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Patterns of growth
How’d we get here?



Courtesy of Alex MacLean, Landslides

• Mixed‐use

• Compact

• Buildings of several stories

• Blocks with multiple 
building types

• Street grid

Traditional town plan
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“Euclidean” zoning

Fragmented land use

Drive‐only

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

Then came zoning . . .



12/4/2015 6

. . . and the 
automobile . . .

(and the interstate 

highway program, and 

new federal programs 

for homebuilding, and 

new rules for capital 

depreciation . . . )



Photo of rural New Jersey  by Alex MacLean



Lovell Road and I‐40 40 years ago and today

We built highways, expanded them . . .



Lovell Road and I‐40 40 years ago and today

. . . and economic development followed.
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“Walmart Supercenter, an archetypal big box store, 

in Madison Heights, Virginia.”  
(from Wikipedia entry for “Big‐box store”)
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From: http://dilemma‐x.net/2012/11/10/research‐triangle‐park‐unveils‐new‐master‐plan/

Prime business location
(late 20th century)
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Courtesy of Local Government Comm



14



15





17



18



Cleveland: Same Population

1950: 1,389,582 2002: 1,393,978

Cuyahoga Co Land Use Maps – Cuyahoga Co Planning Commission
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Cleveland: Same Population

Cuyahoga Co Land Use Maps – Cuyahoga Co Planning Commission

1950: 1,389,582 2002: 1,393,978
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Source: TTI 1982 2007

% peak VMT congested 10 28

% of lane miles w/ congestion 10 23

Number of rush hours 3 5

Freeway and arterial miles 2420 4490



So, highway expansion doesn’t 
necessarily ease congestion or 

improve mobility.

It also doesn’t seem to generate 
economic development and grow 

the tax base like it used to.
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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
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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.’ "

http://www.businessinsider.com/shoppi

ng‐malls‐are‐going‐extinct‐2014‐1
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Photo: Planner’s Web, Edward T. McMahon

Walmart with 
housing, 

Washington, 
DC. 

Walmart 
Neighborhood 
Market in Chicago’s 
Loop. 

photo by Eric Allix Rogers, Flickr Creative Commons license.



“Surging City Center Job Growth,”
Joe Cortright, Feb. 2015

“During the economic 
expansion from 2002 to 
2007, the historic trend 
of job decentralization 
was very much present. 
. . . 

But since 2007 . . . the 
picture changed 
dramatically. While only 
7 city centers 
outperformed their 
surrounding metros in 
the 2002-07 period, 21 
outperformed the 
periphery in 2007-11.”

27



Turns out, highway-driven,
sprawl development

affects 
government expenditures

and revenues.



Photo by Alex Maclean

Infrastructure and services

www.townofkurebeach.org



Sprawl is expensive

Delivering services is less efficient:

– Police and fire departments have more area to 
cover.
– More miles of road to 
cover for trash pickup, 
school buses.
– More miles of water and 
sewer pipes to maintain.



Source: US EPA, OSC. Protecting Water Resources with Higher Density Development. 2006.
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A scenario analysis tool

A fiscal impact model 
focused on the relative 
effects of sprawl versus 
compact development



CASE STUDIES

• Madison, Wisconsin

• West Des Moines, Iowa

• Doña Ana County, New Mexico

• Macon, Georgia

• Indianapolis, Indiana



MACON MODEL PROJECTS THAT MOVING FROM 1 UNIT PER ACRE 
(NET) TO 16 REDUCES PER CAPITA COUNTY COSTS BY 25%
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SUMMARY OF RESULTS BY SCENARIO
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Development affects revenue

– 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.



DOWNTOWN MACON HAS HIGHEST AVERAGE 
PROPERTY VALUES PER ACRE IN BIBB COUNTY

39

• Downtown Avg. 
Assessed Value 
per Acre: $1.3 
million

• Shoppes at River 
Crossing: 
$967,000 per 
Acre

• County Avg: 
$77,000
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“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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What the market wants
The demand for walkable, downtown development
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Walkable Urban Places

“. . . walkable urban 

places and projects 

will drive tomorrow’s 

real estate industry 

and the economy”
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Walkable Urban Places - Atlanta
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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Change in Average Rents per Square Foot 
Since 2008:

Weighted Average Across All Michigan Metros

Office & 
Retail in 

WalkUPs
Outperforms 

Edge Cities
• Average Edge City Office and 

Retail rents are still lower now 
than in 2008.

• But WalkUP rents have risen, 
indicating market preference.
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Average Home Prices per Square Foot
in the Michigan Metros

For-Sale 
Residential 

Prices Are 
Rising Fastest 

in WalkUPS
• The WalkUP price premium 

has increased since 2010

• A slight premium has also 
emerged for Walkable
Neighborhoods
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Investment in town centers 

(“Main Streets” and “downtowns”) is a 

Priority Economic Development Strategy

Why is this important?



Factors

• Increasing demand for walkable live/work/play 
destinations

• Downtowns – old and new – are structured to 
provide those places 



The economic and demographic 
fundamentals have shifted

What’s been happening?



Economic growth
20th century vs. 21st century

• Manufacturing economy vs. Knowledge economy

• Chasing smokestacks vs. Chasing talent 



The 21st Century Economy

• Creativity, knowledge, innovation

• Importance of networking, interaction

• Demand for skilled workers

“A region’s most important source of 
competitive advantage is its workforce. . . it’s 
the pool of talent that attract firms, particularly 
in the knowledge economy.” 

-- Ania Ania Wieckowski, 
Harvard Business Review, May 2010



Demographic Change
20th century vs. 21st century

Retirement of the Baby Boom

Rise of the Millennials

Smaller households

Different preferences



Generations
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Silent or Greatest?

Baby Boomers

Gen X

Millennials



Millennials now largest share of the work force



Millennials are different
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Millennials



Millennials

“But millennials – the largest 

generation in American history –

will soon define how America 

does business, how America thinks 

and feels, and whether America 

holds fast to its free speech 

ideals.”

Julie Lythcott-Haims, The New York Times
November 2, 2015



Millennials

“We can all agree that 

Millennials are the worst.”

Philip Bump, The Atlantic, March 25, 2014



Millennials

Sorry, no . . . 



Millennials
They follow lifestyle, 
not jobs.

Millennials choose 
where to live before 
finding a job.

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)
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Millennial housing preferences

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

National Association of Realtors
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“We just know that in the summer, 
everybody is going to be congregating 
where we live. It’s just really exciting for us 
to be here, and we see it as a great value 
because of that.”

"We're happy to pay a slight 
premium to be close to all these 
things that enrich our lives." --
Downtown resident Ziev Beresh



Boomers are a different kind of 
Senior Citizen
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“Adulthood II”
Boomers not ready for the rocking chair

– Today’s retiree can live past 90

– “These additional 31 years of expected life 
have not been just tacked on at the end . . . 
Today’s 65-year-olds are starting new careers 
or continuing old ones, traveling around the 
world, and eloping with new loves, in a stage 
of life we are calling ‘Adulthood II.’”

- cultural anthropologist Mary Catherine Bateson,
quoted in ULI report



Boomers and 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)

– Shrinking, aging households will be a source 
of supply of SFD housing, and demand for 
smaller and multi-family housing



• From 1990 to 2010, downsizing households (with 
residents 65 and older) made up 20 percent of new 
housing demand. But over the next 20 years they will 
account for 85 percent of the demand share.

• Market research shows this segment prefers smaller 
homes on smaller lots or attached options.
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Source: Nelson.

Boomers and housing

Aside:

They’re not that interested in moving 
to “retirement communities.”

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



Boomers and transportation
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)



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



“Americans Prefer to Live in Mixed-
Use, Walkable Communities” 

-- 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



Occupied Housing Demand-
Supply Mismatch 2011

Source: Adapted from American Housing Survey 2011 by Arthur C. Nelson, University of Arizona.
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Why this is probably not 

a short-term fashion,

but a structural change
(We’re getting steadily older – not just individually, 

but as a whole)



Changing household composition
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Business moves back downtown 
Responding to the market



93

Businesses respond to 
changing preferences

“Locations deemed walkable appreciate 
more than those that are car-dependent”
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Businesses respond to 
changing preferences

Major insurance 
company chooses 
new location in 
Phoenix area 
– for transit 
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The Other Walkable Urban Trend

It’s not just big metropolitan areas, but small 
towns too

“The same demographic and market trends 
that are driving a return to big cities can 
also boost the prospects of smaller cities 
and towns surrounded by suburbs and 
countryside.”  

‐‐ Robert Steuteville, Small cities and towns are urban 
places, too ‐ Better! Cities & Towns
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“The same demographic and market 
trends that are driving a return to big 
cities can also boost the prospects of 
smaller cities and towns surrounded by 
suburbs and countryside.”  

-- Robert Steuteville, Small cities and towns are 
urban places, too - Better! Cities & Towns

By John Woodrow Cox October 31, 2014

The Other Walkable Urban Trend

“ . . . Many of the same forces fueling Washington’s 
renaissance are driving a small-city boom regionally 
and nationally. ”
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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 drive-
only office parks to walkable locations.
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http://sustainablecitiescollective.com/donnellyb/1064251/moving‐downtown



Implications for policy
What does this mean?
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From: http://dilemma‐x.net/2012/11/10/research‐triangle‐park‐unveils‐new‐master‐plan/
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See:  http://www.rtp.org/about‐us/park‐center/

“Fifty-five years ago, the Research Triangle Park transformed the economy of North 
Carolina. Now we’re poised to do it again — pointing the state toward a brighter future with a 
redevelopment we call Park Center. 
. . . the first redevelopment in RTP’s long and storied history. It will bring to the Park, for the 
first time ever, an array of eateries, retail, recreation and entertainment. There will be places 
for people to live, close to where they work, or stay while they are visiting.
More importantly, it will be a place where leaders in technology, science, the arts and the 
humanities can come together, collaborate and create a better future for us all. Creating a 
place where collaboration can occur between industry and academia, nonprofits and 
corporate titans, entrepreneurs and government is our goal. We want to create spaces for 
people to gather, meet, hang out and be inspired.

. . . We imagine an area that is walkable, bikeable, accessible to all —
and eventually linked to regional transit.”



The bottom line

108

“A region’s most important source of competitive advantage is its 

workforce. In the past, employers attracted workers, but now, according 

to a study by CEOs for Cities, it’s the pool of talent that attract firms, 

particularly in the knowledge economy. The vast majority of college 

educated young people chose where to live based on factors other than 

employment opportunities.   

Creating attractive, mixed use communities 
attracts the talent, and that business.”

-- Ania Ania Wieckowski, 
Harvard Business Review, 
The Magazine, May 2010



Economic development is increasingly a 

competition over placemaking.



These are the key 

opportunities.

• Revitalizing old main streets 
and legacy downtowns

• Retrofitting suburban centers
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But you have to be 
positioned to take 

advantage of it.
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Thank you

Christopher Zimmerman
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• Example of success
– Meridian;  Arlington;  Conway;  Asheville;  

Franklin 
• Types of success

– Big city, TOD
– Suburban revit, TOD
– Suburban retrofit
– Small town, traditional Main Street
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