Strong Towns Curbside Chat

NdrmVan 'E;den Petersman
Member Advocate for Strong Towns
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Private investment to build wealth
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It’s Member Week! g

STRONG
TOWNS

TRANSPARENT
LOCAL
ACCOUNTING

The Problem With
Where You Live

When you look around you, it’s easy to
see all the problems in your place. All

the work yet to be done. But, look again:

you'll also see the work that is currently
underway to make a change for the
better.

Read More —

Norman Van Eeden Petersman -

Jun 12, 2023
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ARTICLES

END HIGHWAY

EXPANSION

Look around you.

PODCASTS

SAFE &
PRODUCTIVE
STREETS

LEARN

EVENTS ABOUT

HOUSING

Become a member today to support the local heroes who are building Strong Towns.

BECOME A MEMBER

END PARKING
MANDATES &
SUBSIDIES

INCREMENTAL

Community Action Lab 2024
Applications Are Now Open

Bring your town together for 24
months of coaching, training, and

impactful public events.

LEARN MORE

Trending




PREMISE

Our current path, meant as a
means of securing prosperity for
all, has unwittingly trapped us in a
=-"'~"‘°‘ system that is incapable of building . L ue
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PROMISE

A local path to gradually restore

the capacity to create and sustain

local prosperity
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| PREDICAMENT
- While we mobilize, we will seemingly be —
__; part of a worsening problem and the
promised relief won’t immediately

materialize



NOh
The traditional development pattern %

offers a reliable path to freedom
from the trouble we’ve gotten into



Strong Towns What have we done?
Curbside Chat What do we do?

What can change first?

Norm Vn Eeden Petersman
Member Advocate for Strong Towns




Strong Towns What have we done?

Sl NN EIMN e have traded a
robust incremental
approach for a
mtimsacomplicated andygk

-

Norm Van Eeden Peters
Member Advocate for Strong Towns




Complex, Adaptive Systems







Complex Complicated



Complex Complicated



TRADING COMPLEXITY AND ADAPTABILITY FOR GROWTH AND PREDICTABILITY
Policy, subsidies, and a flurry of
construction resulted in a dramatically
simplified method of building out cities

(the Suburban Experiment)




Complex Complicated
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Notice the mix §
of sizes & uses g

1. Complexity

2. Lot coverage

3. Incremental
growth &
adaptation



Medicine Hat
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Strong Towns What have we done?

oVl NN /e have traded a
viable but incremental
approach for an

sapproach that suitsg

oy E
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Norm Van Eeden Petersman
Member Advocate for Strong Towns
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Local Street Project |l | S
Road Improvement
Project -
$6,600 cost per property =T

50% of costs assessed

37 years to recoup public
contribution from adjoining
tax base




Local Road Rehabilitation

Road Maintenance

Project
*» $354,000 total cost

» /9 years to recoup
public expense from tax
base

*» To break even requires a
46% increase in property
tax rates




Industrial Development

Industrial Park

Development
« $2.1 million

inflation-adjusted total

cost

« $6.6 million in
improvements induced

« Payback from current
conditions happens in 29
years if all revenue
devoted only to debt




Cumulative Cash Flow - One Life Cycle
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Growth Ponzi Scheme



Cumulative Cash Flow - Multiple Projects

Growth Ponzi Scheme




Cumulative Cash Flow - Two Life Cycles

Growth Ponzi Scheme




POWERFUL INCENTIVES

INITIAL COST TO THE PUBLIC FOR NEW
GROWTH: MINIMAL

BENEFIT TO THE PUBLIC BUDGET FOR NEW
GROWTH: SUBSTANTIAL

THE CATCH 1S THAT THE PUBLIC AGREES TO
MAINTAIN THE IMPROVEMENT FOREVER



WHAT DID TIM'S SON ADD TO THE COMMUNITY?

INITIAL COST TO THE PUBLIC FOR NEW GROWTH:
MINIMAL

(grants from other levels of government, borrowing
with bonds, developer-contributed infrastructure)

BENEFIT TO THE PUBLIC BUDGET FOR NEW GROWTH:
SUBSTANTIAL

("shovel-ready” projects, jobs (!), big contractors
coming to town, new tax-paying neighbourhoods)

THE CATCH IS THAT THE PUBLIC AGREES TO MAINTAIN
THE IMPROVEMENT FOREVER



CORE ASSUMPTIONS FOR THIS STRATEGY

EITHER GROWTH CONTINUES AT EVER
ACCELERATING RATES,

OR

THE PATTERN OF DEVELOPMENT ULTIMATELY
GENERATES MORE REVENUE THAN IT COSTS TO
MAINTAIN
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Implications

Serious implications for the future

[l The “Mechanisms of Growth” we have become accustomed to are
waning.

[ Local governments are going to be forced to absorb the local costs of
the current development pattern.

[ This can’t be done in the current pattern of development without

large tax increases and/or large cuts in services.



Strong Towns Whathave-we-done?
Curbside Chat What do we do?
What can change first?

&

Nor Van Eeden Petersman
Member Advocate for Strong Towns




Allow the Next Increment “By Right”

- a minimum amount of regulatory friction to increase housing density

- approval to build to next increment OR seek permission to skip increments



CORE PRINCIPLE

No neighborhood should be
subject to radical change

No neighborhood should be

exempt from change







Traditional Development Pattern

Build more homes
e Private Investment and storefronts,
expand those
already there

e a= o Public Investment
Build homes and
storefronts

Build the train stop / \ ,'---.
plat the town # Build a library /
’/ improve primary

streets

’-------,
/’/
,’ Start a3 water works
’

-
' - -
— _ _ »*® Start afire brigade

Time
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Experiment
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Build highway interchange,
run utilities to site, construct
frontage roads, expand water
treatment system to handle
anticipated demand
Dollar Store /
_ Strip mall
Housing conversion

subdivision

built \

e Private Investment

Fast food / gas
stations built e = o Public Investment
Wal-Mart built

Time



Traditional

Development Pattern

e Private Investment
= e o Public Investment

Build homes and

$ storefronts
Build the train stop / \

plat the town

’

’ o
»? Start afire brigade

Build more homes
and storefronts,
expand those
already there

'---'
/’
¢ Build alibrary /

improve primary
streets

,-------,

/
,’ Start a water works

Time

Suburban
Experiment

Build highway interchange,
run utilities to site, construct

frontage roads, expand water

treatment system to handle
anticipated demand
Dollar Store /
) Strip mall
Housing conversion
subdivision

built \

Fast food / gas
stations built

e Private Investment

- e o PUbIic Investment
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NORTH STAR

The traditional development pattern
offers a reliable path to freedom

from the trouble we’ve gotten into




A TRENRT GRS
LOWER THE BAR OF ENTRY

“This is the building block or ladder of prosperity
and we've taken that lower rung off”



LOWER THE BAR OF ENTRY
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West Front Street, Brainerd, Minn

- a minimum amount of regulatory friction to increase housing density

- approval to build to next increment OR seek permission to skip increments
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ALLOW RESIDENTIAL IN
“COMMERCIAL" AREAS




ALLOW COMMERCIAL IN
“RESIDENTIAL” AREAS




REDUCE “"DISCRETIONARY”
REVIEWS WITH AS-OF-RIGHT




PROVIDE UP-FRONT FLOOR
AREA RATIO (FAR) BUMPS
L
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Strong Towns WHrat-have-we-done?

Curbside Chat What do we do?

Identify ingredients of
genuine, durable value

Norn Eeden Petersman
Member Advocate for Strong Towns =
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457 3 Street SE | $1.8 million/acre

Property Address
Tax Roll Account
Neighborhood
Tax Year

Assessed Value

Land use

Lot size

Year Built

Building Size
Building % Complete
(as of year end)
Market Building Class

Lower Level Finished
Area

Basement Finished Area 0 N

Plumbina Fixtures 0




Property Address
Tax Roll Account
Neighborhood
Tax Year

Assessed Value

Land use

Lot size
Year Built

Building Size

Building % Complete
(as of year end)

Market Building Class

Lower Level Finished
Area

Basement Finished Area
Plumbing Fixtures

ry-
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Sugar Daddy
Cheesecakes

Property Address 477 3 STREET SE
Tax Roll Account

Neighborhood

Tax Year

Assessed Value
Land use

Lot size

Year Built

Building Size
Building % Complete
(as of year end)
Market Building Class

Lower Level Finished

oM
Area

Basement Finished Area 0 M

Plumbing Fixtures
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501 3 Street SE P $4.4 million/acre

Property Address 501 3 STREET SE

Tax Roll Account 118909
Neighborhood Downtown
Tax Year 2023

Assessed Value 1,052,300.00
Mixed Use
Downtown
Lot size 966 M2 (10400 FT2)
Year Built 0

Building Size 0M2(0FT2)
Building % Complete

(as of year end)

Market Building Class

Lower Level Finished

Land use

M2 (0 2)
e 0M2(0FT2)
Basement Finished 0 M2 (0 FT2)
Area

Plumbina Fixtures 0

Zoom to



X

660 6 St (Dayz Off Pub) $1.8 million/acre

640 KINGSWAY
AVENUE SE

Tax Roll Account 131453
Neighborhood South Flats 1
Tax Year 2023
Assessed Value 1,072,700.00
Land use Mixed Use
2383 M2 (25648
FT2)

Year Built 0

Building Size 0 M2 (0 FT2)
Building % Complete

(as of year end)

Market Building Class

Lower Level Finished
Area

Property Address

Lot size

0M2(0FT2)

Basement Finished
Area
Zoom to

0M2(0FT2)

N __
. Image capture: Jul 2014 © 2023 Google



B
749 1 St SE

Zoom to

Property Address
Tax Roll Account
Neighborhood
Tax Year
Assessed Value
Land use

Lot size

Year Built

Building Size
Building % Complete
(as of year end)
Market Building Class

Lower Level Finished
Area

Basement Finished Area 0 M2 (0 FT2)

Plumbing Fixtures

749 1 STREET SE
132706

North Flats 1
2023
873,900.00
Mixed Use

2243 M2 (24145
FT2)

0

0M2(0FT2)

0 M2 (0 FT2)

0

I mn A Tisla Calan b
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2350 Division Ave

GHiquor, pets,

| i O ,’ J s .-‘- 5 - hopperS,
5 ‘a . A " =5
&' e
5 : /.,/f"\ petistoress -
3 - e Rubens Veggues 5 access

' E major

Tim Horton_s ’
o e / N ‘ provement:
> ' .
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' $1.9 million/acre

2350 Division Ave

’,Ja\ e ¢ 3 i 2350 DIVISION
/Q\ yot . IORETH AIoNEns AVENUE NW
o \ ¢ "4 | TaxRoll Account 125561
\ o’ o Neighborhood gE Crescent Heights
_ s P o el & X Tax Year 2023
- < P LEl : M | Assessed Value 14,240,700.00
P @ ' & = = | Land use Mixed Use
> [ : : - = s 93 J 3
. Ru ber | L [%T;)eo M2 (316246
M N . . _7_" ¢ Year Built 0
“ﬁ(ﬁ_' _ PP o~ T Building Size 0 M2 (0 FT2)
Eéf \/ & Building % Complete
Tim Hortons'Ss ,ﬁ’ ACE quuor Dlsc,o,umer & (i cE e i)
- e 3 i:}\ N O rth po | nt‘c ro S S l n g Market Building Class
= 3 qs‘:s . A T ( ‘. Liquor tOYt‘ ¢ ;?::r Level Finished 0 M2 (0 FT2)
- - . ' "' ﬁ‘* ." ; ) x Basement Finished U L T,

Zoom to



Sugar Daddy
Cheesecakes

2350 Division

$14 million %E,pers Dru  £n $777,900 i
D . orps
| $1.9 million/acre > 4‘ 55.2 million/acre
44 P © Ret Vc |

‘( .,,/’3'1 \| Pet stor

= Rubens _ '

M How can we improve a $14 million property to be worth a

S
- comparable $37.4 million:

- NG ——
- - ~ -,‘ //
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PROMISE

A local path to gradually restore

the capacity to create and sustain

local prosperity

it mad H], 1’1__.1: ML RA S
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—

-

ey
e

- _— -
-l * \g'ﬁ

N










L ] .




Strong Towns

Curbside Chat

What can change first?




