 2030 initiative. Assessing LEED is further complicated by the business growth of the 
Green Building Council. Awarding gold--and silver and platinum--certification has been a gold mine for 
the nonprofit organization. Once a small operation with seven paid employees, it now fields a 116-
member staff and earns 95% of its $50 million annual budget. 

Which raises another question: Could the council's financial success be standing in the way of cutting
edge green-building standards? 

. 
The Green Building Council started 14 years back with an unlikely alliance between a real-estate 
developer, David Gottfried, and a senior scientist for the Natural Resources Defense Council, Rob 
Watson. "The great majority of environmental organizations had invested in keeping companies on the 
other side of a fence," says Richard F edrizzi, the current CEO of the council. "David [ Gottfried] thought 
that we could do things differently. If we could invite business to the table, we could develop standards 
relative to building performance, buy in at the very top, and be able to transform the marketplace toward 
sustainable buildings." 
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The result, introduced in 2000, was LEED. The LEED rating system is simple in concept. Architects and 
engineers shoot for points in six categories: siting, water use, energy, materials, indoor air quality, and 
"innovation in design." Once a building is complete, a representative from the Green Building Council 
reviews the documentation--plans, engineers' calculations--and awards points out of a possible 69: 
certified (at least 26 points for new construction), silver, gold, or platinum (at least 52 points). 

Watson says the point system was specifically constructed to entice builders and drive the market in a 
green direction. "One definable action equals one point," he says. Bike racks, one point; recycling room, 
one point. "We threw a few gimmes in there so people could get into the low 20s ... and say, 'We can do 
this."' 

And it worked. Power-suited developers and hard hats have signed on. More than 6,500 projects have 
registered for LEED certification since 2000, and new categories such as commercial interiors and 
existing buildings have been added to the original LEED for new construction. Forty-two thousand 
people have paid $250 to $350 and passed exams to become "LEED-accredited professionals." 

The council's revenue has been growing at 30% or better a year, with close to 20% coming from 
certification. Getting the LEED plaque is not cheap. In February, the mayor of Park City, Utah, told a 
building-industry publication, "On the Park City Ice Arena [$4.8 million project cost], we built it 
according to LEED criteria, but then we realized that [certification] was going to cost $27,500. So we 
ordered three small wind turbines instead that will power the arena's Zamboni." 

Much of this growth is credited to Fedrizzi, a former marketing executive for an air-conditioning 
company who became CEO in 2004. "We realized we were getting the messaging wrong, leading with 
the environmental story," he says. "We had to lead with the business case." 

The business case isn't just that green building saves money on energy. It's that LEED certification sells 
buildings to high-end clients and governments, gets architects and builders sparkling free publicity, and 
creates a hook for selling new products, materials, and systems to builders. It's a whole new commercial 
ecosystem. "Here in DC," says architect Russell Perry, who's active in the Green Building Council, "for 
a speculative developer to go out and advertise their property as being Class A [the highest-quality 
commercial building], they've got to have a LEED rating. The brokers need that as part of their pitch. 
People who would have been ambivalent about that as a moral issue are finding that it's a commercial 
necessity." Perry also cites the mushrooming of markets for products and services such as less toxic 
paints. 

Fedrizzi is now talking to holders of multibillion-dollar real-estate portfolios, such as Cushman & 
Wakefield and Transwestem, about the possibility of trading carbon credits from green buildings. 

Even skeptics recognize the council's achievement. "There's nothing else out there. LEED is what's for 
dinner," says Auden Schendler, the director of environmental affairs at Aspen Skiing Co. and the author, 
with Randy Udall, of a much-discussed 2005 article in Grist, the online environmental magazine, titled 
"LEED Is Broken: Let's Fix It." "Plus, it's a good idea. Previously, nobody knew what a green building 
was." 

But, Schendler adds, "one of the reasons you'll find very few critics out there is that lots of folks make 
money on LEED. And it is a bit of a cabal--it's like criticizing the pope in Rome. People don't want to 
alienate themselves from this great emerging movement." 

The limitations of LEED proceed from its design. The categories aren't weighted, meaning that bike 
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rack, to use an oft-cited example, can get you the same point as buying 50% of your energy from 
renewable sources. And there are no regional adjustments; saving water earns a point in Seattle just as it 
does in Tucson. What's more, says Schendler, "until recently, you could certify a building to LEED with 
no energy measures." Now beating a widely accepted international baseline (ASHRAE/IESNA) by 14% 
is required. But is that enough? "All IO points [in the LEED energy category] should be mandatory," 
Schendler asserts. That would mean beating the ASHRAE baseline by 42%--which, he says, "is 
achievable and frankly isn't even enough to solve the climate problem." 

The temptation for developers and builders is point mongering--picking one action from column A, 
another from column B. "I think people have the idea that sustainability is just a collection of exciting 
ideas that you can peel and stick onto your building," says David White, a climate engineer with the 
German firm Transsolar. "Unfortunately, the exuberant creative stuff--the expensive buzz words such as 
'geothermal,' 'photovoltaic,' 'double facade,' and 'absorption chiller'--only makes sense when the basic 
requirements, such as a well-insulated, airtight facade with good solar control, are satisfied." 

Jerry Yudelson, who has written five books on LEED and marketing green buildings, highlights the 
peel-and-stick method in his forthcoming book Marketing Green Building Services: Strategies for 
Success. He calls solar panels and green roofs "two of the most important emerging green technologies." 
Yet most engineers say that solar panels have limited applications on large buildings, and reflective 
roofs can save as much energy as "green" ones covered with plants. But Yudelson writes, "Nothing 
beats publicity like having your project, with its green roof, PV [photovoltaic, or solar, power] system, 
and LEED Gold plaque highlighted as a lead story on the 6 o'clock or 10 o'clock network news station in 
your city. You'll get on camera; dozens, possibly hundreds of clients, prospective employees, and others 
in your industry will see it, almost guaranteed." 

New York architect Chris Benedict--whose residential buildings use only 15% as much energy for heat 
and hot water as the typical New York apartment building--says, "I've spent hours explaining my 
systems-based approach to a newspaper reporter, and at the end, the photographer asked me, 'Do you 
have a solar panel or something I could photograph?'" With her design partner, Henry Gifford, a former 
boiler mechanic, Benedict delves into the infrastructure of buildings, incorporating basic factors such as 
heavy-duty insulation, radiant heating and cooling, room-by-room temperature controls, and thicker 
glass. 

One of the reasons you'll find very few critics out there is that lots of folks make money on 
LEED, says one environmentalist. 

Benedict, who works outside the LEED structure, says that environmental constraints free her creativity, 
citing a building in the Bronx where dramatically deep sills shade the south-facing windows. Certain 
cliches of modem architecture, like the glass curtain walls of One Bryant Park, the future headquarters 
ofUSGBC board member Bank of America, are another story. "It's pretty frustrating that there's going 
to be a LEED platinum-rated glass buHdlrii?;, II Benedict says. "It's going to use obscene amounts of 
energy. At times, it will need to be heated and air-conditioned at the same time." 

Jordan Barowitz, director of external affairs at the Durst Organization, the developers of One Bryant 
Park, counters, "You could make a building that's very energy-efficient by not having any windows in it 
and having only one elevator, but this is not a building that people are going to want to work in." 

So what should define a green building? It's not necessarily shiny or pretty, and it starts from the minute 
the site is chosen. LEED began with the goal of getting attention for energy-efficient building. Now that 
it is dominant in the marketplace, it could be adjusted to better reflect--and exploit--its newfound power. 
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Rob Watson, the so-called father of LEED, seems to agree. "Over the last 10 years, the gravity of the 
global environmental situation has become more obvious," says Watson, reached in China, where he's 
consulting on green buildings for the government and private developers. "And so I think, if anything, 
we need to redouble our efforts, and not only go for greater market share but increased stringency at the 
same time." 

Feedback: kamenetz@fastcompany.com 

Copyright © 2007 Mansueto Ventures LLC. All rights reserved. 
Fast Company, 7 World Trade Center, New York, NY 10007-2195 
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Driving to Green Buildings: 
The Transportation Energy Intensity of Buildings 

As the world's first LEED Platinum building, the Chesapeake Bay 

Foundation's Philip Merrill Environmental Center is loaded with green 

features: photovoltaic panels, rainwater harvesting, composting toilets, and 
bamboo flooring, to mention just a few. However, moving the organization's 
staff of around 100 into the new building meant that many employees who 
had been able to walk to work in the older downtown facility now have to 
drive roughly ten miles ( 16 km) to get there. To their credit, the 
organization spent two years looking for a downtown building to house their 
growing staff, and they tried to mitigate the increased use of cars in the new 

building with bicycle and kayak racks, showers, and loaner vehicles for non
automobile commuters, among other strategies. The fact remains, however, 
that the additional energy use from more employees driving to work may 
well exceed the energy savings realized by the green building. 

Designers and builders expend significant effort to ensure that our buildings 
use as little energy as possible. This is a good thing-and very obvious to 

anyone who has been involved with green building for any length of time. 
What is not so obvious is that many buildings are responsible for much more 
energy use getting people to and from those buildings. That's right-for an 
average office building in the United States, calculations done by 
Environmental Building News (EBN) show that commuting by office workers 
accounts for 30% more energy than the building itself uses. For an average 

[send to pr-inter] [close this winrJow] 

Since the late 1990s, Portland's Pearl District 
has been transformed from a largely 
abandoned industrial area into a bustling 

mixed-use neighborhood. Local developers 
actively promote alternative forms of 
transportation, evident in the giant neon "Go 
By Streetcar" sign atop this multi-use complex. 

new office building built to code, transportation accounts for more than twice as much energy use as building operation. 

This article takes a look at the "transportation energy intensity" of buildings and the influence of location and various land-use 
features on this measure of energy use. While the focus will be primarily on energy (and the associated environmental impacts 

of energy use, such as pollution), we will see that measures to reduce transportation energy use can have very significant 
ancillary benefits relating to water runoff, urban heat island mitigation, and habitat protection, while creating more vibrant, 
livable communities. 

Transportation Energy Intensity as a Building Performance Metric 

"Transportation energy intensity" is a metric that has long been used to measure such things as how efficiently freight is 
transported. We're proposing it here as a metric of building performance. The transportation energy intensity of a building is 
the amount of energy associated with getting people to and from that building, whether they are commuters, shoppers, 
vendors, or homeowners. The transportation energy intensity of buildings has a lot to do with location. An urban office building 

that workers can reach by public transit or a hardware store in a dense town center will likely have a significantly .lower 
transportation energy intensity than a suburban office park or a retail establishment in a suburban strip mall. 

Comparing Transportation and Operating Energy Use for an Office Building 
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Average U.S. commute distance - one way 1 

·----··-···-----------------------------

U.S. average vehicle fuel economy - 2006 2 

Work days 

Annual fuel consumption 
---··-~--· 

Annual fuel consumption per automobile 
commuter 3 

U.S. UNITS I METRIC UNITS 
12.2 mi 19.6 km 

21.0 mi/ gal 8.9 km/liter 

235 days/yr 

273 gal/year 

33,900 kBtu/yr 

1,030 liters/yr 
---

9,890 kWh/yr 

Transportation energy use per employee 4 27,700 kBtu/yr 8,100 kWh/yr 

Average office building occupancy5 230 ft2/person 21.3 m2/person 
- ... ,. ···-···-·--··-------------- ·-··- .. --·-·-·--· ·--- ·---· --- ---- ... -···-·-·· ----- ----·- ----····-----------. -- ---- .. --· . - -·· - -- -

Transportation energy use for average 
office building 

.---- .. -·--·----·.,-~---·-····-·-------·-·-·---~·· 

Operating energy use for average office 
building 6 

Operotina energy use for code-compliant 
office building 7 

Percent transportation energy use exceeds opera· 
tion energy use for an average office building 

Percent transportation energy use exceeds 
operation energy use for an office building built 
to ASHRAE 90.1-2004 code 

121 kBtu/ft2 381 kWh/m2 

92.9 kBtu/ft2-yr 293 kWh/m2-yr 

51.0 kBtu/ft2-yr 161 kWh/m2-yr 

30.2% 

137% 

In the table, we compare the transportation energy intensity of an average commercial office building with the building 
operation energy intensity of such a building. We use average figures for commute distance, fuel economy, work days per 
year, gross square footage per employee, and commuting transportation mode to calculate the average transportation energy 
use per square foot of building floor area. For that average building, the transportation energy use exceeds the building energy 
use by 30%. When compared with a new, more energy-efficient building built to ASHRAE 90.1-2004 energy code, the 
transportation energy use exceeds the building energy use by nearly 140%. (Note that this analysis examines only site 
energy; if it compared primary energy or source energy, the differences would be smaller-largely due to the significant 
electricity use in commercial buildings and the inefficiency of electricity generation.) 

We will see in this article that about eight factors, largely controlled by planners, designers, developers, and regulators, 
dramatically affect the transportation energy intensity of buildings. While far from a comprehensive treatise on the topic, this 
article introduces these issues and makes the case that, first, we need to pay far more attention to location and land-use 
planning as a part of green development, and, second, that this is an area deserving a great deal more research attention. 

Environmental Impacts of Automobile Travel 

Transportation Share of U.S. Criteria Air Pollutant Emissions (2002) 
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Criteria air pollutant I Transtortalion I Highway 
s are vehicle share 

Carbon monoxide (CO) 773% 55.5% 

Nitrous oxide (NOx) 54.3% 34.9% 

Volatile organic compounds (VOCs) 43.7% 27.5% 

Particulates - 10 micron {PM-10) 2.3% 0.9% 

Particulates - 2.5 micron (PM-2.5) 6.5% 2.2% 

Sulfur dioxide (SO) 4.5% 1.8% 

Ammonia (NH3) 8.8% 8.0% 

Transportation energy use and the environmental impacts associated with that energy use are huge. In 2006, transportation in 
the U.S. consumed 28.5 quads of energy (84 trillion kWh), or 28.5% of total national energy use, according to the Energy 

Information Administration of the U.S. Department of Energy. Both the total energy and the percentage of transportation 
energy use have been rising in recent years, while industrial energy use (currently the largest share at 32.1 % ) has been 
dropping. The transportation share of carbon dioxide emissions is slightly greater at 32.9% (2005 data) and higher than that 

of industrial, commercial, and residential sectors, with the share rising slightly since 1990. 

Environmental impacts of transportation are not limited to energy and greenhouse gas emissions. The table below shows 

transportation's share of certain criteria pollutants. 

In addition to these direct emissions from transportation, there are many other environmental impacts associated with the 
infrastructure needed to support transportation and with development patterns. Our roadways create impervious surfaces that 
result in significant pollutant runoff into waterways-in fact, non-point source water pollution from stormwater runoff is now 
the nation's leading source of water pollution to estuaries and the third largest to lakes. Highways fragment ecosystems and 

wildlife habitat. Paved areas, including roadways and parking lots, absorb solar energy, contributing to localized heat islands 
that exacerbate smog and increase air-conditioning requirements in urbanized areas. And stormwater runoff from these 

surfaces creates thermal pollution that makes many waterways unsuitable for trout and other cold-water fish. 

Land development is occurring at a far higher rate than population growth, resulting in sprawl. In the nation's 34 metropolitan 
areas with populations greater than one million people, between 1950 and 1990 the population increased 92.4%, according to 

the U.S. Environmental Protection Agency (EPA) report Our Built and Natural Environments: A Technical Review of the 
Interactions Between Land Use, Transportation, and Environmental Quality, while the urbanized land area grew by 245%, or 
2.65 times the population growth rate. In Atlanta, the developed land area grew almost tenfold during this period, while the 
population grew a little over threefold. 

As our urban and suburban areas spread out, vehicle travel increases. Transportation planners use vehicle miles traveled 
(VMT) to measure automobile use. In the U.S., VMT per household has increased from 12,400 miles (20,000 km) per year in 
1969 to 21,200 miles (34,000 km) per year in 2001, a 70% increase. During the same period, VMT for commuting to work 

increased from 4,180 miles to 5,720 miles (6,730 km to 9,200 km), or 37%. 

Reducing the Transportation Energy Intensity of Buildings 
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While most measures to reduce building energy use relate just to that particular building, most measures to reduce the 
transportation energy use of buildings relate to the broader land-use context. They help to achieve what is o~en called transit
oriented development (TOD) or smart growth. (The terms new urbanism and neo-traditional development are also used, 
though with slightly different connotations.) Among the goals of these development paradigms are communities, towns, or 
urban areas that are pedestrian-friendly and accessible with minimal use of the automobile. 

Features used to achieve this sort of development are typically beyond the control of building designers and, to some extent, 
even building owners. Location is critical. "The transportation performance of buildings is all about location," says Doug Farr, 
AIA, of Chicago, author of the forthcoming book Sustainable Urbanism: Urban Design With Nature (John Wiley & Sons, 2008). 

We'll now explore eight key factors that can reduce the transportation energy intensity of buildings, primarily by reducing VMT. 
Transportation and land-use planners often talk about the "D-factors," including density, distance to transit, diversity of uses, 
and design of streetscapes; we'll look at these and others. 

Density 

Density vs. Vehicle Travel for U.S. 
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Residents Per Square Mile 
Per capita vehicle travel tends to decrease with increases in density. 

Most experts put density at or near the top of the list of measures for reducing vehicle use. Hank Dittmar, executive director of 
the Prince's Foundation for the Built Environment and chair of the Congress for the New Urbanism, points to density as the first 
priority in achieving location efficiency. Research he conducted with the Natural Resources Defense Council (NRDC) and the 
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Center for Neighborhood Technology (CNT) in the 1990s "showed a fairly dramatic reduction in VMT as you moved from seven 
to 10-12 units to the acre," he told EBN. The reduction curve begins to flatten out at 40-50 units per acre; the benefits of 
mixed use remain, Dittmar explains, but the residents of those units may still have to travel for work and other trips 
throughout the region, which density does not affect. This correlation between density and VMT is shown in the graph above. 

Reid Ewing, Ph.D, a widely published author on transportation planning and traffic calming and director of the National Center 
for Smart Growth Research at the University of Maryland, says that in the most compact, densely populated places like 
Chicago, VMT can be as much as 90% less than in sprawling suburbs. Among the innovative strategies for encouraging density 
are density transfer mechanisms, which enable planners to manage development rights by trading them from environmentally 

sensitive areas to areas that can be developed. This mechanism is being used in Montgomery County, Maryland; Sarasota, 
Florida; and Chapel Hill, North Carolina. 

Transit availability and access 

Everyone agrees that the availability of rail and bus transit is a key requirement for getting people out of cars. Distance to 
transit addresses how far someone must walk to get to a bus stop, light rail or trolley stop, or train station. "The first problem 

is that it isn't there for most people," says Dittmar. When public transit isn't available, or convenient, or comfortable enough to 
be used, some companies are taking it upon themselves to satisfy the need. Information technology giant Google maintains a 
fleet of alternative-fuel buses that it uses to shuttle employees from many locations throughout the San Francisco Bay area to 
its office park; the company encourages ridership by offering such amenities as comfortable seats and wireless access. 

To be effective, transit stops have to be close to where people live. "Generally speaking," according to John Thomas, Ph.D., of 
the Development, Community & Environment Division at EPA, "one-quarter to one-half-mile range is the distance people will 
walk to transit." People can be expected to walk further to reach rail transit stops compared with bus stops, but rarely will 

people walk more than a half-mile. 

While transit is the key word in transit-oriented development, it's really more about walking. "I think of transit as connecting 
walkable districts," says Ellen Greenberg, a coauthor of The New Transit Town (Island Press, 2004) and the past director of 

policy and research at the Congress for the New Urbanism. "Everyone winds up being a pedestrian somewhere in the travel 
day," she told EBN. Even people who commute by car walk to and from their cars, she points out, "but transit riders are on 
foot a bigger part of their day, so transit-oriented developments have, by their very nature, a bigger component of the walking 

trips than conventional development." 

In a discussion of transit, it's worth noting that some forms of transit are no more energy efficient than private automobile 
commuting (see chart below). On a Btu per passenger-mile basis, buses actually use more energy per passenger mile than 

cars, assuming average occupancy of both, while all forms of rail use less and vanpools use a lot less. The number of 
passengers makes a huge difference in the energy intensity (Btu per passenger mile). For example, by increasing the assumed 
ridership of a transit bus to 40 people, the energy intensity drops to less than 1,000 Btu per passenger mile. Note that even 

though buses with average ridership may use more energy per passenger mile than cars, bus transit is still beneficial as a 
public service, because it can make urban areas more walkable. 

Mixed uses and access to services 

The Energy Intensity of Different Forms of Travel 
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I 
Load Factor 

I 
Ene~Use Enei lntensii 

Vehicle Type (persons/vehicle) (Btu/ve le-mile) (Btu pass-mile 
Cars 1.6 5,489 3,496 

' •... _,_ ---- -. --.. ---····----· ···-·-··-· ·---·- ··-·-------·-·. --·- ·····-----------·-····-

Personal trucks 1.7 7,447 4)29 

Taxi & van l.O 14,952 14,301 (demand response) 

Vanpool 6.4 8,226 1,294 

Bus - Transit 8.7 
i 

38,275 4,318 
---~-----------·-·- ·--- --------------·----·---· --·---··-

Airline 90.4 358,000 3,959 
.. 

Rail - Intercity {Amtrak) ! 179 51,948 2,760 ! .. ,.,,,_,..,_~,.,,,_.,., 

Rail - light & heavy 22.4 70,170 2,750 

Rail - commuter ! 32.9 91,525 2,569 ' t 

Diversity has to do with the mix of residential, commercial, and retai.l land uses and whether key services can be met within 
easy walking distance of residences and workplaces. In the LEED for New Construction rating system, one of the 

considerations for awarding a credit is whether a residential area is within a half-mile of at least ten out of 22 listed services, 
including banks, convenience grocery stores, daycare, restaurants, pharmacies, laundry, schools, libraries, and parks. Farr 
calls this area a "pedestrian shed"-a play on the term "watershed"-referring to a surrounding area in which everyday needs 
can be met on foot. 

This diversity also affects the success of transit. "It's very important for people who ride transit to be able to accomplish 
multiple things on foot once they arrive at their destination," notes Greenberg. "You need to have a mix of uses to satisfy 
people's needs," she told EBN. 

In addition to having a diversity of services and land-use types in a community, it is beneficial to have a diversity of housing to 
serve all socioeconomic groups. According to Ewing's book Best Development Practices (American Planning Association, 1996), 

"promoting affordable housing serves transportation as well as social purposes." He notes that low-skill-level workers tend to 
be concentrated in cities, while low-skill-level jobs are concentrated in wealthier suburbs. This mismatch results in a lot of 
commuting by those who have the hardest time affording it. 

Parking management 

For transit-oriented development to succeed, many experts call for good parking management. Todd Litman, executive 
director of the Victoria Transport Policy Institute, calls parking management the top priority in reducing VMT. "Once you build 
generous parking," Litman told EBN, "you have very little incentive to provide alternatives." Brett Van Akkeren, a smart growth 

analyst at EPA, told EBN that in suburbs there are nine parking spots for every car. 

Greenberg agrees, saying that the first priority "is definitely constrained or expensive parking supply. It has been shown that 
expensive parking acts as a deterrent to commuters." In the book Parking Management Best Practices (Planners Press, 2006) 
and in a summary paper, "Parking Management: Strategies, Evaluation and Planning" (Victoria Transport Policy Institute), 

Litman lays out more than 20 strategies that can be used alone or in combination to reduce parking by 20% to 40%. 

As with many of these strategies for encouraging transit-oriented development, parking affects more than just VMT. "Not only 
will more parking encourage more driving," says John Holtzclaw, a widely published transportation researcher in San Francisco 
and chair of the transportation committee for the Sierra Club, "but curb cuts along sidewalks make walking less interesting and 
less safe and make buildings less interesting." Surface parking also takes up a lot of space, forcing pedestrians to walk further 
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to get where they want to go. Where you do have parking, suggests Holtzclaw, "have it underground. Don't take up the first 
two floors with parking; that just deadens the neighborhood." 

Walkability, traffic calming, and site design 

As noted earlier, walkability is key to the success of transit-oriented development. "Walkability and public transit go hand-in

hand," argues Holtzclaw. He suggests that planners place themselves as pedestrians: "Think about how it feels to walk. Are 
there places to walk to? How are the streets laid out? Are there sidewalks on both sides of the street? Is the traffic calmed? 
Are the buildings close to the sidewalk, or do you have to walk through a parking lot to get inside?" 

Hank Dittmar notes that while transit is a key aspect of smart growth and transit-oriented development, not all communities 
are there yet. For communities without transit, measures can be taken to prepare for a transit future. "They ought to be 
getting those neighborhoods ready," he said. "At the core must be a connected, strong network that works for pedestrians." 

Traffic calming is another aspect of walkable communities. "By slowing traffic, you create a nicer pedestrian environment," 
notes Reid Ewing, whose book Traffic Calming: State of the Practice (Institute of Traffic Engineers, 1999) remains the 

authority on the topic. "Also, when you slow down traffic, you make trips shorter, which reduces VMT," he told EBN. (For more 
on traffic calming, see EBN Vol. 12, No. 3.) 

Along with traffic calming, it helps to create streetscapes that are comfortable, safe, relaxing, and enjoyable to spend time in. 
Good lighting, park benches, outdoor tables at cafes, shade tree plantings, pedestrian courts that are closed off to 
automobiles, and public wireless access can all help to create vibrant, pedestrian-friendly outdoor spaces where people will be 
glad to walk a few blocks from a transit stop to get to their workplaces, and glad to walk to a restaurant for lunch, thus helping 
to reduce VMT. 

Connectivity 

Connectivity is about designing-or redesigning-communities so that pedestrian connections are better. It can mean breaking 
up "super-blocks" into smaller, more walkable blocks, and replacing connector streets and cul-de-sacs with a network of 

interconnected streets that spread out traffic flow, slow down vehicles, and make walking more pleasant. 

"The smaller the block dimension, the more people will walk," notes Farr. Ewing agrees that limiting block size favors 
pedestrians. "You ever walk on a super block? They're endless," he says. "With small blocks, it's much easier to walk." To 
evaluate the connectivity of a community, Ewing created a "connectivity index," which is determined by dividing the number of 
roadway links (street segments between intersections) by the number of roadway nodes (intersections). The higher the 
connectivity index, the greater the route choices and the better the pedestrian access. Using this formula, a minimum 
connectivity index of 1.4 is considered necessary for a walkable community. 

Connectivity can also be achieved for pedestrians by creating pathways that cut between cul-de-sacs or that bisect long 

blocks. Such connections don't spread out vehicle traffic, but they improve walkability. Providing appropriate lighting and 
attractive landscaping along those pathways can increase usage. 

Bicycle accessibility 

While a much smaller percentage of Americans bicycle than walk, bicycle 
access is an important strategy in achieving the kind of communities 

envisioned with transit-oriented development. While walking is limited to sidewalks and pedestrian pathways, a significant 
portion of bicycling occurs on roadways, where it competes with motor vehicles. 

There are areas in Europe, particularly The Netherlands, Denmark, and Sweden, where bicycling accounts for up to 40% of all 
trips, and in the U.S., bicycling is widely used on many campuses and in a some urban areas. A big limitation to greater bicycle 
usage in the U.S. appears to be that our streets and communities are not bicycle friendly. According to the 2004 publication 
Getting to Smart Growth II by the Smart Growth Network, a 2003 poll by the American League of Bicyclists found that over 

half of the respondents would like to bike more often, and three-quarters of them would increase their biking with safer bike 
paths and other amenities. 

The most important strategies for increasing bicycle use relate to where people bike: bicycling lanes and designated bicycle 
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In Copenhagen, Denmark, more than 30% of 

workers commute by bicycle. Since the 1970s, 
planners, traffic engineers, and politicians have 
worked hard to keep road infrastructures from 
growing, which has reduced VMT by 10%. 

paths and trails. But some bicycle-access measures relate more to buildings. 
Covered bicycle storage allows people to bike to work and not worry about 
their bicycles getting wet. Changing and shower facilities at workplaces are 

essential for bicycling to be realistic as a commuting option. 

Improved efficiency of transportation options 

The strategies addressed here focus primarily on land-use and 
transportation planning issues. The transportation energy intensity of 
buildings can also be reduced by making our motorized means of 
transportation more energy efficient. Natural-gas-fueled and hybrid diesel

electric buses are increasingly appearing in cities around North America, 
offering both improvements in fuel economy and reductions in pollution 
emissions. New, more efficient light-rail and heavy-rail train cars are 
improving the energy efficiency of rail travel; most of those serving as 
commuter transit are now electric, so they have very low emissions (at the 

place of use). 

With both bus and rail transit, the best way to improve the energy efficiency 

of operation is to increase ridership. While a packed train, subway, or bus 
may be somewhat less pleasant for riders, it's far better from the standpoint 
of energy use and pollution emissions per passenger-mile. 

With private automobiles, the same arguments apply-for both energy 
efficiency and ridership. Hybrids and biodiesel-burning cars are generally 

better than conventional gasoline-powered cars, but even the lowest fuel
economy SUV carrying four carpool riders to work will use less energy and 
emit less pollution per passenger-mile than a hybrid Prius carrying only a 

driver. 

Developing Building-Specific Metrics for Transportation Efficiency 

One reason that location efficiency or transit-oriented development isn't more front-and-center in the design community is that 
it's too easy to consider it someone else's problem. The common sentiment is that it's a land-use issue that's beyond the scope 

of a particular building project. Specific metrics that measure the transportation energy intensity of a building would help 
change that perception. "What's needed is to develop a set of adjustment factors that a planner or designer could apply that 
indicate the reduction of vehicle travel," Litman told EBN. From these, one could calculate the reduction in energy consumption 

associated with those factors, he suggests. 

For example, if one could define the baseline transportation energy intensity 
for a building type and attach a number to that, it should be possible to 
modify that value by a series of adjustment factors-much as is done with 
energy performance ratings of buildings. These adjustment factors would be 

based on the measures covered in this article: distance to transit, presence 
of bicycle pathways, traffic calming, etc. In such adjustment factors would 
be implicit weightings: distance to transit might be worth more than 

existence of bicycle racks, but both could be applied numerically. 

One could argue that the transportation energy use of a building is too 

dependent on occupant behavior to warrant this sort of treatment (that even 
if the building is located right next to a light-rail station, there is nothing to 
stop workers from driving to work anyway). This is a reasonable concern 
that needs to be addressed, but the same concern exists with building 
energy use-albeit to a lesser degree. We are learning that the modeled 
energy use of buildings often varies considerably from the actual energy 
use-because doors are left open, workers use electric resistance heaters at 

their workstations and leave their computers on 24/7, or the facility 
managers use more air conditioning than predicted. Despite the reality that 

Portland planners predicted in 2001 that the 
new streetcars would serve about 3,500 riders 
a week, but 9,000 people now ride them daily. 

Over half of the city's development in the last 
decade has occurred within one block of the 
streetcar route, and property values within a 
block of the route are 35-40% higher than 
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user behavior influences the actual transportation energy intensity of a 
building, such modeled transportation energy intensity would provide a good 
means of comparing one building to another in terms of expected 
performance. 

those just two blocks away. 

Such metrics could be used in energy and environmental rating approaches for buildings, from Energy Star to LEED
permitting such certification programs to become more performance-based. Clearly, there would be a lot of details to work 
out, but the opportunities for providing metrics that help us reduce the environmental impacts of buildings are huge. 

Final Thoughts 

Conventional wisdom has it that the U.S. 

population is expected to increase by forty 

million people over the next two decades, 80% 

of whom will settle in developments like this 

car-dependant Denver suburb. More and more 

communities are recognizing that transit

oriented development offers a better option, 

particularly among an aging population. 

The green building movement is making tremendous strides at improving 
the environmental performance of buildings. Pushed by building codes and 
pulled by voluntary programs like LEED, buildings are getting better and 
better. But, as this article shows, if we want to continue reducing the 

ecological footprint of buildings, we need to focus much more actively on the 
transportation impacts that are associated with our buildings. With average 
new code-compliant office buildings "using" twice as much energy getting 
occupants to and from the buildings as the buildings themselves use for 
heating, cooling, lighting, and other energy needs, the green building 
community needs to focus greater attention on the transportation 
dependency of our buildings. 

Farr takes these ideas one step further: "It's unconscionable to do any new 

development that's auto-dependent," he told EBN, suggesting that the 
architects' oath should address these location issues in some way. "I think 
you should lose your license for laying out sprawl," he said, only half in jest. 

Increasingly, a key driver of such changes is likely to be demographics. 
According to Sam Zimmerman-Bergman at Reconnecting America, a 
national organization providing resources on transit-oriented development, 
by 2030 there will be "demand for 10 million more housing units for people 
who want to live near transit." When you add in such factors as a possible 

increase in transportation fuel cost, demand could be even greater. 

"What we're talking about is a fundamental paradigm shi~," according to Todd Litman of the Victoria Transport Policy Institute. 
The benefits of reduced VMT would extend well beyond energy savings. "If we get people to drive less through building 

location and building management strategies," says Litman, "there's a huge range of benefits beyond energy conservation and 
pollution reduction. Until we develop a more holistic model that takes [these added benefits] into account, we'll undervalue 
transit demand management." 

It's time for the green building community to embrace the transportation energy intensity of our buildings much more directly. 
Where we build should be given greater attention, and our tools for evaluating building performance should include metrics 
that relate to transportation. 

For more information: 

Congress for the New Urbanism 
Chicago, Illinois 
312-551-7300 
www.cnu.org 

Reid Ewing 

National Center for Smart Growth 

- Alex Wilson with Rachel Navaro 
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University of Maryland 

College Park, Maryland 
301-405-6788 

vvww. sma rtg rnwth. umd .ed u 

Reconnecting America 

(and the Center for Transit-Oriented Development) 
Oakland, California 
510-268-8602 
www. reconnecti ngamerica. 0I-g 

Smart Growth Network 

International City/County Management Association 
Washington, D.C. 
202-962-3623 
www.smartgrnwth.org 

Todd Litman 
Victoria Transport Policy Institute 
Victoria, British Columbia, Canada 
250-360-1560 
www.vtpi.01-g 

Municipal Planning 

Support transit-oriented development {TOD). 

Develop in clusters with highest density near transit stations, commercial centers, and parks; direct development toward 
existing communities; develop TOD features in building design; create walkable communities; incorporate density transfer 
mechanisms when managing development rights. 

Encourage mixed use. 

Redevelop single-use areas into mixed use; place services and stores in residential neighborhoods; combine ground-floor retail 
with upper-floor residential whenever possible; accommodate adaptive reuse of obsolete buildings. 

Encourage alternative means of transportation. 

Provide a variety of high-quality transportation options; provide right-of-way to rapid buses; develop bicycle and pedestrian 
networks that are as good as (or better than) those for motorists; liberally employ traffic calming methods; keep streets 
narrow (no more than four lanes wide); keep speeds as low as 20 mph on local streets and 35 mph on arterials and collectors; 
create comprehensive transit-rider programs; provide preferential parking for car-share vehicles; refrain from expanding 
roadway capacity, which has been shown to induce traffic. 

Municipal Zoning 

Increase Density. 

Mandate density minimums and eliminate lot-size minimums; density near transit should meet or exceed density in 
surrounding areas; consider a "density average" for an area combined with a "density gradient" that adjusts depending on 
site's distance to transit station; develop density requirements in conjunction with open space requirements and urban growth 
boundaries. 

Eliminate parking minimums. 

stablish maximum rather than minimum parking requirements, particularly in areas with high-quality transit, or establish 

parking requirements that suit each site's actual needs rather than relying on "one size fits all" standards; allow building 
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owners to assign "parking share zones" rather than individual spaces for multifamily housing; allow businesses the flexibility to 
trade or share parking capacity. 

Change height and floor area ratio (FAR) limits. 

More compact development can occur as height and FAR limits increase; this is especially important near transit stations. 

Public Incentives 

Municipal 

Charge motorists for street parking costs to reduce demand for parking; provide property tax exemptions and revolving loan 
funds for TOD features; institute road pricing strategies such as road tolls, congestion pricing using fixed or dynamic 
schedules, and area tolls in places like city centers. 

State 

Change state insurance policies to encourage pay-as-you-drive insurance; institute road pricing strategies such as HOT (high
occupancy toll) lanes for which low-occupancy vehicles pay to use, distance-based charges such as mileage fees (in addition 
to, or in place of, vehicle registration fees and fuel taxes), and provide funding for bicycle and pedestrian access. 

Federal 

Increase transit's share of overall federal funding to at least $1 for every $3 currently spent on highways; make location
efficient mortgages more available to buyers of transportation-efficient housing; develop stronger tax incentive programs for 

adaptive reuse, mixed-use and TOD projects; remove tax loopholes that allow drivers to use pre-tax wages to pay for parking 
at work. 

Private Incentives 

Building Designers and Developers 

Provide all the necessary amenities (e.g., showers/lockers) to accommodate pedestrians and cyclists; create clear pedestrian 
connections between buildings and sidewalks; ensure that primary entrances face street; place windows at ground level; avoid 

blank walls on pedestrian streets. 

Employers and Commercial Building Owners 

Locate business near transit, preferably in mixed-use areas; unbundle parking from employment contracts and sell or rent 
parking to employees instead; in places where free parking acts as a subsidy for motorists, provide equivalent cash-outs to 
non-motorists; provide free transit passes; provide loaner vehicles to transit commuters for daytime business; provide 
preferential parking for carpool vehicles. 

Landlords and Residential Building Owners 

Locate residential buildings in mixed-use areas, preferably near transit; assign parking zones to groups of residents rather 
than individual parking spaces to individuals; provide preferential parking for car-share vehicles. 

Community Groups 

Encourage community members to participate in planning charrettes early in the development of transit policy; they can help 
advance transit alternatives by demanding relief from automobile pollution, etc. 

Todd Litman, Victoria Transport Policy Institute, provided input for this checklist. IMAGE CREDITS: 
1. Photo: Reconnecting America 
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2. 1. U.S. Department of Transportation, Transportation Energy Data Book 26th Edition, 2007, Table 8.6 
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