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Maine is a great state!
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“Sustainable development is development that 
meets the needs of the present without 

compromising the ability of future generations to 

meet their own needs.”

It is about our children
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It’s about balance

“Conservation is a 
state of harmony 
between man and 
nature.”

Aldo Leopold

It’s About Win-Win Solutions

• Healthy Environment

• Vigorous Economy

• Vibrant Community
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Planning? 

Things You Can’t Control

• Demographic changes

• Technology 

• National and global economy

• Consumer attitudes & market trends

• Energy prices

• The weather
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There two kinds of change:

• Planned change, and 

• Unplanned change

“The best way to predict the 
future is to create it yourself”

Abraham Lincoln
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How will the Crash Reshape America?

• “How we live, work, 
shop and get around 
will change.”

• “Communities that 
embrace the future 
will prosper.  Those 
that do not will 
decline.”

Economic Development
20th Century Model

• Public sector leadership
• Shotgun recruitment strategy
• Low cost positioning
• Cheap labor
• Key infrastructure = roads
• Focus on what you don’t have

21st Century model
• Public/Private Partnerships
• Laser recruitment strategy
• High value positioning
• Highly trained talent
• Key infrastructure = education 
• Focus on what you do have 
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Asset Based Economic Development

• Appreciates & mobilizes community talents, 
skills and assets (rather than focusing on 
problems and needs)

• Focuses on what you already have, instead of 
on what you don’t have.

• Community driven development rather than 
development driven by external agencies or 
forces.

The One Big Thing Rarely Works?

Convention centers                                 Festival Marketplaces

Amusement parks                                   Aquariums
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“Communities in the United 
States and around the world 
are struggling to adapt to 
changing markets, changing 
demographics and changing 
technology.”

What’s Next Predicts

• “There will be winners and losers in the new global 
economy.”  Winners will:

• Have a highly educated workforce
• Use Eds and Meds to incubate new technology and 

jobs
• Provide walkable neighborhoods attractive to Gen Y, 

Baby Boomers, Singles and others
• Focus on uniqueness & provide a high quality of life
• Collaborate across jurisdictional boundaries
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“Communities and regions are in a global 
competition to attract and retain a talented 

workforce.  Increasingly these talented workers 
are choosing where they want to live first and 

figuring out their job situations later.”

CEO’s for Cities, Segmentation Study, 2006

College Educated Residents

• Washington, DC                    46.8%
• San Jose, CA                           45.3%
• Stamford/Norwalk, CT         44.0%
• San Francisco                         43.4%
• Madison, WI                          43.3%
• Boston/Cambridge               43.0%
• Raleigh/Durham                    41.0%
• Austin, TX                               39.4%
• Denver                                    38.2%
• Minneapolis/St Paul             37.9%

• Oklahoma City                     27.6%
• Detroit                                   27.3%
• Jacksonville                           26.9%
• Baton Rouge                         26.6%
• Birmingham                          26.3%
• Memphis                               25.1%             
• Toledo                                    23.4%
• Las Vegas                               21.1%
• El Paso                                   19.0%
• Bakersfield, CA                     15.0%

Top Cities                                                                      Bottom Cities
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Population Growth

• 100 Million New 
Residents by 2050

• 44 Million New Housing 
units

• 1.1 Million Units per year

• Demographic shifts and 
Immigration

• Decline of Traditional 
Households

Demographic Shifts

• Baby Boomers and Retirees – 80 million

• Immigrants – 40 million

• Millennials (18 to 32 year olds) – 85 million

• Women (single-parent households) - 27 
million

• 75 % of American households do not have 
school age children
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Technology & Globalization

• “The Death of Distance”

• People can do business 
anywhere

• Most new jobs are in 
small and medium sized 
businesses

• Health care & education

• Industrial recruitment is a 
small part of new 
economy

Climate Change

• “Global Warming is 
unequivocal, and human 
activity is the main 
driver, very likely 
causing most of the rise 
in temperatures since 
1950”

• Intergovernmental Panel on 
Climate Change – Feb. 2007
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2012 Hottest Year on Record

• “The first eight months of 2012 
have been the warmest of any 
year on record.”

• “Each of the last 15 months has 
seen above average 
temperatures, something that has 
never happened before in the 117 
years of US record keeping.”

• “The US National Snow and Ice 
Data Center reports that Artic ice 
has shrunk to a record small size 
and the melting season is not yet 
over.”

Source: US National Climate Data Center,   
Sept. 10, 2012

High Energy Prices

• In 1970 the US imported 
24% of its oil from foreign 
providers

• In 1990 the US imported 
42% of its oil

• In 2008 the US imported 
70% of its oil

• The cost of imported oil 
is over $600 billion per 
year
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Do you think the
long term trend
for energy prices
is to go up or 
down?
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Unsustainable Land Use 

Large Lot Subdivisions Strip Commercial

Taking Up More Space
Household vs. Lot Size

Lot 
Size

Family 
Size

Even though the number of people per household has
decreased  from 3.57 to 2.62 over the last 50 years, the
amount of land that each individual home consumes 
has increased by nearly 60 percent.
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Growth Trends Reinforced Driving

Infrastructure Deficit

• US needs over $2 Trillion for 
needed repairs to roads, 
bridges & other infrastructure

• Fed. state & local 
government spend less than 
half this amount

• Federal gas tax hasn’t been 
raised since 1993

• We’re falling behind our 
global competitors

I-35 Bridge Collapse Minneapolis
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Consumer attitudes are changing

Market Trends
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Economic Development
• The Talented Community

• The Innovative Community

• The Connected Community

• The Distinctive Community

“The unique characteristics of 
place may be the only truly 

defensible source of 
competitive advantage for 

regions.” 

Distinctiveness

Joe Cortwright, City Vitals
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Distinctiveness has value!

• “Sameness is a minus, not 
a plus in today’s world.”

• “If you can’t differentiate 
your community, you will 
have no competitive 
advantage.”

Placemaking

“A community’s appeal drives 
economic prosperity.”

National Association of Realtors, 2011
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COMMUNITY IMAGE

IS CRITICAL

TO ECONOMIC VITALITY

AND QUALITY OF LIFE
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The Patterns of Development effect 
Economics & Jobs

• Where you put development

• How you arrange development

• What development looks like
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“Low-density sprawl is ill suited to a 
creative post-industrial economy.”

Source: Richard Florida, The Great Reset, 
2011

The Old Paradigm

Sears Tower, Chicago, IL

Sears HQ, Hoffman Estates, IL
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New Paradigm?

Red Hat HQ  - Suburban Office Park                                 Red Hat, HQ - Downtown Raleigh, NC

Companies Move Back Downtown

• Sara Lee
• Blue Cross, Blue Shield
• Pinnacle Airlines
• Quicken Loans
• Zurich Financial Services
• Gensler
• Zappos
• Twitter
• Living Social
• Devon Energy
• Facebook

Quicken Loans HQ’s, Detroit

Companies move from suburbs to downtown LA
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Greenwood, Mississippi

World Headquarters, Viking Stoves

Capital is Footloose

Foster Freiss
Jackson Hole, Wyoming
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Brandywine Funds HQ – Jackson, WY

Top Reasons to Locate a Business in 
Yellowstone Region

• Scenic Beauty
• Quality Environment
• Good place to raise a 

family
• Access to outdoor 

recreation
• Small town 

Atmosphere

Source: Headwaters Economics, 2006
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What is the future of housing?

Will we continue
to spread out?

Or will we grow more
Compactly?

“It is becoming clear that homebuilders 
old one-size-fits-all marketing and 
product approach will not work for 
buyer groups whose interests and 

borrowing requirements differ widely, 
not only from buyers of the recent past, 

but also from each other. “

Builder Magazine, July 2009
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Different demographics want different 
types of housing

Retirees and Empty Nesters                      Immigrants

Gen Y                                                        Single Women

Consumer Housing Preferences are Changing
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The Changing Market ?
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• Pent-up demand for walkable 
living is evident in housing 
prices.

• Walkable residential space 
goes for 40 to 200 percent 
more per sq. foot than 
traditional suburban space in 
communities all across US

• Walkable suburban 
neighborhoods command large 
price premiums over driveable
suburbs.

• Source: Christopher Leinberger, 
Atlantic Monthly – March 2008

“The place is becoming more 
important than the product.”

National Association of Homebuilders, 
2011



10/16/2012

30

The size of the lot is less important than:

The character of the neighborhood



10/16/2012

31

Americans Don’t Like 2 Things

• To much Sprawl • To much Density

Keys to Density

• High Quality Design
• Access to Green Space
• Amenities
• More choices in ways to get around
• High Density only in clearly defined areas
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Higher density must be 
attractive & well designed

…and inherently more livable

Density must come with compensating 
amenity. 
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Density does not demand high rises

Las Vegas – 37.5 units per acre              New Orleans – 38.9 units per acre

Which has higher value?

Sun City, AZ – 5 units per acre                  Charleston, SC – 8.9 units per acre
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High Priced Neighborhoods

Alexandria, VA                                           Oak Park, IL

Georgetown, DC                                         Palm Beach, FL

Green Space & Property Values

• “The relationship
between rising property
values and green spaces
is well documented.”

• “Some studies find as 
much as a 15 to 30 % 
increase in the value of 
properties adjacent to 
parks and open space.”

Source: Urban Design and the Bottom Line, ULI, 2008
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Where is the most valuable land in 
New York? 

Houses next to golf course
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Value of Open Space

• Developers build golf courses because 
golf courses sell real estate at premium 
prices

• Very expensive to design, build & maintain 
golf courses

• Parks and open spaces also sell real 
estate at premium prices at lower costs to 
create and maintain
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Community Amenities
Sought by Homebuyers

 Walking trails/bike paths               - 36%
 Parks/natural areas - 26%
 Playgrounds                                  - 21%
 Daycare                                         - 14%
 Soccer Fields                                - 9%
 Golf Course                                   - 6%

- April 2004
National Association of Realtors
National Assn. of Homebuilders

Non-Motorized Transportation

• Portland, Oregon has 
constructed a 300 mile 
network of bike paths, 
bike lanes, and bikeways 
for the about the same 
cost of 1 mile of urban 
freeway.

• Portland has a 6 percent, 
bicycle mode share. It is 
9% in 40% of the city.
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The Old Paradigm 

The new paradigm
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The future belongs to main streets, 
town centers and mixed use 

development

Strip retail is retail for the last 
century

Here is Why:
• We’re overbuilt on the strip

• Retail is rediscovering the cities & towns

• The suburbs are being redesigned

• Traffic congestion, fuel prices and auto-oriented 
(i.e. ugly design) are undermining the strip

• Consumers favor walkability and places with 
character

• E-commerce means fewer and smaller stores

• The economy is restructuring the retail 
landscape
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We’re Overbuilt on the Strip

• Ten fold increase in retail 
space from 1960-2000.

• From 4 to 38 square feet per 
person.

• US has more than double the 
retail space per person as 
Europe.

• There is now more than 
1billion square feet of vacant 
retail space (mostly in empty 
big box stores)

Retail space grew faster than retail 
sales
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Department Store vs. Big Box

• Downtown

• Multi-story

• Accessible by Transit

• Footprint – about 1 acre

• Outside of town

• Single story

• Accessible by car

• Footprint –about 12 acres

Development Pattern Reinforced Driving
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Suburbs Are Being Redesigned

• “The largest retail trend of 
the next generation will 
be the conversion of dead 
or dying strip commercial 
centers in the suburbs 
into walkable urban 
places.”

• Source: Chris Leinberger, 
The Brookings Institution

Historic Rockville, MD

• Mostly 
demolished in 
1970



10/16/2012

43

Rockville Mall – Rockville, MD

Rockville Town Center
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Tyson’s Corner Today

Americas 1st edge city – Nation’s 10th largest CBD – 3 rush hours daily

Tysons Corner - Tomorrow

• Tysons Corner, VA  
received APA’s 2011 
Daniel Burnham Award 
for a adopting a visionary 
Comprehensive Plan that 
will transform Tysons 
from America’s first edge 
City into a walkable, 
mixed use downtown 
served by 4 rail transit 
stations.
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The Opportunity

The New Promised 
Land?

Tear Up Parking Lot, Rebuild Paradise

• Large, flat, well drained site
• Major infrastructure in place
• 4 lane highway frontage, transit ready
• Saves rural land
• Committed to mixed use
• Can turn NIMBY’s into YIMBY’s
• 2.8 million acres of greyfields will be 

available in next 15 years
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We Are  Going From This:

Spread Out
Single Use
Drivable Only

To This!

Compact
Mixed-Use
Walkable
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Retail is Rediscovering Downtown

King Street, Charleston, South Carolina

Cities Outpacing Suburbs

• “For the first time in 100 years, America’s cities 
are growing faster than the suburbs”.

• “This a trend that may persist as factors like high 
gasoline prices and declining urban crime 
persuade more people to shorten their 
commutes. Moreover, higher income 
households, the most attractive customers, are 
gravitating closer to the urban core.”

• Source: Wall Street Journal, August 21, 2012
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“The homebuilding bust has upended 
national chains strategy of growing in the 

suburbs.”

Retailers race to city locations and smaller stores

Retailers Break the Rules

Mixed use projects                                      Smaller Footprints

Multi-story buildings                                    Parking underground or on the roof
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Fayetteville Waffle Houses

Urban Waffle House
• Walkable Street
• No dedicated Parking
• Apartments Upstairs

Strip Waffle House
• Located next to Interstate Highway
• Lots of Parking
• Single use

“Urban Waffle House outperforms 
Strip Waffle House by 15%”
Source:  City of Fayetteville and ISR Working Group

September22, 2011
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The Changing Shape & Location
of Big Box Stores

A growing number of 
big box stores are 
locating downtown, in 
multistory buildings.

This means they use 
less land, fit better 
with the community 
and are accessible by 
foot or on transit.

Typical Target Store

Multi-story Target store

Target, Washington, DC

The Old Paradigm
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The new paradigm

Target – Stamford, CT



10/16/2012

52

Target – Minneapolis, MN

Wal-Mart -Tyson’s Corner, VA
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Wal-Mart - Washington, DC

New Life for Old Buildings

• In July 2012, Target 
opened a new 125,000 
sq. ft. store in the 
historic landmark 
Carson Pirie Scott 
building in  downtown 
Chicago.
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Target – Portland, OR

In 2012, a new Target opened in an old department store in downtown Portland, OR

Home Depot - NYC



10/16/2012

55

Downtown Pays

• The smart math 
of mixed use 
development

Traffic Congestion and Design 
Favor Main Streets

Where would you rather shop?
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Characteristics of the Strip

• A reliance on cars to go 
everywhere.

• Traffic congestion

• Lots of big signs, traffic lights and 
driveways

• Streetscape dominated by parking 
lots

• Little or no landscaping

• Cheap, cookie-cutter buildings

• Nothing unique – every town’s strip 
looks the same.

Typical Strip – Ugly and Congested

Characteristics of Downtown

• Walkable and pedestrian 
friendly

• Streetscape dominated 
by buildings

• Easy to get around 
because of street grid

• Park once environment

• Beautiful, one of a kind 
structures

• Every downtown looks 
different

Typical Downtown – Walkable and Unique
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One County – 2 Approaches

Rockville, MD Bethesda, MD

1 story                                                              3 stories
Lots of parking in front of building                                            No parking in front of building

Which one is more profitable?

1 Way to get here: 
• Drive your car

4 Ways to get here
• Drive your car

• Take Metro

• Ride your bike

• Walk

Rockville Pike

Downtown Bethesda
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“People stay longer,
spend more money
and come back more
often to places that 
attract their 
affection.”

Source: Urban Design and 
the Bottom Line, ULI, 2009

They also drive less

• “People who live in 
walkable mixed use 
communities drive 
almost 30 percent 
less than people who 
live in conventional 
settings.”

• Sources: Georgia Tech 
University and University of 
British Columbia, 2007



10/16/2012

59

Mixed Use Suburbs

• Workers in Bethesda, MD 
walk or use transit for 
74% of their non-
commute trips (errands, 
lunch, shopping, etc)

• Workers in Germantown, 
MD (an auto oriented 
suburb)  use the car for 
90 % of their non-
commute trips.

• Source: US Department of 
Transportation

E - Commerce Means Fewer and 
Smaller Stores

• The nation’s healthiest retailer is Amazon

• E-commerce means the downsizing or 
disappearance of many chain stores

• Staples – the pioneer of the superstore 
concept is now the 2nd largest online 
retailer.
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Secrets of Successful Communities & 
Regions

1. Develop a shared vision for the future
2. Inventory regional & local assets
3. Build plans around the enhancement of assets
4. Use education, incentives, partnerships, and voluntary 

initiatives, not just regulation
5. Invest in infrastructure & themselves
6. Pick and choose among development  proposals
7. Cooperate with neighbors for mutual benefit
8. Consider community character as well as ecology and 

economics
9. Have strong leaders and committed citizens


