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Re: Suggested Next Steps as Outcome of Technical Assistance

Cool Planning Workshop Overview

The City of Eastport, Mane was the recipient of a Smart Growth America (SGA) technical
assistance grant, and representatives from SGA held a series of workshop sessions on
September 24 and 25, 2012 in the community. The overall goal of the workshop series was to
identify opportunities for integrating sustainability and preserving community character while
enhancing economic competitiveness and quality of life with future growth in Eastport.

The interactive community workshop series focused on key strategies and tools for
implementing Smart Growth from the Cool Planning Handbook, developed by Otak, Inc., a
planning and design firm based in the Pacific Northwest and a member of SGA’s technical
assistance team. Representatives from Otak helped facilitate the workshop sessions, along
with a representative from SGA.

The evening of September 24, members of the community attended an introductory session
on Smart Growth topics. On September 25, various members of the community attended a
day-long workshop to explore more in-depth ideas and opportunities for Eastport. Workshop
attendees also participated in tours of redevelopment projects and opportunity areas of the
community and then discussed potential tools and strategies. Representatives from the Otak
team, including Mandi Roberts and Tom Puttman a specialist in district energy and eco-
district development gave presentations highlighting case studies and possible strategies for
Eastport.



Applying Cool Planning Handbook Tools in Eastport

STRATEGIES FOR SMART GROWTH FROM
THE COOL PLANNING HANDBOOK

The Cool Planning Handbook provides a comprehensive description of topics and strategies that
can help communities grow and change in cost-effective ways. Being prepared for growth and
change will help make your community stronger. Local growth and development decisions
affect the economic health of the community, the types and amounts of energy used, how
people travel from place to place, and the overall quality of life for everyone. The Cool Planning
Handbook presents smart growth tools and strategies that can help slow and mitigate climate
change at the local level, such as:

e Reducing carbon emissions and improving sustainability through smart decisions about

land use planning, transportation, and local redevelopment and investment; and
e Adopting policies and developing guidelines to better shape the community’s future.

Workshop facilitators presented Smart Growth strategies from the Cool Planning Handbook with a
focus on specific opportunities for Eastport. The workshop addressed strategies that can help
Eastport plan for the future and enhance community livability and economic sustainability,
including how Eastport can:

e Grow More Compact and Stay Centered
Recycle Land and Buildings (Sustainable Redevelopment)
Build Greener Buildings and Find More Efficient Energy Solutions
Develop a Community Economic and Energy Strategy

GROW MORE COMPACT OVER TIME AND STAY CENTERED

One of the most important ways for a community to grow smart is to bring things closer
together with more focus around town centers and activity areas. Increasing density within
the town’s service area, coupled with introducing more mixed land uses, brings more people
closer and reduces travel distances between home and work, school, community services,
shopping, recreation, and other activities. Communities can also realize economic benefits as
a result of lower costs for infrastructure, utilities, and public services.

Many people are willing to pay premium prices to live in well-planned, well-designed higher
density communities. For these people, the benefits from the convenience and accessibility
exceed the costs. The value of such convenience is sometimes called the “density dividend.”

Staying centered means focusing on and investing in your town center and community
activity centers to keep them economically vibrant, attractive, and sources of pride within the
community. These are the places that provide a rich combination of commercial, residential
and public uses that serve the community. Strong centers reduce the amount of driving
people have to do because people can park and walk to conduct their business and run their



errands. To maintain and enhance downtowns and other centers, a commitment to
redevelopment and preservation is important, along with avoiding sprawl and commercial
strip development.

Key Strategies:
e Provide a combination of land uses and services
- Focus on the main streets and activity centers; avoid strip commercial
- Avoid spreading economic viability too thinly
- Maintain a walkable town core

e Housing trends are shifting to more compact development and a variety of housing
types to fit diverse income levels. Provide a variety of housing choices to fit the different
needs of the community. Remember no “one size fits all.”

e Shift to more compact, higher densities of housing in downtown areas.

e Provide a full mix of land uses (schools, post offices, grocery stores, hardware stores,
beauty salons, restaurants, cafes, bakeries, coffee shops, theaters, libraries, cultural
events, various retail shops, etc.) to serve the community within walking distance from
neighborhoods.

e Concentrate density and development cost-effectively and in areas of sufficient
infrastructure—this is the “density dividend.”

- Lower density = more traffic; higher density = less traffic
- More compact = better access to services, amenities, schools = less traffic
- There is a growing demand for well-designed, compact places

- The more compact things are, the less distance needed for providing
infrastructure, utilities, and services = operational cost efficiencies and smarter
public investment

RECYCLE LAND AND BUILDINGS (SUSTAINABLE REDEVELOPMENT)

As your community grows, think about how land and buildings can be reused and redeveloped
first before spreading out into the “greenfields” or undeveloped areas. Infill involves developing
vacant or under used sites that, because of their size, shape, or other factors have not yet been
developed to their full potential. Such redevelopment often results in more intense use of vacant,
blighted or underdeveloped areas. Infill typically involves the construction of new buildings,
which may be more dense or higher than buildings that were there previously, but can also
involve retrofit of existing buildings.

In addition to taking land to the highest and best use within the town’s service area, it is also
important to preserve and repurpose existing buildings as much as possible, especially those
buildings with historic and cultural value. Historic preservation is the act of protecting and
maintaining significant historical structures that might otherwise fall into decay and disuse. It
extends the life of old buildings. Many preservation projects of existing and historic buildings
involve adaptive reuse, the conversion of an older building to a new use—a school to senior



housing, for example. Adaptive reuse projects often look for opportunities to introduce
sustainable features, such as more energy efficient and energy generating systems, recycled
materials, and other low impact development treatments.

Infill redevelopment and adaptive reuse of existing and historic buildings is much less expensive than
greenfield development, which involves extending infrastructure, utilities and services out beyond
current service areas. There are many great examples of infill and adaptive reuse in Maine and other
areas throughout the United States, as shown in the workshop.

Key Strategies:

Coordinate early with key stakeholders, e.g. affected neighborhoods, realtors, and
developers to avoid pitfalls late in the planning process.

Assign a high priority to infill and redevelopment projects in the local capital
improvement program to attract private investment to targeted areas. Seek funding
and grants for public infrastructure projects in these areas—the more public
improvements, the less need for improvements by developers, helping to attract their
interest and investment.

Help developers close financial gaps by eliminating unnecessary and/or burdensome
regulations or fees. For example, if the project is in an area with on-street and shared
parking, reduce or eliminate parking requirements.

Market infill and redevelopment sites, as well as historic buildings suitable for
rehabilitation to potential developers and investors.

Assign staff to guide projects through the development review system and to facilitate
solutions to problems that arise.

Provide incentives to offset extraordinary costs and special challenges often involved
in infill, redevelopment, and historic preservation.

Identify and make property owners aware of tax incentives available for the
renovation of old and historic buildings. These incentives include a federal 20 percent
rehabilitation tax credit for income-producing (residential rental, commercial, and
industrial) historic properties.

Consider local improvement districts, tax benefit districts, or potential tax increment
solutions, as well as property tax abatement or other incentives that comply with
local, state, and federal laws to encourage infill and adaptive reuse.

Adopt and use design standards and illustrated guidelines to encourage attractive,
pedestrian-friendly developments that blend with the town’s context. Poorly
designed projects can discourage potential investment by others.

Choose architects with experience in historic preservation.



BUILD GREENER BUILDINGS AND FIND MORE EFFICIENT ENERGY
SOLUTIONS

Greening buildings, energy systems, and infrastructure in Eastport can bring substantial
economic, environmental, and community health benefits. Energy-efficient, environmentally-
friendly construction or “green building” is becoming a strong focus in many communities as
they seek to develop more sustainable and economical buildings and infrastructure. Green
building is an essential tool for reducing carbon emissions. Green building, land use planning,
and transportation planning are all interrelated. Green building techniques are diverse,
covering everything from low impact site development, rainwater harvesting, and native
landscaping, to energy efficient heating and cooling, solar energy systems, green roofs, water-
conserving plumbing fixtures, and more.

Public infrastructure is also becoming more environmentally-friendly across the US, with
stormwater recycling and reuse to irrigate landscapes, lower energy street lighting systems,
porous paving solutions that let surface water infiltrate, water-conserving streetscapes, and
other treatments. Planting street trees can enhance town, character, but also help to
moderate heat of surrounding paved surfaces in the summer and absorb carbon dioxide, a
major culprit among the greenhouse gases that contribute to climate change.

Efficient energy solutions can be developed at the site, block, district, and community scales.
District energy solutions that involve energy generated locally and distributed to nearby
buildings and sites are being implemented throughout the US and abroad.

There are many steps local governments can take to encourage green building, and there are
extensive publications and resources available to guide them. Some suggestion resources
include:
e American Institute of Architects, A Study of Green Building Programs in Our Nation’s
Communities and other reports and studies available at:
http://www.aia.org/advocacy/local/index.htm

e Developing Green Building Programs: A Step by Step Guide for Local Governments, available
at: http://www.globalgreen.org/docs/publication-71-1.pdg

e Playbook for Green Buildings + Neighborhoods: Strategic Local Climate Solutions, an online
resource that provides guidance and resources on ways to advance green buildings
neighborhoods and infrastructure. http://www.greenplaybook.org/

e Residential Buildings: An Evaluation of Waste Prevention Practices Using Life Cycle Analyses,
available at:
http://www.deq.state.or.us/lg/sw/wasteprevention/greenbuilding.htm+Reports and

http://www.deq.state.or.us/la/pubs/docs/sw/LifeCycleAssessmentReportPhase0|.pdf



http://www.aia.org/advocacy/local/index.htm
http://www.globalgreen.org/docs/publication-71-1.pdg
http://www.greenplaybook.org/
http://www.deq.state.or.us/lq/sw/wasteprevention/greenbuilding.htm+Reports
http://www.deq.state.or.us/lq/pubs/docs/sw/LifeCycleAssessmentReportPhase01.pdf

e Towards a Climate-Friendly Built Environment, available at:
http://www.pewclimate.org/docUploads/Buildings_ FINAL.pdf

DEVELOP A COMMUNITY ECONOMIC AND ENERGY STRATEGY

Taking action at the local level is an important next step. Some communities are developing
specific climate action plans, while others are tackling climate change and environmental
sustainability as part of general community planning. Some communities are developing
action plans that integrate considerations related to economic development, sustainability,
energy use, and smart growth. However the community chooses to move forward, we
recommend that plan development address:
e Baseline existing conditions, including an inventory of energy sources and use, as well
as greenhouse gas emissions
e Goals tied to the broader vision for the community’s future; and if needed, updating
the vision to encompass a climate-wise future
e Education and outreach—and participation of diverse interests from the community
e Analysis of alternative scenarios for growth and change, sometimes called “scenario
planning”
e Reviewing and updating codes, development, and building requirements
e Strong local leadership that participates in planning and champions plan
implementation
e Learning from others
e Monitoring progress

Refer to recommendations starting on page 8 related to how Eastport can approach the
development of a community economic and energy strategy that includes integration of
green building and more efficient energy solutions. Also refer to the box on page 13 for
recommendations related to developing an Action Plan.

Eastport Observations (From Workshop Discussions)

Some of our key observations from discussions during the workshop are summarized below.

e Community Needs — It was clear from the workshop that energy use is a key issue in
Eastport. Many homes and businesses in Eastport are dependent on oil use.
Environmental considerations, aside, oil use has become an affordability problem for
many households and property owners. As such, energy has become an issue that is
hampering community vitality and local economic development. Businesses and
residents struggle to heat their businesses and homes in the winter.

e Community Engagement and Alignment — As experienced in other communities across
the country that we work with (regardless of size), folks are split about how to approach
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the problem — or even about how to acknowledge that a problem exists. The
progressives want to change and don’t need to be convinced to do so, the traditional
“business” folks don’t want to burden or scare off future economic development
opportunities, and much of the community feels powerless to make change — accepting
the status quo as the only option. The only way to get beyond this is to have an open,
transparent and engaging process that involves all interests and finds common ground
for the community’s future.

Opportunities for Change — Comments at the workshop suggested that the
unemployment rate in Eastport is 15-20 percent and average incomes are low compared
to national averages. Investing in change will be difficult given these circumstances.
That said, the opportunity for change is great. Eastport does have some strong assets:

o Emerging Community Leadership — Eastport is already putting together the
foundation of a strong community group (innovative local residents and businesses,
Eastport Thermal, the City, the Port), which makes it unique for a small town. With
this in place, it makes the case for bringing in outside expertise and investment
capital easier.

o Community Pride and Local Investment —The Eastport community has experiencing
some recent redevelopment activity and local investment in existing and new
businesses, including projects at the Port, local food production and delivery
services, the Tides Institute, and enhanced and rehabilitated local buildings and
businesses (The Commons, etc.).

o Building Stock — The building stock and heating sources (i.e., oil) are old but
exemplify buildings and systems common across the Northeast. Demonstrating
retrofits of these buildings provides a great example to others. This will help attract
more local/regional/state/national support to develop and deliver the
recommended strategies below.

Environmental Benefits — Reducing the use of heating oil in Eastport would generate
significant environmental benefits through the reduction of greenhouse gas (GHG)
emissions. Maine has one of the highest GHG footprints per capital of any other state in
the county because of its use of heating oil. Converting to low-emission and/or
renewable fuel sources is a huge opportunity for Eastport.

Considering Community Energy Investment Strategies as Part of Local Economic
Development —As we’re discovering in some of the other communities we’re working
with, development and delivery of a community energy investment strategy (as
described below) is proving to be a significant source of local economic benefit as it
provides local jobs, community investment, home/business operating cost reductions,
and — maybe most important —an increased sense of community pride and identity. All
of which help to drive continued economic development in other forms such as
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increased real estate investment, home sales/growth, tourism and business start-
up/relocation to the area.

Recommended Next Steps

The Eastport community has experienced some recent redevelopment activity and private
investment. There will be more growth and more changes in the community as new residents
and businesses come to the area. Now is the time to prepare for this growth and change.
Through Smart Growth practices and implementation of the recommended next steps from
the Cool Planning Workshop, Eastport can seize opportunities to:

e Improve the economic health of the community.
e Proactively address growth and change rather than being reactive.

e Plan smartly for infrastructure improvements to support growth, reducing
unnecessary expenditures related to sprawl or growth outside of utility and public
service areas (reduced infrastructure costs).

e Improve efficiencies and reduce costs associated with energy use.
e Preserve the small town character and strong sense of community in Eastport.
e Improve the local tax base through higher value development.

Eastport has the potential to set the standard for community energy independence, minimizing
the community’s impact on the environment, while optimizing the use of existing public
infrastructure investments and reducing private development costs and utility related expenses
for local businesses and residents. Based on the workshop and stakeholder conversations, we
recommend the following actions:

1. Develop a Community Energy Investment Strategy (could be part of an overall

community economic strategy).

2. Explore the possibility of implementing an Existing Building Energy Retrofit Pilot
Program (commercial and residential).
Set high performance standards for new buildings.
Consider potential district energy solutions for Eastport.
5. Support a community energy concierge.

W

Each of these recommendations is described in more detail on the following pages. These
recommendations reflect the comment energy matrix shown on page 12. The matrix includes
axis related to:

e Land Use — Commercial (includes Institutional), Residential and Industrial

e Focus — Building, Infrastructure and Community

Consider the use of “pilot programs.” Demonstration pilots are a more manageable and
economical way to develop and test new delivery concepts (and often more palatable to the
full spectrum of community perspectives).



1. Develop a Community Energy Investment Strategy
Eastport should develop a community energy investment strategy for the entire island
of Eastport. This strategy could and should be part of an overall community economic
development and investment strategy. The objectives of the investment strategy are
four-fold:
e Assess current and future energy demands, costs and impacts;
e Set aclear vision for the future and interim goals to drive and track progression;
e |dentify strategies (projects and programs) to help the community achieve its
energy goals; and
e Establish an investment model (including investment partnerships) and
implementation plan to drive energy improvements.

Paramount to the success of the energy strategy is balancing energy innovations with
solid and pragmatic business parameters — or to say it differently, don’t create an
energy plan without a solid business case because it won’t go anywhere. Moreover, the
strategy should demonstrate local economic development benefits such as green jobs,
property values, tax revenue, attraction of outside investments, community brand and
identify. Communications, outreach, and marketing will need to be key focus areas —
getting the community focused on a consistent vision and “story of Eastport” and being
able to tell this story consistently and effectively to the outside world.

Potential strategies recommended from the energy strategy could include (organized by
buildings, infrastructure, and community):
e Building Strategies:
o Existing Building Energy Retrofit Program (Commercial and Residential)
o High Performance Green Building Standards for New Buildings
e Infrastructure Strategies
o District Energy
o Sustainable Streets and Utilities/Complete Streets
o High Efficient Street Lights
e Community
o Community Energy Concierge

The strategy could include scenario planning—looking at various scenarios for economic
development, land use change and redevelopment, and energy investment in the
community. For example, there could be a status quo scenario, along with a low to
moderate change scenario, as well as a scenario that proposes more aggressive change.
Reviewing a full range of scenarios allows the opportunity to analyze potential
outcomes and choose the best direction for the community.

It is estimated that development of an energy investment strategy as part of a broader
economic development and investment strategy could take about ten to twelve months
to complete with analysis of existing conditions and providing opportunities for



community engagement/workshops. Potential cost would be around $150,000 to
$300,000 depending on the extent of the process, the level of detail, and the number of
scenarios analyzed. We would recommend establishing an advisory group to guide the
efforts including members from the business and residential community, local non-
profits (like Eastport Thermal), local/regional/state agencies and private partners (such
as energy investors, liaisons, and consultants — like Puttman Infrastructure) that are
experienced in establishing and delivering this type of work.

Explore the Possibility of Implementing an Existing Building Energy Retrofit Pilot
Program
Clearly, energy efficiency — predominately thermal energy efficiency —is a significant
issue for Eastport. Identifying the existing issues, such as “fuel poverty” and building
construction, is the first step in understanding the significance of the problem and
identifying potential strategies to reduce and eliminate it. An inventory of the buildings
in the community combined with an energy audit will help to understand energy
demands and issues. Based on inventory and audit results, strategies of energy
efficiency improvements can be identified. Potential energy efficiency strategies could
include:

e Heating and Cooling (boilers, chillers, distribution)

e Weatherization (insulation, windows, etc.)

e Hot Water (domestic hot water)

e Lighting

e Appliances and Plug Loads (computers, TVs, etc.)

In addition to potential energy efficiency strategies, available incentives, grants and
financing options should be identified to help deliver the strategies.

Once Eastport-specific strategies have been established, strategies should be “bundled”
by building type and depth of retrofit. For example:

Residential:

e Light Retrofit — Light residential retrofits would focus on energy strategies
that wouldn’t cost the property owner any money to implement. They
would likely include light bulbs, weather stripping, etc. that is typically
offered free of charge through local utilities. Payback on the
improvements is typically immediate.

e Standard Retrofit — Standard retrofits include all the retrofits in the Light
category, as well as other weatherization improvements (such as
insulation) and HVAC improvements and typically cost the property
owner $500-1500. Payback is typically within a five-year period and a
special incentive package is generally needed.

e Deep Retrofit — Includes Standard improvements but goes after big
improvements like changing an oil-fired boiler to high-efficient natural
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gas or biomass. Probably includes windows and insulation. Payback is
typically within ten years, so a special financing package will be needed.
Commercial:
e Light Retrofit — Similar to residential.
e Standard Retrofit — Similar to residential.
e Deep Retrofit — Similar to residential.

Once the six types of energy efficiency retrofit packages have been established,
demonstration pilot projects should be conducted to test effectiveness and cost
assumptions. Moreover, the community should be invited to explore the pilot projects
to help them understand potential benefits related to their properties.

Creating the energy efficiency retrofit packages, including program delivery design,
would take about six months and cost about $50,000. We would recommend using the
same advisory group from the community energy investment strategy to help guide
efforts. Cobbling together funding for the pilot projects is usually the hardest effort but
this is where local/regional/state partners help tremendously. The demonstration pilots
should be active for at least 24 months (two winters). During the 24-month pilot, the
advisory group should be exploring how to scale the program across the entire island of
Eastport.

Set High Performance Standards for New Buildings

This strategy is pretty straightforward. All new construction on the island of Eastport
should achieve at a minimum LEED certification. All new public projects should achieve
LEED Gold. An incentive program could be established push all projects to LEED Gold.

Consider Potential District Energy Solutions for Eastport

This is a huge opportunity —and need — for Eastport. The scale of the biomass energy
plant envisioned at the Port facility has the ability to provide thermal energy to most of
Eastport. A feasibility study should be conducted to not only site the energy facility but
to explore capturing the thermal energy generated from power production and
distributing it through Eastport. In addition to technical feasibility, the study should also
explore financial requirements and investment options to deliver the project to the
community. This should include various ownership options (including private, public,
public/private and community owned).

This would be a significant effort for Eastport. The feasibility study would take about
twelve months and cost about $150,000-$200,000.

There was some talk at the workshop about implementing a small district energy system
along the core commercial district of Eastport. This could be a great demonstration pilot
project for district energy. The large District Energy Eastport project would take some
time to implement; however, in the near term (next two years) a smaller system could
be implemented to educate the community of its benefits. Should the larger District
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Energy Eastport system come to fruition, this smaller system could just be connected
into the larger system so investment is not wasted.

Support a Community Energy Concierge

It is extremely important to have “boots on the ground” to ensure adequate delivery of
the energy strategies recommended above. An “energy concierge” can be identified
and support to be the central point of contact for all energy related issues in a
community. The concierge can provide education information, workshops and tours of
the demonstration pilots. Moreover, they can serve as both program and project
managers to help manage the entire community energy program and also manage
individual energy projects.

For a community the size of Eastport, it would probably require one part-time position
(0.5 FTE). Eastport Thermal could potentially help in serving this in this role or in
partnering to support it, and they are already positioning to do so. Partnering with an
energy investor/liaisons/consultant could also help in implementing and financing this
position.

EASTPORT ENERGY FRAMEWORK

BUILDINGS INFRASTRUCTURE COMMUNITY

Existing Building
i Residential

High Performance Energy Concierge

New Buildings
District Energy
Eastport

Existing Building

Retrofit Program

Sustainable Streets and Commercial

High Performance Utilities/Complete Streets Energy Concierge

New Buildings

High Efficiency
Street Lights
Existing Building

Retrofit Program Industrial

High Performance Energy Concierge

New Buildings
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Developing an Action Plan

An Action Plan should describe:

Regulatory changes needed to implement desired vision for Eastport

Proposed actions (projects, programs, activities, improvements) needed to support the
town’s vision and plan and estimated costs of implementing these actions (which then feed
into the capital improvement plan)

Partnerships
Potential sources of funding

Time frames for initiating and completing each action

An Action Plan can be created through a simple three-step process:

l.
2.

3.

Identify what needs to be done (actions)

Prioritize actions

e Short-term (one to three years)

e Mid-range (three to six years)

e Longer-term (Beyond six years)

Program short-term actions into a three-year program.

Recipe for Success:

Identify Year | tasks needed to set you up for Year 2
Repeat for Year 2 and Year 3
As Year | is completed — update the plan:

O Year 2 becomes the new Year |

O Year 3 becomes the new Year 2
o Add a new Year 3

This approach allows for ongoing monitoring and adaptive management. The town can monitor

progress on actions being implemented, and report on progress to town leadership and the public.

It is also important to involve the community, as well as key partners and stakeholders in the

planning process, before annual updating. Engage the community in identifying what other actions

need to be added to the action plan. Creating an action plan will help the Eastport community by:

Identifying local partners and common objectives;
Better positioning projects and improvement needs for funding opportunities;
Keeping the community focused on growing in a direction that supports its vision; and

Building and maintaining momentum by achieving tangible results that benefit the town and
its citizens.

Community members will be able to see actions being implemented and gain a sense of confidence

and pride that Eastport is on the right path.



In addition to these recommendations, Eastport should consider the best approach for the
longer term action of updating the town’s comprehensive plan. Again, scenario planning would
provide opportunities to evaluate how different levels of growth and change could affect the
community. In anticipation of the planning effort, the town should begin to take stock of and
inventory its assets, historic buildings and sites included. Planning efforts should focus on the
“low hanging fruit, including opportunities to strengthen the town’s active waterfront through
adaptive reuse of buildings such as the vacant Sea Street building and other vacant and
underutilized buildings in Eastport. Growing in a compact way and staying centered, as
previously discussed, will help the town retain its character and sense of place.

Workshop participants also discussed the importance of evaluating how to serve the increasing
needs of an aging population, as well as the importance of creating jobs and activities for youth
to attract more young adults and families to Eastport. The potential to retrofit buildings for
health care and senior care services and facilities was mentioned, along with the potential to
focus on wellness, accessibility, and healthy, active lifestyles.

The map on the next page illustrates potential focus areas in Eastport as places to consider
district energy implementation, as well as other economic development and investment
strategies based on workshop discussions. These centers of the community are important
places to strengthen and enhance through smart growth planning policies and actions.
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