	
	
	



New Urbanism: Equity & Affordability
· Duany, Plater-Zyberk, and Speck, 2000, ch 3 The House that Sprawl Built, 39-57 

· Sprawl as the American housing model-> large-lot, single family, even though globally has negative social and environmental consequences (ow-density housing generally is bad for the environment)
· Global emulation of American Suburbanization, underscores the importance of critically examining contemporary American housing practices in comparison to global and historical norms 
· Suburban expansion leads to diminishing returns, as newer development replaces older ones, leading to decay in inner-ring suburbs and worsening traffic as infrastructure. Struggle to keep pace with sprawling development 
· Centrifugal Growth-> model characterized by outward expansion, leading to the abandonment of existing neighborhoods, the mandatory dependance on cars, and inefficiencies in infrastructure utilization

Private realm verses Public Realm
· Single family houses as the basic building block of suburban sprawl, modern iteration is McMansion (an elementary practice)
· Superior quality in the private realm with the degraded state of the public realm (public-repetitive subdivision, treeless roads  and vast parking lots)
· Suburban Nimbyism: disconnect between the quality of private and public realms, where residents oppose new development due to concerns about its negative impact on the public realm 
· Preference for desirable growth-> memories of pre WWII suburbs, promises of high quality public realm 

Segregation of Society By Income
· Clustering houses and apartment based on their price range creates distict and exclusive neighborhoods 
· Gated communities prioritize personal security and exclusivity over community engagement and civic responsibility 
· Self-perpetuating pattern of income segregation- children grow up in homogonous community may struggle to relate to or empathize with those outside their social bubble 
· Alternative models (ie. Georgetown , D.C.?) diverse housing, and diverse interactions 
· Importance of mixed-income neighborhoods to promote cohesion and practical benefits such as essential services and the ability to age in a place within a supportive community 
· Challenges of suburban design lack traditional blocks, difficult to integrate different housing types. Aesthetic convers> functional considerations, leading to homogeneity and isolation 
· Architectural style of sprawl hinder or facilitate integrations- ie. Kentland’s  harmonious streetscape of mid Atlantic Georgian houses helps camouflage difference in housing types 
· Affordable housing is architecturally feasible to integrate , but challenge of escalating prices that push the housing out of affordable rage 
      Illegal types of Affordable Housing
· Overlooked in suburban zoning codes: ie. Living above a store out outbuilding 
· Adding population in area that may be empty afterhours and contribute to spatial definition and security downtown in areas
· Model allows homeowners to finance both the home and the business with a single mortgage 
· However, outbuildings can provide flexibility, offer symbiotic relationship between landlords and tenants, accommodating larger range of demographics, middle class homeownership. 
       Two Rules of Affordable Housing
· It should not be stigmatized: experimental architectural design can exacerbate this issue, “billboards of indigence.”
· Should be distributed among market- rate housing, avoid creating concentration on poverty 

Duany, Plater-Zyberk, and Speck, 2000, ch 7 The Victims of Sprawl, 115-137 BOOK 

· Loss of autonomy in suburbia where activities are segregated
· Soccer moms- as a symbol of the independent mobility of suburban environments
· Housewives: isolated due to design, car reliant neighborhoods 
· Teenagers: boredom due the lack of gathering space, except there is the 7-11 parking lot 
· The stranded elderly, one they lose their ability to drive they become nonviable members of society, forced into retirement communities or assisted care facilities 
· Ubruban living has an economic cost- multiple cars ownership, amenities of suburban homes  
· Bankrupt municipalities: provide services to distant houses that do generate enough revenue to cover the costs
· Local Municipalities and Inefficiency: Local suburban municipalities suffer economically due to the inefficiency of automobile-oriented environments. They must provide services to distant houses that do not generate enough tax revenue to cover the costs, leading to financial strain. 
· Concentration of Poverty in Inner Cities: Government policies, such as suburban expansion driven by highway construction and cheap home loans, have contributed to the concentration of poverty in inner cities. The resulting social stratification and racial segregation continue to affect communities today.
· Suburbanization impacts urban poor by creating barriers to accessing jobs located in the suburbs. Lack of adequate public transportation makes it difficult for low-income individuals to commute to suburban job opportunities, perpetuating the cycle of poverty.
· Municipal disparities divide between rich and poor cities, with wealthy cities benefiting from good infrastructure, services, and schools, while poor cities struggle with deteriorating environments and limited tax bases. Federal assistance often concentrates needy individuals in already impoverished areas.
· Costs of Sprawl are borne by all taxpayers, including those in struggling communities who subsidize infrastructure projects in wealthier suburbs. This perpetuates the cycle of urban decay as resources are diverted away from areas in need.
· Neglect of Older Neighborhoods, the tendency to prioritize new development over maintaining older neighborhoods disproportionately affects residents of those areas. Those who cannot afford to leave deteriorating neighborhoods are left without support or opportunities for improvement, perpetuating poverty cycles
Charter of the New Urbanism p. 78-81

The Community Land Trust
Emily Talen
· Community land trust (CLT): private, nonprofit organization that owns land for the purpose of providing affordable housing
· Land as a community resource
· Historically, “without some kind of policy or program in place, walkable, well-serviced, and well-designed neighborhoods become exclusive” aka unaffordable
· Similarities between CLTs and New Urbanism
· Both movements share a common heritage: Garden City Movement
· The rise of CLTs parallels the rise of New Urbanism
· Both movements agree that “property has significant social value. Both reject the individualistic impulse of American land development, especially large-lot, exclusionary, and car-dependent single-family housing. Both value inclusion and diversity. Both recognize that the high cost of housing is a function of the social value of land.”
· Differences between CLTs and New Urbanism
· CLTs more interested in permanent affordability, low-income housing
· New Urbanists more interested in walkability, design of the public realm
· Why should CLTs and New Urbanists work together?
· CLTs work somewhat outside the boundaries of govt housing programs & policies like subsidies and inclusionary zoning
· CLTs ensure that wherever public dollars are spend on community development, revenue from property value increases go back to the community, not to private developers
· CLT network could take advantage of the planning and design expertise of the CNU
· CNU could take advantage of “ground lease resale formula in CLTs”

Housing Integration
Henry Richmond
· Two major American housing affordability issues: housing for urban minorities and housing for the working poor
· Goal: break the link between inner city disinvestment and sprawl
· Which will serve to encourage compact, transit-oriented development
· Issue 1: housing urban minorities:
· America’s current “great challenge of racial justice is “to create housing policies that will enable urban minorities to live in areas of metropolitan regions where jobs are grown, schools are succeeding, and streets are safe”
· “Breaking down the isolation and concentration of poor people of color will advance economic and environmental goals in which all Americans have a stake.”
· Issue 2: Housing the working poor more broadly:
· 1 in 4 working households spend more than half their income on housing
· 2008-2010 financial crisis worsened housing affordability significantly
· Contributing factors:
· “Municipal zoning that prevents affordable housing by needlessly adding costs to housing”
· "Government failure to make housing available to working families through incentives or supports to reduce rent or mortgage payments”
· Steps to solving these issues:
· Relaxing outmoded zoning restrictions
· Investing in transit and urban growth boundaries
· Communitywide benefits to solving this issue (unrelated to just housing)
· Reducing development pressure on farmland
· Increasing the feasibility of transit investment
· Improving the climate for investment in the center of metropolitan regions

Charter of the New Urbanism p. 130-135
Diggs Town
Gianni Longo
· Jane Jacobs quote: thinking about development in terms of “projects” is inherently flawed because the focus of these “projects” should be re-integration into the urban fabric, strengthening the surrounding fabric
· Diggs Town: Part of the HOPE VI development (iconic New Urbanist dev.)
· Successful housing project, area opened to surrounding neighborhoods and transformed into a series of small villages
· Public housing, but the redevelopment reduces the associated stigma
· Key Elements of HOPE VI
· Human scale: smaller block sizes, high-rise buildings replaced with smaller-scale housing
· Mixed-use neighborhoods that include recreation, medical facilities, village centers, commercial
· Market-rate and affordable housing are indistinguishable
· Mixed-income housing
· Homes are close to street, with front windows and porches
· Residents have street addresses rather than project addresses
· Back and front yards belong to individual units, “defensible space.”
· Parks are small and visible, safe because of eyes on the street
· New streets to divide superblocks – narrow, on-street parking, traffic calming measures
· Tenants are screened and rules are enforced

CNU and HUD
Marc A. Weiss
· U.S. Department of Housing and Urban Development (HUD)
· Worked on public housing under the Clinton administration in the 1990s
· HUD developed the HOPE VI program to transform public housing communities
· “by demolishing vacant high-rise buildings and reconnecting low-income residents to their surrounding neighborhoods; attracting mixed-income populations through a combination of new public and private housing, both rental and homeownership; and building genuine community improvement through economic and employment development, education and health services, and good planning and design.”
· CNU advised HUD

Affordable Housing and Sustainability
Ethan Goffman
· Montgomery County, MD: 12% moderately priced dwelling units (MPDUs) but this is not enough to meet demand
· MPDUs are still too expensive for the poorest people
· Unregulated housing and the housing cycle serve to push out the poorest people
· To support low-income people, the government must intervene/make policy

Affordability in New Urbanist Development: Principles, Practice, and Strategy – (Talen 2010) PERUSALL
· Principle of social mixing (focused on mixed income)
· Driven by the idea that diverse spaces and social mixing provide more equitable access to resources
· Planned communities (such as Columbia, MD and Reston, VA) intended to use the built environment to promote racial and economic mixing
· Small units and small lots are the key to housing affordability, and in turn promote walkability and close-knit communities
· “Location-efficient” = lower transit costs can then be leveraged to have cheaper or larger loans
· Problem: walkable, well designed, and amenity-rich neighborhoods -> high value on place, context, and land
· Empirical record
· Housing Prices
· Author selected 234 New Urbanist developments for data collection and analyzed the price of the least expensive unit on the site
· Measured affordability by comparing the price of the least expensive unit on the site to the Area Median Income using US Census data and salary levels (specifically measured by the median teacher salary and median institutional cook salary)
· Results: 15% of developments affordable for median income, 10% affordable for teacher salary, and less than 1% affordable to cook salary
· Affordable developments ranged in size and density, but consistently all offered a range of housing type mix
· Strategic framework to help future New Urbanists 
· Questioning if achieving walkable, sustainable, socially mixed neighborhoods is a legit strategy to achieve affordability using a market-based approach
· Dimensions New Urbanist should consider:
· Are land prices already high in the proposed development area? Is it inexpensive land?
· Are regulatory requirements for affordability in place?
· Possible contexts for affordability 
· Low land value and low regulatory requirements
· High land value and low regulatory requirements
· High land value and high regulatory requirements
· While this study confirms that new urbanist developments are generally unaffordable, it still shows that affordability is possible in market rate New Urbanist developments
The Missing Middle Housing Affordability Solution (Parolek 2020)

Intro
· Lack of housing affordability is an increasing problem, particularly in areas that are walkable and have good transit service
· Housing is defined as affordable when householders spend 30% or less of their income on housing
· For the full-time minimum wage worker, there is almost no affordable housing
· Solutions: subsidized housing, increase in housing supply, Missing Middle Housing
· Missing Middle Housing: cities must add housing to their existing walkable but smaller-scale neighborhoods
· Focus on areas that are walkable or could easily become walkable
· This can create affordability, flexibility, and variety, and take pressure off the housing market
· Missing Middle Housing (MMH) types are typically affordable for households with incomes at 60 percent the average median incomes or higher, so call it attainable housing rather than affordable housing

Affordable by Design for Middle-Income Households
· Missing Middle Housing achieves affordability without subsidies via increasing supply and filling the gap for neighborhood living; using simple, lower-cost construction methods; reducing reliance no automobile ownership; using land more efficiently with shared and smaller units; and providing more income opportunities for residents
· Case Study: Prairie Queen (see p 55)

Reducing the Cost of Transportation
· In terms of development and individual costs, it is cheaper to rely on transit and walkability than cars
· Design goals for affordability
· 1. Decreasing the lot size and overall amount of land needed for each unit
· 2. Increasing the number of potential units on a site
· 3. Eliminating or reducing the cost of building garages.
· 4. Providing an option for households to live without a car, and thus eliminating the cost of car ownership.

Sharing Land Costs and Building Smaller Units
· Multiple units on the same-sized lot as a single-family home allows distribution of land costs across multiple units
· Note: The economic benefits of Missing Middle Housing are only possible in areas where land is not already zoned for large multiunit buildings

Opportunities for Additional Income, Ownership, and Building Equity
· MMH makes ownership more attainable with Federal home loans contributing to building additional units -> additional income from rent
· MMH historically provide lower-income people an opportunity to have a higher quality of life, build equity, and move up the social ladder – can also be an opportunity for small businesses
· Case Study: Chicago, early 1990s (see p 56)
· Case Study: Hope VI Program (see p 57)

Community Land Trusts
· One approach to limit land costs, goal of long-term affordable housing
· A Community Land Trust (CLT) is a nonprofit organization formed to hold title to land to preserve its long-term availability for affordable housing and other community uses. A land trust typically receives public or private donations of land or uses government subsidies to purchase land and develop housing
· The homes/units are sold at an affordable price, but the CLT retains ownership of the land and provides long-term ground leases to homebuyers
· CLTs are focused on providing a long-term supply of affordable housing
· Unlike home-buyer subsidy programs, which are great at building individual wealth but not great at providing a long-term supply of affordable housing

Affordable Missing Middle Housing Case Studies
· Missing Middle Pilot Project, Decatur, Georgia
· Infill project, 6-unit cottage court, location chosen for walkability
· City-led design process, project slowed by red tape but now on track for construction
· Sonoma Wildfire Cottages, Santa Rosa, California
· 2017 CA Wildfires exacerbated Bay Area housing crisis
· Habitat for Humanity using MMH for disaster relief housing for displaced residents
· 10-acre plot donated, cottage court design
· Challenges: need for speedy construction, CA sustainable design requirements
· Goal of affordability, houses rented to displaced families for 2-5 years then rented to Habitat-qualified families
· Iberville Off-Site Housing, New Orleans, Louisiana
· Disaster Relief after 2013 Hurricane Katrina
· Idea: rehabilitate the many empty worn-down housing for disaster relief housing
· Goal: Maintain distinct architecture of the community
· Public-private partnership
· Funded in part by affordable housing and historic preservation subsidies and low-income housing tax credits
· 35-year legal restriction that limits occupancy to low-income occupants
· Sustainability features
· Follows goals of HUD Choice Neighborhoods program

Conclusion
· MMH does what?
· Long-term, proven affordability, walkability
· Housing type and price variety
· Provides a “missing middle” option between subsidized housing at one end and market-rate mid-to-high-rise housing at the other, but at a small, neighborhood & house scale

Design for Diversity: Exploring Socially Mixed Neighborhoods (Talen, 2008)
Notes correspond to the first edition of this book
· Introduction: Diversity and Design
· Separation comes from technological advancements, particularly in transportation, that created the norm where spatial mobility corresponded to social mobility 
· Socially diverse places can be supported and developed through planning and design
· Book outlines case studies from Chicago and its surrounding suburbs to evaluate successful examples that support the book’s thesis that “there are design principles that can help sustain diverse neighborhoods” (pg. 7)
· Separation vs Diversity 
· Status of social separation and diversity 
· Increase in separation by class 
· Racial diversity has increased, especially in the suburbs, but with a lack of spatial integration of different races in one neighborhood
· Housing types and schools also segregate neighborhoods, particularly socially
· Gated communities are a newer way to separate people by lifestyle identity, and age
· Why do these patterns exist?
· Class based fears of diversity lowering property value
· Consumer choice (‘collective ambivalence’)
· Discrimination in government and institutions
· Neighborhood dynamics 
· Stereotypes reinforced by the built environment (pg. 30)
· Why Diversity?
·  Place vitality 
· Difficult to grow economically, need diversity to foster opportunities 
· Social equity
· ‘Geography of opportunity’ = better access to resources for all social groups
· Confined social environments can isolate groups from resources (particularly health care and job opportunities)
· Diverse places are seen as a strategy to reduce racial bias and prejudice, referred to as ‘neighborhood contact hypothesis’
· Counter arguments 
· Chosen enclave 
· Social stress from living in diverse places
· Social homogeneity can sometimes be empowering
· Gentrification is a ramification of diversifying a place with high-income groups, technically the place will be more diverse than before but can be very disruptive to local leaders and existing communities
· The Strategies to design for equality, imageability and vitality, organic wholeness, community, sustainability:
· Mix
· Need a mix of housing types, housing ages with policies that will maintain a mix of affordability levels
· Beyond housing, a mix of block sizes, facilities, and services is important
· Important to identify areas where different housing forms boarder one another, these spaces are opportunities to create links between the types 
· Mix big box stores to align with the small built scale of small businesses 
· Connection
· Creating alternative routes for people, not by car
· Networks are critical for giving options and increasing chances of social interaction
· Can be achieved by slowing traffic on a busy road or improving the designation of crosswalks
· Important to identify spaces, or neighborhood centers, to identify places that would benefit from better connective design
· A strong diverse community should have a space this is the ‘heart’ where the community can connect which influences the place's identity
· Collective space creates opportunities for interaction (ex. Streets)
· Security
· Design needs to counteract any possible negative effects of mix (particularly fear)
· Have a mix of housing forms closely integrates so they feel more connected
· Points to Jane Jacob’s argument that good urbanism should produce natural surveillance 
· Identify dead spaces (ex. Parking lots) that face the public realm but are not connected
· Industrial corridors and transportation make effective and distinct edges 
[image: ]      [image: ]
Figures capturing the main ideas from Design for Diversity


Optional Readings
CNT Losing Ground Report: The Struggle of Moderate-Income Households to Afford the Rising Costs of Housing and Transportation

Summary
· Idea: Consider cost of housing and transportation together under living costs
· Lower-cost housing in areas far from job centers is not actually affordable housing
· Goal: affordable housing near existing and planned transit stations, job centers, and other places where transportation costs are low and to include affordable housing within new development in these areas
· Center for Housing Policy (CHP) and the Center for Neighborhood Technology (CNT) partner to gauge the housing and transportation cost burdens of moderate-income households living in the 25 largest metro areas at the end of the decade
· Want to gauge impacts of the rapid rise and fall of home prices during the 2000s, the recent rebound in rents, and the nation’s increased suburbanization over the past decade

Housing Cost Meaning
· Housing costs for renters include rent and utilities. For homeowners, housing costs include mortgage payments, property taxes, home insurance, utilities, and, where applicable, payments for home equity loans, condominium fees, or mobile home costs.
· See report for methodology (p 22)

Transportation Cost Meaning
· Transportation costs encompass all the trips that households make as part of their daily routine, including commuting, errands, and other travel. For car owners this includes the full costs of auto ownership, such as car payments, insurance, maintenance, and gas. For transit riders it includes the price of transit.
· See report for methodology (p 22)

Report Conclusions
· 1. The problem is getting worse
· For all 25 largest metropolitan areas, housing and transportation costs rose faster than incomes
· For all households, housing and transportation together consumed an average of 48 percent of the median household’s income
· 2. Moderate-income households pay a disproportionate share
· For households earning 50 to 100 percent of the median income of their metropolitan area, nearly three-fifths (59 percent) of income goes to housing and transportation costs, leaving little money left over for quality-of life expenses such as food, education, health care, savings
· 3. The combined burden of housing and transportation costs is greatest where costs are out of sync with local incomes; these are not always the places with the highest absolute costs
· In some metro areas, (Washington, DC, Boston, and San Francisco) high costs are matched by relatively high incomes, helping moderate-income households better afford their housing and transportation costs.
· Other regions, (Riverside-San Bernardino, CA, Miami, and Los Angeles) have moderate to high housing and transportation costs & relatively low median incomes. Therefore, combined cost burdens for moderate-income households are very high (65-72% of household income)
· 4. Transportation costs still shape differences in the overall affordability of metro areas
· For more affordable areas (in terms of housing) such as Houston can require such high transportation costs that they are rendered much less affordable in practice
· 5. Moderate-income homeowners carry heavier cost burdens than renters
· Moderate-income homeowners carrying a mortgage face higher average costs (in % of income) than the typical moderate-income renter
· 6. Cost burdens for moderate-income households vary substantially within metro areas
· Across different metro areas and within one metro area, there is much cost variation
· Even in metro areas where average cost burdens are relatively affordable, there are many neighborhoods that are out of reach for moderate-income households
· 7. Despite lower burdens than homeowners, moderate-income renters are still barely making ends meet in many metro areas
· 8. We can make things better, here are some proposed solutions to the cost-of-living-crisis:
· See below for policy implications of these conclusions

Note: See the report for lots of graphs detailing above conclusions

Conclusion
· Steps to reduce the combined costs of housing and transportation for low- and moderate-income households
· Goal: protect/increase affordable housing in neighborhoods where:
· (a) transportation costs are already low or where public investments will make transportation more affordable in the future (“location-efficient areas”)
·  (b) the demand for new development is significant
· See policy implications for steps on how to do this

Policy Implications
· Preservation of existing affordable homes near job centers, public transit stations, and other places where transportation costs are low (“location-efficient areas”)
· Large-scale investments in transit/infrastructure often lead to increases in property values that threaten the continued affordability of existing rental homes
· See report for specific policy
· Regulatory reforms that reduce the cost of creating new housing in location-efficient areas
· Reforms to allow for more compact development, reduce unnecessary parking requirements, and speed up the permitting process
· Incentives or requirements to include affordable housing within new development in location-efficient areas
· Adopt explicit incentives or requirements designed to ensure that a share of newly developed housing is affordable
· Ex: inclusionary zoning, incentive zoning, and density bonuses
· Land acquisition assistance to facilitate the development of affordable homes in location-efficient areas (near transit stations, job centers, and other amenities)
· Take advantage of local agencies and government to acquire land for the purpose of providing affordable housing, since land acquisition is one major hurdle
· Mechanisms for ensuring long-term affordability
· Tools such as long-term covenants, community land trusts, and shared-equity arrangements help ensure that a single investment in affordability can provide opportunities to multiple generations of renters and buyers
· Policies that capture a portion of the value generated by public investments in location-efficiency to support affordable homes in these areas
· Use linkage fees and tax increment financing to capture a portion of the increase in property values associated with public transit and other investments to generate funding for affordable homes
· Improvements to transit service and walkability for compact areas where housing prices are already relatively affordable so residents can rely less on autos.

Risk and Regulation in the Financial Architecture of American Houses (Massey 2012)
· Housing market in the US is entwined with the economy affords individuals (and the state?) risks and opportunities
· Risk- “selling consumers debt” (subprime loans)	Comment by Guest User: to what extent is the average homeowner  knowledgable about the global credit market? 
· Federal Housing Administration (FHA)- 
· Serves as a speculative agency, and promoting Gilles Deleuze’s “control society” / “self-regulation”	Comment by Guest User: heard of them in reference to redlining and HOLC, what is their rep now even??

· The boom and bust in the real-estate market
· Post WW1 expansion of mortgage financing market, idealizing the detached house a symbol of family and citizenship that is worth the risky investment 
· Herbert Hoover moral economy centered house as artifact/suburbanization 
· followed by New Deal interventionist state, leading to the undermining of the existing regulatory regime as a Keynesianism/neoliberal ideology that triggered a worldwide credit contraction (2008 BUST)
· Increased suburbanization post-war + sprawl (“decentralized, barely regulated and poorly coordinated”) 	Comment by Guest User: 46% homeownership in 1900, majority rented

· No national mortgage market regulated by different state laws, leading to partnership of different stakeholders
· Entrepreneurs and civic leader, mortgage brokers and real estate agents , etc 	Comment by Guest User: the polish neighborhood

· Mobilization of loan associations, insurance companies, and saving banks 
· The localization of finance, design and construction led to “regionally distinctive housing vernacular” 
· Housing is market driven, with ‘regulation without laws’
· Integrated by gridded street planning
· By the 1920s homeownership had become more commodified
· Better Homes in America (BHA)- bringing people into the “middle-class social and political imaginary”  
· Bennett Homes-served as a good example of good housing design and home culture


Principles of Inner-City Neighborhood Design

Introduction
· New philosophy adopted by HUD that recognizes importance of good design in developing public housing
· CNU working with HUD on Hope VI Project
· Hope VI: National Project by HUD to transform public housing around the U.S.
· Goal to revitalize the most derelict housing projects to boost community pride, revitalize distressed areas, become integral parts of the broader community, support education opportunities of residents, etc

14 Principles for Inner City Neighborhood Design
· 1. Citizen and Community Involvement
· Engage residents, neighbors, civic leaders, politicians, bureaucrats, developers, and local institutions throughout the process of designing change for neighborhoods.
· 2. Economic Opportunity
· The design of neighborhood development should accommodate management techniques and scales of construction that can be contracted to local and minority businesses.
· 3. Diversity
· Provide a broad range of housing types and price levels to bring people of diverse ages, races, and incomes into daily interaction-strengthening the personal and civic bonds essential to an authentic community.
· 4. Neighborhoods:
· Neighborhoods are compact, pedestrian-friendly, and mixed use with many activities of daily life available within walking distance. New development should help repair existing neighborhoods or create new ones and should not take the form of an isolated “project.”
· 5. Infill Development:
· Reclaim and repair blighted and abandoned areas within existing neighborhoods by using infill development strategically to conserve economic investment and social fabric.
· 6. Mixed Use:
· Promote the creation of mixed-use neighborhoods that support the functions of daily life: employment, recreation, retail, and civic and educational institutions
· 7. City-wide and Regional Connections:
· Neighborhoods should be connected to regional patterns of transportation and land use, to open space, and to natural systems.
· 8. Streets:
· The primary task of all urban architecture and landscape design is the physical definition of streets and public spaces as places of shared use. Neighborhoods should have an interconnected network of streets and public open space.
· 9. Public Open Space:
· The interconnected network of streets and public open space should provide opportunities for recreation and appropriate settings for civic buildings.
· 10. Safety and Civic Engagement:
· The relationship of buildings and streets should enable neighbors to create a safe and stable neighborhood by providing “eyes on the street” and should encourage interaction and community identity. Provide a clear definition of public and private realm through block and street design that responds to local traditions.
· 11. Dwelling as Mirror of Self:
· Recognize the dwelling as the basic element of a neighborhood and as the key to self-esteem and community pride. This includes the clear definition of outdoor space for each dwelling.
· 12. Accessibility:
· Buildings should be designed to be accessible and visitable while respecting the traditional urban fabric.
· 13.  Local Architectural Character:
· The image and character of new development should respond to the best traditions of residential and mixed-use architecture in the area.
· 14. Design Codes:
· The economic health and harmonious evolution of neighborhoods can be improved through graphic urban design codes that serve as predictable guides for change.
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Conceptual framework of factors that explain diversity
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