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Who is Smart Growth America?
Smart Growth America envisions a country where no matter where 

you live, or who you are, you can enjoy living in a place that is healthy, 

prosperous, and resilient. We empower communities through technical 

assistance, advocacy, and thought leadership to realize our vision of 

livable places, healthy people, and shared prosperity.

dedicated  



What is smart growth about?

Shaping the quality of the 

place and the lives of the 

people who live there.

éand itôs not new! 



Patterns of development
The ways we plan our cities

Ancient Pompeii

Image source: https://travelbob.files.wordpress.com/2010/07/pompeii-20.jpg

Pompeii Street Grid



Courtesy of Alex MacLean, Landslides

ωMixed-use

ωCompact

ωBuildings of several stories

ωBlocks with multiple 

building types

ωStreet grid

Traditional town plan



Atmore ς1941

Source: Alabama Department of Archives and History



Downtown Atmore



Image sources: https://www.pinterest.com/moorekipp; 
http://fbcatmore.org/gallery/vintage-first-baptist-church/

Downtown Atmore
c. 1920

Main Street in the 1960s

https://www.pinterest.com/moorekipp
http://fbcatmore.org/gallery/vintage-first-baptist-church/


9Courtesy of Walter Kulash, Glatting Jackson 

Kercher Anglin Lopez Rinehart. 

Industrial
Commercial

Residential

Civic (School)

ά9ǳŎƭƛŘŜŀƴέ ȊƻƴƛƴƎ

ÅFragmented land use

ÅDrive-only

Then came zoning . . .
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. . . and the automobile . . .

(and the interstate highway 

program, and new federal 

programs for homebuilding, 

and new rules for capital 

depreciation . . . )

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=ZKF_zFwkA-RFrM&tbnid=VHJrmwHMyLT3kM:&ved=0CAUQjRw&url=http://www.city-data.com/forum/urban-planning/1776681-people-should-stop-defending-suburbia-pointing-10.html&ei=gY9cUe_7E6my0QGtsICgCQ&bvm=bv.44697112,d.dmQ&psig=AFQjCNH57NclTHxWEC7gcIReT83hg9j1rQ&ust=1365106276902429


Lovell Road and I-40 40 years ago

We built highways, expanded them . . .

Image: Bridgett Massengill, Greater 
Chattanooga Regional Growth 
Initiative (Thrive 2055) - 2015



Lovell Road and I-40 today

. . . and economic development followed.

Image: Bridgett Massengill, Greater 
Chattanooga Regional Growth 
Initiative (Thrive 2055) - 2015
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άWalmartSupercenter, an archetypal big box store, 
inaŀŘƛǎƻƴ IŜƛƎƘǘǎΣ ±ƛǊƎƛƴƛŀΦέ  

όŦǊƻƳ ²ƛƪƛǇŜŘƛŀ ŜƴǘǊȅ ŦƻǊ ά.ƛƎ-ōƻȄ ǎǘƻǊŜέύ

Prime retail location
(late 20th century)
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Photo of rural New Jersey  by Alex MacLean
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Prime Residential 

location
(late 20th century)





THE DEMOGRAPHIC AND ECONOMIC 
FUNDAMENTALS HAVE SHIFTED

Suddenly, things are different



Demographic Change



Boomers are a different kind of 

Senior Citizen

22



¯Adulthood II°

Boomers not ready for the rocking chair

ïToday®s retiree can live past 90

ï̄ These additional 31 years of expected life have 

not been just tacked on at the end . . . Today®s 

65-year-olds are starting new careers or 

continuing old ones, traveling around the world, 

and eloping with new loves, in a stage of life we 

are calling ­Adulthood II.®°

- cultural anthropologist Mary Catherine Bateson,

quoted in ULI report





Boomers and housing

Boomers are downsizing
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Millennials are different:

https:// spirohq.com/wp-content/uploads/2015/11/Millenials.jpg

Your children and grandchildren



Millennials

They follow lifestyle, 

not jobs.

Millennials choose 

where to live before 

finding a job.

Of all college-educated 25- to 34-year-olds 

64% looked for a job after they chose the 

city where they wanted to live.

(U.S. Census)



Preferences: Transportation



Preferences: Housing

47% 12% 40%



Preferences: Housing

40%

Erwin, Tennessee

Bardstown, KY: C. Bedford Crenshaw, 
https://commons.wikimedia.org/w/index.php?curid=14633816
Jonesborough, TN: User brent_nashvilleon flickr
Rifle, CO: User jasperdoon flickr

Bardstown, Kentucky

Jonesborough, Tennessee

Rifle, Colorado

Conway, Arkansas

Atmore, Alabama

https://commons.wikimedia.org/w/index.php?curid=14633816


We®ve got the wrong housing stock 

for the 21st century



Occupied Housing Demand-Supply 

Mismatch 2015

Source: Arthur C. Nelson, University of Arizona.



Economic Development Industrial Site:

The grand prize of the 20th century

33Image source: Escambia County Historical Society



Economic growth
20th century vs. 21st century

Chasing smokestacks vs. Chasing talent Manufacturing economy vs. Knowledge economy

òFrom tools and spools to edsand medsó*



The 21st Century Economy

Manufacturing is changing

Å Smaller part of 

our economy

Å Its nature has 

changed



The 21st Century Economy

ÅCreativity, knowledge, innovation

ÅImportance of networking, interaction

ÅDemand for skilled workers

¯Talent is replacing the tax incentive as the 

No. 1 economic-development tool in 

America.° Mark Wilson, president and CEO

Florida Chamber of Commerce

Quoted in Palm Beach Post, 

June 9, 2016



Download the report at 

www.smartgrowthamerica.org/core-values





Conway, AR Chamber of Commerce



There is a price/value premium 
for walkable places

40

2016 study ranks the top 30 
US  metropolitan areas in 
walkability

Key finding: Average is 74% 
over their drivable suburban 
competition.



Applies to residential real estate -

ω{ƻǳǊŎŜǎΥ ά²ŀƭƪƛƴƎ ǘƘŜ ²ŀƭƪέ ōȅ WƻǎŜǇƘ Cortwright, CEOs for Cities and 
ά¢ƘŜ ²ŀƭƪŀōƛƭƛǘȅ tǊŜƳƛǳƳ ƛƴ /ƻƳƳŜǊŎƛŀƭ wŜŀƭ 9ǎǘŀǘŜ LƴǾŜǎǘƳŜƴǘǎέ 

by Gary Pivoand Jeffrey Fisher

Above-average 

walkability:

Ą $4,000 to 

$34,000 more in 

home sales 

price

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



Greater walkability: 

Ą 1% to 9% 

increase in 

commercial 

property value 

depending on type; 

also higher incomes 

and lower 

capitalization rates

ω{ƻǳǊŎŜǎΥ ά²ŀƭƪƛƴƎ ǘƘŜ ²ŀƭƪέ ōȅ WƻǎŜǇƘ Cortwright, CEOs for Cities and 
ά¢ƘŜ ²ŀƭƪŀōƛƭƛǘȅ tǊŜƳƛǳƳ ƛƴ /ƻƳƳŜǊŎƛŀƭ wŜŀƭ 9ǎǘŀǘŜ LƴǾŜǎǘƳŜƴǘǎέ 

by Gary Pivoand Jeffrey Fisher

Applies to commercial real estate -

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



Credit: clariontoday.com

Traditional Main Streets are back



Communities are now in a 

ferocious competition 

over place

Erwin, Tennessee

(whether they know it or not)



Sense of place?

Not so competitive in the 21st century



Sense of place?



Sense of place!



Sense of place?



Sense of place!



Taking the Long View

Source: Steve Price, Urban Advantage



Taking the Long View

Source: Steve Price, Urban Advantage



Taking the Long View

Source: Steve Price, Urban Advantage



Taking the Long View

Source: Steve Price, Urban Advantage



Taking the Long View

Source: Steve Price, Urban Advantage



Taking the Long View

Source: Steve Price, Urban Advantage



Source: Steve Price, Urban Advantage

Taking the Long View



Meridian, MS



It®s all about location



It®s all about location



It®s all about location



Your Identity is Key

In any public project you need to know:

ÅWho you were in the past

ÅWho you are now

ÅAnd who you aspire to be



Who You Were in the Past

¯Meridian, with its 
depots, store-houses, 
arsenal, hospitals, 
offices, hotels, and 
cantonments no longer 
exists.°   

General Sherman

February, 1864



Who You Were in the Past 









Meridian®s Union Station



Who You Are Now









Who You Aspire to Be



David Barr



Union Station at Completion

ÅAnnually, Union Station hosts 250 events and 300,000 

people



Union Station Development Results

ÅPrivate development of 

$165 million in 

surrounding area

ÅNew life for historic 

structures



Restored City Hall

(photo credits: City of Meridian) 



Restored City Hall

(photo credits: The Meridian Star) 



Restored City Hall



Restored City Hall

(photo credits: The Meridian Star) 







Image source: https://www.pinterest.com/pin/401031541795132478/



Image source: http://www.mjarchitecture.com/msu-riley-center-grand-
opera/




