










NAR 2011: Walkable Destinations 
In deciding where to live, indicate how important it would be to you to have 

each of the following within an easy walk: very important, somewhat 
important, not very important, or not at all important.  

Source: National Association of Realtors 2011.  



Walkability is in Increasing Demand 

 More than 50% of local 
residents want to able to 
walk to places but fewer 
than 10% live in 
communities where they 
can. 
 

 Even in areas without 
transit, walkability is 
important 







Vibrant, Green, Connected – 
Demonstration Corridors 

 North Oak 
 US 40 
 Rock Island 
 Troost 
 Shawnee Mission / 

Metcalf 
 State Avenue 







Working with Universities to keep the 
tool State of the Art 

 

Dr. Reid Ewing, 
University of 
Utah 

Dr. Arthur 
“Chris” Nelson, 
University of 
Utah 

Dr. Rob 
Patterson, 
University of 
Texas, Austin 

Public Domain and Open Source, it is a platform for putting latest expertise in the hands 
of planners across the United States 



Building-Level Financial Analysis 

 Envision Tomorrow 
Prototype Builder 
 

 Estimate ROI (Return on 
Investment) based on local 
costs and rents/sales prices 
 

 Gap Financing Tools 











Affordability 
Housing + Transportation + Energy Costs 

 Assess trade-offs 
 Trade higher housing costs for lower transportation costs? 



Regional “Balance” Analysis 

 Jobs-Housing balance 
impacts transportation 
 

 GIS tool to identify 
imbalanced areas 

 
 Envision Tomorrow Tools: 
 Jobs-Worker Balance 

 Income-Wage Balance 









Transportation Indicators 

 Household Vehicle Miles 
Traveled 

 Trips by Mode 
 Auto 
 Transit 
 Walk 
 Bike 

 Cost of Transportation 
(Auto and Transit) 

 Health Benefits of 
Increased Walking 

 Changes is Transportation 
Air Pollutants 











“D Variables” – Diversity of Land Use 
Local Jobs Housing Balance 

 Doubling ratio of jobs 
to housing (ie – 0.5 to 
1) 
 -2% VMT 
 +19% walking 

 
 Significant impact on 

walking, less so on 
VMT 
 





“D Variables” – Destinations 
Employment Access 

 Employment  (destinations) within 
1 mile 

 Employment (destinations) within 
20 and 30 minutes by auto 

 Employment (destinations) within 
30 minutes by transit 

 
 Most influential variable on VMT 

 4x as powerful as housing density 



















Scaling Up: A Regional View 

 Lessons learned in 
the corridor projects 
applied to the 
region as a whole 
 

 Use Envision 
Tomorrow + to 
measure regional 
and neighborhood 
impact 
 





Detailed Development Programs 

 Detail at nodes along 
the corridors 
 Market assessment 
 Financial modeling 
 Urban design 
 Public engagement 

 

















6 Types of Regional Opportunities for 
Sustainable Growth 

• Close in Markets: 
• Mixed-Use – Midrise 
• Mixed-Use – Low Rise 
• Commercial Adaptive Re-use 
• Residential Adaptive Re-use 

• Farther Out Markets 
• New Centers 
• Commercial Adaptive Re-use 

Image: Sprawl Repair Manual 







Significant Capacity  
at Opportunity Sites 
 Hundreds of 

thousands people 
can be 
accommodated 
 

 Leverage existing 
infrastructure 

 
 Housing for the 

future population 













Two Strategies for Close In Markets 

Higher Rent Core 

 Central Business 
District 

 Near higher paying 
jobs 

 Higher land costs 
require vertical 
construction 
 

Lower Rent Neighborhoods 

 Lower rents make new 
construction difficult 

 Opportunities to reuse 
existing structures 

 Subsidized 
demonstration projects 



Close In Mixed Use 

Rents are higher.  Land costs are higher.  Vertical mixed use is feasible in high amenity areas.  
3-5 story mixed use buildings are possible.  Efficient cost / rent ratio.  Access to transit is fair, 
and much of the region’s jobs are accessible within a 10 minute drive. 
 













Adaptive Reuse: a Viable Path Forward 

 Retail repurposed 
 Large homes re-imagined as flats 

Repurposed Retail 
 
1/3 cost of new 
construction 

Single Family to Duplex 
 

Half the cost of new 
construction 



Demonstration Projects 

 Public-private partnerships 

 Power to change local markets 

 May require subsidy 

 Establish comparables; makes financing 
future projects easier 

 



Short Term Market May Differ from 
Long Term Vision – Embrace Both. 
 Allow inexpensive and/or 

interim building types that meet 
urban design standards 

 1-story main street retail/office 
with no parking required 
 Increases street activity, 

generates downtown activity 
 Infill vacant parcels 
 Cheap to build, no subsidy 

required 
 Can be redeveloped when 

market heats up 



Embrace the Market: 
Food Carts and Trucks 

 Food Carts 
 Instant street activity 
 Low overhead 
 Incubator model for future 

brick and mortar restaurants 



What makes a good location? 

 Underutilized/ Vacant land (sites that are already 
utilized are asset to community) 

 Compatible land use nearby 
 Good connectivity, roads, sidewalks – highways are 

barriers 
 Lack of similar neighborhood services nearby 





Commercial Infill / Adaptive Re-use 

Aging commercial corridors where both rents and property values are low.  Road density and 
transit access is still relatively good.  There are unrealized assets in these areas that may need 
alternative strategies in order to be fully realized. 
 













Incentivize Adaptive Re-Use: Storefront 
Improvement Programs 

 Provide matching grants for: 
 Exterior façade improvements 
 Signage, lighting, and awnings 

 Target businesses that: 
 Occupy older buildings 
 Are locally-owned 
 Occupy properties primarily in 

commercial use 







Today, Troost and Meyer 
Troost & Meyer Visualization, Fregonese Associates 



Potential future 
Troost & Meyer Visualization, Fregonese Associates 



Potential future 
Troost & Meyer Visualization, Fregonese Associates 









Tweaks to Building Code 

 Allow owner-
occupied multi-unit 
dwellings 
 

 Appropriate 
standards for 
adaptive reuse 
 

 Exempt from 
additional parking 









Creating Neighborhood Centers 

 Centers for retail, services and housing located 
within walking or biking distance of existing 
neighborhoods 

 Storefronts open to sidewalk, typically  
1-3 stories 

 Shared  
parking  
in rear  



Small commercial centers can fit within a 
residential context 

 





Housing Closer to Jobs 

 “Mixed-use” doesn’t need 
to be vertical 
 

 Small lot single family, 
main street retail and 
office can be walkable 
and transit-friendly 



Creating Market-Feasible New Centers 

 First draft: architect’s dream 
 3-story vertical mixed use 
 Structured parking 
 40% open space 
 ($37 million short)  

 65% of total project value 

 
 Refinement in ROI Model 

 Horizontal mixed use (main street retail with 
adjacent housing) 

 More cottage homes and small lot single 
family 

 Surface and on-street parking 
 +4% Return  
 Feasible with 10% rent premium –  

could be feasible with good design and 
amenities 
 
 
 









Incorporate Improvements for 
Pedestrians and Bicyclists 

 



Commercial Reuse: 
Transforming Vacant Big Boxes 

Heartland Community Church, formerly Rhodes 
Furniture, Strang Line Road, Olathe, KS 

Former Walmart now houses four 
businesses in Blue Springs, MO 

Source: http://www.bizjournals.com/kansascity/stories/2010/01/25/focus1.html 









Today, Noland Road and Hwy 350 

Noland Road Visualization, Fregonese Associates 



With initial public improvements 

Noland Road Visualization, Fregonese Associates 



With corresponding private investment 

Noland Road Visualization, Fregonese Associates 



With corresponding private investment 

Noland Road Visualization, Fregonese Associates 












