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Community 
Character Analysis
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• Attempt to describe, via text 
and photos, the existing 
community character

• Identify aspirational desires for 
the future not current part of 
community character

• Convert these findings into 
standards
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• Determined with community 
input, photo inventory, and 
detailed conversations

• Initial character aspects 
discussed with the CPC in 
May, 2023
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Community 
Character Analysis
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Community 
Character Analysis

General Statements
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7

• Residential

• Mixed-use

• Conditional

• Non-Residential

Zoning 
Districts
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General Character

• Community for residents, that 
welcomes visitors

• Strong ethos of environmental 
stewardship

• A place of human habitation

• A wooded retreat 

• A place of “smaller, more 
informal” development

• Work with mountain conditions 
instead of altering them

8
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Land Use

• 2 zoning districts 
(with little distinction between them)

• A wide range of use types, but no 
mixed-uses yet (9 lots)

• Commercial concentrated in core and 
along corridors – desire for more 
mixed-use in the core

• 33% of lots in the district are vacant 

• Largest vacant lots concentrated in 
western portion

• Commercial shopping centers of more 
than 3 in-line tenants should be 
discouraged 

• Developments with more than 20,000 
square feet should only be established via 
conditional zoning

• More live/work units, more ADUs, wider 
range of residential uses

• All uses (except single-family detached) 
required to provide open space
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Lotting Patterns

10

• 800 lots in the district

• 48% of the lots in the Commercial 
District are smaller than 40,000 
square feet

• Lots small in core, larger along 
corridor

• Building setbacks have created 
irregular development template

• Parking in front of buldings

• Conservation subdivision lot issues

LOT SIZE RANGES IN THE CASHIERS COMMERCIAL DISTRICT

Lot Size Range
Number of 

Lots
% of Total

Less than 20,000 square feet in size 242 30%

20,000 square feet to 39,999 square feet in size 145 18%

40,000 square feet to 80,000 square feet in size 153 19%

More than 80,000 square feet in size 259 32%

DIMENSIONAL REQUIREMENTS FOR LOTS WITHIN THE CASHIERS COMMERCIAL DISTRICT

Type of Dimensional Requirement
Lots in the VC Sub-

district
Lots in the GC Sub-district

Minimum Lot Size (square feet) None None

Minimum Lot Width (feet) None 50

Maximum Lot Coverage (% of lot area) 70 70

Front Setback (feet) Min. 10; Max. 20 Min. 15; Max. 25

Side Setback (interior lot line) (feet) None None

Side Setback (corner lot line) Min. 10; Max. 20 Min. 15; Max. 25

Rear Setback None None
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Street Design

• Slow-speed “village feel”

• Lack of street connections/options 
contributes to congestion

• New rules for connecting/continuing 
private streets

• New rules for short block lengths

• New rules for street connectivity

• Address missing pedestrian 
connections

• Public sidewalks along NCDOT streets

• Private sidewalks along private streets 
or where NCDOT does not permit 
sidewalks
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Open Space
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• 10%-20% open space required
• Sidewalks credited towards open space
• Require all forms of non-residential (5%), 

mixed-use (7%), and multi-family 
development (10%) to provide open space

• 3 types of open space: active, passive, 
gathering

• Active required for multi-family
• Passive required everywhere else based on 

priority order
• Gathering spaces credited towards passive
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BUILDINGS

• Multi-building development
• Entryways

• Glazing
• Exterior Materials

• Colors

• Size
• Height
• Roof Form/Pitch
• Placement
• Spacing
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Buildings – Generally Consistent
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Buildings – Generally Inconsistent
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Building Size

• Wide range of building sizes

• 69 developments with buildings 
below 5,000 sf

• 41 development with buildings 
from 5,000 to less than 20,000 sf

• Average building sf: 4,646
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Building Height

• Up to 2 stories = consistent

• Could be more than 2 stories on 
sloping sites

• Beyond 2 stories on flat sites 
could require conditional rezoning

• Accessory structures should not 
exceed principal building height
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Roof Form/Pitch

• Pitched roofs = consistent

• Flat roof = inconsistent

• Mansard/monopitch = 
inconsistent
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Placement

• Random placement

• Shallow front setbacks with 
buildings close to the street

• Deep front setback = inconsistent

• Buildings not parallel to the street 
they face

• Variable side setbacks
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Massing

• Simple form

• Residential appearance

• Visible framing

• Sequential additions
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Multi-Building Development

• Campus-style = consistent

• In-line shopping center 
(over 3 tenants) = inconsistent

• Hybrid = consistent 
(detached, semi-detached, 
2-story)
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Entryways

• Faces the street

• Roof identifies entry 
location

• Material/appearance 
change

• Weather protection

• Entry way does not face 
primary street = 
inconsistent
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Glazing (transparency)

• Vertical orientation

• Divided light

• Glass wall = inconsistent

• Horizontal band of glass 
= inconsistent

• More than 50% glazed = 
inconsistent
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Exterior Materials

• Natural materials

• Wood, metal, stone
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Exterior Materials
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Color

• Earth Tones

• Muted, Dim

• Accent colors 
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Site Features - Parking
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• Parking lots are small

• Parking in front

• Little parking 
landscaping

• Access management 
issues
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Site Features - Landscaping
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• Little streetscape 
landscaping

• Few perimeter 
landscaping buffers

• Fence screening

• Little landscaping lot 
parking
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Site Features - Signage

29
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1 Residential Development

2

3 Open Space – active/passive 

4 Fee-in-Lieu  for OSS, sidewalks

Discussion

5

Rezoning Requests

Signs - illumination, pole signs
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How will we use the 
Community Character 

Analysis?

It informs the revisions to UDO Section 9.3:
• Purpose and intent

• District dimensional standards
• Allowable uses by zoning district

• Development standards
• Building design standards



NEXT STEPS…

32
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• Annotated Outline Discussion
CPC Meeting Tuesday, 12.19.23 @ 5P

• Drafting commences Jan 2024
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