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DENVER'S TRANSFERABLE DEVELOPMENT
RIGHTS STORY

by Lisa Purdy and Peler D. Bowes, CRE

Market Data Cenler as reported in Land Revit rv, January
1982). The ratio of net incometo price was 7.6 percent in
California and 10.15 percent in all other states.r The
average cost per square foot of shopping space (also
based on SREA data d\ dnallzed by/ dodRevrtr.r was $57
in California and $49 elsewhere. The ratio of net income
to price was 8.2 percent in California.rnd 7.4 percent
elsewhere.

At these prices, a number of things seem to be happening:

o Office condos are in bloom in :ome areas.

a Price-per-squdre-foot pressurer dre ( du\ing tenants to
seek economies in amount of space and location, with
some shifl to lower-priced suburban are.rs for back-
room activilios

o The pace of building construction looks oul of line with
long-run requirements, although some structural
changes are occurrinEi in local markets.

o Condo development of shopping centers is showing
early signs of a trend.

o Prices have hurt m.tny retail operalions, resulting in
Erealer ec()nomies and lurnover in spat e.

. Competition has hit some shopping centers hard.

ln regards to fin.rncing, long-term fixed rate mortgages are
basically out; 100 percent financing with e'quity partici-
pation is in, as well rs pension funds and foreign money
with heavy or .rll-c;rsh investmenls.
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Changes Seen As Cyclical And Structural
The ratio o{ debt to equ ity has changed, interest rates have
changed and capitalization rates h.rve changed. The price
per squ.rre foot has changed for residential, retail, office
and especially for land. It is not just change over time, bul
changes in structural relationships. The old rules-of-
thumb don'l help much.

Much of the discussion these days is of boom or bust: the
Creal Depression Syndrome. Are we going to get it again

- or worie, are rve already there?

A look al any of the markets will shorv cvc lica I activity. ln
general, anrplitudes have increased, .tnd we are getting
rvider srvings in lhe cvc ler and m,rvhe rliiferent t ime 'pan.for the cycles.

Then there are the structural changes. Long-run structural
changes are occurring in lhe economy. This does not
mean lhat we necessarily have.r Creat Depression on our
hands, but that rather the relationships..rre different. The
national economy is producing different products. Our
inlernation.rl position has changed economically. We
may lx'going through an ad,ustment process different
from anything rve have previously experienced.

We are m.rnufacturing different producls and services at
different locations and changing our reJI estale require-
ments. We are financing the re.:]l .'st.lle differently. Real
estate investment has become riskicr. What concerns me
is that the decision makers may see only the short trends
.rnd extrapolate them. There is no nrore certain recipe for
disaster.
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On lanuary 18, 1982, Denvcr's Cilv Council passecl an
ordinance thal allorvs ou,ners of historic.rlll, clesignated
propcrty b transfer exces: develrpnrt,nt riBhls to other
properlies rvilhin the Business-5 Ccntr.rl Bu!iness Dislricl
(CBD) zone. This was consirlererl ,r nr,rjor arcomplish-
ment lly devt'krpers, prescrv.rlionist!, ,rn(l r('presental ive5
of busincss.rnd government, all of whonr lvere involved
in the development of thc ordin.rnce.rnd the intric.]tr.
procedures required to.rssure ils ar<t,ptallility by all in-
terelte(l Lt( tions .rnd the nrarketplar t'. ()nc vear ago no
onrJ even lhoughl seriously .rlxrul tr.rnsierable develop,
menl right\ (TDRs). Nor! every()n(, talks about them.

This ncrvly c reaterl ability to tra nsfer rlt velopment rig,hls
fronr historir \lruclures to devel()pnrL'nl sitcs provided a

conrp.rnion TDR mechanisnr to th(. one lhal h.rs existed in
Denver for nonhistoric structurcs. The nonhistoric orcli-
nance h.rs been ava ilable for :onre linrt' l)ut tr.tnsfers were
limited to ( onliguous sites, density coulcl be transferrerl
from any type of bu ilding and the tr.rnslt'rs l.rckerJ many of
the controls built into the new ordin.rn< e. Until recently
thc nonhistoric TDR ordinance h.trl not lrcen used ver1,
nruch, bul the development of its < omp,rnion for histori-
c.rl p()B'rtics n,as considered .rppropri.lte for the scale
and relation to the street that hislorit properties coukl
provide. More importantly, this new procedure was
deemed t rit ic a I b the saving of sever.rl h isloric structures
because il would provide an economic return, makinpi
preservation of these structures .rn .rltrn( live .lltern.ttive to
demolilion.

Lisa Pudy ^ J pre!. rlition tpe(,.r/i\l l(, llt\rnt D"t1t(:r ln(.. tht'
l.1ryt'\l plt,tk'kx il pti,iervation ()rgrnrz.rnrxr rn thr,r r;untry, Lrhrth r.
rnvo/vrr/ r1'ith pn,servat,on econ0nti( \.rn(/ i\\u{,s io (/()r'r.olo|\,n DeDvt'r.

Background
Denver is developing a l4,bkrk rn.rll on 16th Street, the
rclail section of the Centr.rl Business District, which w,ill
prt,r lurle all vehicul.rr tr,rffi( cxcept for public mini-
lruscs. lt is intended k) be an Bo-foot wide people plare.

( )rrt, of the requirenrenls for Ferleral funding of Ihe nt,rll
!v.r\.r Scclion 106 Conrpli.rncc Revierv. This involvecl .t
.,urvcy of all historic [;uildings.rlong 16th 5treet b deter-
minc iI the mall n,oulcl h.rvL. rny detrin]ental efiects on
lhest, buildinEis. ln M.ly I 979 the State Historic Preserv.r-
tion Office deternrined th.ll there rvould be no su< h ef-
[e( ls ,rn(l .]t the s.rnrc tinrc <it't idt'd thal a national historic
(listri(t b include builclings .rlong l6th Street nnd four
lrlrx l. ot Chanrp.r 5lreet \\r)ul(l he ,tpprupridtr,.

This crcatcd quite.t stir.rntong lhc property owners an<l
r(,1)resc,nt.rtives of the CBD rrrntntunity, a problenr thal
h.r<l nrore lo do with thc o!vrr.'r's pcrception of the neg.r-
tive efiects associated rvith inclusion in a historic district
lhan rvith reality, since district inclusion generally pro-
vides more benefits than rlr.rrvbacks. According to some
rources, the neSalive resp()nse of property owners !!as
r.rus(rd by the fact thal they were not consulted before the
rlistricl rvas nominated. Nonelheless, representatives of
f)owntown Denver, lnr. and the St.rte Historic Preserv.t-
tion Office agreed to dt,ft,r consideration of a hislrlric
district for one year u ntil the downkrwn community could
evnlu,lte the impacl and app()priateness of designation.
This was a good indic.rtion of the joint public/private
cfforts that rvere to be forthcr.rnting.

ln Decenrber 1980, in rcsponse lo concerns about the
stru( tures to have been in< luded in the defincd district.
Hisloric Denver, lnc. funrled (wilh nloney from the St.rte
Hislorit Preservation ()ffice, Thc National Trust, and the
Boellcher Foundation) .l $40,000 study of l6th Streel.
Downtolvn Denver, lnc., w.rs chosen to lead the study,
which rvas to include the integration of contentporary
ancl hiskrrical builcling styles ns "r technique for histr:ric
preserv.ltion and urban dcrign. Design guidelines for
lxrth old ;rnd nerv bu ildings were to be the produ(t of this
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NEW RATIOS:
WHAT ARE THEY TELLINC US?
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Consider a few ftrcts on land values

Bo\l,nr Buildins

pror t,ss .rnd a policv t onrnt iltt't, was .rppointed joint ly by
llirtorir [)enver, lnc., .rrrr] [)orvntorvn Denver, ln(. th.ll
inr lurlt cl a 16th Stre('t r(,l,lil(.r,.1 hi\t()ric property owncr,/
rlt.vt.lolx'r, a real est.llc appr.riser.rntl (()un5elor, J m()rt-
g.rge ir.rnker, an ;rchittr t, anrl a pl.rnner.

For all the grx intentionr of lhir cr)nrnlitlee il ultinr.rtelv
<lirl not resolve the issut'. oi hi.'krrir preserv.ltion repr('-
st,rrlorl bt, l()th Street. ln\te.l(I, .r lrrger need appeartxl-
lhe clevekrprnent of a .pcti.tl z()ning (listrict for l()th
5t({'l thnt \iould L'ncour.rge sunlight.rncl retail ust:s .tt th(l
grourrrl ltvel consislcnt rvitlr lht'ptxlcstrian impli< ations
o[ tht' nr.r ll. Tinr ing a ncl politir .r I expetliency directe(l th.rl
hirlorital inrplications nol l[, l).ld of that specifi< r'fforl
.rnrl the resulting orrlin,rnre errept for rehabilit.rti<-rn
srhenre. for four buildings on the nrall. This rrls.r rttn-
st,nrus rlecision bt' the ronrnrillec and the spons<lring
()rg.rriz.rtions rrith the sp,<iiic understanding that hir-
lori( l)re\ervdt ion, ( on \ery.r I i( )n offorts r\,oulrl be a sult-
\(,(lucnl I.rsk.

Historic TDRs

Tht, torrrnrittee th.rl w.ls pul together to considcr lhe
hirtorit rl TDR conc cpt anri the possibility r-ri an
arklitional prenriunr for renov,rlcd hisk)ric ltruclure\ w,r\
t aroiullr' pickecl but unofiir i.rl. Thi\ conrmillee include(l
r(,1)r('\ent.rlives irom Historir [)t,nvcr, lnc., Dorvnlorvn
[)(,i]ver, lnc., the Denver L.rn<lnr.rrk Conrmi:sion, ;nrl tht'
Cokrr.rtlo H irtoric a l Sot it'ly , as u t'll .rs other conrnru trill'
leatk,rs. There lvas ;r lot of givt, anrl t.rke in thc tk'velop-
nrent of the concepts rvith nrur h r(,sc.rrch and discus5i()r'l
o[ sinril.rr ordinanccs in other cities. A key goal in all
clist ussions rvas to .rvoirl lh(, (,xtrenre positions of either
l)rt,\(,rv.r t ion i5ts or (lt'vt.lolx.rs, as il $.rs clear th..tt neilh('r
crln,nre rrrruld bc r onsiclt,rerl .rc( cpt.rble to citv gov.rn-
|r(,nt.rllencies, tht publit .rt l.rrge, or Cit\ Council.

l) a t Tower

After nearly thrr.o nrorrlhs of clcliberations, rlr.rfting and
rerlr.rfting, lhe ortlirrarrre finally took this sh.rpr':

l) Ihc IDR anrount is r .r/c u/,tter./ bv clt'rlu< ting lhr' dtrt-
sitv ofthe hi'trrrit \lr u< lurc irooi the ltar it io:I ailorr'
.rb/e c/cnritv on lhc iltc. Preniums irtr plat,ts or r her
bonui ilt,nrr on the hi*trrrir sitt, rlil/ be lnt /udt'rl. Once
the transier hkes pllce, the density oi.rny future recle-

velopment o[ lht. hisloric site rvill be rt'ducerl by the
anrount of srlu.rrt' frxrt.rge sold, un less adclitiona I TDRs
ran be.rcquirt,<|. Such fulure reclevelopntenl toulrl
Iakc place in tase o[:ignificant c.tsu.llly loss lhat
lrrrultl nol \\.lrr.lrtl r('('(,n.lru( lion oI ({ ()n()nli( ( ir'
(unrst.rncer lhal rvoultl suggest denrolilion of lhe his-
loric stru( ture.

Jt lhe 'cnr/ing.ift,( .r,r lr.)n.li,r up t() l;)ur \r'p.lf.ll,' linre\
rlith a nrininrunr ri )5 perctnt oi the .rvarLrb/t' IDRs.
This rvas inclurlerl to minimize the.lnrounl of paper-
rvork that rvoultl lrc required by Zoning A(lnlinistr.r-
t ion.

l) Ihe rt r civing sitt, < oukl nol lncreast' its r/r'nrity ntore
than )S p(,K tt)I of thr' /rase floor area r,]l/o ,t/k)rl'.tn( e.

ln the B-5 zone the b.rse f loor.rrea ratio is l0:l , sr.r that
lhe m.rximunr inr rease is 2.5: l. This pre'cludes overly
large projetlr and for iull block developnrents nray
require acquisitions of TDRs from more than one his-
toric site. ln.lddilion, other premium bonuses nt.ry be
.rccumul.rted. but the buiklingi ntay never lle Lrller
than the app(xinratelv 60 stories allorved by FAA
reBU lations.

4) The trans[t'rring \/l(' r]rust conLlin .t /ot a//y tk'signalcr/
hnr/nrark stru(lur('. [)esignation is a function of the
Denver Landnrark Conrmission which retluires th.rl
the building have substantial architectur.rl, geogra-
phic, or hislr-rrir signific.rnce.

. For the typical singleJamily house, the ratio of land
value to the value o{ land and building doubled in the
last quarter century. lt had been cut in half in the
previous quarter century, and is now about the same as
it was in the late I 920s,' as shown in Figure l.

o Residential land prices as measured by the Homer
Hoyt lnstitute Land Price lndex turned down in late
l98l after a decade of sharp increases.r The price
increases rvere gre.rler than inflation rates bul less than
housing price increases. I

a Covernment.ll rc,lul.ltion\ and ertessive zuning re-
quirements are, aside from inflation, the two main
reasons for the high cost of land.'

Now take a look .rt the changes in inflation r.rtes (using
CNP deflator):

. ln the 1950s thc inflation rate averaged .rbout 27:
percenl per vear. ll dropped to about I y, pe'rcent in the
early'60s and thcn started a sharp upward movcment.

Ihi5 art,c/c,5 the thinl n.r rt,rrer whrch focusts on the pnhlem of
.hange in lhe rea/ est,rt{,,n(/urtrv.

o ln the l.rle'6Os it was 372 percent; in the early'70s, 5
percent; and in the late '70s,7th pet(ent.

. More rece'ntly it has been runninB about 9 percent, as
reflected in Figure 2.

lnterest r.ltes.rnd capitalization rates .rre listed in Figure 3.
For most of the'70s, prime property mortg.rge interest
rates r.rnBe(l .rround 9 percent. Capit.rliz.ltion rates were
about y, per(enl higher than interesl r,ltes for this same
time period. The gap disappeared in 1979. Since then,
interest r.iles h.rve been higher th.-rn c.rpiLrlization rates.

Prices show th.rt the average cost per squ.rrc foot of office
space in 198I ,,v.rs $73 (based on s.rmple (l.rta from SREA

Maury Seldin, CRf, is prc\id('ol oi letro
lr{,tri.s, /n.., a rea/ e.t.rk, a^r,;rrh and
t ounre/rng irrm in 11 arh,nfl.,r. D ( He 

^pftft\\ot oi finan(e and r,.r/ (\l.rl('.rl lhe
Ar4rx/ Co//ege oi Euvrx \\ i(/,?xn,\l..rt,()n
{)i Ih. Ameri.an Uriv.^rh. .rrd p.r\idenl
()i lh. Honrer Holt /nsl,luk, H,. lxx)(\ in
{/udr Real E(ate lnveslnrcnl for Profit
th()uBh Appreciation, Lnnd loveslment,
RealEslale lnvestment Slr.rtegy k o-ruthor).
Hou\in8 Markels k o-rulhr)r). ,rn(/ The Re.rl
Eslnle Handbook. He ft\tivel ht\ M.B.A.
nt)m UCLA ancl hi' clotrrrdre dtxnt, n
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qu,)ntity and quality of real estate literature in journals
have exploded and nrore will come. Some journal mate-
rial has trickled down to books, but lhe more relevant
books using the curre'nt research are jusl beginning to be
published.

Craduate educ.rtion progranrs in real eslate are few but do
exist. As the schools rvith programs gradu.rle more PhDs
and DBAs specializing in real estate, the re\c.]rch base in
this area incre.rses. ln addition, Iht, design and
operationalization of qu.tntitative real est.lte and ap-
praisal models have mushroomed through the;rssistance
of the annual Colloquium on Computer Applications in
Real Estate. Real estJte research centers in five states are
also heginning to affecl the real estate liter;rture bv fund-
ing of research proposals. ln summary, the future state of
the real estate literature appears brighter and more
encouraging than ever.

NOTTS

l. Michaellames Hanrahan, "Dr. Pond and the Stale ol rhe Iirerature
in Re.rl Estate," Ca/ifornia M.rDng.,rr(,rl Review (SprinB I976), l0l-l09.

2. Bnrbara A. Patocka, "Pen\ion Funds Blazelhe Re.1l Estalt' Trail,"
/r\liluli()ndl /nvestor (lune 1 97 4), 7 7 -98

l. Lynn N. Woodw.rrd ,rnd Marrella Robens, "P()fe\sl()n.il Des
iEnrlion or Meril Bddge A Mfilest Proposal," Rcr/ [iLrk,/tluer
(winrer I9a0). 4l-46.

4 Donrld A. Nielsen .rnd R Warne $'il\on, 'A Delphr Ratjn8 oi
Rerl E\lrle k)urnals," Iho Re.r/ I \ldle Appraiser and Analr 't (Mny,lune
r980), 41,48

\. Ldnd tconomic\ i\ li\lerl .1r one of the I7, bul il hix never quile
livr<l up to its new name 1^,hi( h wnr ch.rnged in 1948 fronr Ih.. /ournal
rl Ln<l and Public Utjlity t( onotllir\- lnresponsetoana icle I!iub-
fiillcd entitled "Real Estate Rr\car(h: Past, Presenl and Future," the
tdit<x replied thal "We do not helieve lhat the issue of real estate
(\e,rr(h iunding is central lo lhe matority of our readen." The t.rble of
r onlenls in anv assue !vill also denrunstrale the inconBruon(.,.

6 lf I have omilled anyono, I .lpoloSize in advan.e.
7. The same condilion ir true of pcople wilh lernrnil de8ret5 in

insurance rvhere even feww rchnols than in real eslite oifer terminal
degrot programs.

5l Btittro thc tran-sl.er c.rn Lr/.t' p/.rr r,, lhe sending, pn4t-
erty /nu5l b(,renov,rled. The Denver Landmark Conr-
nrission h.rs guidelincs li)r lh('renov.ltion of lanrlrlark
builrlings, which must bc follor,ved and approv({l l)y
lhe Conrnrission anrl lhe Zoning Department l)efor(,
dcvclopnrent rights can be soltl. The historir slrut ture
.rl.o ntu'l lx, rx I upicrl l)rior l() ,tn\ lrJn\h.r\.

ln an c.rrly rlr.rft of th is corr( (,pt lhr, ( ontm ittee pl.lnnc(l lo
rerluire .r prcservation c.rscnlenl i()m the owner lh.ll
rvoulcl guar.tntee the perpetu.rl relention o[ tht, histori-
cally rlerign.rtcd property. Ultinr,rtely the committec fclt
thal this rerluirement woulrl nol nrake it through thc
politic.rl process .rnd it rvas rtnroved. Experls on lhe
sul;ject also ie.rrt'd that this "fort erl" contribution rloulrl
jeoparrlize the potential tar benefils thal nornr.rllr,.rtt rut'
to tht, rlonor of .r preservatior'r c,r\enrent.

Presenl lnvenlory
The presenl inventory of lorally rlesignated propcrtir:\
ancl lht, srlu.rre footages* (TDRs) available are:

Colorarlo Fedt ra l Building
D & F Torver
Equ ir.rblt' Bu ilding
Firestdtion # I

Mason ir Tt,nrple
Navarre
Odcl Fcllows Build ing
Trinity Church

Tramrv.rvrC.rble Building
U.S. Post ()ffice

Potenti.rl l)()perties ior lotal rlesign.rtion.rncl tht' srluart,
footages" (TDRs) .rvail,rblt' art,:

Curry ( hur ovich Houst' 5 2,700 sq.fl
being sokl

180,000 sq.fl
26,909 5q.fl
ll.l8l 5q.ft
I6,000 sq.it

I 8l ,000 sq.[t
B 10,000 sq.ft

This is a significant invenk)rv of space, but the.)l)ilily to
transler dt'velopnrent righl! rvill actuallv mininrize rlcn,
5it-v in our B-; area..rnd not exp.rrrrl il. Thcse historir ,,ites,

if they u,ere lo be availablc lirr n,rlevelopment in nrort'
effi(icnt .rn(l lhereiore nrore highlt, concentr.rterl user,
possil;ly in ( onjunction wilh ( ()ntigLrout sites, coul(l Bol
densitics of up kr I B:1 , rvhilt, lhc cxi\ting hisktri< <lt'nsi-

'Squ.r(, l,x,1.rr( '.rppr()\iflilr rr,rrr af un,rttrr r.rl vrufue.
lr lt r! n,,r,r{t.l|n $h(lher r q,^, rnrx,r)t Iirn.d huilrlrnt

(.r,r v ll I I)R'
rlr l)o.r!rr.rr(ri .rrkr (trdinin(c p.r\!rl
1lr \i t)ft,irl ,rn(i ,tr n()nl.r\pn\rnA trrtrtri\

ties are r.rsuallv r alculate<i for transler purposes at .rlx)ul
I 0: I kr I I : l. Considering the overal I sizt, of our CBD, tht,
rlifterenr e on lhese ferl propertic\ i. nol overu'helming,
but the kev p()int is that this ef[ort r|l// nol inr re.tre densitv
.ls m.rny (l0lrl( lorr thought.

The other tontept the conrmitl(.c rliscussed rvas lht'
possibility of ,rn .rdditional 4:l lxrrrus premiunr for rtn-
ovated builrlings.rlong 1 6th Street; lirr t'.rch squ.rre fool of
builcling renovatt,rl, the orvner rloulcl lr able to sell .rnrl
tr.rnsfer.rn .r<klition,rl [our srlu.rre [('et Io .]nother sitL., in
addition l() the.rllorrrble TDRs rol<l urrrltr the proposed
historic TDR ordin.rnce.

ln the end, lhis idea rvas dropporl for tw() n'].rjor re.lsons:
firsl, il rvas felt th.rt u,ith the av.ril.rbility of TDRs arrd
possible 25 p('r( ('r'rl l,rx credits {or N,rtion,rlly Registererl
Propertir'' lh(,r'\\.1\ rro orerrrht.lrrrirrg t\ (,nonri( ne( ('\-
sitv to inr lurlt, lhi\ ,lddition.ll pr('nriunr; ,rnd second, w(,
ielt lhal gellin,t th(. TDR orriin.rnt e p,rsscd ltr. itself rr'.rs a
big enouglr trsk $ ithout ..t(lding .tn()lhcr propo!.tl ior th('
council .rn<l ( itv g()vernnlenl lo c orrritler. This mig,ht lx'
push inl.l ou r rupport for preserv.rtion ju\l onc step too iJ rl

Conclusion
The conrrrrillec rnd the orgrnizations involvecl in lhc
draliing of thir 1;roposed or<lirr.rrrr t. .olrl il h.rrd anrl rvcll
b the involvt.rl r itv lgencies, the grulrlir , ,rnd lo the in(li-
vidual nrenrlxrr o[ Denver's ( itv ( our]( il. \\/hen it rlas
[inallv tonsitlcrtrl l)v the Cil\ ( ()un( il, il p.rsserl un,rni-
nrouslv.

26,63 2 sq.ft.
I 0,900 sq.ft.
70,0O0 sq.fl.
50,500 sq.tt. (ll( l)
29,1 99 sq.fl. (21{l)
75,300 5q.fl.
58,700 sq.fl. ())

Already sold IDRs
through old
ord inance to ,l
conliguou5
pr()pertv.
l 9 1, 1 00 sq.ft.
848,000 sq.ft. I l)( ))

Dcnver [)rv Coods
Kittred8e Bu ildinS
Boston [Juiltling
Brolvn P,r l.rce Hotel
P.r r.rn)ou nt The.rtre
U.S. C urkrnrs Housc (l)( l)
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However, there w.ls one negative circumstance sur-
rounding this effort. The. media rvere not informed or sold
on the concepl aht'ad of time and felt th.tt substantial
rvindllll profits rvere to lrc generated for individual his-
toric property owners. This feeling w..rs heightened by the
irppe.trance of a front page news article de'scribing a

tr.lnsfer th.rt took place under the old nonhitk)r/( transfer
ordinance. Much criticism was raised.rbout this transfer
by the city's tax .lsse\sor in that it involvcd .r transfer of
righls from a taxpayinS, entity to a nonprofil entity with
potcntial tax losses for the city. The article confused the
old ordinance rvith the recently passed hisloric transfer
ordinance, c..rusing m.rny people to queslion the tax im-
plications of this new orclinance. lt .1lso raised issues of
increased conBestion and air pollution. A wcek of hard
effort was needcd to inform representatives of the media
th.rt an overall tJx Bain to the city was likely.rs a result of
these historic trans[ers. After appropri.rte details and
countera rguments rvere relaved, thc opposition died
dorvn and d isappe.rred.

We are convinced that the city will expcrienct' an overall
Lrx gain due to lhis process for three reasons:

l) lt is most likely th..rl the buyers of clevelopnrent rights
will be in prinre downtown loc.ttions that are as-

sessed at higher values than where lhe rights origi-
n.1ted.

.l) The rights lrcing transierred rvere hcretoiore from
unused .rnd lherefore untaxed sp.rce.

]) Some of the transfers wou ld go from nonprofit orga-
nizations to taxp.rying entities, adding, to the tax
rolls.

This histr.rric TDR ordinance provides one additional tool
for the developer to consider in trying to get the best from
.r development site or to cope with the economic prob-
lems of preserving a historic property. While it will not
solve the problems of our CBD; it will do more than its

delractors thought-though less than its advocates
thought-to alleviate those problems.

Trvo,rdditional efforts are undenvay:

. Locnl historic districls nray be added to individually
dcsignated sites .rs being eligible for transferrinB of
clevelopment rights within the B-5 zone. Timing and
political expediency in Betting the basic ordinance
passed suggested that the initial effort be limited to
specific structures on specific sites without considera-
tion of districts.

. A separate policy commiltee is workin6 on a zoning
di5trict contiSuous to 8-5 to 8et these same concepts
implemented. They prc'sently are not av.iilable in any
fr>rm, and the historic nnd nonhistoric TDR concept
would be a valuable kxrl there as well.

Copies of the ordinancc .rs [ina lly passed can bt obtained
by lvriting to Lisa Purdy, Historic Denver, lnc., TTOPenn-
sylvania, Denver, CO 80201, including a self addressed,
stJn]ped envelope.

has a midyear and an annual convention at which re-
search papers are presented. The annual convention is

held in conjunction rvith lhe Anrerican Economic Associ-
ation..)nd the American FinJn(c Association. Houring
finanrr, .rnd Housing and Socit'ty are also high quality,
re{ereed journals.

The journals of the practitioner societies have also in-
creased in qu.rlity. The trvo oldest journals of this type,
Tht, Apprais,tl Journal (193)l and fhe Rea/ E.stak, Ap'
praiser and Ana/yst (1915) h.rve averaged 50 percenl
authorship from acadenrics or PhDs in the industry sin(e
1976. Other practitioner journals have increased their
authorship by this group, too.

Currenl And Future Books

The flow o[ real estate books from various publishers has
increase<l Jlmost as much as thc journals. As ofle.n is the
case in .rcadem ic and popular.rre.rs, many authors sinrply
emulatc their predecessors. 5onrt rt'al estate books, h()w-
ever, have shorvn progress since 1976. One of thest, is
Ba-rrr Rt'.r/ Eslate Finan(e an(/ ,iv(,51n]enls by Epley and
Millar (Wiley, l9B0) who h.rve integrated some main-
stream finance concepts with lhose in real estale. The
most significant books are yet to (ome off the press.

This year .r series of books entitled Rerearch in Rea/ [ilate
and published by lAl Press rvill tx'gin to be published.
Each volume will have a central theme and conLrin I0 lo
12 "longer than journal length" papers of signifi(.nl
research and each by a dif{erent .ruthor. ln addition to this
series, R(,.r/ [rLrte Principlcs, a book by Kau and Sirm.rns
of the University of Ceorgia, is to be published in late
1 982 or 1983. lntegrating urb.rn dnd regional economics
with mainstream finance and re.rl eslate, this book in a
few years nray serve as the me.r:ure of all other introduc-
tory real estate books.

AlthouSh new "principles," brokeragc, and finance and
apprais.rl br.roks are coming oul al lhe rate of aboul one a
month, few have integrated the rese.rrch ofthe last five or
six years. The future should bring about a change in lhis
approach. As the market becomes crowded, quality will
tre the distinguishing factor. Two real estate investnrent
books to be published this ye.rr and which will integrate
the finance and economics literature with real estate are
Rer/ fstdle /nveJtmert Decision Making by Austin Jaffe
and C. F. Sirmans (Prentice-Hall) and Rea/ Estate lnvr,\l-
ment: Strate1y, Ana/ysis, Dccisions by Stephen Phyrr .rnd
lames Cooper (Warren, Gorham & Lamont).

Educalional ProSrams ln Real Estate

As Hanrah.rn reported in 1976, there are no gradu.rte
schools of really. But there.lre gr.lduate programs in rt'al
estate.rnd PhDs and DBAs who specialized in the subjecl
in collegt'. The small number of schools with such pro-
grams include (in alphabetical order): Georgia State Uni-
versity, Kenl State University, Ohio State University, Uni-
versity of California (Berkeley, Los Angeles), Un iversily of
Florida (Cainesville), University of Ceorgia (Athens),
University of lllinois (U rb.rn.r-Champa ign), University of

Southern Calitornia, University of Texas (Austin) and the
University of Wisconsin (Madison)."

About 40 colleges and universities are currently attempl-
ing to hire people who have a lernrinal degree (PhD or
DBA) and :per ialized in real esl.ite. As the number of
research-oriented people in re.rl eslate increases, the
quantity an(l quality of real estate research and literature
should continue to mushroom.T

Of course, it nray take many ye.rrs to bring real estate into
the mainstream offinance and econonrics. Many schools
regard real esLlte studies with the enmity reserved for
accountinE, 3O or 40 years ago. Nevertheless, real estate is
gaining acadenric respectability r.rpidly.

Models And Research Centers
One of H.rnr;h;n's major compl.rints in 1976 was the
lack of opcrational quantitative nrodels for real estate
investmenl analysis and apprais.rl. Computerization and
operation.rliz.rtion of such nrodels have exploded in re-
cent years. Beginning in October 1976, Georgia Statt'
University (Atlanta) has held a Colloquium on Computer
Applications in Real Estate e.rch year. The different appli-
cations discussed are: l)financial an.rlytical models; 2)
site selecti()n nrt.rdels; 3)appr.risal and assessment regres-
sion models;4) l;rnd development nrodels; 5) data base
models; 6) (nrtographic models; 7) sinrulation models;
and 8) nriniconrputer prograns. Hundreds of acadent-
icians and representalives from privale consulting and
business firnrs lhrcuShout the country participate in the
presentations and discussions. The registration fee is

nominal and.lllendance is necessary since no proceed-
ings or collection of papers is published.

A recent happening in research lh.rl .rffects real est.rte
literalure is the establishment of re.rl estate research cen-
ters. These centers are found at the state level and are
usually funded by a portion of thc re.rl estate licensee's
fee. States currently having these centers are Ohio (Ohio
State University), South Carolina (University of South
Carolina), lllinois (University of lllinois-Urbana), Texas
(Texas A&M) .rnd Kentucky.

These centers have funds which are allocated to real
estate rese.rrch, usually on a competitive basis and gener-
ally restricted lo persons within the slate. Since the funds
are Senerated by practitioners, they are also supposed to
benefit the "real estate industry." Often, lhe definition of
this industry is narrow and the research done is little more
than busywork, but some relevant and publishable re-
search does survive the process.

lf a request is nrade, the real estate research centers do
supply lists of completed research papers that are usually
available for a small fee to cover mailing expenses.
Studies are generally unavailable elsewhere, unless pub-
lished by the author in a journal or book.

Summary

Since HanrJhan's 1976 diatribe lamentinS the poor state
of the real estate literature, much has taken place. The
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