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How will the Crash Reshape America?

• “How we live, work, 
shop and get around 
will change.”

• “Communities that 
embrace the future 
will prosper.  Those 
that do not will 
decline.”
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Population Growth

• 100 Million New 
Residents by 2050

• 44 Million New Housing 
units

• 1.1 Million Units per year
• Demographic shifts and 

Immigration
• Decline of Traditional 

Households



Demographic Shifts

• Baby Boomers and Retirees – 80 million
• Immigrants – 40 million
• Millennials (18 to 32 year olds) – 85 million
• Women (single-parent households) - 27 

million
• 75 % of American households do not have 

school age children
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Do you think the
long term trend
for energy prices
is to go up or 
down?





Unsustainable Land Use in USA
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Taking Up More Space
Household vs. Lot Size

Lot 
Size

Family 
Size

Even though the number of people per household has
decreased  from 3.57 to 2.62 over the last 50 years, the
amount of land that each individual home consumes 
has increased by nearly 60 percent.



Growth Trends Reinforce Driving



Infrastructure Deficit

• US needs over $2 Trillion for 
needed repairs to roads, 
bridges & other infrastructure

• Fed. state & local 
government spend less than 
half this amount

• Federal gas tax hasn’t been 
raised since 1993

• We’re falling behind our 
global competitors

I-35 Bridge Collapse Minneapolis



The Patterns of Development

• Where you put development

• How you arrange development

• What development looks like
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Fayetteville Waffle Houses

Urban Waffle House
• Walkable Street
• No dedicated Parking
• Apartments Upstairs

Strip Waffle House
• Located next to Interstate Highway
• Lots of Parking
• Single use
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Why is Mixed Use Important?

• We can not address CO’2 
emissions without 
addressing VMT (i.e. 
driving)

• VMT has grown 3 times 
faster than population 
since 1980

• Many Americans spend 
more time driving than 
vacationing.

• US DOT predicts driving 
will increase 59% by 
2030 if  trends continue.



The Three-Legged Stool
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Why do we drive so much?
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Here is the good news!

• “People who live in 
walkable mixed use 
communities drive 
almost 30 percent 
less than people who 
live in conventional 
settings.”

• Sources: Georgia Tech 
University and University of 
British Columbia, 2007



Mixed Use Suburbs

• Workers in Bethesda, MD 
walk or use transit for 
74% of their non-
commute trips (errands, 
lunch, shopping, etc)

• Workers in Germantown, 
MD (an auto oriented 
suburb)  use the car for 
90 % of their non-
commute trips.

• Source: US Department of 
Transportation



The Pendulum Swings on How America Invests 
40% of our wealth

Walkable 
Communities

Choice Drivable
Suburban

Post 1945

Mid 1990’s

Source: University of Michigan, Graduate Real Estate Program



The Changing Market ?
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• Pent-up demand for urban 
living is evident in housing 
prices.

• Urban residential space goes 
for 40 to 200 percent more per 
sq. foot than traditional 
suburban space in cities all 
across US

• Walkable suburban 
neighborhoods command large 
price premiums over driveable 
suburbs.

• Source: Christopher Leinberger, 
Atlantic Monthly – March 2008



Walkability and Value

• A positive correlation between 
walkability and housing prices 
in 13 of 15 housing markets 
studied; an additional one 
point increase in Walk Score 
was associated with between a 
$500 and $3,000 increase in 
home values.

• The property value premium 
for walkability is higher in more 
populous areas and those with 
extensive transit.





Americans Don’t Like 2 Things

• Sprawl • Density
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Higher density can be attractive 
& valuable

…and inherently more livable



Density and Design

Las Vegas – 37.5 units per acre              New Orleans – 38.9 units per acre



Which has higher value?

Sun City, AZ – 5 units per acre                  Charleston, SC – 8.9 units per acre



High Priced Neighborhoods

Alexandria, VA                                           Oak Park, IL

Georgetown, DC                                         Palm Beach, FL



Florida Neighborhoods

City Place, West Palm Beach                Riverside, Jacksonville

Old Northeast, St Petersburg
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Transit Oriented Development

• “Transit oriented 
development near 
subway or light rail lines 
almost can’t miss as a 
real estate investment 
opportunity”

• Source: Emerging Trends in Real 
Estate, 2006 – Urban Land 
Institute and Price Waterhouse 
Coopers

Denver, CO



“Going forward, the distance between where we 
live and work will matter more and attractive mixed 
use places (in both cities and suburbs) that offer 

more convenient urban lifestyles will benefit.”

Clarendon Town Center, Arlington, VA
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Different demographics want 
different types of housing

Retirees and Empty Nesters                      Immigrants

Gen Y                                                         Single Women
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Consumer Housing Preferences are Changing



“The place is becoming more 
important than the product.”

National Association of Homebuilders, 
2011



What’s more important? The size of 
the lot?



Or the Character of the 
Neighborhood?



Houses next to golf course



Value of Open Space

• Developers build golf courses because 
golf courses sell real estate at premium 
prices

• Very expensive to design, build & maintain 
golf courses

• Parks and open spaces also sell real 
estate at premium prices at lower costs to 
create and maintain





Conservation Design

• Preserves Open Space

• Reduces Infrastructure 
Costs

• Increases Property 
Values

• Protects Rural Character
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� Walking trails/bike paths               - 36%
� Parks/natural areas - 26%
� Playgrounds                                  - 21%
� Daycare                                         - 14%
� Soccer Fields                                - 9%
� Golf Course                                   - 6%

- April 2004
National Association of Realtors
National Assn. of Homebuilders



Green Space & Property Values

• “The relationship
between rising property
values and green spaces
is well documented.”

• “Some studies find as 
much as a 15 to 30 % 
increase in the value of 
properties adjacent to 
parks and open space.”

Source: Urban Design and the Bottom Line, ULI, 2008
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High-Line Park, NYC



Millennium Park, Chicago



The Old Paradigm 



The future belongs to main streets, 
town centers and mixed use 

development

Strip retail is retail for the last 
century



Here is Why:
• We’re overbuilt on the strip
• Retail is rediscovering the city
• The suburbs are being redesigned
• Traffic congestion, fuel prices and auto-oriented 

(i.e. ugly design) are undermining the strip
• Consumers favor walkability and places with 

character
• E-commerce means fewer and smaller stores
• The economy is restructuring the retail 

landscape



We’re Overbuilt on the Strip

• Ten fold increase in retail 
space from 1960-2000.

• From 4 to 38 square feet per 
person.

• US has more than double the 
retail space per person as 
Europe.

• There is now more than 
1billion square feet of vacant 
retail space (mostly in empty 
big box stores)



Retail space grew faster than retail 
sales



Department Store vs. Big Box
• Downtown
• Multi-story
• Accessible by Transit
• Footprint – about 1 acre

• Outside of town
• Single story
• Accessible by car
• Footprint –about 12 acres



Development Pattern Reinforced Driving



E - Commerce Means Fewer and 
Smaller Stores

• The nation’s healthiest retailer is Amazon

• E-commerce means the downsizing or 
disappearance of many chain stores

• Staples – the pioneer of the superstore 
concept is now the 2nd largest online 
retailer.



Suburbs Are Being Redesigned

• “The largest retail trend of 
the next generation will 
be the conversion of dead 
or dying strip commercial 
centers in the suburbs 
into walkable urban 
places.”

• Source: Chris Leinberger, 
The Brookings Institution



Historic Rockville, MD

• Mostly 
demolished in 
1970



Rockville Mall – Rockville, MD



Rockville Town Center



Tyson’s Corner Today

Americas 1st edge city – Nation’s 10th largest CBD – 3 rush hours daily



Tysons Corner - Tomorrow

• Tysons Corner, VA just 
received APA’s 2011 
Daniel Burnham Award 
for a adopting a visionary 
Comprehensive Plan that 
will transform Tysons 
from America’s first edge 
City into a walkable, 
mixed use downtown 
served by 4 rail transit 
stations.



The Opportunity

The New Promised 
Land?



Tear Up Parking Lot, Rebuild Paradise

• Large, flat, well drained site
• Major infrastructure in place
• 4 lane highway frontage, transit ready
• Saves rural land
• Committed to mixed use
• Can turn NIMBY’s into YIMBY’s
• 2.8 million acres of greyfields will be 

available in next 15 years



We Are  Going From This:

Spread Out
Single Use
Drivable Only



To This!

Compact
Mixed-Use
Walkable



Two Suburbs – 2 Approaches

Rockville, MD Bethesda, MD

1 story                                                              3 stories
Lots of parking in front of building                                            No parking in front of building



Which one is more profitable?

1 Way to get here: 
• Drive your car

4 Ways to get here
• Drive your car
• Take Metro
• Ride your bike
• Walk

Rockville Pike

Downtown Bethesda



“People stay longer,
spend more money
and come back more 
often to places that 
attract their 
affection.”
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Retail is Rediscovering the City

King Street, Charleston, South Carolina



New Life for Old Buildings

• In December 2010, 
Target announced 
that it would renovate 
and occupy 125,000 
Square feet in the 
landmark Carson 
Pirie Scott building in 
Chicago.



The Changing Shape & Location
of Big Box Stores

A growing number of 
big box stores are 
locating downtown, in 
multistory buildings 
which means they use 
less land, fit better 
with the community 
and are accessible by 
foot or on transit.

Typical Target Store

Multi-story Target store

Target, Washington, DC



Two Approaches to Big Box 
Development – the Old Paradigm



The New Paradigm



“You can see America wilting in downtown Silver 
Spring. Old office blocks stand empty.  A grand 
art deco cinema is frequented only by ghosts. 

Glitzy department stores have decamped to out-
of-town shopping malls. Tattoo parlors, 
pawnbrokers and discounters remain.”

Economist, May, 1996

The Proposed Solution?

Silver Spring, Maryland



Build  A Second Mall of America

The proposed American Dream Mall would cover 27 acres. 
It would cost $800 million.  It would require $200 million in 
public subsidies and it would mean the demolition of most
of downtown Silver Spring’s  buildings.



“For a decade Montgomery County Officials have 
searched for a silver bullet that could solve the 
woes of Silver Spring.  But I am rejecting the 

massive American Dream mall and setting our 
sights on a succession of more modest 

developments to boost our fortunes.

County Executive, Doug Duncan, November 17, 1997

What happened instead?



What Were It’s Assets?

A Good Location                         Served by Transit



Catalysts for Change

Discovery Communications     American Film Institute
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Silver Spring – A  Success Story

Community College Expansion       New Restaurants & Shops      

New Condos                                New Grocery & Hardware Stores
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New Amenities

New Movie Theatres                                         Community Fountain

Farmers Market                                       Public Art
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Thank You!
Ed McMahon

Urban Land Institute
emcmahon@uli.org


