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The pattern of development "
– how we choose to grow – "

affects a region’s ability to compete 
economically, to be fiscally sustainable, and to 
provide efficient and effective public services – 

to maintain a high quality of life.
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Courtesy of  Alex MacLean, Landslides  

• Mixed-‐use	  

•  Compact	  

•  Buildings	  of	  several	  stories	  

•  Blocks	  with	  mul;ple	  
building	  types	  

•  Street	  grid	  
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.	  .	  .	  then	  came	  the	  
automobile	  .	  .	  .	  

(and	  zoning,	  and	  the	  

interstate	  highway	  

program,	  and	  new	  

federal	  programs	  for	  

homebuilding,	  and	  new	  

rules	  for	  capital	  

deprecia9on	  .	  .	  .	  )	  



7Courtesy of Walter Kulash, Glatting Jackson 
Kercher Anglin Lopez Rinehart.  

Industrial	  
Commercial	  

Residen;al	  

Civic	  (School)	  
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From:	  h.p://dilemma-‐x.net/2012/11/10/research-‐triangle-‐park-‐unveils-‐new-‐master-‐plan/	  



Photo of  rural New Jersey  by Alex MacLean 
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Cleveland: Same Population

	   	  1950:	  1,389,582 	   	   	   	  2002:	  1,393,978	  

Cuyahoga	  Co	  Land	  Use	  Maps	  –	  Cuyahoga	  Co	  Planning	  Commission	  
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Cuyahoga	  Co	  Land	  Use	  Maps	  –	  Cuyahoga	  Co	  Planning	  Commission	  
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Source:	  	  TTI	   1982	   2007	  

%	  peak	  VMT	  congested	   10	   28	  

%	  of	  lane	  miles	  w/	  congesNon	   10	   23	  

Number	  of	  rush	  hours	   3	   5	  

Freeway	  and	  arterial	  miles	   2420	   4490	  
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Courtesy of  Local Government Commission 
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Land	  use	  and	  transportaNon	  policies	  drive	  the	  

pa.ern	  of	  development.

The	  pa.ern	  of	  development	  impacts	  the	  economic	  

and	  fiscal	  well-‐being	  of	  our	  communiNes.	  
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1. The changing market:"
The demographic transition



The community is changing
Two major demographic changes are 
driving the market.

– The rise of the Millennials.

– The aging of the Baby Boomers.

THE	  CHANGING	  MARKET	  



Demographic change and "
the labor force
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American households are changing
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THE	  CHANGING	  MARKET	  



Demographic change means 
preferences change."

And the market follows.

THE	  CHANGING	  MARKET	  



Millennials
They follow lifestyle, 
not jobs.

Millennials	  choose	  
where	  to	  live	  before	  
finding	  a	  job.	  

THE	  CHANGING	  MARKET	  

Of all college-educated 25- to 34-year-olds 
64% looked for a job after they chose the 

city where they wanted to live.
(U.S. Census)



They want urban living
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They want 
experiences 
more than 

things.
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And they 
don’t 

seem to 
want cars 

THE	  CHANGING	  MARKET	  



Preferences: Transportation

Millennials are driving less
– From 2001 to 2009, the average annual 

number of vehicle-miles traveled by people 
ages 16-34 dropped 23 percent. "
(source: National Household Travel Survey)

– 26 percent lacked a driver's license in 2010, up 
5 percentage points from 2000 "
(source: Federal Highway Administration)

THE	  CHANGING	  MARKET	  



Preferences: Transportation
Baby boomers turning in their keys

– Using local buses and trains more (source: National 
Household Travel Survey)

– Bike trips increased 64 percent between 2001 
and 2009. (AARP)

THE	  CHANGING	  MARKET	  

Aside:	  

They’re	  not	  that	  interested	  in	  moving	  
to	  “reNrement	  communiNes.”	  

Average	  age	  entering	  senior	  housing	  
used	  to	  be	  70	  –	  now	  it’s	  86.	  



32

Preferences: Transportation

Actually,	  everyone’s	  driving	  less	  .	  .	  .	  



THE	  CHANGING	  MARKET	  



THE	  CHANGING	  MARKET	  

They also want more 
housing choices. 



Americans Value “Sense of Place,” 
Whether City, Village, or Rural Town 



-- National Association of Realtors "
(October 2013):

•  78 percent say neighborhood is more important than 

the size of the house

•  Fifty-seven percent would forego a home with a larger 

yard if it meant a shorter commute to work

Source: Oct. 2013 Consumer survey conducted for the 
National Association of Realtors

THE	  CHANGING	  MARKET	  



-- National Association of Realtors "
(October 2013):

•  55 percent of respondents willing to forego a home 
with larger yard if it meant they could live within 
walking distance of schools, stores and restaurants 
as opposed to having larger yard and needing to 
drive to get to schools, stores and restaurants

Source: Oct. 2013 Consumer survey conducted for the 
National Association of Realtors

THE	  CHANGING	  MARKET	  



THE	  CHANGING	  MARKET	  



Preferences: Housing
Millennials especially are trending away from 

traditional suburbs
– 47% would prefer to live in a city or a suburb 

with a mix of houses, shops, and businesses
– 40% would prefer a rural or a small town
– 12% say they would prefer a suburban 

neighborhood with houses only

THE	  CHANGING	  MARKET	  



Preferences: Housing
Boomers are downsizing

–  Increasing numbers, smaller households

– The number of senior households will grow 
twice as fast as all others over the next couple 
decades (A.C. Nelson)

THE	  CHANGING	  MARKET	  



Occupied Housing Demand-Supply 
Mismatch 2011

Source:	  Adapted	  from	  American	  Housing	  Survey	  2011	  by	  Arthur	  C.	  Nelson,	  University	  of	  Arizona.	  
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 2. The changing market:"
The new recipe for economic growth 



Economic growth
20th century vs. 21st century	  

•  ‘Big game hunting’ vs. ‘Economic gardening’

•  Chasing smokestacks vs. Chasing talent 



The 21st Century Economy
•  The “creative economy”;  the “knowledge 

economy”;  the “innovation economy”

•  Importance of networking, interaction

•  Demand for skilled workers



46

Venture investment tracks the geography 
of talent, especially the percentage of 
adults who are college grads and the 
creative class.” 

Richard	  Florida,	  	  Startup	  City:	  
The	  Urban	  ShiV	  in	  Venture	  Capital	  and	  High	  Technology	  

March	  2014	  
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“One study finds that a one percentage 
point increase in the fraction of adults with 
a four-year [degrees] leads to a 2.3 percent 
increase in productivity as measured by 
GDP per capita (Abel & Gabe, 2011).” 

Joe	  Cortright,	  	  City	  Observatory	  
The	  Young	  &	  the	  Restless	  and	  the	  Na;on’s	  Ci;es	  

October	  2014	  
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“Livable cities draw creative people, and 
creative people spawn jobs.” 

(Wired, “Small Cities Feed the Knowledge Economy”, "
Adam Davidson, May 31, 2011.)



Forbes.com* 
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“One of the main factors businesses consider when deciding 

on where to relocate or expand is the available pool of 

college-educated workers.  And that has cities competing 

for college-educated young adults.”	  

*	  Downtowns:	  What's	  Behind	  America's	  Most	  Surprising	  Real	  Estate	  Boom	  –	  March	  25,	  2013	  



Businesses respond to "
changing preferences

•  Across the country corporations are 
responding to employee preferences and 
moving to the talent. 

•  They are choosing to relocate from 
suburban offices to downtown locations.

PROSPERITY	  



51

Businesses respond to "
changing preferences

(SGA	  research:	  	  >	  100	  cases	  in	  two	  dozen	  metropolitan	  areas)	  
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“Within	  15	  to	  20	  
years,	  retail	  
consultant	  
Howard	  
Davidowitz	  
expects	  as	  many	  
as	  half	  of	  
America's	  
shopping	  malls	  
to	  fail.	  

‘	  .	  .	  .	  we	  haven't	  
built	  a	  major	  
enclosed	  mall	  
since	  2006.’	  "	  

h.p://www.businessinsider.com/

shopping-‐malls-‐are-‐going-‐exNnct-‐2014-‐1	  
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From	  Seph	  Lawless,	  “Black	  Friday,”	  as	  reviewed	  in	  	  
Autopsy	  of	  America:	  Photos	  of	  dead	  shopping	  malls	  
By	  Aaron	  Smith	  	  @AaronSmithCNN	  July	  1,	  2014	  







Mounting evidence from all around the 
US
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There is a price/value premium 
for walkable places
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Applies to residential real estate -

• Sources:	  “Walking	  the	  Walk”	  by	  Joseph	  Cortwright,	  CEOs	  for	  Ci9es	  and	  	  
“The	  Walkability	  Premium	  in	  Commercial	  Real	  Estate	  Investments”	  	  

by	  Gary	  Pivo	  and	  Jeffrey	  Fisher	  

Above-average 
walkability:

 $4,000 to 
$34,000 more in 
home sales 
price

There is a price/value premium 
for walkable places (residential)



Greater walkability: 

 1% to 9% 
increase in 
commercial 
property value 
depending on 
type; also higher 
incomes and lower 
capitalization rates

• Sources:	  “Walking	  the	  Walk”	  by	  Joseph	  Cortwright,	  CEOs	  for	  Ci9es	  and	  	  
“The	  Walkability	  Premium	  in	  Commercial	  Real	  Estate	  Investments”	  	  

by	  Gary	  Pivo	  and	  Jeffrey	  Fisher	  

Applies to commercial real estate -

There is a price/value premium 
for walkable places (commercial)



“. . . walkable urban 
places and projects 

will drive tomorrow’s 
real estate industry 

and the economy”
- Christopher B. Leinberger
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“. . . walkable urban 
places and projects 

will drive tomorrow’s 
real estate industry 

and the economy”
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“Metro Atlanta, the 
‘poster child of sprawl,’ 
is now experiencing the 

end of sprawl” 
- Leinberger
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Report finding: 

From 1992-2000, roughly 13 
percent of real estate 
investment in the region went 
into Current and Emerging 
‘WalkUPs.’ 

From 2001-2008, that number 
doubled to 26 percent. 

Since 2009, it more than 
doubled again, reaching "
60 percent.
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3. Development patterns & "
budgets:"

The high cost of sprawl



How communities "
develop affects "

government expenditures 
and revenues.

FISCAL	  HEALTH	  



Photo by Alex Maclean 

FISCAL	  HEALTH	  

www.townosurebeach.org	  



Some development costs more,  
for taxpayers and consumers. 

Some costs less.  

Turns out, sprawl costs 
more.

FISCAL	  HEALTH	  



on the other hand:

73

“Compact development patterns and 
investment in projects to improve urban 

cores could save taxpayers money and 
improve overall regional economic 

performance”  

Mark Muro and Robert Puentes,  
Investing in a Better Future: A Review of the Fiscal and Competitive 

Advantages of Smarter Growth Development Patterns.  
Washington, DC: The Brookings Institution, 2004.  
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Development affects costs
FISCAL	  HEALTH	  

Building infrastructure to serve new development on the fringe can cost a city  
up to three times more per acre than urban infill development. 



Development affects costs
FISCAL	  HEALTH	  

Compact development offers efficiencies in 
delivering services.
– Police and fire departments have less area to 
cover.
– Fewer miles of road to "
cover for trash pickup, "
school buses.
– Fewer miles of water and "
sewer pipes to maintain.



Case Study: 
Charlotte, NC 
Fire Stations

Development affects costs
FISCAL	  HEALTH	  



Development affects costs
FISCAL	  HEALTH	  
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y	  =	  69.07x-‐0.599	  
R²	  =	  0.94786	  
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Residents	  and	  Employees	  per	  Acre	  

Road	  Length	  and	  Area	  per	  Capita	  Decreases	  as	  Density	  Increases	  
Samples	  from	  West	  Des	  Moines/Des	  Moines	  

Residents:	  2,228	  
Employees:	  262	  
Total:	  2,490	  
Total	  Res.	  &	  Emp	  Per	  Acre:	  10.33	  	  
Total	  Road	  Length:	  36,622	  
Road	  Length	  per	  Capita:	  14	  w.	  

Suburban	  ResidenNal	  	  

Downtown	  Urban	  

Residents:	  1,609	  
Employees:	  27,940	  
Total:	  =	  29,549	  
Total	  Res.	  &	  Emp	  Per	  Acre:	  306	  	  
Total	  Road	  Length:	  56,738	  
Road	  Length	  per	  Capita:	  1.9	  w.	  	  

NOTE:	  Chart	  shows	  road	  length	  only.	  	  
Road	  area	  per	  capita	  has	  a	  similar	  relaNonship	  to	  density.	  	  



Per	  Pupil	  TransportaNon	  Costs	  Decline	  as	  Pupil	  Density	  Increases	  	  

y	  =	  -‐84.11ln(x)	  +	  798.36	  
R²	  =	  0.81794	  
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FY	  2013	  School	  TransportaNon	  Costs	  and	  Pupil	  Density	  by	  School	  District	  in	  Wisconsin	  

SOURCE:	  Wisconsin	  Dept.	  of	  EducaNon	  
NOTE:	  Points	  represent	  average	  costs	  for	  districts	  within	  density	  categories	  
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Development affects revenue
FISCAL	  HEALTH	  

When it comes to revenue…
– Compact development is the best deal.

– Low-density suburban development generates 
much less per acre revenue.

–  “Main streets” and dense mixed-use areas 
create synergies that produce substantially 
higher revenues than commercial sprawl.



Development affects revenue
FISCAL	  HEALTH	  

Denser	  development	  can	  carry	  an	  enNre	  city	  financially	  



Development affects revenue
FISCAL	  HEALTH	  

•  The revenue side of things is affected as 
well.

Multifamily housing in near an area’s center can generate nine times more revenue per 
acre than traditional large-lot, single-family housing on the fringe. 



Joe	  Minicozzi,	  AICP	  -‐	  Public	  Interest	  Projects	  :	  Asheville	  NC	  
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Communities are now in a 
ferocious competition "

over "
place"

(whether they know it or not)
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From:	  h.p://dilemma-‐x.net/2012/11/10/research-‐triangle-‐park-‐unveils-‐new-‐master-‐plan/	  
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90	  (photo:	  Chris	  Zimmerman	  –	  Oct	  2011)	  
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	  (photo:	  Chris	  Zimmerman	  –	  Oct	  2011)	  

Building	   Sidewalk	  Surface	  parking	  

This	  is	  a	  big	  “no-‐
no”	  



93Westchester	  PA	  –	  2007	  (CZ	  photo)	  
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Thank you 



Questions?
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