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EXECUTIVE SUMMARY

This Economic Development Plan assesses the current economic position of the City of
Williamsburg, reinforces the current goals for the economic vitality of the City’s future,
identifies strategic areas for implementation and provides short term and longer term
actions in each strategic area. The Plan builds upon the City’s current 2006 Economic
Development Plan and the results of the programs initiated since then. As a framework for
action, this Plan is designed to be dynamic and revisited as time passes and external and
internal factors change.

The economic recession which began in 2008 has affected the City of Williamsburg and its
business community. Businesses struggled with declining customers in a local market that
was already strained with increased competition from commercial growth in the counties
of York and James City. The City faced the challenge of maintaining municipal services with
decreased revenue from fewer visitors, less business activity and decreasing property
values.

The five main objectives of the 2006 strategic plan remain relevant in 2012 as the City’s
economic development efforts continue. This plan outlines strategic areas and actions to
continue to move the five main goals forward.

The City’s Five Main Economic Development Objectives

1. Existing businesses grow and prosper in the City.

2. The economy of the City is more diversified, building on its current strengths
in retail trade, tourism/hospitality and education, while growing emerging
areas of cultural arts, the creative economy, research/development and
professional service offices.

3. Williamsburg is known for its positive business environment.

. The infrastructure (parking, technology, sidewalks, water, sewer, streets) of
Williamsburg supports the growth of quality business in the City.

5. Williamsburg maintains a high quality sense of place that appeals to citizens,
students and visitors. Williamsburg remains a specialty entertainment,
cultural and retail center of the Historic Triangle.
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The strategic areas identified and discussed in this 2012 plan are:

Midtown

Downtown Vibrancy
Northeast Triangle
Economic Diversification
Tourism Product

* ot ot %

An overarching issue for the City’s economic health is that Williamsburg remains a landlocked
city in a state with a moratorium on annexation. With little available land or office product for
business expansions and new locations, areas of redevelopment are key to the City’s economic
vitality. The EDA’s existing Demolition Program has infused cash into four projects to
encourage redevelopment of underutilized properties. This program should continue, and
redevelopment opportunities should be considered in all of the strategic areas.

Williamsburg Economic Development Plan 2012



INTRODUCTION

This Economic Development Plan assesses the current economic position of the City of
Williamsburg, reinforces the current goals for the economic vitality of the City’s future,
identifies strategic areas for implementation and provides short term and longer term actions
in each strategic area. The Plan builds upon the City’s current 2006 Economic Development
Plan and the results of the programs initiated since then. As a framework for action, this Plan
is designed to be dynamic and revisited as time passes and external and internal factors
change.

CURRENT POSITION

Before outlining economic strategies and action plans for the future, a review of past
accomplishments sets the stage from which future successes will occur. Since its first
economic development plan was approved on March 9, 2006, the City of Williamsburg has
accomplished much to maintain economic vitality and its special sense of place. Through the
difficulties of the recession of 2008, the City has maintained its position as a destination
market with the premier institutions of Colonial Williamsburg and the College of William and
Mary. City leadership deserves credit for its policies and management that have helped
maintain this distinction. The following inventory is not exhaustive, but it highlights many of
the economic development accomplishments and investments of the past six years.

Since 2006, the EDA has launched several programs for businesses and tracked business
starts.

Demolition Program

eCommerce Program

Monthly Business Roundtables

Sign Grant Program

Arts District & Creative Economy Initiative
New Business Starts

Special Events for Tourism Product

* ot ok ot

Williamsburg Economic Development Plan 2012



Demolition Program

Started in January 2007, the Demolition Program provides capital to demolish
underutilized buildings and encourages redevelopment projects. An infusion of cash
encourages a property owner to prepare a brownfield property for the redevelopment
market. Specifically, $20,000 per qualified property parcel is available to demolish existing
buildings. The funds are issued to the property owner as a zero-interest, ten-year loan,
which is forgiven based on the amount of increased real property taxes paid on the
property after it is redeveloped. As of May 2012, this program has resulted in the
following:

e leveraged $69.58 of private funds for every $1 loaned by EDA

e provided total new direct local tax receipts of $378,943

e provided annual new direct local tax receipts of $264,134, which is an 191 percent
annual rate of return on investment

\GRL
o R

This program, with its small cash infusions, has encouraged redevelopment projects, which
benefit the City’s tax base and enhance its commercial corridors and economic viability.
This program has received statewide recognition as a finalist of the 2011 Virginia Chamber
of Commerce Torchbearer Award and the winner of the Virginia Economic Development
Association 2012 Community Economic Development Award. Additionally, it received
recognition from the 17 state Southern Economic Development Council by receiving its
2012 Community and Economic Development Award. See Appendix A.
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eCommerce Program

Since its inception in 2008, the eCommerce Grant Program has awarded nine grants for a
total of $14,085. The program requires at least a one-to-one cash match from the grantee,
so this program has leveraged more $14,085 in private investment. The program
encourages City businesses to invest in themselves to create more sales via the Internet.
Grants cover half the cost of the web site development or enhancement and are capped at
$1,500 per business. See Appendix B.
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Monthly Business Roundtables

In 2009, the EDA initiated monthly business roundtables with the overarching goal of
improving direct communications between business owners and the City. The roundtables
are on the second Tuesday of each month and are held at different restaurants throughout
the City. Speakers address the group on issues relevant to business in the City. Thirty-
seven roundtables have been held. See Appendix C.
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Sign Grant Program

Since its beginning in 2005, the Sign Grant
Program has awarded 23 grants for a total of
$42,122. The program assists businesses
with the replacement of nonconforming
signs on the City’s commercial corridors.
The program requires at least a one-to-one
cash match from the business. As a result, it
has leveraged at least $42,122 in private
investment. Grants cover half of the cost of

the sign replacement and are capped at $2,000 per business. See Appendix D.
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Arts District & Creative Economy

Recognizing that human creativity and its potential for wealth and job creation is critical to
the economic future of the City, City Council adopted the Arts and Cultural District
Ordinance in February 2011. The District creates a defined area of the City where creative
economy business can receive tax incentives to locate and grow. Before the district was
created, the area had a 22 percent vacancy rate in its commercial properties.

|

== Arts District Boundary

12421266
129=153

In the Arts District, creative economy businesses mean businesses whose primary
economic activities are the generation or utilization of innovation, knowledge and
information involving individual creativity, skill and talent. Standard categories may
include, but are not limited to advertising, architecture, art and antiques, designing
computer games or software, culinary arts, crafts, design, designer fashion, film and video,
music, performing arts, publishing, TV and radio.

Since its inception, eight new creative economy businesses, creating 40 jobs, have opened
in the Arts District. In July 2012, two of these businesses closed, reducing the current
number of new creative economy businesses to six with 35 jobs, employing 35 people. A
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Photos (left to right): Ribbon cutting at Extraordinary
Cupcakes; Ribbon cutting at Wine and Design
LIIE ! |':I|i!.!

——

closure of businesses is part of normal economic cycles to be expected in any commercial
area and especially with startup businesses.

BUSINESS NAME DATE OPENED DESCRIPTION

mg%fcie:\g‘ September 2012 Art Education and Entertainment
Tada Beads and Art March 2012 Bead Shop, Handmade Jewelry,
(1001 Richmond Rd) Pottery and Art Consignment
e [renayanz | minesu

oo ramonary | ey 2012 | Baken
et T jorizon | vt

Flakey Bakers ?/Idiggg Ji?ylzlmz) Bakery

Nana's Nook ?Adgggg Ji?ylgo 12) Floral Arrangements and Antiques
azggeélcshi%l:]g%? March 2011 Dance Apparel and Supplies

In 2011, the City, the EDA and five other funding
partners (Busch Gardens, Chesapeake Bank, the
College of William & Mary, Colonial Williamsburg
and the Greater Williamsburg Chamber and
Tourism Alliance) hired the consultant Artspace to
complete an artist demand survey. The survey
results showed enough demand for the
construction of 22 live/work spaces and 24
commercial spaces for creative professionals.
Additionally, 24 arts organizations expressed a
need to rent office space. The live/work demand of 22 units was not large enough for
Artspace to fund a live/work project with its standard funding source of federal housing
tax credits. The survey results will be used to identify future private or public
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opportunities to provide market rate or
subsidized live/work or stand-alone work
space for creative professionals.

In the spring of 2012, the EDA and the
Planning Commission proposed to
standardize zoning regulations in the Arts
District in order to facilitate business
location and development. In June 2012,
City Council adopted revisions to the
zoning ordinance that standardize the
commercial parking requirements and
increase a maximum commercial square footage threshold for restaurants from 1,000 sf to
2,500 sfin the Arts District. This Zoning Ordinance change enabled Wine & Design, a
qualified arts district business, to locate in the District at 110 Bacon Avenue. The change
has also allowed Extraordinary Cupcakes, another qualified arts district business, to add
tables and seating to its location.

THE

BROOKS

BUITLIDNMNG

Art Education
C

New Business Starts

New business starts are based on the number of business licenses obtained each month. A
decline is evident during the heart of the recession, but an increase has occurred since
2010.

CALENDAR  NUMBER OF NEW

YEAR BUSINESSES
2012* 47*
2011 59
2010 50
2009 21
2008 29
2007 31

*as of June 30, 2012

Williamsburg Economic Development Plan 2012 n



STATE OF BUSINESS

The economic recession which began in 2008 has affected the City of Williamsburg and its
business community. Businesses struggled with declining customers in a local market that
was already strained with increased competition from commercial growth in the counties of
York and James City. The City faced the challenge of maintaining municipal services with
decreased revenue from fewer visitors, less business activity and decreasing property values.
Appendix E provides a detailed overview of these economic trends with employment, wage
and sales statistics and comparisons. This appendix was completed by the Hampton Roads
Planning District Commission and was commissioned by the City Planning and Economic
Development departments for inclusion in the City’s 2012 Comprehensive Plan and this
Economic Development Plan.

OBJECTIVES

The five main objectives of the 2006 strategic plan remain relevant in 2012 as the City’s
economic development efforts continue. This plan outlines strategic areas and actions to
continue to move the five main goals forward.

The City’s Five Main Economic Development Objectives

1. Existing businesses grow and prosper in the City.

2. The economy of the City is more diversified, building on its current strengths
in retail trade, tourism/hospitality and education, while growing emerging
areas of cultural arts, the creative economy, research/development and
professional service offices.

3. Williamsburg is known for its positive business environment.

4. The infrastructure (parking, technology, sidewalks, water, sewer, streets) of
Williamsburg supports the growth of quality business in the City.

5. Williamsburg maintains a high quality sense of place that appeals to citizens,
students and visitors. Williamsburg remains a specialty entertainment,
cultural and retail center of the Historic Triangle.
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STRATEGIC AREAS

The strategic areas identified and discussed in this 2012 plan are:

Midtown

Downtown Vibrancy
Northeast Triangle
Economic Diversification
Tourism Product

* ot %

An overarching issue for the City’s economic health is that Williamsburg remains a landlocked
city in a state with a moratorium on annexation. With little available land or office product for
business expansions and new locations, areas of redevelopment are key to the City’s economic
vitality. The EDA’s existing Demolition Program has infused cash into four projects to
encourage redevelopment of underutilized properties. This program should continue and
redevelopment opportunities should be considered in all of the strategic areas.
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Midtown

The City’s Midtown includes the Arts District, the Williamsburg Shopping Center, the
Monticello Shopping Center, the W&M Education School and the Lawson apartments.

Midtown occupies an
area within walking
distance of downtown
and easily accessible via
bicycle, the trolley, bus
and personal vehicle.
The vision of continued
economic vitality in this
area includes
commercial, residential
and collegiate activities,
often with a mixture of
these uses within
individual properties
and projects.

Recent investments in
Midtown include

e C(ity Green (6,600 sf
of retail and 24
residential units) at
1220 Richmond Road,
e the 113,000 sf
William and Mary
Education School,

e Solutionz Inc.’s

WILLIAMSBURG

Midtown Planning Area

. renovation of
R commercial space at
P —— 1215 Mt. Vernon

| N Avenue and

e the proposed City
Lofts (94 residential
units) at 1406

MTEa2akap- 42008 6272012 RlChmOI’ld Road.
Retail opportunities in the Arts District have blossomed, where economic incentives are
available for arts and creative economy businesses.

The Williamsburg Shopping Center occupies a critical anchor location that is also an
entrance to the City’s historic area and downtown. As new large-scale retail centers have
been constructed in the counties and consumer expenditures decreased as part of the
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recession, this center faces greater competition. The City sees retail use as part of the
future of this property, evidenced by the continued success of some of the remaining
tenants in the center. The property’s proximity to downtown and the W&M School of
Education offers consideration of residential use, in addition to commercial use, on this
property. Housing more people in Midtown provides a consumer base for commercial uses
and overall vitality to the area.

Short Term Actions (1-2 years)

e (Continue to work with the Planning Commission as it evaluates this area during
the Comprehensive Plan update and subsequent Zoning Ordinance changes.

e Continue dialogue with the owner of the Williamsburg Shopping Center about its
successful future.

¢ Engage in dialogue with property owners to facilitate investment and
redevelopment opportunities.

e Discuss potential residential development in this area with the W&M Real Estate
Foundation, the College of William and Mary and private developers.

e Assist City Council with the sale and redevelopment of the Tioga property at 906
Richmond Road.

Long Term Actions (2-5 years)

Consider ways to improve traffic and pedestrian flow on Monticello Avenue.
Seek and support development and redevelopment opportunities that enhance
the vibrancy of Midtown while adding complementary businesses and jobs,
thereby increasing tax revenue.

Maintain ongoing communication with existing property owners and businesses.
Consider the elements required to make this a vibrant commercial, residential
and education area recognized as Midtown by residents, employees, shoppers
and visitors.

Williamsburg Economic Development Plan 2012



Downtown Vibrancy

Creating and maintaining vibrancy in the downtown is important to the City’s economic
and physical health and its international renown. A thriving commercial downtown
requires a mixture of elements including commercial establishments, residential units and
quality infrastructure. These elements create a vibrancy that attracts and retains residents,
shoppers, employees, students and visitors. The appeal of traditional downtowns—and the
defining characteristic that sets those that are successful apart from their suburban
competitors—is largely based on what can be summarized as “walkable urbanism.”

Fostering such walkable urbanism is the key to the continual effort to enhance downtown.
Doing so requires the development of a mix of retail boutiques, housing, offices, restaurants
and entertainment venues. A “critical mass” of these pedestrian-scale uses must be
established. This means making certain that visitors can find enough to do for four to six
hours; that residents’ daily needs can be comfortably met; and that rents and sales prices
continue to justify new construction or renovation.! See Appendix F.

Recent investments in the Prince George/Scotland Street corridor include
e Tribe Square (10,634 sf of commercial and 56 student beds) at 249 Richmond Road
(2011) and
e the Cook Building - Brickhouse Tavern (7,000 sf of commercial) at 747 Scotland
Street (2012).
The proposed Prince George Commons (9,800 sf of commercial and seven residential units)
at 521 Prince George Street has been approved. As part of its capital improvement activity
in fiscal year 2013, the City plans to widen and brick the sidewalk on the north side of
Prince George Street between Boundary and Armistead streets. This will provide space for
outdoor dining and an improved transition from the already widened brick sidewalk on
Prince George Street between Henry and Boundary streets.

Short Term Actions (1-2 years)

e Define “Downtown” as it applies to Williamsburg.

e Work with the Planning Commission as it evaluates this area during the
Comprehensive Plan update and subsequent Zoning Ordinance changes.

e Investigate ways to increase Downtown green space while increasing residential
density limits in other Downtown areas.

e Integrate “walkable urbanism” into the vision for Downtown Williamsburg.

e Work with Colonial Williamsburg; the College of William & Mary; the
Williamsburg Redevelopment and Housing Authority, property owners,
residents, churches, business owners and others to create a vision to
dramatically improve the Prince George streetscape from Merchants Square to
the intersection of Scotland Street and Richmond Road.

1 Metropolitan Policy Program, the Brookings Institution, “Turning Around Downtown: Twelve Steps to
Revitalization”, Christopher B. Leinberger, March 2005

Williamsburg Economic Development Plan 2012



e C(reate a Strategic Plan, including a timeline, to implement the vision in the
Prince George Street corridor.
e Support existing redevelopment projects in this area.

Long Term Actions (2-5 years)

e Work with Colonial Williamsburg, the College of William & Mary, the
Williamsburg Redevelopment and Housing Authority, property owners,
residents, churches, business owners and others to implement the vision of a
dramatically improved Prince George streetscape from Merchants Square to the
intersection of Scotland Street and Richmond Road.

e Analyze opportunities to include green space in future development

e Brand “Downtown Williamsburg” and promote it as separate, yet synergistic
destination with Colonial Williamsburg and the College of William & Mary.

e Consider auxiliary projects, such as structured parking, as a way to enhance the
physical streetscape and encourage more redevelopment activity.

e Work with the private sector to encourage high quality, higher density housing
that will attract young professionals, professors, students, public workers, etc.

e Seek and support development and redevelopment opportunities that enhance
the vibrancy of Downtown while adding complementary businesses and jobs,
thereby increasing tax revenue.
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Northeast Triangle Development

The City’s Northeast

/_\ Triangle (NET) area
il = contains a mix of
commercial and
residential uses. Once a
main entrance for
visitors to reach
Colonial Williamsburg,
since the 1970s the
construction of new
roads, including 1-64,
Route 199, Route 132
and the Busch Gardens
interchange off of -64,
have moved traffic
flows from Capitol
Landing Road. Traffic
patterns and
competition from newer
hotel properties have
York lowered the hospitality

o business demand for
the corridor.

The most recent
investments in the NET
include:
e the 60,000 sf92 unit
Spring Arbor Assisted
Living Center (2006) at
935 Capitol Landing
EITY OF Roadl
WILLIAMSBURG e the 12,000 sf
Northeast Triangle Plannlng Area

Alexander Commons
office space (2006) at

%
NG 925 Capitol Landing

R Te e — Road,
e the renovation of the Second Street Bistro (2007) at 140 Second Street,

e the renovation of 3,600 sf of commercial space (2007) at 311 Second Street for the
Velvet Shoestring Store and

e the Capitol Landing Green (16 residential units) on Capitol Landing Road and Page
Street.
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Proposed projects include a mixed use development Second Street Boutiques (36,560 sf
commercial and 29 townhomes) adjacent to the Velvet Shoestring and Queen Mary’s Port, a
41 lot single family housing development at the north end of Capitol Landing Road. The
City has purchased the Lord Paget Motel at 901 Capitol Landing Road and is actively
marketing the property to the private sector for a use that will benefit the corridor.

As the NET seeks transitions to newer and more sustainable uses, many properties have
characteristics to redevelop including the BlueGreen property (16+ acres) between
Penniman Road and the railroad tracks, the Lord Paget property (5 acres) at 901 Capitol
Landing Road, the Beeches property (30 acres) at 1030 Capitol Landing Road and others.
See Appendix G for maps.

The Northeast Triangle Task Force completed its review and vision for this area of the City
in 2011. Its final recommendation called for public infrastructure investments in the NET,
including underground wiring, sidewalks and improved intersections.

Public/private incentive initiatives and financing tools can provide support to transitioning
areas such as the NET. Incentive initiatives can include the creation of a Redevelopment
Zone to offer tax incentives to particular businesses and investments targeted for the area.
Another tax incentive program is the adoption of a Partial Real Estate Tax Exemption
Ordinance to freeze property tax assessments at pre-redevelopment levels. For the
infrastructure needs identified by the NET Task Force, financing tools are available to fund
major infrastructure investment to encourage private investment in the area. See
Appendix H for details.

Short Term Actions (1-2 years)

e  Work with the Planning Commission as it evaluates this area during the
Comprehensive Plan update and subsequent Zoning Ordinance changes.

e Support existing redevelopment projects in this area.

e Facilitate the discussion of potential incentive and financing programs (including
TIF, Redevelopment Zone, Real Estate Exemption, Tourism Zone with gap
financing) with property owners and investors.

¢ Engage in dialogue with the owner of the BlueGreen property between
Penniman Road and the railroad tracks.

e Assist City Council with the sale and redevelopment of the Lord Paget property
at 901 Capitol Landing Road.

Long Term Actions (2-5 years)

e Seek and support development and redevelopment opportunities that enhance
the Northeast Triangle while adding businesses and jobs, thereby increasing tax
revenue.
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Economic Diversification

A diversified economy provides balance and stability during business cycles when market
demand ebbs and flows. If one sector sees demand decrease, other sectors exist to provide
jobs, business establishments and tax revenue. For this reason, all economic development
efforts work to diversify further a community’s economy. A majority of the City’s economy
(employment, business establishments, wages and tax revenue) falls within two economic
sectors - hospitality and education. These sectors remain cornerstones of the City’s
economy and any proposed economic diversification will respect and enhance these two
sectors. The City currently targets the following industries as compatible with the City:

Professional and Business Services, including Regional Headquarters
Cultural Arts

Creative Economy

Research & Development

“Niche Markets,” such as Health Care and Student-Oriented Businesses

% ot ot %

Short Term Actions (1-2 years)

Arts District promotion
Promote incentives to prospective businesses
Encourage businesses to create business association
Work with business association on marketing, including signage, banners
and events
v Seek and support development and redevelopment opportunities that
enhance the goals of the Arts District
e Encourage and support entrepreneurs.
v' Finalize a plan for a regional incubator with James City County and York
County
v Request City Council approval and funding of a regional incubator effort,
including revenue sharing among the three localities
v’ Participate in START! Peninsula
e Work with Riverside to recruit hub operations to locate at Quarterpath by
coordinating efforts with the project managers.
e Leverage the assets of Colonial Williamsburg and the College of William and
Mary .
v Continue and further develop alumni outreach programs with the College,
including the Fall Homecoming Event.
v' Utilize the economic development office at William and Mary to
coordinate opportunities.
v Review a marketing campaign in the Alumni and CW magazines in
conjunction with James City and York counties.
e Promote an environment to attract and retain young professionals.
v Engage local young professional organizations for suggestions, advice and
discussion.

AN
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e Continue to work with James City, York, W&M and the Chamber on the Historic
Triangle Business Brand implementation.

Long Term Actions (2-5 years)

¢ Remain vigilant for opportunities to redevelop properties that encourage the
working and living of creative professionals in the Arts District.

e Augment the Historic Triangle business brand efforts with exploration of
industries that would benefit from a location adjacent to the City’s existing
businesses and institutions.

¢ Promote opportunities for businesses and industries whose customers are the
retirement community and population.

e Work with Thomas Nelson to foster workforce development and training.
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Tourism Product

Tourism remains the largest industry in the City of Williamsburg. For this reason, the City
provides direct marketing support to this industry via participation in the Williamsburg
Area Destination Marketing Committee (WADMC) and direct financial allocations to
destination marketing at the Greater Williamsburg Chamber and Tourism Alliance and
marketing of the City’s tourism driver Colonial Williamsburg.

In this plan, direct economic development efforts for the tourism industry focus on the
tourism product our visitors experience when they arrive in the City. City investments in
public infrastructure and private investments in economic activity combine to create a
memorable and quality experience for the City’s visitors. As with all the strategic areas,
redevelopment plays a role in the continued public and private investments in the City’s
tourism product and visitor experience. Redevelopment and investments throughout the
City enhance our visitors’ experience and likelihood of return.

Focused efforts particular to special events and shoulder season activities are underway
and should be evaluated and continued as part of the City’s tourism product and visitor
experience. Shoulder season efforts include programming and marketing for September
Arts Month, Christmas season, March Garden Month and sports events. The EDA has
created the Williamsburg Celebrates Committee to enhance programming for the
September Arts month and is engaged with the other shoulder season efforts.

Short Term Actions (1-2 vears)

e C(reate a structure under the EDA for the operation of the Williamsburg
Celebrates Commiittee.

e Continue Contemporary Artisans, Plein Air and Gallery Crawl events under the
Williamsburg Celebrates Committee.

e After annual evaluations of economic activity resulting from September Arts
Month, continue to fund the regional Arts Month Coordinator with the goal of a
year-round position.

¢ Remain engaged in regional efforts, like the current sports marketing effort, to
initiate programs that encourage more overnight visitation in the spring and fall.

e Add the Arts District designation to the Shop & Dine maps.

Long Term Actions (2-5 years)

e Expand Williamsburg Celebrates programming to increase the economic activity
resulting from September Arts Month

e Revisit existing special events for expansion opportunities that will increase
economic activity.
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APPENDIX A
Demolition Program Overview as of June 30, 2012

The Demolition Program provides capital to demolish underutilized buildings to allow
for redevelopment projects to take their places. This infusion of cash allows a property
owner to prepare a brownfield property for the redevelopment market. Specifically,
$20,000 per qualified property parcel is available to demolish existing buildings. The
funds are issued to the property owner as a zero-interest, ten-year loan, which is
forgiven based on the amount of increased real property taxes paid on the property
after it is redeveloped. During FY2012, demolition loans for the W&M Real Estate
Foundation’s Tribe Square project were re-activated.

Since the program’s inception in 2007, the EDA has approved demolition loans for five
projects, totaling $166,098. One project (Prince George Commons at the corner of
Armistead and Prince George) has not drawn its loans of $27,900, reducing the total
current allocation of funds to $138,198.

APPROVAL EDA LoAN PRIVATE CAPITAL
PROJECT
DATE AMOUNT INVESTMENT
December | Prometheus
2007 Investments LLC HALLLY P22
March 2008 | Diros Inc $10,000 Pending Redevelopment
August 2009 | Chipotle Mexican Grill | $55,000 $1,450,000
College of William and
$4,936,808
May 2010 | Mary Regl Estate $33,198 Re-activated June 13, 2012
Foundation
Prince George Pending construction
e 200 Commons H2T 200 Offer expired Dec. 14, 2011
Totals $166,098 $9,616,232
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Program’s Impact

PROJECT

EDA
LOAN
AMOUNT

PRIVATE
CAPITAL
INVESTMENT*

SQUARE
FOOTAGE OF
NEW
CONSTRUCTION

PERMANENT
JOBS

TOTAL INCREASED
LocAL REAL
PROPERTY TAX
RECEIPTS ON
IMPROVEMENTS**
COLLECTED TO
DATE

TOTAL LOCAL
SALES AND
MEALS TAX

RECEIPTS***
COLLECTED

TO DATE

Diros Inc $10,000 Pending Redevelopment
Prometheus $70,000
Investments LLC $40,000 | $3,229,424 | 39,827 sf '2 $66,245 ;Asrgnggcl) taxes of
,000)
i oy $168,000
Chipotle | 465 000 | $1,450,000 | 2,547 f = $4,245 (Annual taxes of
Mexican Grill g $84.000
,000)
College of =
Williamand | ¢aq 198 | 64935808 | 36,761 sf = $1575 $70’0?0 f
Mary Real Estate ' IS ' 5 : ;q%réugoéaxes 0
. - ) )
Foundation
Totals $138,198 | $9,616,232 79,135 sf 61 $70,943 $308,000
Total Annual Tax Revenue $44,134 $220,000

* Based on City Building Permit Applications

** Based on FY11 and FY12 City Tax Assessment and does not include the value of the land

*** Estimated local sales and meals tax collections

Highlights

e Leveraged $69.58 of private funds for every $1 loaned by EDA

e Total new direct local tax receipts of $378,943

e Annual new direct local tax receipts of $264,134, which is an 191% annual
rate of return on investment before one of the four projects is completed.

e Small cash infusions have encouraged redevelopment projects, which benefit
the City’s tax base and enhance its commercial corridors and economic

viability.

As of June 30, 2012, the program has created sixty-one jobs and leveraged $9,616,232
of private investment in the City. The program has addressed its community
development issue by encouraging private redevelopment in a landlocked City. This
redevelopment has eliminated unsightly buildings and increased the City’s tax base
with new, thriving businesses. The program has created $264,134 of total new direct
local tax receipts.
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APPENDIX B
eCommerce Program Overview as of June 30, 2012

The eCommerce Grant Program offers grants for eCommerce development, including
website creation, online shopping systems, and other website enhancements. Grants
are equal to fifty percent of the total cost of the approved project, with a maximum
lifetime grant amount of $1,500. Since the program'’s inception in 2008, the EDA has
awarded nine eCommerce Grants, totaling $14,085.00.

eCommerce Grant Awards

DATE BUSINESS AMOUNT
April 2009 Fife and Drum Inn *$2,500.00
July 2009 Retros...Good Eats *$1,750.00

March 2010 | PSSG *$2,050.00
August 2010 | Lori Jakabow Artist $675.00
May 2011 Quirks of Art $1,500.00
June 2011 | Colonial Tours $1,495.00
March 2012 | Cardinal Survey $1,500.00
April 2012 EM Solutions $1,500.00
May 2012 Jake McKenzie Productions $1,115.00
Total Awarded $14,085.00

*Granted under an earlier version of the Ecommerce Grant
program, with a maximum award limit of $2,500.

art 1o live by

Make it kmown whal you own,

WEE URTL AFICIR.  OELANVATER. IPTRENAAY  CORIALT IR
ms
REALTORE

Why do | need a surveyor

oot ta e oo i B e e L B

R ne
ARV

Lard Survey Company in St Chanes, Mo
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DATE

October 2012

APPENDIX C
Business Roundtables and Speakers

SPEAKER

RESTAURANT

Richard “Dick” Schreiber, Greater
Williamsburg Chamber & Tourism Alliance,
discussed “"Marketing Williamsburg: From
Revolution to Evolution."

Brickhouse Tavern

September 2012

Angie Bezik with Principle Advantage
discussed Online Travel Company legislation
and its effect on the local economy. This
roundtable was held jointly with the
Williamsburg Hotel Motel Association
(WHMA).

DoG Street Pub

August 2012

Robin Carson, General Manager of Kingsmill
Resort, discussed the upcoming Kingsmill
Championship and how local businesses can
benefit from it.

Prime Buffet

July 2012

Gordon C. Morse, public relations consultant
and speechwriter, discussed Effective
Communication for Businesses.

Sal’s by Victor

June 2012

Liz Sykes and Adam Stackhouse of
AVAdventure discussed "Using Social Media
to Connect with Customers."

Manhattan Bagel

May 2012

Professor William Stewart from the William
and Mary School of Education discussed
Negotiation Strategies.

Gus’s Hotdog King

April 2012

Michele DeWitt, Williamsburg Economic
Development Authority facilitated table
discussions on current opportunities and
issues for businesses

LaTolteca — Richmond Road

March 2012

Jack Tuttle, City Manager discussed the “City
Outlook for 2012-2013".

The Movie Tavern

February 2012

Kathy Owens, Beach Development Group and
Radlyn Mendoza, Gardner & Mendoza
Attorney at Law discussed “Foreign Direct
Investment Through EB5 Program.”

Stephano’s

January 2012

Roy Pearson, Chancellor of Business
Emeritus, W&M Mason School of Business
discussed “The Economy: Outlook 2012.”

The Hospitality House

December 2011

Reed Nester, Planning Director, City of
Williamsburg discussed Williamsburg's
Comprehensive Plan Update and Its
Coordination with James City County and
York

County Updates

The Cheese Shop

November 2011

Mayor Clyde Haulman discussed the Historic
Triangle Collaborative Regional Vision Report.

Qdoba
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DATE

October 2011

SPEAKER
Ronald J. Monark , Managing Director, Alan B.
Miller Entrepreneurship Center discussed
William and Mary's Alan B. Miller
Entrepreneurship Center and its links to
existing business.

RESTAURANT
College Delly

September 2011

Kerry Mellette, Executive Director, This
Century Art Gallery and Terry Buntrock,
September Arts Month Coordinator discussed
Arts Alive in Williamsburg

Retro's Good Eats

August 2011

Sharon Gibson-Ellis, Executive Director
discussed the United Way's Impact on
Businesses.

Bangkok Garden

July 2011

Michael L. Locher, Partner, Dixon Hughes
Goodman, LLP discussed “Tax & Financial
Incentives for City Businesses, Nonprofits,
and Schools.”

Bourbon Street Bar and Grill

June 2011

Mark Rickards, Executive Director of WATA
(Williamsburg Area Transport) discussed
regional transportation.

Firehouse Subs

May 2011

Steven M. Constantino, Ed.D,
Superintendent, Williamsburg-James City
County Public Schools discussed “ Engaging
Business with the School System.”

Saigon Pearl Restaurant and
Lounge

April 2011

Tracey Dowling, Administrative Director Real
Estate/Business Development - Riverside and
Stephen McCary, Administrative Director
Business Development Williamsburg
discussed “Riverside Doctors' Hospital
Williamsburg and the Quarterpath
Development.”

School of Education -
College of William & Mary

March 2011

Clark Baldwin, CCIM, Senior Vice President,
Harvey Lindsay Commercial Real Estate
presented a Commercial Real Estate
Overview.

Sal's Ristorante Italiano

February 2011

Bert Schmidt, President and CEO of WHRO,
discussed the programs and economic impact
of WHRO.

Bavarian Garden

January 2011

Dr. Oscar Prater, newly appointed member of
the Williamsburg School Board, discussed the
economic impact of high school drop outs.

Black Angus Grille

December 2010

Twenty-five business owners discussed
business issues and future roundtable topics.

Marino's Italian Restaurant

November 2010

Barry Duval, President of the Virginia
Chamber of Commerce spoke about Virginia's
Economic Future.

Williamsburg Inn Regency
Room at Colonial
Williamsburg
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DATE

October 2010

SPEAKER
Sandy Wanner, Chair of the Historic Triangle
Collaborative, gave an overview of the
Economic Diversification in America's Historic
Triangle Report.

RESTAURANT
Aroma's

September 2010

Bill O'Donovan, Publisher of the Virginia
Gazette, gave a presentation about The
Future of Newspapers and Its Impact on
Business.

The Jefferson Restaurant

August 2010

Wayne Nooe, Vice President of Golf and Club
Operations at Kingsmill, spoke as Chairman of
the Greater Williamsburg Chamber &
Tourism Alliance Sports Marketing
Committee.

Wasabi Oriental Buffet

July 2010

W. Taylor Reveley, Ill, President of the
College of William and Mary, spoke about
economic development issues.

Terra Coffee and Wine Bar

June 2010

Councilmen-elect Scott Foster and Doug Pons
spoke to 38 attendees of the EDA's business
roundtable.

Food for Thought
Restaurant

May 2010

Ken Spirito, Executive Director of the
Newport News Williamsburg International
Airport, made a presentation about the
airport's growth.

Smithfield Ham Shoppe

April 2010

The Virginia Employment Commission
provided an overview of services they offer
to businesses, highlighting its Virtual
Recruiter, which assists businesses who are
seeking employees.

Colonial Pancake House

March 2010

Virginian's for High Speed Rail Executive
Director Daniel Plaugher discussed high
speed rail in Virginia.

Season’s

February 2010

Open discussion with 38 businesses

Sal’s by Victor — at its
temporary location

January 2010

City Manager Jack Tuttle gave an overview of
this year's City Budget outlook.

Movie Tavern

December 2009

Colonial Williamsburg President Colin
Campbell addressed the group.

Hilton Garden Inn

November 2009

Vice-Mayor Clyde Haulman presented “The
National Economy, the Local Economy, and
Options for the City's Future.”

Capitol Pancake & Waffle
House

October 2009

Mayor Jeanne Zeidler launched the first
Business Roundtable with an overview of the
City’s Economic Development Plan.

2" Street Bistro
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APPENDIX D
Sign Program as of June 30, 2012

The Sign Grant Program offers a 50% matching grant up to $2,000 for the replacement
of a nonconforming sign in commercial corridors. Since the program’s inception in
2005, the EDA has awarded twenty-three (23) Sign Grants, totaling $42,121.82.
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DATE BUSINESS . AMOUNT
August 2005 E‘;rg,%tsﬂee . $600.00
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DATE BUSINESS . AMOUNT

November Captain’s Galley Restaurant
2006 1425 Richmond Road $2,000.00
October 2006 gjgig;'pﬁ‘gldggg dciﬁgt:(; $2,000.00
July 2007 gggigpﬁ‘lc&kf —— $2,000.00
April 2008 gﬂz‘énﬂ?n"t?ci'ﬂgefv'zg Center | 41 652.59
July 2008 iggoggepgt”r‘;ae';e $2,000.00
| i 2,000.00
October 2008 Egggazliﬁﬂfn i Road $2,000.00
February 2009 X\;%S;giichmon 4 Road $1,777.29
March 2009 ggz ;i':h”mon i Road $2,000.00
April 2009 ﬁg%“g;ihmon i Road $2,000.00
a0 | 1220 RchmondRoad | $2.000.00
May 2010 ggze;nds Sster‘;zrt‘d street $2,000.00
February 2011 zggjoéiz]a;in  Road $2,000.00
June 2011 ggg:(‘; L”Srlreet $1,550.96
July 2011 Progressive Hospitality $2,000.00
Degngber Manhattan Bagel $2,000.00
January 2012 | La Quinta Inn and Suites $1,997.85
Total Awarded $42,121.82
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APPENDIX E
Economy

This chapter was prepared for the City by the staff of the Hampton Roads Planning District Commission
in September 2012 and is also included as Chapter 4 in the 2012 Comprehensive Plan.

Economic conditions play a major role in determining the overall health of a community. A strong local
economy provides jobs to residents and attracts commuters, which generate additional economic activity.
A successful local economy also provides local governments with a strong tax base, which can be utilized
to provide needed or desired infrastructure, such as roads or schools, and services, such as recreational
programs. A city’s economic health is affected by local, regional, and national trends. This chapter will
identify some of those trends to develop a broad assessment of Williamsburg’s existing economy and to
offer some insight into expected future economic conditions for the City and its neighbors.

Williamsburg possesses several attributes which make it an ideal location for continued economic growth.
It is home to one of the nation’s best public universities, the College of William and Mary. Colonial
Williamsburg, part of the area’s Historic Triangle (which also includes Jamestown and Yorktown), is a
major attractor for tourism. The City, situated just off Interstate 64, is also ideally located midway
between the Richmond and Virginia Beach metropolitan areas (see Map 4-1), far enough from both to
maintain its own unique character, but still quite accessible to both.

Williamsburg relies on two industries, education and tourism, as primary sources of employment; these
industries form the City’s economic base. The College of William and Mary is the largest employer and
one of the largest landowners in the City. The College employs several thousand workers (and private
contractors employ hundreds more) and brings in thousands of students, parents, and alumni each year.
Students at William and Mary also account for a significant portion of the City’s population. The City
possesses many firms engaged in tourism or accommodation, including Colonial Williamsburg, which
operates a number of establishments around the City’s historic core. Together, the College and Colonial
Williamsburg serve as major tourist draws which result in increased demand for the rest of the City’s
retail and service operations. In addition, the City is itself a significant employer, along with
Williamsburg-James City County Public Schools, which operates two schools in the City and maintains
its Central Office in the former James Blair Middle School.

REGIONAL ECONOMIC SETTING

The Virginia Beach-Norfolk-Newport News, VA-NC (Hampton Roads) Metropolitan Statistical Area
(MSA) is the 36" largest such region in the United States, with an estimated 2011 population of
approximately 1.68 million residents, according to the U.S. Census Bureau. The MSA includes six
counties (Gloucester, Isle of Wight, James City, Mathews, Surry, and York) and nine cities (Chesapeake,
Hampton, Newport News, Norfolk, Poquoson, Portsmouth, Suffolk, Virginia Beach, and Williamsburg)
in Virginia, as well as Currituck County, North Carolina (see Map 4-2). Metropolitan Statistical Areas
are defined by the U.S. Office of Management and Budget as urban areas with a population of 50,000 or
more and any adjacent counties that have “a high degree of social and economic integration (as measured
by commuting to work) with the urban core”. The Hampton Roads regional economy did not experience
as much of a downturn during the recent recession as the United States and Virginia as a whole; however,
its recent economic growth has not kept pace with national and state trends (see Table 4-1). The biggest
recent contributors to economic growth in Hampton Roads have come from education and health services,
transportation and utilities, and leisure and hospitality. While Williamsburg is geographically close to the
Richmond Metropolitan Statistical Area, its economy is integrated much more with the Hampton Roads
region. According to the 2000 U.S. Census, the vast majority of Williamsburg’s residents either work in
the city or commute to other locations on the Peninsula; similarly, relatively few of Williamsburg’s
workers commute from localities outside Hampton Roads.
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Map 4-1:
Hampton Roads and Richmond
Metropolitan Statistical Areas

Map 4-2:
Hampton Roads
Metropolitan Stastical Area (MSA)

Table 4-1: Percent Change in Real Gross Domestic Product, 2008-2011

In 2011, the U.S. Census Bureau
issued changes to the criteria for
identifying urban areas. Urban areas

2008 2009 2010 2011
United States -0.7 -3.8 3.1 1.5%
Virginia -0.1 -0.7 3.0 0.3*
Hampton Roads 0.4 -1.0 0.4* **
* Advance Statistics Source: Bureau of Economic Analysis
** Unavailable
Urban Areas IMap 4-3: Williamsburg Urbanized Area
Bl cioucester Courthouse, Vi |
WVirginda Beach, VA [ o

are identified based on population
density, population size, and intensity
of development. Whereas MSAs are
defined based on  economic
interactions, urban areas are defined
based on physical development
patterns. The Census uses two types
of urban areas: Urbanized Areas,
with populations of at least 50,000,
and Urban Clusters, with populations
greater than 2,500 but less than
50,000. Partly due to this change in
criteria and partly due to increasing
development, the Census Bureau
designated the Williamsburg, VA

Williamsburg, VA
= .

-,_‘5-_._

-
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urbanized area as separate from the Virginia Beach, VA-NC urbanized area following the 2010 Census.
The Williamsburg urbanized area includes all of the City of Williamsburg as well as significant parts of
James City County and York County (see Map 4-3). This designation reflects the development of the
Historic Triangle as a distinct area within the larger Hampton Roads region.

REGIONAL EMPLOYMENT

From 1970 to 2010, employment in the United States grew at an average annual rate of 2.0%. During the
same period, employment in Virginia grew at a rate of 1.6% annually. Hampton Roads employment grew
at a rate slower than both the national and state rates, averaging 1.3% annually. In the decade between
2000 and 2010, the Hampton Roads region experienced negligible employment growth overall, placing it
in the middle of all Virginia Metropolitan Statistical Areas. Virginia MSAs, ranked by their 2000-2010
average annual employment growth, are as follows: Charlottesville (0.9%), Washington, DC-Arlington-
Alexandria (0.8%), Harrisonburg (0.6%), Winchester (0.5%), Richmond (0.2%), Virginia Beach-Norfolk-
Newport News (0.0%), Kingsport-Bristol-Bristol (-0.5%), Roanoke (-0.5%), Lynchburg (-0.5%),
Blacksburg-Christiansburg-Radford (-0.5%), and Danville (-1.9%).Growth trends for all of Virginia’s
MSAs from 1970 to 2010 are included in Table 4-2.

Table 4-2: Average Annual Employment Growth in Virginia Metropolitan Statistical Areas

1970-1980 | 1980-1990 | 1990-2000 | 2000-2010 | 1970-2010
Blacksburg-Christiansburg-Radford, 2.5% 1.7% 1.1% -0.5% 1.2%
VA
Charlottesville, VA 3.8% 2.3% 2.1% 0.9% 2.2%
Danville, VA 1.2% 0.0% 0.9% -1.9% 0.0%
Harrisonburg, VA 3.1% 2.8% 2.8% 0.6% 2.3%
Kingsport-Bristol-Bristol, TN-VA 2.2% 1.1% 0.6% -0.5% 0.9%
Lynchburg, VA 2.0% 1.5% 1.2% -0.5% 1.0%
Richmond, VA 2.5% 2.2% 1.5% 0.2% 1.6%
Roanoke, VA 1.9% 2.0% 1.3% -0.5% 1.2%
Virginia Beach-Norfolk-Newport 1.9% 2.6% 0.8% 0.0% 1.3%
News, VA-NC
Washington-Arlington-Alexandria, 2.3% 3.1% 1.3% 0.8% 1.9%
DC-VA-MD-WV
Winchester, VA-WV 2.8% 3.2% 2.7% 0.5% 2.3%
Virginia 2.2% 2.0% 1.8% 0.5% 1.6%
United States 2.6% 2.8% 1.7% 0.9% 2.0%

Source: Bureau of Economic Analysis

The Bureau of Labor Statistics, part of the U.S. Department of Labor, reports monthly labor force and
unemployment data for cities and counties through the Local Area Unemployment Statistics Unit. The
most recent available statistics (via Virginia Workforce Connection) are for June 2012, when
Williamsburg’s unemployment rate was 13.0%, which was more than twice the rate of both neighboring
jurisdictions (5.1% for both James City County and York County), as well as the rest of the Hampton
Roads MSA (6.1%) and Virginia as a whole (6.0%). The national unemployment rate in June 2012 was
8.2%, as determined by the Bureau of Labor Statistics.

Williamsburg Employment

Current employment totals are made available through a number of sources. The Quarterly Census of
Employment and Wages (QCEW), conducted by the Bureau of Labor Statistics, is one of the main
sources of employment data at the local level. It is based on unemployment insurance filings by
companies, which represent the vast majority of employment in the United States. However, the QCEW
does not include many agricultural workers, self-employed workers, railroad employees, members of the
Armed Forces, and several other classes. The absence of military service members from these totals
makes the QCEW estimates less useful in Hampton Roads than in other areas, due to the region’s large
number of military facilities. The Bureau of Economic Analysis (BEA) includes these classes of
employees in its annual locality employment estimates, but it does not publish estimates for all individual
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localities in Virginia. Specifically, independent cities with 1980 populations of less than 100,000 are
combined with an adjacent county. The Peninsula has two such combination areas: Williamsburg and
James City County, and Poguoson and York County.

While complete employment numbers are not published for Williamsburg, they can be estimated using
both the QCEW and BEA datasets, by using the ratio of each localities QCEW employment totals to
divide the BEA combined estimates into appropriate shares for each individual locality. According to this
methodology, just over 20,000 people worked in Williamsburg in 2010. Table 4-3 contains 2010
employment estimates for the entire Historic Triangle.

Table 4-3: 2010 Employment in the Historic Triangle

2010 QCEW | 2010 QCEW | 2010 QCEW 2010 BEA 2010
Employment Combined Employment Combined Estimated
Employment* Share** Employment* Total
Employment
James City County | 26,180 40,377 0.65 56,906 36,898
Williamsburg 14,197 40,377 0.35 56,906 20,008
York County 20,971 22,767 0.92 36,224 33,366

* Combined employment refers to the communities grouped together by the BEA. James City County and Williamsburg are grouped

together, as are York County and Poquoson.

The Virginia Employment
Commission reports that
Williamsburg’s major industries are
accommodation and food services and
state government (which includes the
college). The City’s largest
employers are the College of William
and Mary, the Colonial Williamsburg
Foundation, Aramark Campus LLC,
Williamsburg-James  City  County
Schools (with nearly 300 employees

at the three schools inside
Williamsburg), and the City of
Williamsburg. Employers in

Williamsburg are concentrated in the
City’s historic core as well as along
its major thoroughfares (see Map 4-
4). The top employers in James City
County are retail and local
government, while the top employers
in York County are accommodation
and food services and retail.

Colonial Williamsburg Foundation
The Colonial Williamsburg
Foundation, a private, not-for-profit
educational institution, was
established in the late 1920s to restore
and operate Williamsburg’s restored
colonial area as a living history
museum. The area is a major tourist
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Map 4-4: Wllllamsb'urg Area Busingsses

attraction, comprising over 301 acres of grounds and historic buildings (both restored and rebunt) with
approximately 1.7 million visitors in 2011. The Foundation operates the Colonial Williamsburg Historic
Area, conducts educational outreach and research initiatives, and operates several hotels and restaurants.
The Virginia Employment Commission separates the Foundation’s historical initiatives from its
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accommodation services for economic analysis purposes. The Foundation’s historical, research, and
education initiatives together employ nearly 1,600 workers. The Foundation’s Hospitality Group also
operates six hotels (the Colonial Houses, Governor’s Inn, Providence Hall, Williamsburg Inn,
Williamsburg Lodge, and Williamsburg Woodlands), several historic dining taverns (Chowning’s Tavern,
Christiana Campbell’s Tavern, King’s Arms Tavern, and Shield’s Tavern), and several retail shops.
Together, these operations employ nearly 1,100 additional workers, making the Colonial Williamsburg
Foundation the City’s second largest employer overall. Overall visits to Colonial Williamsburg have
remained level for the last few years at around 1.7 million guests, which includes estimates for all visitors
who walk around the open air Historic Area; however, paid general admission has declined to
approximately 670,500.

The College of William and Mary

The College of William and Mary is a public university originally founded by royal charter in 1693 and is
the second oldest college in the United States. The college’s main campus covers approximately 1,200
acres in downtown Williamsburg, adjacent to the city’s historic core. The College also operates facilities
in Gloucester Point (the Virginia Institute of Marine Science) and in Washington, DC. The college
directly employed approximately 2,800 workers in 2011, including nearly 600 full-time faculty members,
and, in 2011-2012, enrolled 8,200 undergraduate, graduate, and professional students. William and
Mary’s student population represents over half of Williamsburg’s total population. The students and staff
of the college form an important market segment for retail and services in the city. Average salary of
state employees at the College in 2011 was $63,688, while the median 2011 salary was $53,595. The
2010 Alloy College Explorer Study found that college students 18-34 nationwide have $306 billion in
projected spending power, with discretionary spending estimated at $69 billion, or $361 per month per
student, on average. For 18-24 year olds, discretionary spending was projected at $37.7 billion. Major
segments of spending for college students include entertainment, eating out, snhacks, personal care,
clothing, and technology. As a large part of the city’s population with significant discretionary income,
the William and Mary student body constitutes a large and important market for the city’s merchants, and
is an important contributor to the area’s economy.

Tourism and Lodging

Tourism is a major driver of the economies of both Williamsburg and the Historic Triangle. The tourism
industry (accommodation and food services) employs over seventy thousand workers across Hampton
Roads, including nearly four thousand in Williamsburg. Tourists and visitors attend area historical sites
(Colonial Williamsburg, Jamestown, Yorktown), theme parks (Busch Gardens, Water Country USA), and
other major areas, such as the College of William and Mary. These visitors spend money on
entertainment, food, lodging, and various other items, all of which result in local economic activity and
profit as well as revenue to the city and its neighbors through various taxes on hotel rooms, restaurants,
beverages, and other sources. Statewide, tourist expenditures, including meals, lodging, public
transportation, auto transportation, shopping, admissions, and entertainment, totaled nearly $19 billion in
2010, an increase of nearly seven percent over 2009. In Hampton Roads, tourism expenditures in 2010
totaled $3.7 billion, with approximately a quarter of those expenditures occurring in the Historic Triangle.
Williamsburg ranked highest on the Peninsula and third among all Hampton Roads localities in tourism
expenditures in 2010, after Virginia Beach and Norfolk. Between 2003 and 2010, tourism expenditures
increased for all of Hampton Roads by 32.6%; over the same period tourism expenditures in
Williamsburg increased at a slower pace of 20.7%. Williamsburg’s high point for tourism expenditures,
at nearly half a billion dollars, occurred in 2007 when Jamestown’s 400" Anniversary was celebrated.
Tourism also generates tax receipts for local governments from sales-and-use taxes, local excise taxes,
and property taxes. In 2010 Hampton Roads localities received about $135 million in tax receipts related
to tourism. Williamsburg collected over $16 million in tourism tax receipts, an increase of nearly sixteen
percent since 2003.

Lodging forms a major component of the tourism industry. Hotels are found throughout Hampton Roads
but are concentrated in areas that see large numbers of visitors, such as Williamsburg, Virginia Beach,
and Norfolk. Smith Travel Research conducts annual assessments of lodging in Virginia for the Virginia
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Tourism Corporation; these reports include information on changes in room demand and supply, average
room rates, and occupancy rates for the state as well as various regions and sub-regions, of which
Williamsburg is one. However, Smith Travel Research does not include the Colonial Williamsburg
hotels or Great Wolf Lodge in its figures. According to Smith Travel Research, 2011 room demand in
Williamsburg declined by 1.8% (compared to an increase of 2.6% across the region and 3.0% statewide).
Room supply declined by 1.3% (compared to a decline of 0.7% across the region and an increase of 0.5%
statewide). Room rates in Williamsburg have remained around $85 to $95 since 2003. Unfortunately,
Williamsburg’s room occupancy rate, at just under 41% in 2011, is the lowest in Hampton Roads, and has
been since 2003, indicating too much supply.

Williamsburg remains the leader in room nights and total room sales among its Historic Triangle
neighbors, but York County has steadily increased its room nights over the last several years. James City
County is the leader in meals sales. Williamsburg’s room nights have actually declined both overall and
as a share of the total room sales between the three localities. From 2005 to 2011, room nights declined
by over 160,000, or over twenty percent. Williamsburg’s share of the area’s room sales declined from
47.5% in 2005 to 40.5% in 2011, which is still the largest share among the three localities. This change
in share is shown in Figure 4-1.

Figure 4-1: Historic Triangle Room Nights, 2005-2011
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Source:Williamsburg Area Destination Marketing Committee
INCOME

Per capita income in Hampton Roads has traditionally been lower than the national and state averages.
However, in recent years the Hampton Roads rate has not suffered as much due to the recession.
According to the Bureau of Economic Analysis, per capita income in the region for 2010 was $40,234,
while the Virginia rate was $44,267 and the national rate was $39,937 (though the rate for all
metropolitan areas was higher, at $41,524). The region tends to lag behind both the state and the country
as a whole. However, from 2000 to 2010 regional per capita income grew at a faster rate in Hampton
Roads (4.2%) compared to both Virginia (3.4%) and the United States (2.8%).
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The American Community Survey

Table 4-4: Income Comparison of Historic Triangle Localities

estimated Williamsburg’s per capita Per Capita Median Median
income for 2006-2010 to be nearly Income Household Family
$23,000, which is significantly Income Income
lower than per capita income in both | Williamsburg $22,851 $50,794 $71,190
neighboring localities, the Hampton | James City County $38,162 $73,903 $86,756
Roads region, Virginia, and the [ York County $35,823 $81,055 $92,597
nation (see Table 4-4). Median | Hampton Roads MSA $27,950 $57,605 $68,178
household income fares slightly | YIrginia $32,145 $61,406 | $73,514
better Compared with the national United States $27,334 $51,914 $62,982

average (|f not the other areas). Source: 2006-2010 American Community Survey

Median family income fares much better, as Williamsburg’s is higher than the regional and national
averages and near the statewide average. It is still significantly lower than the averages for James City
County and York County. The City’s relatively low income is partly due to the presence of College of
William and Mary students, who have very little income. As shown in Figure 4-2, income for
Williamsburg households is widely distributed, with significant numbers of households with lower,
middle, and higher incomes. An estimated 73.4% of Williamsburg households had earnings from 2006-
2010, earning an average of $65,525. Social Security income was earned by an estimated 36% of
Williamsburg households, with an average of $16,251 in Social Security Income. Retirement income was
earned by 26.2% of Williamsburg households, with an average of $37,800 in retirement income.

Income for Williamsburg’s residents is not
distributed evenly across the city; certain
neighborhoods have higher incomes than
others. As shown in Table 4-5, the area with
the highest median incomes is Census Tract
3701 (see Map 4-5), which includes most of
the city to the south and west of U.S. Route
60, not including the College of William and
Mary. Census Tract 3702, which lies to the
north of U.S. 60, has the lowest median
household income as well as the highest
number of students in grades kindergarten
through twelfth grade living in poverty.
Census Tract 3703, which includes the rest of
the city west of U.S. 60, has a median
household income that is not significantly
below that of the city as a whole, but the large
presence of college students living in
dormitories without full-time jobs results in a
low per capita income for the area.

Map 4-5: Williamsburg Census Tracts
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Table 4-5: 2006-2010 Income and Other Econdmic Chara-cteristics by Census Traét

Tract 3701 Tract 3702 Tract 3703 Williamsburg
Population (2010) 4,138 2,708 7,222 14,068
Per Capita Income $35,152 $26,136 $14,767 $22,851
Median Household Income $67,381 $41,938 $48,633 $50,794
Median Family Income $91,579 $53,828 $75,676 $71,190
Number of Students K-12 25 167 35 227
Living Below the Poverty Level

Source: American Community Survey (U.S. Census Bureau)

While Williamsburg’s median household income is about $51,000, income for the city’s households is

obviously not the same for all residents.

According to the American Community Survey, the mean
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household income from 2006-2010 for the bottom twenty percent of Williamsburg’s household was only

$10,851, while

the mean income for the top twenty percent was $178,970, and the mean income for the

top five percent of households was $282,453. The bottom twenty percent of Williamsburg households

together earned

only 3% of all aggregate income for the City’s households, while the top twenty percent

earned 50.8% of the city’s aggregate income. Figure 4-2 shows the mean household income from 2006-
2010 for each quintile, along with the mean household income for the top five percent of households.
Figure 4-3 shows the number of households in various income brackets ranging from less than $10,000 to
$200,000 or more for the same time period.
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Figure 4-2: Mean Household Income, 2006-2010

Lowest Second Third Quintile  Fourth Highest Top 5
Quintile Quintile Quintile Quintile Percent
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Retail Sales
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According to the Virginia Department of Taxation, Hampton Roads regional retail sales grew at an
average annual rate of 2.3% between 2000 and 2011, reaching a total of over $17 billion. Retail sales in
Williamsburg grew much slower, averaging 0.4% annually during the same period, while both James City
County (2.4%) and York County (6.0%) exceeded the regional average. Hampton Roads retail sales in
2011 totaled nearly $12 billion - 68% occurred on the Southside, with over half of the remaining 32%
($5.6 billion) occurring in Newport News and Hampton (see Table 4-6). Retail sales on the Peninsula
have shifted significantly over the decades, with both Hampton and Williamsburg losing significant retail
market share to Gloucester County, James City County, and York County (see Table 4-7). Williamsburg
had the third largest amount of retail sales in 1980, but by 2010 had fallen to fifth. All seven Peninsula
localities have experienced overall growth in retail sales.

Taxable Sales

Taxable sales in Williamsburg for 2011 totaled over $340 million. Williamsburg’s largest sources of
taxable sales are accommodation (28.2%, or over $96 million), food services and drinking places (20.2%,
or almost $69 million), and food and beverage stores (13.1%, or almost $45 million). Accommodation is
much less of a source of taxable sales in Williamsburg’s neighbors, but in both James City County and
York County food and beverage stores and food services and drinking places are major sources of taxable
sales. James City County’s largest source of taxable sales is clothing and clothing accessories stores
(23.0%), while York County’s largest source is general merchandise stores (31.5% of all taxable sales).
While Williamsburg has not experienced as much growth in retail sales as some of its neighbors, the city
remains a strong retail center, especially given its size. Williamsburg’s population in 2011 was estimated
to be 14,256 residents, which made it the 100™ largest locality in Virginia. However, the city had per
capita taxable sales of $23,935, which ranked 7" among all Virginia cities and counties.

Table 4-6: Retail Sales on the Peninsula, 1980-2010 (Millions of Dollars)

1980 1990 2000 2010
Gloucester County 57.3 126.5 220.8 330.1
Hampton 501.9 937.7 | 1,072.2 | 1,313.2
James City County 118.9 328.3 644.1 779.4
Newport News 430.9 873.0 | 1,585.5| 19234
Poquoson 6.0 24.2 32.2 42.2
Williamsburg 153.0 300.7 326.8 339.3
York County 78.4 227.6 456.9 869.2
Peninsula Total 1,346.4 | 2,818.0 | 4,338.4| 5,596.9

Source: Virginia Department of Taxation

Table 4-7: Share of Retail Sales on the Pe

ninsula, 1980-2010

1980 1990 2000 2010
Gloucester County 4.3% 4.5% 5.1% 5.9%
Hampton 37.3% | 33.3% | 24.7% | 23.5%
James City County 88% | 11.7% | 14.8% | 13.9%
Newport News 32.0% | 31.0% | 36.5% | 34.4%
Poguoson 0.4% 0.9% 0.7% 0.8%
Williamsburg 11.4% | 10.7% 7.5% 6.1%
York County 5.8% 8.1% | 10.5% | 15.5%

Source: Virginia Department of Taxation
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FISCAL CAPACITY

Periodically, the Commonwealth assesses the fiscal capacity of cities and counties. This is performed by
the Virginia Commission on Local Government, which develops the biannual Report on Comparative
Revenue Capacity, Revenue Effort, and Fiscal Stress of Virginia’s Cities and Counties. The most recent
report was published in January 2012 for Fiscal Year 2010. Revenue capacity refers to the amount of
revenue a locality could generate from its local, resident tax base if it were taxed at statewide averages.
The calculation of revenue capacity is based on five factors: true value of real estate, true value of public
service corporation real estate, registered vehicles, local option sales tax receipts, and adjusted gross
income. Statewide average tax rates are determined for all factors except the local option sales tax. Per
capita revenue capacity for a jurisdiction is generated by multiplying local real estate, vehicle, and income
values by the statewide average rates, adding them all together (along with local sales tax receipts), and
dividing by the jurisdiction’s population. For 2010, Williamsburg had a per capita revenue capacity of
$2,142.51, which ranked 25" out of all Virginia localities. The statewide average for all localities was
$1,822.78, with an average of $1,887.65 for counties and $1,664.77 for cities. Williamsburg had the
third-highest per capita revenue capacity of all Hampton Roads localities, behind only James City County
and Surry County. The average per capita revenue capacity for all Hampton Roads localities was
$1,865.99. Williamsburg’s high fiscal capacity is due to its relatively high real estate values as well as a
high volume of retail sales and tourism. The City’s high fiscal capacity is a reflection of its relative
strength but also its dependence on outside visitors for economic health.

PROJECTIONS (2034 HRPDC SOCIO-ECONOMIC FORECAST)

From 1970 through 2000, Williamsburg was the site of about one-third of all jobs in the Historic Triangle
region. However, as development has increased in James City County and York County, an increasing
share of the area’s jobs has started to locate in those localities. The Hampton Roads Planning District
Commission projects this trend to continue well into the 21% century; by 2034, slightly less than one
quarter of the area’s jobs will be in the city, while almost half will be in James City County, as shown in
Figure 4-4. The overall employment trend applies to retail jobs as well. Whereas over half of the area’s
retail jobs were located in Williamsburg in 1970, only thirty-five percent were in the city by 2000, and
that is projected to drop to under thirty percent by 2034, as shown in Figure 4-5. The Virginia
Employment Commission has identified professional, scientific, and technical services, health care and
social assistance, and arts, entertainment, and recreation as the three industries with the most expected
growth on the Peninsula by 2018. The redistribution of employment share reflects Williamsburg’s
increasingly small share of the area’s total population as the two counties continue to grow. By 2034,
Williamsburg is projected to have less than ten percent of the Historic Triangle’s population.
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Figure 4-4: Past and Projected Employment in the
Historic Triangle, 1970-2034
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Figure 4-5: Past and Projected Retail Employment
in the Historic Triangle, 1970-2034
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APPENDIX F
March 2005 Brookings Institution Article

Turning Around
Downtown: Twelve
Steps to Revitalization
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" ver the past 15 yeary, there hay been an smaring rensissanee in downtiowns aeross
is gised.” Ameriea, From 1920 1o 2000 the number of households living in & sample of 45 U.S.
lil W enas |||I.'|I"|.|.'|T“II I1 |'r'|-.'|'r|.l. IT1II‘ I:.II'I I.r!:lj III-IIII\‘ I.il.l'\'\'lllll'l'r'rl‘h 1J||'If‘ E‘H.I.H'II
enced such growth and development—In spite of zoning laws spurring suburban
sprawl and real estate and financial industries that don't understand how to build and finance
allermalves—iy testament W e emotiona commtoent o our urban ]lt'nl.rgl- and the penl-up
consumer demand for walkable, vibrant places in which to live and work.

The appc.:l af tradivonal downtowns—and the -:]r.'l'ml:ng characterlstic that sets those that arc
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Since the rise of cities 8,000 years age, humans have only wanted 1o walk abour 1500 feet
||||r|| 1h.r|'_‘ III'E"III I‘IIILITIE t-lll' dan illli'l'llilli\l' means l|1. lrilll‘hllrlrll il :|1|.:-r':r' i 1“1!]“}. il IIII':II'!E' OF &
enr. Thiz diztance rranslares ints about 160 acres—abaut the siee of & super regional mall,
ineluding its parking low It is also about the size, plus or minus 25 percent, of Lower Manhat-
Lan, dhomwmitown ."'|.”‘IIII|IH'I'I.I1JI."I the Rllll'lllum'--hllulm' section of F‘hlilull'lpllm_ the Fimomeial

district of San Franclsco, downtown Atlanta, and most other major dewnlowns in the country
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But the willingness to walk isn't just about the distance. Certainly no one iz inspired to stroll
fronn ome enel 6l o soper regiona | mll parking lot e the other People will walk 1500 oot or
mvore anly if they have an Interesting and safe streetscape and people to watch along the way—a
mux of sights and sounds that can make a pedestrian forget that he is unintentionally getting
enjovable exercise. Depending on the time of day, the day of the week, or the season of the year,
the experence of walking downtown will be entively different, even if vou are traveling along a
weell trad path, A new expenenee ean be o, m foel, neordy eveey e you toke o the streets.

Fostering such walkahle urbanism is the key to the revival of any struggling downtown, But
daing so can be a challenging process, requiring the development of a complex mix of retail
boutigues, hotels, grocery stores, housing, offices, artists” studios, restourants, and entertain-
meent venues, A “critical mase” of these pedestrian-scale uses must be established as quickly as
possible, before the initial revitalization efforts stall for lack of support. This means making cer-
tain that visitors can And enough to do for 4 to & hours; that residents daily needs can be
comfortably met; and that rents and sales prices continue 1o justify new construction or renova-
Lacam.,

Ultimately, reaching eritieal mass means that the redevelopnvent process (s unstoppable and
eannot be reversed. At that point, an upward spiral begins o create n “burz,” increases the
number of people on the streets, rabses land and property values, and makes the community feel
saler. More activity attracts more people which increase rents and property values creating more
businesy opportunity which means more setivity and people on the sireet, and so on, Simply
put, in a viable downtown, more is batter,

This contrasts starkly with suburban development, where more Is worse, The lure of the sub-
urbs is lawns, open space, and the freedom to travel by car. But adding more activity brings a
grometric increase in autanwbile wips, more conpestion, pollution, inconvenience, and the
destruetion of the very features that enticed residents and businesses to the suburbs in the lirst
place. This drives the continuous sprawl which makes yesterday's "edge eities” obsolete, as
demand and development marches outward te what Robert Lang calls “edgeless cities.” In fact,
prre s barbin development nearly goommiees s decline os demond s poshed continuously
towand the ever-expanding fringe.

These divergent models of urban and suburban development also have very different finan-
elal struetures. Conventional suburban development, based upon standard national formulas
and car-friendly aceess and parking, financially performs well in the short-term but peaks in
years 7 through 100 1t i buili cheaply to help drive the required carly financial returns; besides,
anything new looks reasonably good. Investors are not willing to commit to a specifie site for
the leng-term since sprawl may take demand further out in less than a decade anyway. And so,
in essence, they build disposable developments,

Dewntawn development exhibits an opposite pattern. Ameng many e tors, ineluding con-
greained siter and underground work, the construction budget for downtown develapment is
abso generally muoch higher becaise people are walking past the buildings in close proximity. In
the suburbs, you drive past the bulldings at 35 miles or more per hour and they are set back
from the street by 100 feet or more. allowing cheaply built structures to suffice. However, the
hlgllli'-.: constrootmon cosbs chovwen bomvnn mean that Frnameal reburms are reduced i the r;ll"!," :,-I"\.lr.-i.

There will be substantially better financial returns for a downtown asset, however, if the
developer and investor hold the building for the mid- to long-term, This ocours because, in a
revitalizing devwntown, ather developers and imvestors will build new projects within walking
distenee. This increases the excliement on the sireet, pushing up rents, sales prices, and prop-
erly values of existing properly oweers, even il the owoers lave done little more than naintain
their properties. As the moere is betrer upward spiral of value ereation takes place, the mid- to
long-term holders of property are ultimately rewarded much more than suburban property own-
ers, as represented in Figure 1.0

The real eswte Industry, which includes developers, service providers, and bankers and
investers, hos beeome extremely efficient in producing suburban development and reaping its
short term rewarids. Yot an increasing share of the market is now demanding ather options,
Mumerous consumer surveys by national research Arms—including Robert Charles Lesser &

. ManCH 2o0g « THE BROORINGS INSTITUTION » RESEaRcH BRIEF
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Figure 1. Finnneiol Chareteristics of Downtowns with Critieal Mo (Bloe)
versus Suburban Development (Hed)
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Con, Zimmerman-Volk, and Real Ustate Nesearch Co. among athers—have shown that betwean
30 percent and 50 pereent of all houscholds in the metropolitan areas surveyed want walkable
urhanisme And certainly the rapid comeback of Amerdean downtowns over the past 15 years—
along with the many new urbanist communities and traditional-looking “lifestyle retaill” projects
popping up in saburban locations— s opethegronnd evidenee of pent-up demaml,

nr!\.||lll- nuiny developes’ and national retailers” |iup*.ring reluckanee to N g biaen o
kets, downtown research and experience of the past 13 years, along with the rediscovery of
tralitional wrban planning principles, demonstrate that we have a better understanding of how
to bring our downtowns back. 1t is no longer a mystery how to start a downtown revitalization
process, though it s more complex then suburban real estaie development. and tukes longer
than most politicians are in affice, It requires a degree of cooperation that is difficult w pull off
and Is best achieved when a unigue "private/public” process is used. Yet many downtowns have
managed to revitalize their downtowns in recent years, and we have gained valuable insight as a
result

This paper atcempts to summarize the lessans learned from many years of hands-on experi-
ence consulting in dozens of urban areas across the United States amd Europe, These lessons
have been condensed inte 12 steps urban leaders should follow 1o successlully rebuild and rein-
vigorate their downtowns.

The first six steps focos on how o boild the neCessny mlvastructure, bath "hard” and "salt,”
for tuming arou nA a dewnitown, and define the public and non-profit sector roles and organiza-
tions required o kick off the revitalization process. The next six steps are the means by which a
viahle private real estate sector can be re-intraduced to a downtown that may not have had a
private seetor building permit in many years. In one fashion or ancther, this strategic process
hass Ly vnplemented by all of the downtowns i which the author has worked,

Every downtown isa little different in its physical condition, institutional assets, consumer
demand, history, and civic intent, requiring that any approach be customized. Yet there are still
cepmmon lessons, and more is learmed each day. In spite off the vuny formidable olistacles, it i
impartant to remember that every downtown has & unique set of swenpths, no matter how
depressed it might be; it s these strengths that must be built upon in developing the revitaliza.
tion strategy, With enough consumer demand and the intention o succeed, there is a way

MaroH 2oog o THE BroogiNGs INsTITUTION « BESEARCH BRIEF .
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B

mgm” st o Seiting the Stage for Development

sHEr Wit eonventiona] soluorhan development, the necessry preceonditions for grasth inelude the
i provision of roads, water, sewer, gas, electric and communications line extensions, public satety

m’_mm” At services, und schools, Creating walkable urbanism requires all of this and much more, There isa

T need for o physical definition of the place, o comprehensive strategy for the place to be created,

Pk e et fey | and management o lmplement the strategy Such a strategy must include, ameng other things,

e s the erention of walkohle streets and salewalks; wire and intereore transig shored- s stroe

m‘;ﬂmm tured parking; eulture and entertainment; increased safety and cleanliness; and programming

e and marketing.

Siagsy g G Early progress must he made in building this expanded definition of infrastrocture —along

Ty — with a helievahle commitment ta provide the rest—in arder e attract the private sector develap-

| ecrs and investors who will ultimately drive the downtown tumaround. Only by re-establishing a

mmm— private sector real estate market (the facus of steps 6 to 12) can a downtown prosper. In fact,

ST successful downtown turnarounds have shown that for every §1 of public investment, there will

D piieidipbvseg | D 310000515 of provate mosey, The bolk af the publie mvestioent most e osde mthe sy

kil years, however, In order to set the stage for private development.

TE I

Dlewebagi & Livca b lairving Retall Sirate g
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The best intentions...

Beginning any journey, especially one as arducus as revitalizing a depressed downiown,
requires intention, Without the intention of actually revitalizing a downtown, there is little rea-
gom bo hepin the process in the first place, There are many skeptics that will never see the poine
of bringing back an obsoleie, forsaken downtown and give it little if no chance of suceeeding. IF
there is ane hromide heard by st people with experence warking on downtown revitalization
efforts, it is a suburban resident saying something to the effect of “1 haven't been downtown in
20 yenrs sl Biver no renson o destoe o go thers ever in the futoe" 17 this sttide predomi.
rtes in the business, real estale, l!ﬂ.ll:l-lllurll aind |:|.||||i|:' communities, il may mike sense Lo
reconsider the community's ability to pull itoff.

Another reason lor recconsidering whether o start o downtown revitalization effort is if there
has been a recent (within 20 years) failure of a previous attempt. It takes a full generation to get
over the collupse of o revitoltzation effort and the injection of fresh keadership unencumbered
with the "we tried that once and it did notwark” mindset.

Determining whether the intention for a long-term effort is present In the community
requires the mining of the most important asset o downtown revitalization has: memaory and the
emation it unleashes, This Is surprisingly powerful asset has always had a hidden impace on the
tough. bottom-lined real estate business, Emotion s the reason we generally overpay and over.
improve our hames, where 30 percent of national real estate value lies® Emation is why we
ereale great civic structures, such as clty halls, performance halls, arenas, and museums, Emo-
ticm is the reason great historic buildings are renovated, even though the cost of renovation is
I.I-.'\.-1J-I]|:¢' E'_Jr.'llrl than |l'i'|!:|||$ e '.|||n’1 I'IIIIIIIIJI# AN hl.lill.lll:lg.

Contrary to evoeative memories of dovwntowns past, however, is the reality of the great subur-
ban land rush, starting in the 19505, which led o the disinvestment in our downtowns in the
first place. The desire for a suburban American Dream led to it being legally mandated and
massively subsidized, evsentiolly becoming de firoto public policy. The market desire o embrace
suburban living—a histoncally unigue experiment i city bnlding—combined with the suls-
dies for suburban growth, left our downtowns and surreunding neighborhoods to decline. With
the exception of Manhattan and the downtowns of Boston, Chicago, and San Francisco, nearly
e :.' domsmbown in IIIE :'l’mlllr:p wenl ko seviers l']l.-\l‘lilll':r 'rirllm“}' ]'lh"l‘lllllllg "l."lnllh'qﬂ}' :!r\.lll,“ [£¥]
the point that market rents and sales prices could not warrant new construction or redevelop-
ment, except for some canstruction during the office baom of the 19804

MNonetheless, many af those wha grew up in the 1940s, 19505, and 19605, when our down-
towns were still vibrant, if fading, have indelible memaries of the place. Downtown in the
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afterglow of World War |1 was “where all the lights were bright,” where first dates cccurred,
whier parents worked and pamdes were held, The downtowns of this emowers whens yon wenl
fior the fancy department stores and to see tall bulldings. 1t was where the sidewalks were
jammed with people, unlike any other place in the region. Today, in many cases, those who
remember the downtowns of yore are now in positions to do something about thelr eurrent
decline.

OF conrse, there ore ala signibieant Tseol ond foanes] matsatons o andertuke o down-
tow revitalization process. By definition, a downtown recovery means more residents and more
jobs, in both the downtown itself and eventually in other parts of the city 1t also means more
out-of-town and suburban visitors bringing more outside money into the area. Further, experni-
ence shows that the most expensive real estate in a metropalitan area 15 inereasingly beund in
revitalized downtowns, The public sector realizes significant fiscal benefits as a resull, the most
obvious aceruing From increased tax revenue.

Dewntown revitalization can bring additional econamic development benefits as well. With
inereirsing demasd Tor walkable orbanism ond o dearih of such oeghboroods in st metmopal-
itan areas, cities with vibrant downtowns have a better shot of recrudting or retaining the
“ereative class” of workers economists, like Richard Florida, have shown is key to future
growth.” When the strategy for downtown Albuguengue was being erafted, for example, o senior
executive from Sandla Natlonal Laberatery spent many hours volunteering In the process. Howe
ever, the laboratory —employing 5,000 scientists, engineers, and professionol munsgers—is
located Bve miles from downtown., When asked why he spent so much time on the downtown
strategy, he replied, “1f Albugquerque dees not have a vibrant, hip downiown, | do not have a
chanee of recruiting or retaining the twenty-something software engineers that are the life's
hlacd of the Liboratary” IF 30 pereent to 50 percent of the market cannot gt walkable urbanism,
why would they come or stay in o place without that lifesiyle option when Auvstin, Boston, and
Seattle beekon? A purely suburban, car-dominated metropalitan area is at a competitive disad-
vantage for economic growth,

Rallving the troeps, sotting the visien

Once the motivation is elearly there, the downtown revimalization process generally begins by
linitreg up the palitical and business stars. Perhaps o mayor has been electad with dowatown
revitalization as a major prierity. Or a foundation’s board or executive director decides to provide
grants to siart the procesy. 1t could be the state governor who feels that in-Gll, smart growth
investment in downtowns should receive financial or other incentives, Whatever the specifics, it
probably starts with a handful of people who make [t their wop prioriiy. These people and the
ather stakeholders they select should come together as an informal downtown advisory group.
The group should include representatives of local povernment, nelphborhood proups, retailers,
business owners and managers, non-profit groups, servdee providers, ares groupe, ete. The advi-
sory growp will fundrbse, and begin early stage planning.

A good starting point Is to engage in a “visiening” process. While denigrated by some for
being “soft and fuzzy,” a visioning process not only determines if there is community support
hut 1t Al NETeErs the vl-I|||.'|l|.|.||u||I SOOI, and Fiacal PSS For I||||||1'|$.'|:|1.I|I||1’| the dﬂnu-
town. This process should be professionally managed, with money allecated o pay for it [tis
besst if the money raised starts the entire revitalization process off on the right foot; it should be
primarily private and non-profit sector funded. The public sector can and should participate,
both to hove o stake in and o give legitunoeey to the process. This will eveniually give way to o
privatelpublic partnerslup, an intentonal reversl of the way thes plirose s wsually stated.

It Is alsa often useful for the advisory group, and anyone else who wants to come along, 1o
visit comparable downtowns throughout the country which have undertaken o redevelopment
1||1::||.1"5.-\'.. P‘lufl;tlll_lf' l||.|.-.' meask 'lr'j-"llﬂ'] mcsde] dewnbowns over the p.'l..-.t decade have heen 1:'!|-||lii‘||||rl-.|
Partland (QR), Chattanooga, Denver, and San Dlego. The visits can provide Inslphts Inwe what
warked and what did not hut more importantly, they help demaonstrate that revitalization is pos-
sible. Every downtown has unique assets that must be understood and built upan o achieve the
turnaround. It is a rare downtown that cannot succeed. if there is the intention.
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During this period, it is important that the advisory group undertake research to create a
tewhmen] portrnt of downtowan, Sueh o portratt meludes e Distory, o deflinition of its s and
specific boundaries, the number of jobs and businesses, its role in the local economy, the con-
tribution downlown makes to local government taxes, the structure and state of its transil
system, the condition of the nfrastreture, ete. The assets of downtown need to be dentified os
well, including universitics, hospitals, neighborheods, housing stock, and cultural organizations.
Acshort report summarieng s mforoston will become the baesas for the est of the effort

After drafting the technical report, a more subjective picture of downtown needs to be com-
piled—what is valued, what is missed. what is pood, what is negative, and some of the stories
that make it speciol ona personal level. 1tis also essential to explore the hopes of people
reparding what dewntewn could be, This infermatien can be abtained through public meetings,
surveys, focus groups, newspaper polls, informal voting, school contests, or other methods.
Summarizing these findings in a hrief repart will complement the technical portrait.

After the technical and subjective findings have been collecied and decumented, a series of
apeeiol publie meetings shoald be beld o further engoge the eittaens of te reguon, The findings
should be presented and vetted, and parteipants should be queried regarding their vision for
downtown—what is absent from their lives that dewntown could provide, and what would make
them visit, work, and maybe even live there. Onee these meetings have been completed, the
advisory group must determine IF there Is the vislen and the will 1o take on the majos long-term
process of reviving u downtown. [ not, it iz better to determine that carly thun o wasic tme
and resources hetter spent on some other eivic undertaking. Moreover, taking on a revitalization
process that is doamed to failure means that anather effort will probably not be undertaken for
another generation,

Summarizing the fndings of the visioning process and widely disseminating it througheut the
ity is an imporiant wrap-up step, Cnee the advisory group ascertains that they have correctly
identified downtown'’s assets, as well as the challenges that must be addressed, they will have
laid a good foundation for the next step in the process—developing the strategic plan.

Step 2: Develop o Strategic Plan

owntown is ane of the largest mived-use developments in a metropolitan area. How-

ever, there i3 almost never a strategie plan for downiown, nor any fonmal

management of it. By contrast, the typical regional mall, & much smaller and far sim-

pler development, has a comprehensive strategy for the positioning of the mall and
24/T oversight.

Having a strategy and management plan for dewneown is absolutely imperative. 1t is even
more eritical when you consider that achieving walkable nrbanlom s a complex “art” that may be
awhieved by aeeident given o couple Tundred years, but which requires concerted plming and
strategic implementation by many erganizations to accomplish in a shorter time frame,

Building upon the memory and vision outlined in Step 1, strategic planning takes a compre-
||1.-.|:|-3w|- .|Fp[‘r|."l“'|l (1] Nr\.lll:lg witlkahle urbansm that rm"ull:l!l.l-.‘.r-. ||||'|||1'|.' inilivid ial 5.1u1h*gif"..

These strategies Ball into ten categories:

& Character. Deting the boundaries of downtown, how dense it should be, and how it
addresses the immedivie surrounding neighbochoods. Generally, urbun charocter ((oor
arei rabio over 1,0} is selected for the core of the downbown, pushing densi bies (o the
highest level in the metropalitan area, If there is a suburban character (loor area ratho of
between 0.2 and 0.4) in the neighbarhoods surrounding downtown, this can and should
he |"u.||l:|I::'lilld'-.lzi.| thius lll”‘l:l'l"llllil$ s IE‘.“I.II'II['_-' with the hest of two “-I:II!I:I:-I f.uhtl:’lialll
homes a short distance from walkable urbanism

* Housing, Encourage a vast array of moderate and high density housing at both market
rate and affordable levels, Downtown planners must work to ensure that such housing is
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legally allowed. They should alse take an inventary of city-owned land and buildings that mh" e Mtaan
ceanld b owinilable fr enrly deselopment or edevelopment sioee e ld sall Bave 10 be sTir 2
written down or creatively provided to make it Hnancially feasible in the early years of the | SotmalvsshBe
tumaround process, 1t is important to realize that housing is two-thirds of the built eow- m‘l““m“,
raninent, 5o it is always a eritical part of the stralegy i
Pl s Righe T Fary

= Retail. Determme the wetl concentrbons that o dowaotown morket eould suppart, e 3
including urban entertainment {movies, restaurants, night elubs); specialty retail {eloth- mm:‘mnm
ing. furniture, and jewelry boutique stores); regional retail (department stores, lifestyle py
retaill; and local-serving retail (grocery, drug, book, video stores). These different retail Akiecs § Coupis Qullpatus Ciom i
options should be concantrated Inte walkable districes, ereating, in essence, reglonal des- ey

tinations that give the area critical mass, identity, and o reason 1o live there,

Culture. Determine which one-of-a-kind cultural facilities should be dewntown and how stee
existing fueilities con e steengthensd, With very lew exeeptions, these foeilitiesarenos, Do A
stadiums, performing arts centers, museums, historic sites and buildings, and otherse—do FTRE

i e e
in fact perform better downtown, e
Dlewnbip o Lo cobaruiog Bated ferabeyy
s Public Infrastruciure. Focus on essential issues such as water and sewer, intra-core tran- | men

sit, trangil to the dewntown, structured parking, comversion of one-way stroets (o twp-wgy, | B L S T .
tighter turning radiuses at intersections for a better pedestrian experience, and enhanced
security and cleanliness, among others. Parks and open space, and, when appropriatc,
opportunitics for waterfront development, should also be included in the strategy. Paying
for this new and invproved infrastructure often involves “tax increment financing”
{"T1Fs"), a controversial ool in some places, which usually needs state legislative authori-
satinn.

Employment. Foeus rernitment offorts on bostiesses that eonld be dowatown, which
includes both “export” emploviment (bosinesses that expoet goods aml semaces fom the
metropolitan area which provide fresh cash into the economy) and regional-servicing
emploviment (support businesses or organtaitions which locate in reglonal concentrations
such as downtown), Generally these strategies oceur later in the tum-around process,
alter u eriticul moss of urban entertalnment und housing hoy sccureed.

Community Invelvement. Ensure that eitizens, particularly residents of surrounding
neighborhoods, have continuous opportunitics for input and imvolvement, It is also impor-
tant to keep the opinian-makers and the media infermed ahout the revitalization process,
as the public image of downtown during the early phases of revitalization is generally neg-
ative. One example is ereating a local cable TV show highlighting individuals and
businesses helping tum around the downtown, putting a human face on the revitalization
e

Involvement of Non-profit Organizations. Bring existing non-profits into the process,
and create new organizations 1o fll neaded moles, These include business improvement
districts and passibly a transportation management organizatian, as well as temporary task
forees, o parking outhority, an arty’ coordinating group, und others,

Marketing. Continuously market downtown, as well as specific new downtown events.
The image of most downtowns is so negative prior to revitalization and such skepticism
Exisls 1'|t|||I'|3I the l-.'lll:.- IIII-'IS.F.‘\. et comstamt altesstian moest he lhl!l] 1R} IH~I|¢'|-.iI:i|:'|IIi|'|B_ the
area. It is expecially important to communicate the strategy and progress in implementing
it b the ivestment and tru:]killg l'lf’:ltllll“ll'l.l'.}' ] lh.n:" will hiove Faith in the process in
which they are being asked o invest.
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» Sacial Values, The social values of downtown need to be defined and plans putin place
t enfraree thems The ltimate goal of o downtown mevitalation v o meke @ the coniou.
nity gathering place, a place For the entire community regardless of income or race.
Housing affordability and other "equity” programs may he essential componenis of the
revitalzation effort,

Thee provess e determmmg e comprehepsve strotegy storts by brooging, together un
expanded version of the advisory group. The group should inelude neighborhood group repre-
sentatives, retailers, investors, developers, property owners, churches, the mayor and key city
councilors, the heads of select city departments, non-profit organizations, artists, homeless
advecates, and others, Selecting the right compasition is extremely imporeant to ensure that ne
significant group feels left out. The group needs to be relatively small (less than 25 individuals),
however, in arder to hoth huild a sense of trust and cohesion and, ultimately, to ensure the
process stays focused on results. It s also eruclal that the individuals be people who are inter-
eatedd i sueeesslul solotions, wot norrow: politieal gon,

Two one-day sessions devoted to the strategic planning process, separated by about a month,
are generally sufficient to erafting the strategy and implementation plan. Before the first day, n
“hriefing book” should be assembled 1o provide the group with o common set of data about the
exdsting conditons downtown. This briefing bock should include findings from the visioning
process (lechnical and subjeetive portraits), market ond consumer real estole research for all
product types (office, hotel, rental housing, retal, ete.), data on the existing condition of the
downtown infrastructure and public services, and other relevant information.

The first day will be used to introduce the group to one another and te understand the con-
ents of the briefing book. The day will also lay out the possible smarepic aptions, cutlined
ahove, that need 0 be considered in crafling a strategy In the next meeting, participants will
develop the strategy, selecting the general and speeific items that are most appropriate for their
downtown, Finally, the group will determine what initially needs to be done 1o implement the
indivied il stritegles, whe is responsible for hese pest seps, and when these steps shouold
wrcomm plish.

The results of the strategy and implementation plan should be summarized in writing very
quickly after the sccand meeting and distributad for comments. A Final plan will probably be
anly 10 10 15 pages long and should be sent aut to politicians and citizens as part of the mar-
keting und community involvement siralegics.

Fallaw-up sessions shounld be scheduled every few months to constantly modity the strategy
and monitor progress on its implementation to dave. At each subsequent meeting, a new imple-
meentation plan should be fashioned with tasks and dates assigned to volunteers and the next
fallew-up session set.

Step 3: Forge a Healthy Private/Public Partnership

wecessiul |E|.‘rwr|l|:1w|l rewibal raticons e EI'IIE'I'-IIIJ’ JrlL'.:IF.l"I'ul'Ll]u." |'|.||I||.!-|".||ijj-.. ot the

other way around. The public sector, usually lead by the mayor or some other public

official, may convene the strategy process but it must quickly be led by the privaie enti-

ties whose time and money will ultimately determine the effort’s success. A healthy,
yustained purtnership is crucial o getting the revitolization process off the ground and building
the eritical mass peeded o spur a eyele of sustamable development.

The key ta the public sectors successhul invalvement in dewntown redevelopment is to avoid
miaking it everly political. Onee it has been launched, it is essential for future politicians to
ulhﬂll their hamads of T o the nesimem extent Pu-:::ihil‘-. Lfi|Fi.‘:ull.ln.‘llil':l:nl-r this can be diffacul,
With an cye on future clections, they often seck acelaim for positve things happening In thelr
ity and look for peaple to blame iF it suits their agenda. And onee the downtown revitalization
process appears to hegin yielding results, there is added mativation for politicians to want to
take control over the process.
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[t is impertant to the revitalization process that the private sector not cave-in to this pressure.
livvestisrs, deselopers, and valunteers helping o revive dowolown are metistesd by emotion,
passion, long-term fnancial returns, and many other unique and persenal reasons. A politcian
trying o advance his career can very casily quash this momentum and destroy the private/public
partnership in the process,

All this is net to say that the public sector should be completely laissez-faire. City leaders
msd e absolutely committed to e process both woword and i deed, ad be willing o able
to do what it takes to help create the right environment for private sector develapment and
investment.

The potential moles of the public in this process can vary tremendously based upon the needs
af the particular dewntewn and how much polideal capleal polideians are willing 1o expend in
the effort. There are a host of activities the public sector may be well-positioned (o undertake,
however, sich as improving publie safety, increasing transit options and availahility, construct-
ing parking facilities, attracting and retaining employment, providing appropriate tax incentives
five nemwe il esstinte development, developing on impaet fee system, assembling lood, aml per-
haps most importantly, creating eagy-to-use zonkng and building codes to enable the walkable
urbanism that defines a thriving downown,

Step 4 Maoke the Right Thing Easy

f the downtown area arcund Santa Fe, New Mexicos much beloved and vibrant 400 year-
old Plaza burned (o the ground, legally it would only be possible (o rebuild strip
cammercial huildings, likely anchared by Wal-Mart Super Centers, Hame Depots, and the
other usual suspeeis,

In downtown Santa Fe and dozens of others arouind the eountry, zoning and building codes of
the past fifty years actually outlaw the necessary elements of walkable urbanism. In many cities,
Fisr emannples, often well-intended setboek and Noorars ratio rules mem il nes constreeibon
cannol maintan consisteney with alder historie struetures, Also, excessive parking requirements
can create large surface lots fronting once-lively streets, ereding the vitality of otherwise coher-
ent places. Coupled with an emphasis on separation of Land vses and Tmited densities,
downtown revitalization becomes nearly impossible from a legal perspective.

Rather then reform the existing zoning codes —which often makes them even more confusing
and cumbersome—it s generally best to throw them out and start from seratch, putting in place
a new code that will make it easy 1o produce the density and walkability a downtown needs 10
thrive,

First and faremost, the new code must clearly delineate downtown boundaries such that
baundary lines are notin the middle of streets but inclusive of bath sides. 1t is important that
the lime be firm, to ensure that the character of the surmounding neighborhoods emains intact,
Most neighborhoods close to a reviving downtown see significant housing value increases as a
result.’

Secand, onee the boundanes are .rgl:t*.ﬁl LR, @ P hosed ™ code shoald be it i J:'II-'II"'-E
that reinforces the development of walkable urbanism. Unlike traditional zoning codes, which
focus on allowed uses, form-hased eodes focus on form, namely, how building envelopes—and
ultimately whole hlocks—adidress the street. They do not mandate parking ratios, making the
agsumpiion the investors snd bankers in o projeet are better able to decide what makes morket
sense. Most importnily, the form-basad code s sinple and allows for great Bexilulity and cer-
talnty in obtaining bullding permits, The Downtown 2010 Plan for dewntown Albugquerque, for
example, has 21 principles that are the core of the code, One of the codes states “Streets and
silewalks T watl |J||j'||'|i.l'|$5 rather than lj:'u'liilg lots,™ amd there are thres e tures of exime-
ples, ane with a "X through It. Onee & developer demansiates these 21 principles are being
Followed, they are issued a building permit in three weeks administratively®

Encouraging this mixed-use development is central ta ereating walkable urbanism Conven-
tional suburban development is legally mandated and financed for single purpose uses

MaroH 2oog o THE BRrOogiNGs INsTITUTION « BESEARCH BRIEF .
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customized to a single tenant; you will abways know a building was built for a MeDonald's even
iF it e e Clipese tokeont, By contr, the fomm-bassd downtown eode eneourages retail,
residential or live/work on the first Hoor, and residential, hotel or office on the upper Hoors. It
also recognizes that what is an office building today may be a residential building wmorrow, or
VieeE Yersi

Third, the new code must re-establish the historie right-of-way [abric of the city, whether it
wars Joidd ot s o elossie Amwenean grid or as o seemngly more medom eolleetion of streets.
Mast downtowns were ercated hefore the autamobile and were thus required to be walkahble. Yet
aver the years, streets as freeways {one way streets meant to encourage automebile speed),
streets as regional malls (streets elosed off to traffic ), and streets as on-romps became ubigu-
tous fads. Restaring the ariginal street right-of-way fabric, including tght comer turning
radiuses, will bring back one of downtowns major assets and help re-create the walkable urban-
ism these cities were designed for.

Finally, adepting the new 2004 Intematienal Bullding Code is a major step in the rght direc-

Chattanooga

By the 19805 Chattancoga, TN had terrible alr and water pellution, a declining economy
and population base, and few prospeets. Al that time the downtown was in the typical con-
dition of many across America: employment in the financial service, povernment, and
professional services sectors—along with one major insurance company headquarters and
the headquarters of TVA—dominated downtown,, There was little entertainment, only one
department store, and virtually ne housing, Downtawn was a 9-10-5, weekday place,

All this began to change in the mid-19505, as Chattanooga Yision set out to determine if
there was any intention by the citizens to see their sadly neglected downtown revive. Over
several years, this nen-profit erganization—funded by the Lyndhurst Foundation, the city,
and the connty — pollesd residents, held conntless meetings, and dild pesameh on what nede
diswntown Chattamoaga special. The major isding was that the downtown turmed its back
on its major asset, the Tennessee River. From here a tremendous effort was started to tumn
downtown aroimnd.

Engendering great citizen, business, and political support backed by a strang vision of
what citizeny wanted the downtown (o be, Chuttoneoga's civie lesders initinted o strategic
planning process for downtown in 1987, The strategy’s primary goal was o make a walka-
ble connection to the Tennessee River, and there were 14 task forces set up to make it
happen, These task forces focused on building the world's largest fresh water aguarium,
improving the streptscape, obtaining specialty retal, putting in place a “clean” elrculatar
bus system, building parking parages, intraducing housing, building & children’s muscum
and, most importantly, creating a river walk to integrate the downtown with the Tennesses
River.

Much of the success of this strategy was the result of the River Yalley Company, a non-
I'II'I.'IIII.I "1':’|I;|‘|J:‘l||'- lJl'I'l'.!'I'II'IIIIFJIt T thiat IIJ:Ik alwove ||u1l|€l"t-mll- risks to grt |I||li.'|| Illl.:lrl.'t‘.
underway, showing the private sector that there was demand for new developments, Within
four years, nearly everything laid out in the original strategy had been accomplished, Since
then, Chattanoaga has continued with ever more ambitious strategie plans, and implemen-
tution uccess, including new buseball and football stadivims, an embitiouy and seeessul
alfordable lousing program, a new neghborbiood inoan abandoned industrul area, bwo new
public schools, another phase of the aquarium, hotels, more retall, a multplex movie the-
ater, and many other improvements,

Thiough strategic plamming, a catalybe development company, appropriate government
invelvement, philanthrople and private sector investment, dewntown Chattanooga has
become a “poster child” for how to undertake o winning revitalization process.
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tion. Among other things, this code allows for higher density, “stick-built” construction, many
tirness Lhes amnly fnaneally fesable constroetion type lor new residentio]. Adopling o rehabilita-
tion code similar to the current Mew Jersey Rehabilitation Subcede can cut costs for historie
rehabilitation by up to 50 percent, making historie rehabilitation much more feasible, 1t works
under the assumption that histore buillidings need not fmitale new constructin in every detail
for it to be safe and aceessible, For example, many historic buildings have been tomn down
bereepsee, aeveang ether things, thear fae Foot morble eld hallways were oot ap o e pew ol
ing eode, which is six feet, and could not be widened in an economical manner.

Step 5: Establish Business Improvement Distriets and Other Non-Profits

ne of the leading ways the private/public process is implemented is through varlous

nan-profits, particularly business improvement districts (BID), There are over 1400

BIDs o Uhe commmtry sd it v nowe well soderstond (ot esoblishing o BID s croeil

ta the successhul revitalization of a dewntown. In essence, the BID {s the quasi-gov-
ernment for the downtown, the “kecper of the fame” of the downtown strategy, and the
provider of services the city government cannot deliver.

A downtown BID is funded by property owners whe voluntarily increase their property taxes
by 5 o 13 pereent to pay for BID functions. The tox is collected through the normal eity chan-
nels, so there is always the temptation by the city couneil or mayor to co-opt the use of those
funds. It iz important that the legislation, wpically enacted by the state legislature, be written
mandate contral of the funds by the BIDYs board of directors.

The BID': main leadership role is managing the implementation of the stratepy, which nusr
bee constantly updated, The BID may be responsible, for example, for ensuring the various task
forces charged with implementing parts of the strategy are motivated o complete their efforts.
The BID might also create a new signage program for dewntewn, work [or the development and
approsal of the fornebised eode, and morket the dowatown e developers.

The BINY: operational mole i psaally (1) inereasing the pereeived and setal safety of down-
town: (2) making the place eleancr: ( 2) creating festivals and evenis to encourage suburbanites
i eome downtown, and; (4) improving downtown's image. BIDs typieally inelude o foree of
trained “safoty ambassadors” who offer a friendly face an the street, are trained o handle qual-
ity of life infractions, and who are wired o the police. They slyo heve permuanent sialf
performing the eleaning, events, and marketing functions,

The downtown revitallzation effort may spur the creatlon of additional non-profit erganiza-
tions. A parking authority can often more efficiently manage and market the avatlability of
parking in downtewn, far exanple. Anather non-profit could take respensibility for encouraging
the development of affordable housing and commerclal space. A separate non-profit might
fomens gust om keeping artists and galleries downtown in the faee of rising rents and values. [t is
critical that these non-profits either have a dedicated source of funding and/or offer serdees
which generate revenue so that they don’t have o rely upen perpetual foundation grants or gov-
ernrmeinl '\ll.h'\i.‘ll‘lhl

In short, the BIDY and ather non-profits are o downtown's management tesm—ensuring its
miny complex clements work together o ereate a safe, attrective, unigue, and well-functioning
place.

Step 6: Create a Catalytic Development Company

sl eomven ol -_:Iﬂmr'l'l.ltl tll.-"rl-.[nlml'.'. e ot hoave the l'kj!ll.'.’l'l.l‘!l!f"l'., mvestor,
bankers, or inclination to come downtown. The difference between medular, single
Prm]ucl, L'."nr\-nhrlllvl_-d '-l.ll'llll'll.-ll] (]H\'E1IJIHI|1E'III .1l:u! illt[‘ﬂmttﬁll mhrd 115, “‘nik.‘-‘l!lh_*
urhan development is substantial, And the very fact that a downtown sarely needs
revitalization generally scares off the development community. The market risk is perceived as
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mrml dhe Vi being too high for most developers, most of whom do not relish being ploneers.

siEr Revitalizing downtowns Tise overeome the prbilem of attmeting deselopers by establishing o
i “catalytic developer.” This organization is Farmed to develop the initial projects that the market

m’_mm“ and consumer research shows have potential demand but above market risk. The catalytic

bty | development firm demonstrites o the rest of the development commmnity and their investors

STEr 4 that dewniown development can make cconomic sense.

ﬁ%&h— A catalytie development company con engage movaryng setvibies e the developoent

R . process, Among the possibilities are: undertaking land assemblage and land development to pre-

pare lots for new construction; financing the gap between conventional financing and the

iy amount of money required o make the project happen; or developing o complete huilding from

Crusiw a Calalyii Devslopemes

Carvgany start to finish,

— In the carly years of the revitalization process, it is probable that the catalytic development

Crnite L iy Firm will have to engage in complete building development. Eventually, ance the marker is

i proven, the catalytic developer can Jalnt venture with other building developers, possibly provid-

Eiveelags s Ny el Hsiiniog Plaiiue ing loed Tor deals. To oo smeceslul downtown, the eotalytie developer will eventually warek sl

e out of butiness a¢ more developers come to understand the Hnancial benefits of downtown

hewmiribinbone | development.

"! "'"_! ; The major challenge the catalytie development firm faces, particularly in a clinically dead

pramy downtown, Is that until critical mass is reached, it is likely there will be little reéturn on

Dewebry s LessbBovig Bl By | Anivesied equity copital. There will be projects thut will take fur longer o develop snd leaswe up

e than conventional development. There will be financial returns which do not appear to be

Ravreste o Stroig O s Mo

worth the market risk. And there may be projects that fail altogether. However, once eritical
miass is achicved, the catalytic developer should be well-positioned to take advantage of the
upward spiral of value creation that should eccur downtewn, There should hapetully be suffi-
cient land and buildings tied up st fvorable prices that will rapidly appreciate in value as the
spiral takes off."

Given the fundamentally different approach o development that is required 1o create walka-
ble b, o catilytie develaper pioneers this nesw market and speeds up the reviialization
prrocess, [t devintes from traditional development, particolaly regarding constroe ton quality
and investment time horizon, but given the upward spiral of value creation that downtowns can
patentially generate, it ean be an attractive approach from a fnaneial perspective. A catalytic
developer is a manifestation of “doing well while doing good” or "double battom line” investing,

Implementation of the Real Fstate Strategy

Onee the stage for downtown developmen is set, as outlined in the first six steps above, the pri-
vate real estate market beging to emerge. The implementation of the real estate strategy for
dewntown revitalizaton fallows a process observed aver the past 20 years in maost downtowns
throughout the country [t invelves an overlapping layering of ever greater camplexity that uld-
mately leads toa ertical mass of walkable urbanisme [t starts with urban entertainment, which
ereates a “there there," the initial reason people want to live downtown, Tt is followed by rental
housing, where young urban pioneers come for a unique lifestyle not available in the suburbs.
Rental |.||.‘:||-:.|.I|g 15 Pl boowes] I‘rl_\-' For-sale housin I.i.‘-ll-'l“:" l.l'llslll‘-lil.llaI aliler honseholds who are wall-
ing to put their largest houscheld asset, their hame, in a reviving downtown. As the number of
rooftops downtown increases, the need [or local-serving retail beeomes obvious. Finally, office
employment expands and there is a need for more office space. Through this process, land and
building vulues sceelernie, necessituting mechanisms very curly on (e enyure offordability for
residentul aml commersal space.

This implementation process takes any where from 10 to 20 years from the time the initial
urban entertainment appears until the first new speculative office building is built. However,
gi\'ﬂll that for-sale Ell::ll.l.-\'.mb-_ COriSes half of the built environment, critical mass is Ll.:nlm”].-
achleved ance there Is a proven for-sale housing market. ususlly in six to ton years.

These next six steps antline how o downtown ean beeome a viable, sustainable, private real
estate market, propelling the upward spiral of value creation,
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Figure 2. Downtown Beal Fstate Strategy Time Chart

,E |-"|\ le | Olfice Pmplayment (Siep
] s4an wan | LI}
§ ty o Local Serving Hetail (Step 11)
i |::,:." s | Fur Sabe Housing (Step 10)
< Prplracatan Alfurslability Strateyy (Siep 95
=
warh late .
- aari i Rental Housing (Step 87

Urlsan Entertainment (Step 71

1 ] 1
1] 15 20

Yesurs

Sowrcar Chriseophuer B, Leinberger, Arcadio Lasd Co, imd Rober Churle Loaer & O

Step 7: Create an Urban Entertainment District

lkable urbanism starts with urban entertainment venuves and retail that are within
'|.1.'.||L|'1||:: diztanee of one another. 1t must be in I:l.‘lr‘r hefore househalds can be
enticed 1o move downtown,
Toall sterrts, o= in any real estinte J|J'w']r||u11r'rgl Cwelth ket desmand, Unider-
h[-llll.l“ig which ol the iy wrban entertainment nplioing thiat have the gresalesd IHI'I‘II.'I-I! lae
success is a crucial first siep. These can include:

* Arenas, performing arts conters, or stadivmes,. Sinee 1990, the vast majority of all new
arcnas, performing arts centers, and stadiums have been built downtown, They work bet-
ter financially by having higher average attendanee than their suburban competitors, and
there is significant economic spin-off within walking distance.

& Movie theatevs. The new peneration of movie theaters—mepa-plexes with digieal sound
and stadlum zeating—alss benefit from a downtown lecation, assuming large amounts of
evening and weekend parking con he provided for free. They also spark significant restau-
rant demand,

& Restanrants, 4 coocwl ].IIIII nf.'m} urluan entestom roent '-ll-lll"m-. thmsmbown restanrants
provide lunch for the office workers and dinner for the night-time erowd, broadening

their appeal and linancial success.

» Speciulty retnil. Unigue clothing, shoes, cosmeties, gilt, und other specialty stores—as

well as service Pnn'n:!l.-n such as |1.'|3- s[lats and |,'|1:1.'|g|| studios—ean be attracted downtown,

These will be mostly small, locally-owned retailers but will also include national chains.

- Ii':.-.l]\.".'llr.. O oof the imital wrbon entertiinment I:'1IIH'!‘LIL‘-| street festivals can be it
duced relatvely quickly v a reviving downeown since there (s littke or ne caplul outlay

» Arts. The vast array of arts organizations, particularly nnsic performers and visual artists,
has a natural affinity for dewntown, They are generally in the vanguard of urban dwellers.
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Arts festivals, galleries, museums, and workshops are among the best and earliest urban
enlerlmnmienl |IITIPN1FH

= Night Clubs, Generally simed ot people i their 205 and 305, night elubs also have a nat-
ural affinity for downtowng these venues tend to be Toud and stay open Lite so thepe are
constraints on where else they can locate in the reglon.

These urban entertalnment concepts appeal to different elientele, yet can all be accommo-
dated within walking distance. There can be a night club district a few blocks away from the
pecforming arts center. There can be an arts distriet close to o movie theater and restaurants
An arena can be shoe-hormed near affice owers, double using the commuter rasxdways, transit,
and office parking lots. This complexity gives all sorts of people a reason (o come downlown,
which is particularly important in the early years when downtown's image may not be positive,

The most impartant benefit of entertainment is to get “feet on the street,” especially at night.
Ared ot vs o erondesd restarant s e best reeommendation that it is o good place, emwded
sidewalks recommend downtown, signaling a safe envirenment, and providing an excitement
and spectacle that draws people o the area.

Step 8: Develop o Rental Housing Maorket

he initial urban pioneers looking to live within walking distance of the urban entertain-

ment growing in downtown will tend to be young. often students and those in their

208, This age group was probably raised in the suburbs, and probably doesn’t have as

negative an impression of downiown as their elders, They als look upon it as exciting
and interesting, especially compared to where they were mised.

The young alse tend 1o rent, as they don't have the assets, income, ar location stability
repuired o by o bome, They are more Texible, el anly o the leise they hve signed, probably
[tar e o less, Onee an urban enterfnment concentralion hr!g'lrl.-\'. b e, this RO g
erally has hoth the propensity to move downtown, and the ability to make the move quickly.

Rental housing projeets can be conversions of existing office, industrial, or institutional
huildings or new construction. The rencvation of existing bulldings offers some of the most
exciting new housing options, ss they are unlike other rental products in the regionsl morket.
Though often a source of great challenge for developers, converting obsalete, sometimes
decrepit bulldings invo attractive, active uses has anclllary benefits. This type of development
also beging to take lower end, class € office buildings off the market, paving the way for the
eventual recovery of the affice market,

MNew construction of rental housing has it own unique trials. While construction costs are
mch better known up front, with fewer surprises than conversions, these new costs tend to
be high. There is no existing steel or cancrete struc ture frame, parking, or re-useable heating
and cooling systems to recyele. Since apartment rents tend to have an absolute eeiling in any
|r|.|:|lu.-.l.| the cost of new constroc bon must come moat a lewe] thiat 15 ﬁ.rl.'nlrl.“ll[:r |"l-.'1'i.|l||r. whieh
ean be very difficult to do, espeeially early in the redevelopment process when rents are proba-
bly low.

Like suburban development, an initial downtown turmaround requires sufficient parking,
Only ulter eritical muss is reached will parking ratios begin o drop, 83 more of the resideniy are
walking or taking transit for thepr daily needs. The negorty of the parking for rental apartments
typically needs 1o be on-site. While converted office or Industrial buildings may have more than
sulficient parking. new construction will likely require structured parking, which is approxi-
I:ullrl!.' 101 Lirmes rore rxlrﬂll.-i.i\-‘r' thian surlfiwee Pnriilll.s_ 1o buddil, 1o either case, the amount of
parking on the site will drve the number of units that can be bullt,

I spite af the obstaeles, downtown can aften achieve the highest rents in the metropalitan
area. 1F you offer a unique rental product in & unique, walkable downtown that is on the way
hack, the rents are likely to foat to the top of the market.
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Albugquergue Liee s
Since 1945, 31 studies have been conducted on how to turn downtown Albuguerque e
around, Every one of these studies focused on one or two “solutions,” such as a new con- m‘mw‘ e
vention eenter, a civie plaza, streetseape improvements of the main retall street (redone Boechy
twite), a pedestrian mall, and so on. STFd
Mo ol these “mogee bullets” worked, ————
Then, in 1998, the newly elected Mayor Jim Baca made revitalizing downtown his num- e ;
ber one priority, building upon initiatives started by his predecessor, Mayor Martin Chaver.
He convened civic and business leaders to ask whether they would contribute the necessary STIF e
financial and other suppart to kick off 4 stratepic planning process. Within 15 minutes, ﬁﬁmgf_
%150,000 in contributions had been pledged, and the strategic planning process took off. AT e i bt
The strategy process resulted in 17 task forces to implement plans for constructing new
parking structures, creating a business improvement district, bullding a new arena, spark- A
my the development of pew honsing, developing o signoge program, and replocing the ﬁ_"ﬂﬂh‘d‘_
exigting zoning code with a "ferm-baged” code that wae eaey to understand and resulted in Ponmrer sl iy sty
building approvals in a rapid 21 days. In addition, a catalytic development company, the T 10
Historie District Improvement Co. (HDIC), was identilied o help re-introduce private real ':::"M“*“-u

estate development to downtown, where there had not been a private-sector building per-
mit in | 5 yeory.

HDIC is a for-prafitnon-profit joint venture, organized as a for-profit limited liahility
corporation, [t is partly owned by two non-profits, the MeCune Charitable Foundation and
the Downtown Action Team, which manages the BIDY; and the for-profit managing member
is Arcadia Land Co, a new urhanism development company. HIIC combines the lenp-
term, social perspeetive of its non-profit pariners with the “get it done yesierday”
perspective of a for-profit firm.

The MeCune Feundation investment in HDIC has been unigue in the nation, Charac-
teeria] ws o “progromerelated investment” (PRI, MeCone provided belos morket intens
rale loans to HDC o spie dimamtown development, naking it one of the firar tines o
foundation has attempted to line up its charitable mission with its investments. The foun-
dation offersd o type of investiment capital that s erveial for downtown edevelopiment yet
is extremely rare: patient capital. Combined with the social mission of the Foundation, this
paticnt capitul allows for much higher guality projecis to be built with the kind of con-
struction walkable urbanism demands, The managing member, Areadia, is also in a position
to be patlent in achieving financial returns,

HIME has developed over $50 million in new projects between 2000 and 2004, includ-
ing a l4-gcrean movie theater, restaurants, specialty retall, affice, and for-sale housing, It
has an additional $60 million in the planning pipeline, which iz primarily howsing.

I the past two years, there have alsa been a namber of new developers attracted to
dewntewn Albuguerque, HIDIC has provided these prospective developers access 1o its
market and consumer research, introductions to thelr investors and bankers, and partner-
‘Jlilr.‘. o l]-l:rl"'ﬂ']“u HMEC contmls, HDIC has I:FI:'FIITI&' acted as the L"llll.l1 o horzontal
developer, partnering with a building or vertical developer for 109 units of new rental
housing, Alter eritical mass is achieved in downtown, it is probable that HDIC will go out
of husiness, leaving the field to private developers attracted to the then proven market, and
it will eventuslly return the capital, hopelully significontly uppreciated, to the MeCune
Foundation.

In 2003, Mational Public Radie's Smart City program called downtown Albuguergue
“the fastest downtown turnaround in the country,” due o the implementation of its com-
prlex stvategy for downtown. To date, there hos been over 3400 million of new public and
private sector development In downtown Albuguerque sinee the development and initial
implementation of the 1998 strategy.

Elvwhai b i, Mt S8y
FTEF 1

Reoreny o fryng Ofes Marker
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Step 9: Pioncer an AlTordability Strategy

fke most things in life, tuming around a dewntown means good news and bad news.

Thee good news is that if @ eritical mass of walkable urbansm is ereated, the rents, sales

vatlues, anil land values will probably be the highest in the metropolitan ares, rewarding

these willing 1o take the risk, build high quality construction, and wait patiently for
returmrs, The haed pesws vs that e salues wall bee s o the highest in the metropolitan aren,
meaning only the well-to-do ean live dewntown. To address this issue, an affordability strategy
must be developed early-on in the revitalization process.

The ssue of affordabality generally focuses on housing. Specifically, lower paid workers who
are emploved downtown will not be able ta afford the newly converted ar new constroction
rental or for-sale housing due to the basic cost 1o deliver the product, and the high demand
generated for it Federal government-sponsared affordable housing pragrams have recently been
cut back and the red-tape is discouraging 1o some developers, And the community develapment
corporations (D) who speewlize mooffordable honsng genemlly doonot hose the copoeity o
fill the need,

However, affordability is also an issue for commercial space. For example, even in a
depressed downtown, there are unigue retail and service establishments which will probably be
pushed out as rents increase. In downtown Albuquerque, for example, there is a 60-year okl,
[our generation-owned shoeshine purlor puying spproximately $8 per square foot por year for its
space. As redevelopment cccurs, fancy new retail a block away is obtaining rents above $20 per
foot. When the shoe shine parlor's lease ends, it will probably have to move; given that its cus-
tomer base is downtown, this may push it out of business alogether. Artists who work and show
in dewntown face a similar fate by rehabilitating absolete space in a dead dewntewn that is
then rediseovered and renovated for higher-income professionals,

O of the wsual approaches o affordability is o simply mandate it be addressed. Some
downtown projects have a quota of affordable housing, such as 20 percent, particularly if the
proveet had some form of government assistinee. While this approoaeh i regquined (5 fedeml)
lonvsing tax credits are smploved, it s counter-productive i they are acbitrarly used. Tn
essence, the use of an affordable set-aside means the other 80 percent of the tenants or buyers
st iy for the 20 pereent being subsidized. So justat o tine the downtown §s struggling o
come back, the very families they are trving to attract are "taxed” for pioneering the downtown
revitulization, IF all housing developmenis in the metropolitan arca, or even in the city, hed on
affordable housing set-aside, that would be both Fair and socially beneficial. Yet almost no
affordable housing advocates have the will to take on the powerful suburban homebuilders. It 15
much caster to mandate affordable housing program on developers willing to take on socially-
arfented development, like the revitalizatian of dewntawn,

An alternative experment in downtown Albuquerque may bear watching. The Albugquerque
Civie Trust bas heen established o finance affordable housing and commercial space and pro-
vide new parks for the reviving downtown.'" Initially funded by the Ford, Enterprise, and
MeCune foundations, It is an attempt to have gentrification pay for affordable space on a per-
ot husis h:. the ]::l:if.'lll- seclon T works under the .|.wn:n]1t|m| thiat as the Llllwm'll .'-Plri'll af
value ereation occurs in a redeveloping downtown, there will be unanticipated profics made by
the private sector. These private developers are being encouraged to dedicale a portion of those
profits to the Civie Trust, a concopt known as "value-latching” (Figure 3}, If a development
projeet exceedy the fnencial projections the project's backers used (o underwrite their invest-
pmwend, oy then will o portion of the wnanticipated profits be given o the Cive Trust.

Why would a developer do such a thing? First, the developer Is being asked to give a portion,
say 20 percent to 40 pereent, of the profits that were not anticipated and thus will not affeet
the |Il|:‘]rr|1'|.'lr|3_ Finaneial fr.'lhi]ﬂljt!- of the Ilrl'ljﬂ'l. Secord il will be known h:.' the L"l’ll'linlrling
public that by patronizing the restaurant, movie theater, or business located in the praject, they
are helping to support the good wark of the Civie Trust. This is similar to using an affiliation
eredit card that helps one’s fanvorite charity, and in turn increases customer loyalts Thind, the
work of the Civie Trust will add to the complexity of downtown. keeping the funky retail and
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Figure 3. Progressive Real Estate Cash Flows with Value Latching
+
M
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Saurce: Clelstophar B, Leinberger, Arcadla Loud Co, aud Robernt Charles Lavser & Ca, Imjhiﬂg dis-
artists in the area and providing potential housing within walking distance for the business' tance provides

employess. This complexity just adds to the upward spiral of value creation. Fourth, the use of
old-Eashioned guily at not participating can be very influential, Finally, there are still eivie-
rdperl peples and developers whe would do i becase 6 b good thing 1o de Tor the another
comimnily

The future cash flows that are dedicated to the Civie Trust can be emploved 1o provide equity
investments in market-rate housing projects in retum for an agreed upon number of afTordable unigue aspecl
housing units. These housing units will be affordable for the long-term, not for 15 vears like
Federal progroms. For example, the Civie Trust may lnunce CRCy in their development work,
buy land and hold it and then contbute the land for future development which includes Lo Iljt: in
affordable commercial space and housing,

The obvious problem with value-latching is that the funds from the market rate development
projects are not available to the Civie Trust when the dewntewn s just in the bepinning stage of downtown.”
redevelopment, when the prices are the mose affordable. Whaiting until these funds become
avatlable then means that the prices of land and buildings have already begun o mpidly esca.
late, making [t harder for the Civie Trust o Rullill its mission.

The answer to this dilemma is to borrow meney from foundations whe have a “program
related investment” (PRI} loan precgran. First e-reated |'|_l,.' the Ford Foundatwan o the 19708,
PRIz allew foundations to lend substantial amounts of money which fulfll their mission. PRIs
are usually invested in affordable housing or commereial projects that must then pay back the
loan Fram that project’s cash Aow. Basically, this constitutes a non-recourse loan with the real
extute projeet us the only potential source of repayment, o dsunting proposition for most
lenders. Asa resull, PRIs have o relatively high delfault rmte, However, the Cive Trust can
abtain PRI loans which will have two sources of repayment to the foundation making the loan:
the market rate real estate project which dedicated its unanticipated profits to the Civie Trust
amd the affordalile h.llu.ﬂillE_ or commercial o jesci that the T Witk invested in. This mecha
nlsm allews the Clvie Trust to pet in front of the pentrificatlon curve, cbtaining a capital base
befare the gentrification of downtown drives prices toa high.

Getting in frant of the issue of affordability adds tremendously to the complexity and social
equity of downtown, At the same time, having households of all income levels living within
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wml dhe Vi walking distance provides another unique aspect to life in downtown, something not available
siEr i any odber poart of lrgely ineomesegregated Ameniea. Tlis i yet anodber eompetitive advan-
i tage for a reviving dewntown.
::.:lluﬂ Priwts Fubilc
o —
b8 Step 10: Focus on For-Sale Housing
by e g T by
muﬂh . ollowing the establishment of urban entertainment and the initial “calonization” of
downtown by urban picneers who rent, For-sale housing can retumn to downtown. For-

SHIFL sale honsing appeals 1o a very different set of households than renters. They are
Sinstes DVt Drovlogm ol Gompiey
i penerally older, nat as adventuresame, and ave prepared and able o invest in the larpest
P T T asset of their personal net worth, their home,

The natural markets for for-sale housing in a reviving downtown tnclhide young professianal
Fea singles and couples and Baby Boomer empty nesters. These are typically childless households
ﬁ:&fﬂlﬁ"ﬂ— wher likely deund less Tving spoee, and oren’t coneerned about the quiity of e shools, Snll,
Phosers Al daliy Sising far-elghted clvic strateglsts responsible for downrown revialization would be wise to Include
TER 18 improving the downtown schools in their strategic plan. This would allow for the young profes-
Suon.on Purjuls ey sionals 1o stay m downtown if they eventually have children. Tn downtown Albuguergue, for
m“_“_ example, the schools were a part of the strategy. There Is a magnet elementary school serving
o downtown and in the full of 2005, a charter high school with 200 students is moving into an old
e federal Building,
Ravreste o Stroig O s Mo

Another likely market to come downtown, though generally afier the initial wave of for-sale
housing, is retirees, The ability to aceess goods and services without the need for a car, coupled
with chase proximity to medical care in many cities, make downtewn an ideal locatian far this
group. This allows them to stay in the same city near friends and Gamily while mainteining thelr
self-sufficiency, especially if they are not able to drive.

Having an established for-sale housing market is the ultimane test of whether the dewniown
hivs aehiesed eritleal e, Given e size of the forsale Toosing morket, it s eroeiol o e soe-
eesn al a downtown turnarouid, Bringmg maddle and appec-middle boosing o downtoan will
provide the tx base so sorely needed by most cities, and members of these houscholds will
demand a level of service that will continue the upwand spiral. These services—whether they be
safety, eleanliness, or parades—will henefit all elements of the community, not just those who
choose to moke their home downtown.

Today, with around two-thirds of U5, downtowns in some stage of revitalization, there are
many more examples of cities where for-sale housing has been profitably built, Well-knewn suc-
eesses in downtown Denver, San Dicgo, Dallas (Uptewn), Houwston, Baltimore, Atlanta, and
athers have piven the buyers, develapers, bankers, and investors confidence that it can work in
other downtowns around the county sooner than one might expect.

Step 11z Develop o Local-Serving Betail Strotegy

nee downtown beging o be repopulated, the demand For local-serving retail will

grow: As new downtowners often come (o realize, however, long-time inner-city

households have had to drive to the suburbs for most of their daily shopping needs

for the past 20 to 30 years, In the inttial stoges of redevelopment, the new dewniown
residents have to as well, Theres are two primsary reasons why many of these urban areas are
under-retalled. despite their high density of demand for goods and services.

First, the structure of retail has changed considerably over the past several decades, ovolving
ol Fewer and l:l.lgrr oitlets, Thess ].Il‘b"'f.'r ontlets drow From a consumeer radivs that h.'ll_u
become wider and wider, Increasingly undercutting smaller retallers in the area In price and
selection. [n the grocery husiness, A & P and Winn-Dixie put the small mom and pop comer
grocer out of husiness, just as Wal-Mart is putting A & P and Winn-Dixie out af business today.
The mom and pop grocer had a three to four block consumer draw, A % I* had a one to two mile
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consumer draw and Wal-Mart has a three to five mile consumer draw, Store sizes went from mml the Viskan
S0 e fewt o & pop stores o 20,0060 o 40,000 square feeb eegionnl and mitional sy
chains to 180,000 square feer super centers. Mare significantly, the 40,000 square foot grocery = -t
store had about five acres of land, 80 percent under asphali for parking, while the super center ::;I.u...,n_m
hass o peed for about 20 10 25 seres of land, most of it used for parking. Finding five acres in or Permperc
near downtown | difficult, and finding 20 to 25 acres is nearly impossible in many cities. TIF s
A el sueceeding genertion of retailers stores and parking lots beeame geanmetneally xl —
larger in size, the obsalete retail space was abandoned or under-utilized, resulting in the miles e 2
of deteriorating strip commercial littering American arterial highways. The big retail boxes
went further to the Fringe to obitain the vast amount of Lind required for thetr “modem” con- e
cepts, This ineludes selling peads in larger quantities and partions than thase found in %@M&'ﬂ-

traditional grocery stores (flats of soda, not siv-packs, and 180 ounces of dishwasher detergent,

not |6 ounces), which then requires a car, or an SUV, to haul the stuff home. No one walks to
a Sam’s Club,

Seennd, local-serving retail i o “lollower” meal estate prodoet, ve, the honsing mest be
place befare a grocery store can build a store. As a downtown redevelops, there are not enough

Crmite s UrLuin EverLibomnnl

e

Dosiops huseal W Mrtes
STIFY

Flasimrns -llmldl!l Muu

households initially w0 justify the conventional grocery store. This is coupled with the fact they TE 1

these stores have litte or no experience inan in-N1 urban location with parking challenges. P om Ponaly Moo
Onver the past three decades, these stores have been built primarily in the suburbs, relying upen m_ _—
niew housing sub-divisions for demand and cheup surfuee parking. These noticnal snd interne- -

tional companies have top down policies for site selection, based upon this suburban paradigm. T I

Obiaining an cxception to these policies is very difficult, even if the local or regional manage-
ment understand the demand for their store in downtown.
The super-sizing af retail and iz subsequent Hight to the Fringe meant that as people bepan

moving into American downtowns, they had no choiee bul to drive @ the suburbs o shop, That,

hoavever, is changing.

There are some national and regional lecal-serving retallers who are experimenting with
downtown and lnnereity locations, making significant paodilications w their format o 0 the
sl ler urbamn sites anil confined parking. These include the Ralph's, Safesay, and Koger gio.
cery chains, Home [Yepot, and the major book stores, among others, Grocery stores in
partieular are finding urban locations exceeding profitable due 1o less shell space desoted to
low-prafit paper goods, like diapers, and more space for mare profitable take-out food for busy
professional houscholds, The limitation on land thet cen be sssembled in and near downtown
alsa has an advantage for national, regional, and local ehains that move there: Wal-Mart super
centers will have a hard time getting very close.

OFf course, there are still locally-owned retatlers who provide groceries, drugs, and hardware
and offer the “in and out” convenience—especially for one and twe item trips—that larper
stores lack. Unfortunately, they have become a dving breed. These companles often have weak
balance sheets and thus have difficulty obtaining fnancing from banks for new development.
Only IF a profect has sufficient patient lang-term equity is it possible 1o lease or build space for
smaller retailers with a shaky financial history Thus while some of these stores will continue to
tha IV, s al_ln upr I:||E!.- e ll‘ll]]illll}' IJI'I.IJ' P’-'Ill vl thiee salunticary tow lovwn toswr I."-.‘gl:l'lw'l.:llu ol sgmpw-
ing retail demands. The nlgmr part of the solution is finding ways to entice national “hig box”
retailers to integrale into a walkable landscape.

Rawaaby & Siraeg Ciics Flarket
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wml s Vim Step 12: Re-create a Strong Office Market
st

i # entertainment, housing, and vetall are establizhed downtown, the office market will
:::’_,mmhw begin to follow,
Pummrshy _ I every metropolitan area in the countrey, there is at least one imajor coneen-
STEF 4 ration of upper-income housing. This concentration may be to the northeast, like
e e | Pl thee southy, ke B Caty or the west, Tike Ploladelphu Toocach aren, this e ol
B s . where most of the office space has been built aver the past 40 years,” [t is known as the

“favored quarter,” the 90 degree are coming out from downtewn that includes the bulk of high
g::‘ - endd housing, the majgor regional malls, most of the new infrstroc ture, and the vast majonty of
MMH_ new office space In the metrapolitan area for two penerations, The explosion of prowth in the
P T T favored quarter is the major reason downtowns wenlt inte decline from the 19505 to the 19905,
As upper-middle income for-sale housing is bullt in dewntown, there will gradually be a

mrs retumn of a healthy office market and the employment it houses,
ﬁ:&fﬂlﬁ'ﬂ_ e the bossees, who make the albnate decison obout offiee keaton, began o lve down-

Ploserwy wm Aflowdabiliy Sistogr
T e

tawn, they will decide to bring their office there as well. Why should they drive to the suburbs
from downtown when they could walk o work or have a very short drive? This has happened in

Foow o Mecaly Mosrseg these downtowns that have been redeveloping the longest over the past generition, partieularly
Ll ot Denver, Portland, and Seattle. Denver, for example, had a vastly overbuilt office market follow-
Chven s L e i Bl Sty :

—_ L: = ing the energy bust of the cardy 19805, which lefi office vocancles over 30 pereent. Due (o the
Freremua tirog O Mk | combination of the 1990 cconomic boom, the conversion of ohsolete office space into housing,

and the construction of new for-sale housing in downtown, office buildings were onee again
being built in the last few yrars,

This step in the redevelopment process will probably anly Bl existing, vacant office space in
most cities, due (o the past overbuilding and the weak demand for office employment in the
ecanamy in general. However, it will be o tremendons benefit for city revenues and the employ-
ment prospects of other dovwntown and eity residents, With mest new metropolitan jobs locared
i thees owmree] qpuarrter of thae suburbs, they s banl o reoel by ity residents, espeeially thiose
with lower incomes. A ,puwl]l i el Ficeen {II‘"I‘III]!:II'IFII' will adilress this imbalanee, Ihullg]l il gen-
erally takes 15 to 20 years from the start of the revitalization process.
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Conclusion

his paper summarizes what s known teday about how to revitalize a downrown. In sue-
eeeding years, much more will be learned as greater numbers of American downtowns
revitalize and the process procesds Lo successive levels of development. As sich, this
paper will become dated,

A U e For walkable arbumism eontinues o goow, so does the pumber of revitalieed
downtowns, Mareover, enclaves of density and walkable urbanism are also being ereated in ather
city neighborhoods—such as around universities, hospitals, and new or existing transit stops—
as well as in both older and pewer suburban business districts. More traditional looking lifestyle
centers are rising in preenfield locations, Fdge cities are being remade. And in some places,
obsolete commereial corridors are now being retrofitied with high density development fronting
the street. [n short, there are plenty of places for walkable urbanism to emerge. While nat as "UIH!HHEEI}; reach-
abvious, and without the emetional attachment of downtewn, they will be the next frentier n
the eediseovery of greol urbanism in Amerien.

Downtown revitallizaton 1s one of the most complex, challenging undertakings anyone can ing critical mass
embark on. There are many skepties and even those who support the process may have unreal-
istie expeetations and frustrations, Yet, seeing a dead downtown come 1o life i o great rewaord
for any community—and worth investing time, enecgy, and emetion. ieans thal the

redevelopment
process is unstop-
pable and cannot

lﬂ'.,"- e I’Kﬂd. n
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Endnotes

Chrisioples B Lemlerges isa patier in Avcadia Liand o, aiew urbanism develupient company with projects in
Penmipyhvanta, Missouri, and Mew Meskoo, Ancadia bs the managing member of the Hisorie District Improvemen
Co (HEHC), the estalytie development company in dewntoun Albiuquenque. Leinberger is abo s managing diree-
ot wf Robmnt Cleabey Levser & Cow one of Use leidiing oval estate advisesy lane b the cownty, and s conulied
an devmeesn revinalizarions in sver 50 cirdes world wide He has wrinten ar conerbored chapers eaosly baoks an
metropalitan development and strategy ane his wrticles have appeared in numerous natienal oageeines and wele
and academic pumals. Leinberger b a graduate of Swarthmore College and the Harvand Business School, His
web site, which has coples of his artickes and Hnbs: ro warions development projects, is wwaecleinberger.com

Engenie Birch, "Whe Lives Downtown” Washington: Brookings Instiution, fortheaming).
Reobsert . Lang, Edgeles Ciries: Exploring the Eladie Mebapolis (Washinglon: Brocklngs [nstitutkn, 20035,

Fum ane sn-depth walyeis of s oy s “Bunileloey for thwe Long: Tevan® {Ualsan Land, Becemlrer, 2003),
atwww_cleinberper.com,

Phiesar lessons come predominantly froa Bobert Chades Lesser & Lo, axpaisnce commulting in lage cities that
include Baltimore, Low Angeles, Seanle, Portland [OR), Chicago. Minnespolis, Chicags, Dallss, Flouseon, £1 Pass,
Phoenix, Sun Diego, Denver, Adanta, Mismi, Odando, Jaebsonville, Savannaly Mashville, and one of the finest
examples in recent yoars, Chattanooga. Thene has also been consulting work in many small towns, such Provo
(Usshl, La Grange (Georgla), snd Hershey [ Penmaylvania), among others. Finally, they are also based on direct
devslopmnent mxpresienoe in o secy difforet places, 54 Petednng, Busis aod Alsiquesgue, New Mesioo,

Amerlea’s Ravel Fame, Urbian Land Institoee, 1997
Richard Flesids, The fiiee af ehe Crazeive Clm (Mew Yark: Rssle Backs, 20037)
Ansley Park, just north of downtown Atlanta, i a prime example Averaging under $30,000 twanty years ago, today

hames in this neighborhood sre smong the most walushle single smily housing in the reghon, with values topping
&1 million.

Co o wwwealnggov/planning palilicationsdown 2010 to see the Allnspeergue Downbown 2000 Plan.

. The first catalviic develapment companies were the redevelopmant agencies cities set up in the 19505 and 19600

o o dhownbonen malevelgmenid, geoesally cllsl commoty edeelopmet apomies o s hing simila.
Thesse swwee goveinment depostiments, managed by public smphees. By the 9700, howeves, Uae opportaenity for
political interference, sombined with the Faet that public emplovess hod o enteprencurial ineentives o mstvare
their work, made i eleas that an altemmative stoocture was reguiesd. That altermative gk the Form of guassh-inde
pendent rpecial purpore govermment otgamizations with thae own board of directors. While still managed by
grvemment employees, there wis less politieal interderenee ond o foeused gorpose for the seganistion. However,
the incentives this type of coganization could offer its cmplovess were constrained, as it was still an arm of govem-
ment. Two of the best examples of this kind of catalytic developer have been the Centre City Development
Corporation in downtown San Diego and the Partland Development Commission, which have overseen two of
the most Impeessive revitalization processes in the countey over the past 3 vean

- For et infomsaticn go o wwwabsgeivictrust omg

Enobert B Lung, Fdgelews Ciries und Christopher B Leinhergen, “The Chunging Loesiion of Developmeenn sl
Ioversdamnt Chprpon tunitin™ | Uiban Lamd, Max 199571 Aailable ot wesclenbwogescom
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APPENDIX G
Samples of Redevelopment Opportunities in the Northeast Triangle
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APPENDIX H
Incentive Tools

Incentives for Targeted Industries

The State Code authorizes its localities the ability to create zones where incentives may
be used to attract specific industries. These include:

e Redevelopment Zone

e Arts District Zone

e Tourism Zone

e Technology Zone
The Tourism Zone legislation also provides gap financing of up to twenty percent for
approved tourism projects. The debt service on the gap financing is paid with

e One percent of the state sales tax

e One percent of the local sales tax

e Developer access fee equal to 1% of the state sales tax

Financing Tools for Infrastructure Improvements

Taxation and financing tools are available to fund infrastructure and encourage
private investmemt. An overview of these tools follows:

e Assessments for Local Improvements -- Section 15.2-2404 of the Code of Virginia
allows local governments to tax or assess abutting properties for local
improvements including constructing, improving, replacing or enlarging sidewalks,
streetlights, alleys, curb and gutter, water and sewer lines, and amenities such as
benches and waste receptacles.

e Community Development Authorities (CDA) -- Cities, towns and certain counties
may create community development authorities and issue tax exempt revenue
bonds to develop and manage facilities and services including roads, parking,
utilities, streetlights, landscaping, security, maintenance, recreation, schools, etc. A
separate and additional tax on real estate may be assessed to pay the debt service
on the bonds. (Code of VA, Sections 15.2-5152 through 5158 and 15.2-5125 through
5133).

e Tax Increment Financing (TIF) -- Any locality may create TIF districts to stimulate
private investment in development project areas. TIF district boundaries are set and
the current or "base assessed value" of tax revenue is determined. In the ensuing
years the base value continues to go to the locality's general fund, but any increase
in revenue due to redevelopment (the increment) is placed in a separate TIF Fund.
TIF funds are usually used to pay off debt incurred to provide re development
incentives such as land assembly and site preparation, infrastructure
improvements, etc. (Code of VA, Sections 58.1-3245 through 3245.5).
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e Real Estate Tax Abatement -- Local governments may "provide for the partial
exemption from taxation of real estate on which a structure no less than 20 years of
age has been substantially rehabilitated.” Taxes are paid on the pre-rehab value of
the building for up to fifteen years, and can apply to residential, commercial or
industrial properties. This has been substantially revised as of July 1, 1995. (Code of
Virginia, Sections 58.1-3220 and 3221). Real estate tax abatement of up to 25 years
is also allowed for hotel/motel properties at least 35 years of age which are
rehabilitated for residential use. The abatement may be up to 90% of the structure's
value after renovation. (Code of VA, Section 58.1-3220.01).
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