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Dynamic Planning Overview
excerpts from 

NCI Charrette Planner ™ Certification 
Course

www.charretteinstitute.org

The situation in a nutshell

Forbes Magazine

How can resistance turn into 
transformative community change? 
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The Three Pillars of 
Holistic Community Planning

Principles Standards Process
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The Dynamic Planning Process

A three-part process for achieving transformative 
change in public and private planning efforts

The overall process in which the charrette is the 
transformative event 

Dynamic Planning Core Values

Community Health
Holistic planning solutions 
support socially and 
environmentally healthy 
communities.

Collaboration
Each individual’s unique 
contribution supports the best 
outcome.

Transparency
Clarity in rules, process and 
roles is essential to 
collaboration.

Shared Learning
Including all viewpoints assures 
reduced rework and facilitates 
implementation.

Direct, Honest, Timely 
Comm nication



3

Drawn for The Washington Post, 1988, by Roger K. Lewis, FAIA, 
Professor, U. Maryland School of Architecture

What is an NCI Charrette?

The charrette is a 
multi-day collaborative 
planning event that 
harnesses the talents 
and energies of all 
affected parties to 
create and support a 
feasible plan that 
represents 
transformative 
community change

What can a charrette do?

Main street 
revitalization and 
infill
New development 
plans
New annexations
Community-wide 
visions
Comprehensive 
plans

Kendall, FL

Kentlands, MDHillsborough Co., FL

Charrettes result in feasible 
plans for:

Charrette trends

Government agencies requiring charrettes:
• Baltimore County, Maryland
• Davidson, North Carolina
• Belmont, North Carolina

Recent RFPs requiring charrettes:
• Renaissance Project, Baltimore, Maryland
• Columbia Town Center, Columbia, Maryland
• City Center Housing, Santa Monica, California
• Spokane Valley, Washington
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A Sample Dynamic Planning 
Process

Phase One: Charrette Preparation

research, education, research, education, 
Charrette Charrette 
preparationpreparation

CharretteCharrette
planplan

implementatioimplementatio
nn

Information and Information and 
Relationship Relationship 
StrategyStrategy

Product RefinementProduct Refinement

Presentation and Presentation and 
Product Product 
FinalizationFinalization

Project SetProject Set--up and up and 
OrganizationOrganization

Stakeholder Stakeholder 
Involvement Involvement 

Base InformationBase Information

Feasibility StudiesFeasibility Studies

Charrette LogisticsCharrette Logistics

Organization, Organization, 
Education, VisionEducation, Vision

Alternative Concepts Alternative Concepts 
DevelopmentDevelopment

Preferred Plan Preferred Plan 
SynthesisSynthesis

Plan DevelopmentPlan Development

Production and Production and 
PresentationPresentation

11 22 33

Dynamic Planning Phases
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Charrette Preparation: 
Getting Charrette Ready

Phase 1: Research, Education and Charrette 
Preparation

Project Set-up and Organization
Stakeholder Involvement Plan
Base Information
Feasibility Studies
Logistics

Dynamic Planning Road Map

Charrette Ready Plan Schedule
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Stakeholders’ unique contributions

Elected 
officials

Neighbors Urban 
d i

Environmentali
sts

Business 
owners

Developer

Fire 
Chief

Transportation 
engineers

Viewpoint Person Affiliation Issues Win Outreach
Strategy

Charrette
Participation

Elected Official Donna Gerber Contra Costa County 25 years of controversy,
with nothing to show.
Gerber is the project
“champion”

A plan and codes agreed
upon by BART, and the
Neighborhood. A bullet-
proof public process.  A
national exemplar project.

Email, phone Daily T eam Meetings

Elected Official Mark
DeSaulnier

Contra Costa County Concern about p roject
costs.  Interested in a
non-controversial
outcome.

A project that can be
approved supported by
neighbors.

Email, phone Public Meetings

Elected Officials Dan Richard,
Joel Keller

BART Directors Balancing BART
operations, goals of
increasing ridership

A built d evelopment that
serves as a model for BART,
economically successful for
BART

Email, phone Public Meetings

Neighborhood
Activists

Kathy
Boswell, Kris
Hunt, Terry
Flemming

Walden District
Improvement
Association

Deep distrust of County
Supervisors and staff.
Traffic, visual impacts,
property valu es, safety.

Minimal traffic impacts,
maximum hou sing, lo w
building s across from
neighborhood, p edestrian
access, local retail only, no
increase in BART parking
The county mu st keep its
promise and build th e
regional trail.

Emails, letters Separate Meeting

Neighboring
Commercial
Owners

Lynette
Tanner-Busby

Contra Costa Centre
Association

Workers have limited
local services

Compatible uses with
existing busin ess, amenities
for office workers, traffic
management

Emails, letters Separate Meeting

Developer Mark Ferrar
Bill Mohr

Millennium P artners
Catalyst

Last development
proposal failed.

Economic and market
feasible plan.

Email, phone Daily T eam Meetings
And reviews

Sample Stakeholder Analysis

1.3 Base Information 

Tool: Hi-Tech Modeling and Analysis

Purpose: Run statistical analysis to measure the 
comparative performances of each scheme

Process: Model each alternative using the 
appropriate tools and report back to the design 
team and stakeholders

Index/CriterionCommunityViz™/Orton Family 
Foundation

PLACE3S/www.energy.ca.gov/pla
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Phase Two: The Charrette

During the Charrette: 
Charrette Roles and Process

Charrette Design Team
The Charrette Design Team 
works uninterrupted to produce 
the plan

Drop by the studio
(Unscheduled)

Public meetings
(Scheduled)

Stakeholder meeting
(Scheduled)

Urban Design AssociatesDover Kohl LCA Town Planners

During the Charrette: 
Charrette Roles and Process

The Stakeholder’s Role
The stakeholders provide vision, input and review 
at key moments during scheduled, as well as 
impromptu, meetings
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Charrette Work Cycles

alternative 
concepts

public meeting 
review

open house 
review

public meeting
confirmation

public meeting 
vision

plan 
development

preferred 
plan

Charrette Public Meeting #1: 
Hands-on Exercise

Groups work on visioning exercises at tables

Alternative Concepts Development



9

2.2 Alternative Concepts 
Development 

Tool: Primary Stakeholder 
Meetings

Purpose: To complete a 
feedback loop for the 
initial concepts with 
primary stakeholders before 
the next public meeting

Process: Primary stakeholder 
feedback meetings, often in 
the charrette studio

2.3 Preferred Plan Synthesis
Summary Sheet

Escalator Year 1 Stabilized Year Income Proforma (Year 3)
Leased Uses At Net Rents Period Square Feet Efficiency Rent/SF Rent Leasable SF

Restaurant/Ent 3 -               100% 17.00$ Restaurant/Ent NNN -                     -$              
Office 3 61,000        85% 22.00$ Office FS 51,850               1,140,700$ 
Rental Residential 1 -               87% 12.00$ Rental Residential FS -                     -$              
Townhouses 1 48,000        NA NA Townhouses -$              
Retail/Storefront 3 16,000        95% 17.00$ Retail/Storefront NNN 15,200               258,400$     
Other Uses 3 -               100% 17.00$ Other Uses NNN -                     -$              

125,000      Parking Revenue 156                    59,931$       
Income Escalator 3.0%
Target Return Rate 12% Gross Income 1,459,031$ 
Stabilized Year Net Income 1,193,161$     Plus CAM Charges 12% of NNN Comm'l 167,892$     
Capitalized Value at 9.0% 13,257,000     Less Vacancy/Credit L 5% (81,346)$      
Total Loan Amount Available at 75% 9,942,750$     

Effective Gross Income 1,545,576$ 
Project Cost Less General Partner 3.5% (54,095)$      

Land 150,000 10$              1,500,000$     Less Office Expenses 5.50$ per SF (270,916)$   
Construction  Parking Expenses 176$  per Space (27,404)$      
Demolition 37,500    6$                225,000$        Less Residential Expe 34% -$              
Sitework Outside of Build -          4$                -$                 
Plaza -          15$              -$                 
Landscaping 44,000    7.00$           308,000$        Net Operating Income 1,193,161$ 
Streetlighting & Signal -          5,000$        200,000$        Plus Startup Reserve 69,955         
Street Sidewalks 3,000      7$                21,000$           Less Debt (793,800)$   
Restaurant/Ent -          95$              -$                 
Office 61,000    95$              5,795,000$     Cash Flow Before Tax 469,316$     
Office Tenant Improveme 51,850    25$              1,296,250$     
Rental Residential -          90$              -$                 Stabilized Cash on Cash Return 15.5%
Townhouses 48,000    95$              4,560,000$     
Retail/Storefront 16,000    75$              1,200,000$     
Retail Tenant Improveme 15,200    25$              380,000$        
Other Uses -          75$              -$                 
Features -          50$              -$                 
On Grade Pkg 36,000    8$                288,000$        
Parking Structures 32,000    38$              1,216,000$     
Below Grade Pkg Structu -          47$              -$                 
Construction Subtotal 15,489,250$   
Soft Costs 27% 4,162,736$     
Construction Contingency 7.5% 1,161,694       

Total Project Cost With Lan 125,000 179$            22,313,679$   

Less Residential Sales 215 (10,320,000)$ 
Plus Residential Brokerage Fees 6% 619,200$        

Less Energy Systems Equity
Plus Startup Cost 349,775$        
Credit Enhancement/TIF -$                 

Adjusted Total Project Cost 12,962,654$   
Less Allowable Debt (9,942,750)$    

Cash/Equity Required 3,019,904$     
Loan Rate (current CMBS rate) 7.00%
Loan Term in Years 30                     
Annual Debt Service (793,800)$       

Economics

Transportation

Stakeholder Surveys

The Preferred 
Plan reflects 
multiple 
viewpoints

Objectives   Strategies      Measures
1.  Site deve lopment,
inc luding infrastructure,
shall have  the flexibility
to be built in phase s.

1.  Land p lan w ill re flect
oppo rtuni ty for variations in
ne ighbo rhoods , streets and
blocks.
2.  Plan configura tion  will
allow infrastructure systems
to be built  in phase s.

1.  Create Fagan Canyon
deve lopment plan and
regu lating cod e.
2.  Match infrastructure
requ irements with appropriate
density to maximize  land
plann ing efficienc ies.

2.  Project sha ll be
econo mically feasible.

1.  Deve loper will
comm enc e Charrette with a
minimum density based on
meeting satisfactory impact
mitiga tion.

1.  Minimum density for the
entire Fagan Canyon  sha ll be
1,350  hous es.  Centex’s por tion
of the  Canyon  sha ll be a
minimum of 935 house s tha t
inc lude s a variety of lot sizes
from 1,800  SF to 7,350  SF, and
hous e sizes  from 1,531  SF to
3,650  SF, inc luding 140
moderately priced homes
(15% ) of total.
2.  Deve loper will prov ide
miti ga tion nec essary to
accommodate a minimu m of
1350  house s.
3.  Feasibility is based on
maintaining currently projected
infrastructure cos ts.

3. City sha ll exped ite
land  use  and p ermitti ng
app rova ls.

1.  City will  streamline
regu latory  reviews  and
approva ls.
2.  City will  provide
objective  criteria for
resolving conf licting,
ambiguous , or subjective
requirements.
3.  City will  adop t
reason able processing and
approva l schedu le.
4.  City will  provide
objective  criteria for release
of bond s.
5.  City will  allow for
density transfers between
parcels to accomm odate
land  planning e fficienc ies.

1.  Clear definition o f
information and p lans required
for app lications .
2.  Fixed  schedu le from City
for review and approva l
proces s.

Objectives, Strategies, Measu

2.5 Production and Presentation

Tool: Final Charrette Public Meeting

Purpose: Illustrate and explain the 
complete plan drawings and 
supportive data, inform and 
inspire all participants to 
support their plan

Process:
Presentations by the project team
project summary
charrette log, evolution of plan
final plan
Q&A and  public input

Open house
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Example Charrette Products

Master plans

Street sections

Detailed studies Economics

Summary Sheet
Escalator Year 1 Stabilized Year Income Proforma (Year 3)

Leased Uses At Net Rents Period Square Feet Efficiency Rent/SF Rent Leasable SF
Restaurant/Ent 3 -               100% 17.00$ Restaurant/Ent NNN -                     -$              
Office 3 61,000        85% 22.00$ Office FS 51,850               1,140,700$ 
Rental Residential 1 -               87% 12.00$ Rental Residential FS -                     -$              
Townhouses 1 48,000        NA NA Townhouses -$              
Retail/Storefront 3 16,000        95% 17.00$ Retail/Storefront NNN 15,200               258,400$     
Other Uses 3 -               100% 17.00$ Other Uses NNN -                     -$              

125,000      Parking Revenue 156                    59,931$       
Income Escalator 3.0%
Target Return Rate 12% Gross Income 1,459,031$ 
Stabilized Year Net Income 1,193,161$     Plus CAM Charges 12% of NNN Comm'l 167,892$     
Capitalized Value at 9.0% 13,257,000     Less Vacancy/Credit L 5% (81,346)$      
Total Loan Amount Available at 75% 9,942,750$     

Effective Gross Income 1,545,576$ 
Project Cost Less General Partner 3.5% (54,095)$      

Land 150,000 10$              1,500,000$     Less Office Expenses 5.50$ per SF (270,916)$   
Construction  Parking Expenses 176$  per Space (27,404)$      
Demolition 37,500    6$                225,000$        Less Residential Expe 34% -$              
Sitework Outside of Build -          4$                -$                 
Plaza -          15$              -$                 
Landscaping 44,000    7.00$           308,000$        Net Operating Income 1,193,161$ 
Streetlighting & Signal -          5,000$        200,000$        Plus Startup Reserve 69,955         
Street Sidewalks 3,000      7$                21,000$           Less Debt (793,800)$   
Restaurant/Ent -          95$              -$                 
Office 61,000    95$              5,795,000$     Cash Flow Before Tax 469,316$     
Office Tenant Improveme 51,850    25$              1,296,250$     
Rental Residential -          90$              -$                 Stabilized Cash on Cash Return 15.5%
Townhouses 48,000    95$              4,560,000$     
Retail/Storefront 16,000    75$              1,200,000$     
Retail Tenant Improveme 15,200    25$              380,000$        
Other Uses -          75$              -$                 
Features -          50$              -$                 
On Grade Pkg 36,000    8$                288,000$        
Parking Structures 32,000    38$              1,216,000$     
Below Grade Pkg Structu -          47$              -$                 
Construction Subtotal 15,489,250$   
Soft Costs 27% 4,162,736$     
Construction Contingency 7.5% 1,161,694       

Total Project Cost With Lan 125,000 179$            22,313,679$   

Less Residential Sales 215 (10,320,000)$ 
Plus Residential Brokerage Fees 6% 619,200$        

Less Energy Systems Equity
Plus Startup Cost 349,775$        
Credit Enhancement/TIF -$                 

Adjusted Total Project Cost 12,962,654$   
Less Allowable Debt (9,942,750)$    

Cash/Equity Required 3,019,904$     
Loan Rate (current CMBS rate) 7.00%
Loan Term in Years 30                     
Annual Debt Service (793,800)$       

Example Charrette Products

Computer Renderings

Codes

Hand drawn rendering Environmental Analysis

Urban Advantage/LCA Town Planners

Geoffrey Farrell

Seth Harry/LCA Town Planners CommunityViz ™

Example Charrette Products

LCA Town Planning and Architecture, Centex Homes
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Phase Three: Plan Implementation

Plan Implementation: 
Charrette Follow-up

The goal of the Plan Implementation phase is to 
refine and finalize charrette products to guide the 
project through adoption and development. 

Plan Implementation 
• Information and Relationship Strategy
• Product Refinement
• Presentation and Product Finalization

3.1 Information and Relationship 
Strategy

Tool: Outreach Communication

Purpose: Continue to inform the 
key stakeholders and the 
public on the outcome of the 
charrette and the next steps 
and how they can be involved

Process: Disseminate 
information though e-mails, 
websites, and publications 
such as The Town Paper
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3.2 Product Refinement

Tool: Document Revision

Purpose: Complete the revisions required by the 
review process

Process: Design team members complete revisions to 
their assigned products

3.3 Presentation and Product 
Finalization

Tool: Final Project Public 
Meeting

Purpose: Perform one last 
feedback loop with the 
public

Process: Hold two public 
meetings on subsequent 
evenings and make 
refinements between them 
based on the first 
evening’s input

3.3 Presentation and Product 
Finalization

Tool: Project Closeout

Purpose: Complete the charrette report and code 
documents required for a feasible plan

Process: The charrette manager directs the 
completion and distribution of documents
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NCI Resources

NCI Certification Trainings

On-the-job Training and Coaching

Technical Assistance

Visit www.charretteinstitute.org
for more information 

Thank You


