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Asheville is the largest city in Buncombe County, 
serving as its regional hub for employment, cultural 
attractions and lifestyle amenities. Highlights of the 
2019 demographic and economic data for the City of 
Asheville reveals an educated middle-class population, 
the majority of which (66%) are employed in white 
collar professions. From 2010 (the date of the last US 
Census) to 2019 estimates, the City grew in population 
by 13.6%, with growth rates projected 1.41% annually 
through 2024. Approximately 61% of the population are 
from generations of working age adults (18-64 years 
old). 

By contrast, the Corridor with an estimated 2019 
population of 12,298, has grown 29% since 2010, over 
double than that of the city. Overall, the Hendersonville 
Road Corridor exhibits an older, more educated popula-
tion with higher household incomes. There are demo-
graphic differences between those who live adjacent 
to the corridor, and commute along the Hendersonville 

Road corridor. The plan aims to best serve all of the 
corridor’s constituents through redevelopment over 
time. 

The data below compares characteristics of different 
geographic areas, highlighting the fact that demograph-
ics are not uniformly consistent along this 5 mile long 
corridor. The Hendersonville Road Corridor is located 
within the Asheville Metropolitan Statistical Area 
(MSA), Buncombe County and the City of Asheville, 
NC. Additionally, the northern section of the corridor in-
cludes the Town of Biltmore Forest, an affluent commu-
nity that may skew the average or median demographic 
characteristics along the corridor.

The Average Household Income along the corridor is 
further disaggregated into block group segments which 
highlight the income disparities prevalent between 
Biltmore Village (northwest) and Shiloh neighborhood 
(northeast) portions of the corridor.

demographics & Economic Assessment

2019 Buncombe 
County

City of 
Asheville

Town of 
Biltmore 
Forest

Hendersonville 
Road

Population 269,929 94,858 1,427 12,298

Population Growth 
(2010-2019)

13.3% 13.6% 6.3% 29.0%

Average Household 
Size

2.30 2.12 2.35 1.91

Median Age 42.7 39.9 56.6 43.0

Average Household 
Income

$75,666 $73,799 $236,472 $83,299

Per Capita Income $32,095 $33,131 $96,781 $40,109
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Figure 3.1: LifeStyle Tapestry Segments for the Hendersonville Road corridor. Tapestry segments within the 
corridor area are called out in red boxes in the legend at right. Source: ESRI.

Tapestry Segments
Lifestyle Segmentation, as defined by ESRI’s Tapestry©, combines de-
mographic and socio-economic data to further understand community 
culture and lifestyle characteristics including housing, consumer, and 
entertainment preferences. The entire U.S. population is categorized within 
14 Tapestry LifeMode groups, from which 65 Lifestyle Segments can be 
identified, grouped from rural to urban center populations. 

The map below highlights the Hendersonville Road Corridor dominant 
Tapestry LifeMode groups distinguished by a color-coded block group. The 
Corridor contains 7 of the 14 LifeMode groups, exhibiting a socioeconomic 
diverse population. These LifeMode groups include: Affluent Estates (L1), 
Upscale Avenues (L2), GenXurban (L5), Cozy Country Living (L6), Middle 
Ground (L8), Senior Styles (L9), and Midtown Singles (L11). The dominate 
LifeMode Groups within the Corridor are Middle Ground and Senior Styles.
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Further defined within each of these LifeMode groups, Tapestry Segments 
highlight more specific lifestyle characteristics, that suggest housing, 
shopping, and entertainment preferences. For the purpose of this study, 
we focus on the top five Tapestry Segments, which together comprise 
89.7% of all the households in the Corridor:

Tapestry Segment 
(LifeMode)

Old & 
Newcomers 8F 

(Middle Ground)

Retirement 
Communities 9E 
(Senior Styles)

Urban Chic 
2A (Upscale 

Avenues)

Set to Impress 
11D (Midtown 

Singles)

Golden Years 
9B (Senior 

Styles)

Housing Type
Single Family; 

Multi-Units 
Mostly Rent

Single Family; 
Multi-Units 
Mostly Rent

Single Family; 
Mostly Own

Multi-Units; 
Mostly Rent

Single Family; 
Multi-Units 
Mostly Own

Household Type Singles
Singles; Married 

Couples

Married 
Couples w/ 

Kids
Young Singles

Singles; Married 
Couples

Employment Professional; 
Services

Administration; 
Management 

Retired

Professional; 
Management

Professional; 
Administration

Manufacturing; 
Services

Education College Degree College Degree College Degree College Degree College Degree
Percentage of 
Households 37.8% 30.6% 7.6% 7.3% 6.4%
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Labor & Employment
The primary drivers of the local economy in 
Buncombe County are in the Manufacturing 
sectors. There are several manufacturing facilities 
along the corridor. However, leading industries that 
drive the economic base vary from those industries 
providing the highest percentages of employment. 
In Buncombe County this includes Health Care/
Social Assistance and Accommodation and Food 
Services. Employment within the Hendersonville 
Road corridor is dominated by service-related retail, 
healthcare, and manufacturing, as well as hospitali-
ty related industries.

What does this mean moving 
forward?
Changing Market Trends - Market Demand has 
traditionally been driven by workforce develop-
ment and job growth. However, these traditional 
norms have been disrupted by a new generation 
of workers who choose the community in which 
they wish to live based on local community culture 
and quality of life. These include housing choices, 
transportation options, proximity to parks/green-
ways, and places for dining, shopping and entertain-
ment based on connectivity and experience. Other 
disrupters such as co-working spaces have also 
changed the work environment. 

Many of the trends that were already shifting land 
use and product types were accelerated with the 
Covid-19 pandemic. Our perspective on living and 
work environments changed within weeks. The 
impacts on the economy and the markets are still 
evolving. One thing has become clear – the impacts 
to at risk populations have been more pronounced. 
This includes essential service workers, those 
below the poverty level and the elderly. 

The plan for the Hendersonville Road (US Highway 
25) Corridor takes the long view - and an oppor-
tunity to address both the current market and 
opportunities for creating a new market for future 
real estate products not currently being offered 
along the corridor. 

Corridor Business 
(NAICS)

No. of 
Businesses

Employees

Healthcare & Social Ass. 129 2,846

Retail Trade 144 1,688

Manufacturing 37 1,676

Accommodation & Food 
Services

84 1,201

Arts, Entertainment & 
Recreation

26 898

Professional, Scientific 
& Tech

99 680

Finance & Insurance 65 591

Other Services 123 532

Educational Services 21 516

Admin. & Support 51 512

Wholesale Trade 25 503

Real Estate, Rental & 
Leasing

65 481

Construction 58 306

Information 14 163

Transportation & 
Warehousing

18 139

Public Admin. 7 94

Management 7 27
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The Regional Market - The economy in Buncombe County is driven primar-
ily by three dynamics: Manufacturing, Healthcare, and Tourism. The major 
industry sectors within each of these result in an economy that serves 
primarily employees and visitors from outside the region. The region has 
suffered from a lack of affordable and diverse housing options, and the 
high cost of land has hindered both affordable housing and expanded 
industrial development. The plan for the Hendersonville Road Corridor 
should strive to address both housing needs and underutilized or obsolete 
industrial facilities to create new facilities to support Asheville’s AVL 5x5 
initiative, advancing development in healthcare, science and technology, 
advanced manufacturing, arts and cultural entrepreneurship.

The Hendersonville Road Corridor Vision - 
Housing demand is driven by a combination of 
employment opportunities and locational lifestyle 
preferences. Asheville enjoys the benefit of growth 
from both, and the plan could position the Corridor 
as a linear live-work lifestyle village to capture 
the City’s continued growth as it moves south. 
Feedback from stakeholders and a review of the 
housing market and prior studies suggest that 
a key component missing from the local market 
includes affordable housing options with lifestyle 
amenities such as connected greenways and 
public gathering space. Repositioning underper-
forming assets that are ripe for redevelopment in 
the Corridor could provide new housing product 

that will cater to both working age generations and retirees, both prevalent 
throughout the Corridor. 

Challenges: The gap between wages and housing affordability pushes 
workers further away from the city, having a negative impact on economic 
performance. This is detrimental to the service industries dominant in the 
region with workers that desire living close to their workspace. 

Market Analysis

The plan for the Hendersonville 
Road Corridor should strive to 

address both housing needs and 
underutilized or obsolete industrial 

facilities to create new facilities 
to support Asheville’s AVL 5x5 

initiative, advancing development in 
healthcare, science and technology, 
advanced manufacturing, arts and 

cultural entrepreneurship.

M
A

R
k

ET
  A

N
A

LY
SI

S

French Broad River Metropolitan Planning Organization42



Workspace Summary

Office Summary
The lack of current market offerings for office space in Buncombe County 
is overshadowed by aging and often obsolete product inventory. However, 
companies attracted to the Airport and quality of life amenities offered 
in Asheville would provide opportunities to build an office market in key 
areas along the corridor. The corridor should strive to capture more of the 
region’s office employment. As noted, however, today’s workforce and 
company site selection criteria demand a work environment that includes 
a variety of amenities including greenways/open space, food and beverage 
offerings and access to shopping, dining, entertainment, and housing. The 
Hendersonville Road corridor is poised to offer mixed-use development 
that is anchored by employment, that captures a greater share of the 
region’s office market including coworking, flexible, corporate, medical, 
lab and R & D space enveloped in a mixed-use environment.

Retail Summary
The preponderance of existing and proposed retail in the submarket, 
together with market trends changing retail dynamics and shrinking 
footprints, suggests that ancillary or infill retail consisting of small 
boutique stores and food/beverage related formats may provide oppor-
tunities for those seeking to expand into the corridor. These should be 
associated with mixed-use development to provide amenities for both 
master planned residential communities and a growing employment 
base. Buncombe County’s basic retail employment accounts for nearly 
28% of the total. With a goal of capturing 10% of county job growth in retail 
sectors, annual demand is estimated over a 10-year period.

Industrial Summary
Based on the physical tour of the area together with data provided by 
CoStar, it is anticipated that manufacturing will continue to be a domi-
nant force in the corridor. As vacant parcels develop, and older facilities 
become obsolete, new opportunities for specialized industrial will emerge 
to include lab, R & D and other advanced manufacturing and health science 
companies. Such space could be incorporated as part of a master planned 
project that would combine living and workspace, perhaps some with 
lake front views near the southern end of the corridor. Therefore, together 
with the Office market, there are opportunities to provide smaller scale 
Flex/R&D product to provide space for vendors and suppliers to compli-
ment and support the larger facilities in and around the corridor. 

50,500

155,350

92,000

Office/Flex Space

Retail/Entertainment

Industrial

square feet

square feet

square feet
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Housing Summary
The impacts of the pandemic induced economic 
downturn remain unclear; however, the housing market 
is likely to change. The primary unknown 
factor is the length of the economic 
recovery and impacts on the housing 
market. This disruption should have a 
limited impact on the long-term housing 
trends in Asheville and Buncombe 
County. The potential for additional 
housing options in the Corridor remain 
viable, although probably over a longer 
period. Affordable housing, especially 
for the workforce, is a serious issue 
for Buncombe County. The County’s 
workforce has a large component of low wage service 
workers in the retail, hospitality, and health care fields, 
all of which were impacted by Covid-19. 

The active current housing market within the region 
includes multi-family rentals. Reflecting the need to 
provide housing for those unable to buy a house either 
because of lack of resources or a lifestyle decision 
against owning property, much of the recent construc-
tion has been apartment units. Many roads feeding into 
the corridor have single-family subdivisions – many 
of which exceed $400,000 in price. This disparity of 
housing type and values is prevalent along the corridor. 

Housing Demand
One of the most interesting recent developments in 
the housing environment is that the lifestyle desired 
and sometimes demanded by millennials and older 
adults is essentially the same. They both desire 
community and roundly accept the notion that they 
are social beings. The community they desire is 
walkable, compact, bicycle friendly, denser, smaller 
living units, with restaurants, breweries, donut shops, 
ice cream shops, food trucks, entertainment venues, 
greenways and recreational facilities. They also highly 
value amenities like a library, a college, a bookstore, 
and a downtown. Both groups are health and wellness 
oriented – which includes exercise and fresh food. 

Of course, no place is likely to have all of these ame-
nities, but the more of these that a place has the more 
likely it will attract millennials, Gen Zers, and also 
older adults who are living independently. While the 

new apartments are very attractive and 
have an array of amenities, many of the 
desired amenities do not exist in the 
immediate vicinity of the apartments. As 
new development options are contem-
plated for the corridor, adding placemak-
ing and lifestyle features both to serve 
the existing housing and new housing 
options should be strongly pursued.

In summary, the corridor is a strong 
suburban housing market. Apartment 
units are providing some variety and 

attraction to demographic groups who cannot or do 
not want to own a house. The corridor is well located 
but has developed organically over time without any 
interconnectedness or focus on design. Without some 
intervention this area will eventually  develop as it has 
in the past, and the housing component is likely to 
follow the same pattern as the area around it. 

The corridor provides the opportunity to change that 
pattern of housing development and, at the same time, 
meet shelter needs that are not currently being met. 
In terms of housing, some options to consider both for 
rent and for sale: 

 � Affordable/workforce housing. 
 � Appropriately designed housing for older adults.
 � More housing options such as patio homes, 

townhomes, lofts, accessory dwelling units 
(grannie flats, units above garages), micro units 
or other alternatives to the pattern of low-density 
single-family homes that currently exists. 

This type of housing is likely to be more concentrated 
than is currently found in the area. This denser housing 
should be in a mixed-use environment so that it has 
direct access to desired amenities.  

Housing

650 - 1,002 units/year
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Highest & Best Use is used to 
describe the most appropriate 
use of land, given the underlying 
economic base, and is considered 
site-specific.

The reasonably probable and 
legal use of vacant land or an 
improved property, which is 
physically possible, appropriately 
supported, financially feasible, 
and that results in the highest 
value. The four criteria the Highest 
& Best Use must meet are legal 
permissibility, physical possibility, 
financial feasibility, and maximum 
profitability.

The purpose of a Ripe & Firm Analysis is to identifying 
possible future development and redevelopment sites along 
the corridor given the limited land available, with the intent 
of creating affordable, connected living and workspace. 
Properties determined to be ‘Ripe’ for development include 
vacant, underdeveloped, or functionally obsolete parcels that 
are not considered to be highest & best use. ‘Opportunity’ 
parcels include the presence of underutilized buildings 
whose current use no longer serves its highest and best use, 
thus opportunities for redevelopment. ‘Firm’ properties are 
established, built out residential or commercial properties 

with low redevelopment potential. 
These recommended areas will 
account for their location and both 
national and regional trends as they 
pertain to shifting demographics 
and housing, retail, and employment 
preferences. 

The corridor currently serves as a 
“drive-thru” and is in many places 
disconnected from its adjacent 
neighborhoods, limiting access to 
the corridor’s goods and services. 
It is also car dependent, with little 
opportunity for alternative modes 
of transportation such as biking 
or walking. Public transit in this 
corridor is reported as spotty and 
somewhat inconsistent. Lastly, there 
is no identity or public gathering 
space that local residents and 
employees can call their own, or 
uniquely South Asheville.

Opportunities for Redevelopment
A pervasive theme in discussions of future positioning of the 
Hendersonville Road Corridor is the concept of livability. This 
ranges from connectivity and mobility to amenities for both 
residents and visitors to enjoy, creating a sense of place that 
caters to the needs of both the younger workforce and older 
generations of retirees and seniors. 

Ripe & Firm Analysis
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With 3 out of 4 businesses being sole proprietorships, 
Asheville is ranked among the top 4% for telecom-
muters. Attracting these new age workers to live and 
invest their business in and around this corridor will 
require attainable housing options, access to dining 
and recreation, and most importantly, a sense of place. 
Asheville enjoys the identity of being a vibrant cultural 
destination, and transitioning this corridor into a 
popular, livable South Asheville requires connecting its 
urban center with the surrounding exurban and subur-
ban communities. 

Opportunities for the corridor include: 

 � Consider all users of the corridor – residents, 
employees, visitors, vendors and patients.

 � Placemaking to include Public & Civic space 
and connections to transit and/or trails and 
greenways. 

 � Focus on reinvestment and underutilized assets 
where investment in infrastructure has already 
been made. 

 � Community Development to include housing 
and economic mobility versus Economic 
Development. 

Figure 3.2: Ripe-and-Firm analysis 
for Hendersonville Road. Note vacant 
land towards the south end ripe for 
development.

Source: City of Asheville.
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