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What we’re talking about 

 Programs and/or projects can provide a rallying point 
for economic revitalization efforts in communities 
based on unique local assets. 

 
 Born of the recognition that asset-based planning and 

unique identity are already having an effect on the 
economies of our communities. 
 



An Important First Point… 

You are a PLANNING Commission member, 
not a Reaction Commission member. 



We don’t want things to get out of 
control 



But Be Warned… 



The REAL Story… 



Just to be perfectly clear… 



You may not always have an 
enthusiastic set of 
participants… 



But you will 
still have a 

never-
ending need 

to provide 
for a 

complete 
range of 

services and 
infrastructur

e 



So, how do you plan for all 
your community’s needs? 





And find new uses  
for aging infrastructure 



Introducing new recreational 
opportunities 



Building on assets… 



An Example… 
The Great Allegheny Passage Trail Towns  



An Example… 
The Great Allegheny Passage Trail Towns: 
Year 1 

  Over $40 million in economic impact in the 2008 
season –April - November (Campos Market 
Research study) 

 Plus another $7.26 million in wages in trail-related 
businesses in the same period 



Building Linkages: 
Asset to Town 

 Consistent, clear signage offering directions 
 Design and install a business directory kiosk 

with map to direct visitors AND LOCALS 
 A print piece that supplements the kiosk 

information and contains the town map and 
available services 
 This is where branding comes in 





 



Community 
Business 

Directory 
 
 



Expand existing businesses & 
attract new businesses to fill 
gaps… 



And their buddies… 

Shipping services for larger purchases 



Plenty of outdoor seating 

Always food 



Create Special Places… 



Don’t underestimate the 
importance of historic buildings… 



Create inviting streets 



Design and Planning Efforts 
 Regional Planning/Multi-municipal planning 
 Comprehensive master planning to ensure 

sustainability of resource 
 Sign Guidelines 
 Façade Improvement Program 
 Access Redesign 
 Design Charrettes 
 Gateway-to-Gateway planning 

 
In other words:  
Asset-Based Community Development 
and Planning 
 



Attractive awnings and facades to increase curb appeal  

The Little Things DO Matter 

2
1
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I’m going off script a bit… 
 

‘Tis time to rethink the way we 
do this planning thing. 

 
It’s a verb. It is NOT a noun.  



So How Do We Make Our 
Communities Work Better? 

and 
 What Is A 

Successful Community? 
and 

Is It Possible? 
and  

How Do We Get There? 



It’s all about the economy! 
In Indiana… 

…or is it? 



We face an 
inescapable choice 

between planning and 
chaos.  

Norman Bel Geddes 



If you don’t know where you’re 
going, 

you might end up someplace else. 

Casey Stengel 



The future is not completely 
beyond our control.  

It is the work of our own 
hands. 

Robert F. Kennedy 



The best way to cope 
with change is to help 

create it. 

Sen. Bob Dole 



I’m going to start with a 
quiz 



What is wrong with this 
picture? 



Number 1 

Remember who this is for 



Here’s the real deal… 

 OK, now build me one 
 How do I do it? 
 Just do it. 



The Rodney Dangerfield of 
Communities 

 No longer a communist plot 
 Not part of the United Nations Conspiracy to 

take over local government 
 We are not aliens bent on global domination 



It’s What EVERYONE Wants, 
Right?… 



I don’t need no stinkin’ 
straightedge… 



Using technology to best 
advantage… 



Appropriate 
telecommunication systems 



I Love My Job… 



Even if you don’t have 
anything to go on… 



OK, What Is This  
ABCD and  

Planning Thing? 

It’s building community, making memories  
and celebrating the human spirit.  

 
It’s balancing needs and wants with resources  

for a very long time 
 

It’s not just the bottom line, and it’s not just about jobs… 



Today it Means Going Green - 
Green Planning Principles 
 Incorporate green infrastructure into the 

comprehensive plan 
 Zoning Ordinance (including form-based 

and performance-based code) 
 Subdivision and Land Development 

Regulations (including PUD and 
Conservation Ordinances) 
 Incorporate green infrastructure into the 

Capital Improvements Program 
 Design Guidelines 



More Principles 
 Connectivity & Access 
 Mixed-Use, PUD, TOD, etc. 
 Large blocks 
 Multi-scale: site, neighborhood, town or 

city, county, region 
 BMPs 
 Context Sensitive Planning/Design 
 LID (Low Impact Development) 

 



Sometimes it’s shopping on 
Main Street… 

Jonesboro, TN 



or spending a Saturday morning 
at a local Farmer’s Market?  

Richmond, IN 



Whatever it is,  
Be clear in your message… 



Finding the Right Mix of Land-Uses. 
(Some Things Are Just Too Obvious…) 



Encouraging Diverse 
Enterprise… 

Fortville, IN 



As I Say - Diversification… 

Tri-Lakes, IN 



Inventive Mixed-Use… 

Wamego, KS 



The Real Problem - Parking… 
(We don’t need no stinkin’ parking garage) 



I just don’t know… 

Mt. Adams, Cincinnati, OH 



????????????? 



I guess  
it’s true 



Effective Traffic 
Management… 



I don’t know either… 



Multiculturalism… 



More Housing Options… 



Recognizing the 
Special Needs of 
Our Aging 
Population… 



Green or not – 
We still have to be everything 
to every one 

Windsor, ME 



And look for 
those special 
opportunities 



The Real Catalyst… 
Great Food! 

Kokomo, IN 



OK – SO ENOUGH OF THE 
TOUR… 



The Changing Economy… 
The Changing Marketplace… 
Requires Changing Strategies… 
That’s A Successful Community.   
It’s balancing resources to needs for the long 

term 
 
 Quality of life 
 Amenity development 
 Enterprise development/Entrepreneurship 
 Identity 
 Community character 
 Environmental quality 
 And, oh yes, economics 



Successful planning is... 

...people 



Successful planning is... 

...a celebration of community 



Successful planning takes 
many forms... 

…transportation/access 



Matching resources  
to context 



well… 







Even teaching the kids to drive is planning… 









Successful planning takes 
many forms... 

...community development & involvement 



Design Guidelines… 



It Can Be Done… 



Holding Their Own… 
McDonalds, Freeport, Maine 



Holding Their Own… 
Arby’s, Freeport, Maine 



It’s the image… 
It’s character… 
It’s your town… 
 
This is where it 
begins 



It’s the Image… 

Camden, ME 



It’s the Image… 

…it’s that place we call home 
Chestertown, MD 



Does it always work? 

but when it’s all said and done - 
it really does! 

By the way…There are an average of 86 days/year below freezing in Hell, MI 



If the only tool you have 
is a hammer, the whole 

world begins to look 
like a nail. 

unknown 



Sometimes 
you have to 
think big... 
 



Sometimes you have to think 
different... 



Creativity 
is the ability to look at 

one thing… 
…and see many things. 

The Universal Traveler 



Most limits and barriers 
that hold us back are 

imaginary 
and of our own making.  

anonymous 



If you always do  
what you always did, 
you will always get  

what you always got. 

Ron Powers 



To see an alley... 

Trapper’s Alley, 
Greektown, 
Detroit, MI 



And envision... 

…an arcade 
German Village, 

Columbus, OH 



Hmmmmmm. 



Sometimes We Have To 
Break The Rules, 

 
 

Sometimes We Have To 
Make New Rules. 



Look at your 
ordinances, guidelines, 

regulatory stuff and 
plans 

Do they REALLY do what you want them to 
do? 



THIS  
is trained imagination 

In other words GOOD planning 



Does planning create great 
places or homogenous places? 



Economics & 
Aesthetics: 
 
Not always 
opposed to  
each other 



Unique 

Engaging 

Exciting 

Inviting 

Unexpected 

Active 

Vibrant 



Are we chasing away the 
very things that make the 
hearts of our communities 
interesting? 

Because… 
 It's easy? 
 It's quick? 
 It's cheap? 
 It's necessary? 



Making ABCD Work Means  
New Tools 

 New Ordinances/Development Guidelines 
 New Economic Development Approach 
 Take Risks 
 
 
 It’s a People Place that celebrates 

character, uniqueness and identity 



Celebrating Local Cuisine… 

Traverse City, MI 



Food Is Always A Catalyst… 



Local Goods As Catalysts… 

Farmer’s Market & Local Produce, 
Manassas, VA 



Or Local Products… 

Farmland, IN 



And making it work… 

Floyd, VA 



And Building On Local 
Traditions... 

Cedar, MI 





Even Making Bad Things Play 
Nice… 

Downtown Wal-Mart, 
Rutland, VT 



Yes, This Is Wal-Mart Too… 

Really!  
(well, kind of) 

Downtown Wal-Mart, 
Rutland, VT 



Be true  
to that  
identity… 



Importance of  
Community Character 

Rutland, VT 



Niche Marketing… 



A Blending of the Countryside 
with the City… 



Focusing on the Experience 

Saturday Farmer’s Market, 
Burlington, VT 



Third Places: 
Places for People 

Downtown Asheville, NC 



Make YOUR 
community 

comfortable 
for the 

pedestrian:  
people don’t 

spend 
money from 

their cars. 
Downtown Traverse City, MI 



Combine 
3rd  Places 

and 
Pedestrian

s 

Downtown Yellow Springs, OH 



Ya Gotta Watch Those 
Pedestrians Though… 



The Great 
Long Lunch, 
Napier, NZ 

Community Activities = 
Community Pride = 
A Healthy & Vital Community 



Selling the Character & the Place:  
Facade Enhancement, Niche Market Retail, 
Service Retail and Infill 

Sutton’s Bay, MI 



Yet More Examples... 

Sutton’s Bay, MI 



St. Michaels, MD 



Identify Key Elements 

 Visualize Everything!  
PEOPLE RESPOND TO PICTURES! 

 C.O.W. - Community Opportunity 
Workshops (charrettes) 
 L.A.N.D. & S.W.O.O.N. 
 Unique feature(s)/character(s) 



What does it take? 



What I’m Talking About… 

 



What I’m Talking About… 



What I’m Talking About… 



…AND BUILD 
CONNECTIONS 



At Work… 
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Daydreaming… 
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The Idea Strikes… 
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Following Through… 
(web sites) 
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The Transformation… 
(needs equipment) 
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Shopping For Stuff… 
(local merchants) 
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On The Road… 
(wayfinding/signage/brochures) 
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Ready For Bed… 
(needs accommodations) 
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At The Crack of Dawn… 
(needs food) 
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Meeting The Locals… 
(hospitality/guides) 
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The Fish Are Jumpin’… 
(what the asset has to offer) 
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Doin’ It Right… 
(guides/lessons) 
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Nice Catch… 
(a satisfied “customer” - he’ll be 
back) 
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Shopping the Same Old 
Places… 
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Big City Prices… 
(competitive advantage) 
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Ready For the Road Trip… 
(opportunity strikes) 
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Checking Out The 
Possibilities… 
(web sites/marketing) 
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Making a Weekend Of It… 
(local B&Bs/historic hotels) 
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Getting There… 
(signage/wayfinding & scenery) 
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Shopping Makes You 
Hungry… 
(local, unique restaurants) 
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Maybe We Don’t Want to Live 
In the Big City Anymore… 
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The Perfect Find… 
(a satisfied customer - they’ll be 
back) 
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This is strategic planning 
- ABCD planning -  

in other words  
balancing resources and 

needs 
then making connections 





Keeping the Balance... 

Environmenta
l 

Economic 

Social 

Overall 
Community 

Vitality 



River Town General 
Principles 

 Protect and restore natural river and riverfront 
features and functions 

 Regenerate the riverfront as a community place 
 Connections between the river and the community 

are critical to community vitality 
 Ecological goals and economic development goals 

are mutually beneficial 
 Make the process of planning & designing 

riverfronts broadly participatory 



Quality of Life/Economic 
Development Loop… 

A clean and appealing 
environment 

Effective Amenity 
Development 

Diverse opportunities & 
Responsive public services 

Create opportunities for 
residents 

Generate revenues for 
schools, services, etc. 

Which result in… Attract and provide a 
base for industry,  
etc. 

This image cannot currently be displayed.



String of Pearls Concept 

 



Perpendicula
r Linkage 



Communit
y 

Response  



Identifying key features… 



The Charrette 



The Charrette 



The Charrette 



It’s not magic -  
anyone can do it 



It’s not magic -  
anyone can do it 



Run A Visual Diagnostic 

 



Run A Visual Diagnostic 

 



And Visualize What Could Be 



The Key: 
Visualize the Vision 



The Key: 
Visualize the Vision 

before 

after 



And get the community involved 
right from the  beginning 



Let THEM do it… 

Then give them the tools so THEY can do it 



Guidelines: 
Downtown Improvement  



Guidelines: 
Streetscape 



Guidelines: 
Building 
Rehab. 



Guidelines: 
Funding 

Programs 



Development Code 



Development Code 



What it looks like… 



What it looks like… 



What it looks like… 



What it looks like… 



What it looks like… 



What it looks like… 



What it looks like… 



What it looks like… 



What it looks like… 



Implement 

 Put up, or shut up 
 Stay focused 
 Stick to the plan 
 Nurture enthusiasm 
 Turn no’s to maybe’s & maybe’s to yes’s 



Words To Live By... 

 Just because you can doesn’t mean you 
should 
 You’re exactly right. 
 If you think you can do it - YOU CAN 
 If you think it won’t happen - IT WON’T 



Amish Incubator: 

 Unique Resource 
 Opportunity 
 Need 



An Example… 

 Resource based 
 Need driven 
 Commercial & Agricultural cooperation 



Farmland Grain 
Elevator 
 
The catalyst 



Farmland: 
Capitalizing on the opportunity 



Welcome To  
Farmland… 

 



The Farmland Community 
Workshop & Charrette 

 



Farmland  
Grain  
Elevator 

 



During the day: 
 Farmer’s Market 

Farmland  
Grain  
Elevator 



Farmland  
Grain  
Elevator 
And at night: 
 Farmer’s 

Market & 
Community 
Marketplace 
 When the 

community is 
home… 



Farmland  
Grain  
Elevator 

In the winter: 
 Community 

Christmas Tree & 
Ice Skating 
 Hot Chocolate & 

Coffee next door 
and across the 
street 



Farmland Grain Elevator: 
As A Catalyst 



Farmland: The Chocolate 
Moose 



Farmland: The Chocolate 
Moose 



Farmland: 
A Little Fix-Up/Clean-Up 

 



Farmland: 
A Little Fix-Up/Clean-Up 

 



Farmland: 
A Little Fix-Up/Clean-Up 



Farmland: 
A Little Fix-Up/Clean-Up 



Farmland: 
Compatible Adaptive Re-Use 



Farmland: 
Compatible Adaptive Re-Use 



Farmland: 
Facade Enhancement 



Farmland: 
Facade Enhancement 



Farmland: 
Site Enhancement & Infill 



Farmland: 
Site Enhancement & Infill 



Farmland: 
Facade Enhancements w/ 
Signage 



Farmland: 
Facade Enhancements w/ 
Signage 

 



Farmland: 
Signage Options 

 



Farmland: 
The Corner Transformed 

 



Farmland: 
The Corner Transformed 

 



Stoneyfield 



Nothing great was ever 
achieved without 

enthusiasm.  

Ralph Waldo Emerson 



Remember, 
a dead fish can float 

downstream, 
but it takes a live one  

to swim upstream.  
W.C. Fields 



Summary 
You’re Exactly Right! 

 
 You have the power 
 Think creatively 
 Be positive 
 Be proactive 
 Build enthusiasm 

Believe It & 
Just Do It! 



Just Do It 





and an invitation for continuing 
the conversation tonight… 



It starts with good planning 



Realistic Expectations 



The Perceptions… 

 Distrust of 
government/authority/t
hem… 

 Same old, same old 
 Us vs. them 



It’s not the plan commission 
or town council… 



It’s US 



It’s a 
place to 

shoot 
your own 
burgers! 

I never knew 
hamburgers 

were a 
confection 



Third Places 



Identity… 
(what does this say?) 



Or, if you prefer… 

A C.O.W. 
(Community Opportunity Workshop) 
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