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Introduction

Corporations and planners have in common the faat they are both charged with
projecting the impacts of their actions 5, 10 afdy2ars into the future. A retailer's investors
count on the decisions that are made today addgmnt grofits at some future point in time. A
city planner’s investors - the residents and bissiae of the neighborhoods and cities that they
are planning for - expect that the overall healtthe community, and their individual well-
being, will grow with time. Competition is ripe loth of these markets. If the corporation or
planners fail, they will lose their investors tdvet, more successful offerings.

One of the challenges planners face in this regam shaping the design of buildings,
neighborhoods and cities. Planners must strivemgsmure that what is built today will not become
prematurely obsolete and thus lead to a loss aderts and businesses. At the same time, they
may seek to limit the amount of development, mama@ sustainable level of growth that is
appropriate to the community at hand. For examplesiners need look no further than some of
the physically segregated, auto-oriented retailirenments that have been built over the last
several decades. While they may be retail fornttas many shoppers demand today, these
typologies have been over built and signs of ttaorsare already evident.

Inherent to this dilemma is the fact that manyhwfse retailers are building structures in
stark contrast to those that benefited from thg-tmmm foresight of builders from a century ago.
A big box made of corrugated metal and cinder blgek hundreds of feet back from the nearest
road, with embellishment only suitable to a spechirand or corporation does not smack of
permanence or of a life span beyond its first tésalifetime. Many of our nation’s most
treasured buildings, on the other hand, were gite than 100 years ago and will likely remain
standing for another 100.

The enduring quality of these buildings is evidehbg their ability to be reused dozens
of times over. Turn-of-the-century warehouses Ha@me offices, artists’ lofts and residential
condominiums. Their longevity is further supportsdthe fact that they exist in tightly woven,
mixed-use neighborhoods where many resources aredshnd users of all types keep buildings
occupied and streets and sidewalks active.

There may yet be a use for the obsolete mallg senters and big boxes of today, but
the current trend is to operate them until theyravdonger profitable and then either abandon
them or tear them down and build anew. Many comtiasnconsider themselves lucky if the
latter is the case, particularly in slow or no-gtiowegions like Northeast Ohio. This method is
not sustainable economically or environmentallyewNstrategies have already begun to address
this problem and others are evolving, even as thpserly conceived, short-sighted
developments continue to spread across much ofdhbetry. It is essential that planners and
legislators address these issues and pursue psogresolutions to building and site design;
sustainable site planning; zoning reformation; steeent in sustainable building practices; and
finance of sustainable development.
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Sustainability and Building

Architecture and Building

Sustainable development occurs under several diffetypes of contexts and eludes
having one definition. The most familiar aspectsabtainability is the ever popular phrase of
“green building.” Green building is most simplyderstood as a physical structure constructed
utilizing energy saving techniques during its cangion as well as its ability to consume limited
amounts of energy and have a longer, more usdbterie than other formats (a “big-box” per
se). Many people may not consider the programneiments, other than saving energy, that
are part of green building design or what ways igresign can save energy, aside from cutting
down the need for heating and cooling the intepaats of a structure. Understanding green
building goes beyond simple design principles. Miest also consider aspects such as material
intensities and site planning.

LEED stands for Leadership in Energy and EnvirortadeDesign. The use of LEED
standards is a relatively new effort that promdtes development of environmentally friendly
buildings and rates the efficiency of new builditgsed on a point system. Buildings can attain
a certified, silver, gold, or platinum level of tiécation according to how many points are
achieved though the various stages of constructidhany people are familiar with green
building elements like green roofs, but points barawarded for things like density, location to
mass transit and on-site remediation. There areyrddferent types of LEED rating systems for
the various types of development that occur inetgci LEED-H for homes, LEED-NC for new
construction and LEED-ND for neighborhood developteare a few examples. LEED-ND is a
category that is relatively new and rests on aroigmt theory that even though a building alone
can be considered sustainable by design, one ronsider the context in which it rests. LEED-
ND is described by the US Green Building CounciE&BC) as

“...hav[ing] a similarly positive effect on developntetrends to revitalize existing urban
areas, decrease land consumption, decrease vefilele traveled, improve air quality,
decrease polluted stormwater runoff, and create ediircome, walkable
communities...LEED-ND will address location, linlkkago other communities, and
infrastructure issues that other LEED programs haveuched on.?

LEED-ND patrticularly stands out with its newly inradive approach to address issues
that go beyond structural efficiency. One of thereninteresting elements of LEED-ND is its
specification of the actual location of developnseand the attention to community design
issues. The development of LEED standards arebleotar the collaborative approach taken
towards their development. For example, LEED-NB bt always incorporate the importance
of location and community design and received heaiticism because of it. However, because
of the open and collaborative design approach tékethe USGBC, these elements were later
added. Other characteristics of the LEED-ND rasggtem are its integration of smart growth
initiatives, new urbanism and green design.

2USGBC - U.S. Green Building Council. 2006. U.Se@r Building Council. April 2006. <http://www.usgbrg>.
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One of the most important factors of LEED-ND hasrbdahe introduction of the
importance of siting. Not only is growth importdmgcause of its impacts on a region’s air and
water quality, but also because of how it can kasprawling communities.

“The negative environmental, social, and economegacts [of sprawl] are affecting
more and more people on a daily basis. Long-distasommutes and traffic tie-ups
contribute to worsening health-related issues, sigchir pollution and increased asthma
and other breathing related illnesses. More impas/roadways, rooftops, driveways,
and parking lots mean more flooding and water pioliy and runoff that have nowhere
to go and plenty of toxins to pick up on its way.”

This is why 25% the points that can possibly benedrby LEED-ND projects are
attributed to location itself. “Location is crutibecause it determines whether, and how far,
people have to drive to get there...transportatiocoasted for 28 percent of U.S. energy
consump‘;[ion in 2004, it makes sense to pay attemtidiow a development affect transportation
patterns.

Keeping sprawl in check means paying attentionetasdy and diversity. Good density
is typically defined by sustainability advocateshagh density. One of the biggest payoffs (but
not always recognized as so) of dense developregheipreservation of land acquired by using
less of it. Smart growth proponents are alreadynmting such land use behaviors and many
municipalities offer density bonuses for develop&ko develop PUD, or Planned Unit
Developments, densely.

Another measure of benefits returned through deleselopment is the reduction of
taxes a home owner may experience in more denas bhezause of the less a local government
has to extend their utilities to remote or leagfdevelopments. Further, dense development can
increase the possibility for creating diversityhiousing supply.

“...people can stay in an area throughout their lieesl change dwellings without
moving very far as they graduate from college, eafmamilies, and eventually
retire...diverse housing stock can also help integcatnmunities by class, race, and age,
leading to a higher population density that contesnfbuilding both small and large
homes...that makes the neighborhood more able tcosupperything from boutiques to
bus systems?”

Material Intensity
There is no question that construction, use, amdotiBon of a building has tremendous
environmental impacts. As we start to consider #pecific elements that impact the

% Kollin, Cheryl. “The winds of change are blowirtgaugh the building community, fueled by consumemend
and discerning practitioners®merican ForestsSpring 2005. April 2006. <http://american
forests.org/productsandpubs/magazine/archives/podgcommunities.php>.

* Kelly, Carolyn. “Rating System Asks: Where You At®lichigan Land Institute. October 20, 2005. AD05.
<http://www.mlui.org/print.asp?fileid=16929>.
® Kelly, Carolyn. “Rating System Asks: Where You At®lichigan Land Institute. October 20, 2005. Af005.
<http://lwww.mlui.org/print.asp?fileid=16929>.
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environment, we eventually come to the issue ofens. A building is, in its very essence, a
composition of materials assembled to create atifumad form. As we begin to think about
material composition, we have to consider the dgeskgpices we make with them. Those design
choices must include material selection that itdam a consideration of origin and how it may
affect future adaptable uses of the building. Tdwnsciousness of a material’'s origin,
production, use-period, and final discarding i®a&eown as having a Life Cycle Awareness of
that material.

Through Life Cycle awareness we can make bettesides as we create materials for
use in our buildings. Humans are increasinglyizes the interconnectedness to the natural
world and our responsibility to work as closelypmssible with the natural process. To further
illustrate, we must understand that in the natpratess there is no waste generated. Even what
we may consider a “waste” product of an organishféscycle has a purpose. Waste that is
created by humans through unnatural resource ¢ixtnagnd material production does not have
its place in the natural process.

What is it exactly is the life cycle we need to &ware of? The life cycle entails
quarrying and refining of raw materials; productiand manufacturing of raw materials;
manufacturing raw materials into components; useonfiponents on a construction site; use of
the building; and finally the demolition, reuse asidposal of the building. Historically, our
human society has been limited in our ability tor@st resources and materials. However, due
to technological advances, we have eliminated noditlye limits on what we can build and what
we want to build it with. Frankly, sustainabilisy not just our ability to look into the future and
make better judgments, but also our ability to labkur current status as well.

Damage to
the Environment

Figure 1.:

Land Use Strategies

Communities that seek to build a sustainable r&adscape have many options to work
with. In addition to strategies that work withihet structures themselves, the foundation for
many of these tools can be found in comprehendsenpg and zoning statutes. State zoning
enabling legislation gives municipalities and caeemitthe responsibility and authority through
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which sustainable retail form can be promoted. 3Jta¢e legislation can go further, spelling out
goals and objectives to be developed in local latos.

Beyond the state legislation, it is up to each roipality to establish its own principles
and codes to ensure sustainable development ardegi met. Through comprehensive planning
and community goal-setting, communities can esthbthe appropriate design standards for
retail facilities in their community. By tappingto the authority of “police power,” which is the
legal basis for land use regulatidthe community is setting a framework for legisiatthat can
enforce the type of development that they have @demesirable or appropriate, so long as it can
be proven to protect the health, safety and welfdiiés residents. Zoning and planning boards
may be hard pressed to deny a building permit eeld@ment proposal for an undesirable
project without the force of these regulations.

Worldwide, progressive land use legislation is desti@ting awareness of the impacts of
building and neighborhood form and function on ¢hgironment, the economy, social networks,
and the overall health of communities. Examplegeafrom seemingly subjective measures like
aesthetics, to the precision of maximum store Bmés. A growing number of communities
have begun to recognize the obsolescence of tbring code and have adopted new “smart” or
“form-based” codes that encompass retail and nmaxtafruses, while others are attempting to
concentrate development around infrastructure ingrents and transit. Still others have
enacted zoning regulations that are focused spaliifion ensuring energy efficiency in the built
environment. One theme rings true throughout thesemples: regulation and successful
implementation are most plausible when the prooedsdes positive planning and collaboration
across jurisdictions, regulators, property ownplanning officials, and the community at large.

Aesthetics

A number of communities have been able to enfdreg tand use regulations on the sole
basis of aesthetics. The protection of neighbadhgwracter and stability, often as they relate to
historically significant structures and neighbortie@r to economic diversity and function, has
been deemed a sufficient application of the patiower of legislative bodies.In many cases,
the argument for aesthetics comes in relationgodhise retailers, where brand identity is often
built into their structures. These free-standirigpokie-cutter” buildings can prove
unsustainable, as they have no real relation tio smeroundings and are unlikely to be re-used
should they go vacant. Building or project siza a#s0 be a factor in the aesthetics argurfient.
The ability of a proposed project to blend into steroundings, where they are deemed to be
worthy of preservation, can prove important in gegmitting process where strict regulations
have been established. Under these criteria, radatdized drive-thru franchise or an auto-
oriented strip center may not be allowed in a distwhere pedestrian-based form is well-
established. Well-planned communities have bede tbenforce regulations that have led
developers and franchises to fit appropriately thiocontext of the existing built environment.

® Curtin, Daniel J., Jr. 2005. “Regulating Big B8tores: The Proper Use of the City or County’sdedPower and
its Comprehensive Plan¥ermont Journal of Environmental Lavé: 34.

" Ibid. at 36-41.

8 Murphy, James. 2004. “Vermont’s Act 250 andRineblem of Sprawl.”Albany Law Environmental Outlook

Journal 9: 223-227.
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Size Caps
Placing a size cap on store sizes is another mettaichas been implemented across the

country to promote a more sustainable building forBmaller building footprints allow for a
better mixture of uses, enhanced walkability andreater possibility of reuse if the built
structure is vacated. Additionally, in smaller commities with limited buying power, the
potential exists for a single retailer of suffidiesize to capture a substantial percentage of
consumer dollars, leaving the pre-existing retailgith an insufficient share of the market for
survival. This is a bad scenario for a numbereaions, not the least of which are the benefits of
thriving small businesses and local ownership, twHi@ve been well documentgd.Large
format retailers do not generally exist in dissietith a true diversity of retail options, nor do
they typically inhabit neighborhoods with publicespspaces, functional sidewalks, access to
public transit, or a mixture of housing types. Hwgse reasons and many others, they have been
deemed an unsustainable retail typology by manynconities.

In the early 1990s, Ashland, Oregon establishef,@00 square foot cap on retail stores.
Hailey, Idaho enacted a 36,000 square foot capantid-1990s and Rockville, Maryland added
their own 65,000 square foot limit in 208b. In Northeast Ohio, the City of Westlake has
successfully implemented its limitation on retal@ver 65,000 square feet. Dozens of other
similar regulations exist nationwide, many of whiwwe withstood challenges in the courts. So
long as their foundations are soundly based witha limitations of the legislature’s police
power, they fare well. However, if they are foundoe arbitrary or directed at a single retailer,
the retailer’s challenge may prove successful.

Other community approaches to the “big box” formatlude acceptance with
conditions® and incorporation into existing urban environments the market continues to
exhibit demand for these mega-stores, it is impardahat communities who cannot abolish them
regulate them otherwise to fit more appropriatetyoitheir surroundings. This can entail
architectural features, building materials, LEEhpiples, pedestrian access, or site plan criteria
relating to parking placement, setbacks, and puwshenities. As is the case with most of these
regulations, however, the power of the policy idyaas strong as the region’s ability to work
together in enforcing them. If one community htgtsguidelines, but its neighbor has none, a
retailer may simply pick up and move down the rtmthe next town, contributing to their tax
base, but still draining consumer dollars and lleguts substantial ecological footprint on the
broader community.

A more incentive based approach might lead a dityegion to encourage retailers to
locate in existing commercial areas and ideallyretose existing structures. Historic and new
markets tax credits are potential sources for thesantives, as are fast-track approvals, reduced
parking requirements, and density bonuses for dpees. There is evidence of a growing trend
in this regard across the country. A recent a&tated Wal-Mart’s plans to expand into low-

° Mitchell, Stacy. 2006Big-Box Swindle: The True Cost of Mega-Retailers #re Fight for America’s
Independent BusinesseBoston: Beacon Press.

%pid. at 212.

™ Merriam, Dwight H. 2005. “Breaking Big Boxes:aming from the Horse WhisperersVermont Journal of
Environmental Law 6: 17-22.
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income urban areas across the United Statésome Depot recently opened a flagship store in
Manhattan that fits snugly into a historic mixedusructure. Elsewhere, “big-box” retailers
have become ground floor tenants in mixed-use deweénts in downtowns and inner city
neighborhoods where income density (and the raifithe middle and upper classes) outweighs
relatively small per-capita incomes.

Ultimately, if a more sustainable building type nahbe enforced, establishment of reuse
clauses or demolition provisions as conditions wdjgrt approval can be useful. With the
developer or retailer’'s commitment to these comnges, it is more likely that a community can
prevent the building from sitting vacant should peposed use fail.

Smart and Form-Based Code

Many communities have begun to acknowledge that #aming codes are outdated and
have enabled the type of development that they semk to deter. The Euclidian zoning of the
past, which separated uses and led to the prdideraf countless sterile, automobile-dependent
communities, is being replaced in some communitiesmart” and “form-based” zoning codes.
There are other names for this type of land useslgn, including “new urbanism” and
“traditional neighborhood development.” The comntlkeme among them is a return to the idea
of mixed uses and building forms that create liv&lgets where social interaction comes more
naturally and people are able to live, work andeate in a single place.

River Falls, Wisconsin’s Traditional Neighborhoo@u2lopment (TND) Ordinance is a

response to the 1999 Wisconsin Smart Growth Aetgsiirements that such TNDs be developed
by local governments by 2002. The ordinance appbieland annexed to the city consisting of
more than 40 acres and to designated neighborhemeérs that coincide with the sewer service
and water quality management plan. The ordinadogta principles that were typical to the city
in the 1940s with the intention of allowing “for \ddopment of fully integrated, mixed use
pedestrian oriented neighborhood3.Residential uses in the “mixed-use area” areetovithin
a 15-minute walk of commercial, civic and open gsacAll modes of transit are promoted, with
an emphasis on pedestrian circulation, bicycles @mralic transit. Parking facilities are to be
located beside or behind buildings or in garagessdrared supply is encouraged. A number of
additional design standards relating to the builvi®mnment are laid out in the code, each
promoting a diverse, vibrant, attractive, and asikds community.
Form-based codes are more specifically geared tswvarticulating standards for a particular
physical form, as opposed to the Euclidian usedstah These codes are either active or
planned in a number of communities, including Céstdn, South Carolina; Denver, Colorado;
Miami, Florida; and Arlington County, Virginia. Mt like the SmartCodé or TND, the

2 Miara, James. 2007. “Retail in Inner CitiesJthan Land 66: 98.

3 Nolon, John R. 2006Compendium of Land Use Laws for Sustainable Dewsdop Cambridge University
Press.

14 Emerson, Chad. 2006. “Making Main Street Legghif: The SmartCode Solution to Sprawl.” Berkeley
Electronic Press. http://law.bepress.com/expregséd54.
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objective is to create an urban form that is wakkabransit friendly, dense, and diverse. In

Form-Based Code Perspective Diagram - Denver, Colorado

Figure 1.2

Source: Rocky Mountain Land Use Institute and Clarion Associates

e

Charleston, the code requires that buildings mett sidewalks and that parking be relegated to
the rear of buildings and in on-street spaces. rdf@e no minimum parking or lot-size
requirements and no limitations on densiyln Arlington County, the form-based codes are not
mandatory, but have been used in the vast majofitgcent development proposals, due in part
to incentives such as an expedited review protess.

Form-based codes present a predictable set of faedevelopers that have ideally be
created through a comprehensive planning and pubpat process. “They are ideal for
jurisdictions seeking a fundamental change in utmem and character — for instance, when
redeveloping areas that have become obsolete @hwigre poorly planned at the outskt.In
Cleveland, form-based codes are being developetthéororain and Detroit Avenue corridors on
the West Side. The historic form of these comna¢ntioroughfares provides a model that the
community has deemed desirable and the new ovedayng code will provide a streamlined
tool with which to proceed with future developmeifitimplemented effectively, they may serve
as a model for the entire region. Form-based cbdes, in fact, been discussed as a way to
advance the regional planning process, where rabidevelopment and infrastructure patterns
are not readily planned for at the local level.

Transit Oriented Development

There are many logical reasons for concentratingeldpment around transit
infrastructure. Among them are efficiency of tpamdation modes, the equity of access to
amenities, and maximization of public infrastruetumvestments. Mass transit vehicles, whether
buses, trains, circulator shuttles, ferries, oeothse, produce far less aggregate emissions than
the equivalent private automobiles that could hatherwise been used. They require little or no
parking spaces, thus leaving more room for devetogror open space. ldeally, all members of
a community can access transit and reach destnsatwithin a complete network. The

!5 Lanford, Brent. 2003. “The Future of Civic Lifidew Rules Concerning Urban Design Could Make Spaaw
Thing of the Past.” CharretteCentduttp://www.charrettecenter.conReprinted fronCharleston City Paper
% Madden, Mary E. and Bill Spikowski. 2006. “Plddaking with Form-Based Codeslrban Land September.
17 i

Ibid. at 176.
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infrastructure often exists, as in Cleveland, tgrossly underutilized. By concentrating
development along existing transit corridors onades, the public expenditure on transit can be
better justified and can lead to overall ridershigreases and better service provision.

A number of communities, including Cleveland, h&megun to capitalize on investments
in public transit infrastructure and can expectée expanded networks as a result, along with
growing property values adjacent to transit amesiti One example, Oregon’s statewide
Transportation Planning Rule (TPR), requires aalgovernments to adopt their own standards
for provision of a safe, convenient and economamgportation system. Implementation of
transportation plans takes place alongside stateegional plans and incorporates all modes. A
transit oriented development (TOD) in the Portlasuburb of Gresham capitalized upon an
existing light rail line in its Civic Neighborhod@lan, which presented a stark contrast from the
site’'s pre-existing “regional shopping center” desition and strong adherence to TPR
requirements®

Under the new code, a set of TOD zoning classificatare split into districts based on
density and allowable uses, with an emphasis onxtura of office, retail and residential uses.
Allowable density grows with proximity to light tastations, minimum lot sizes are eliminated,
and parking space requirements are reduced. Arstomsiderations include windows fronting
sidewalks, entrances oriented towards the stre®d, a set of strong architectural review
standards. The first phase of development comkdEt@early 300,000 square feet of office and
retail space and 662 residential units. Phasepmegects 250,000 square feet of office space,
400,000 square feet of retail, and 1,600 new homBscause it is built with the pedestrian
placed before the automobile and with convenienes& to amenities and public transportation,
the Gresham Civic Neighborhood promises to haveiehnsmaller ecological footprint, as well
as a more sustainable retail component that casupgorted by neighborhood residents both as
consumers and employees. The earlier “regiongb@hg center” classification would have led
to a single-use, auto-oriented shopping centdnigigh capacity location.

Another example of TOD is Montgomery County, Mand&a mixed-use “transit station
zones.' The objective of these zones is to concentratétiptes housing types, with an
emphasis on multi-family, around transit amenitiasd commercial uses. The TS-R
“residential” zone allows for convenience and nbmtmood retail via special use permits, while
the TS-M “mixed” zone focuses on existing commeraramixed-use districts where automobile
usage can be minimized and community self-sufficjecan be promoted through a better
mixture of uses. Both of these TOD strategies anlable the development of communities of
choice where more residential, retail, recreatanmg transportation options will contribute to a
better quality of life for residents.

'8 Sullivan, Edward J. 2005. “Cudgels and Collatiora Commercial Development Regulation and Supjsottie
Portland, Oregon-Vancouver, Washington MetropolRa&gion.” Vermont Journal of Environmental Lavé: 74-
80.

9 Siek, Amanda. 2002. “Smart Cities: A Detailecbkat Land Use Planning Techniques that are Ainted a
Promoting Both Energy and Environmental ConservatidAlbany Law Environmental Outlook Journal: 54-
57.

36



The Greater Cleveland Regional Transit Authoritf@&CRTA) development of TOD
guidelines and strategy represents a positive shdtregion where development is all too often
created with the “car is king” mentality. The iigals that there are a large number of residents
in Northeast Ohio who do not or would prefer notge their automobiles for every trip. Retail
trips account for a massive amount of the regimesicle miles traveled and developing retalil
around transit nodes would help to alleviate treseassity. Historic retail developments like
Shaker Square and Tower City Center are clear ebesmpf projects built around transit
amenities. Lorain Avenue, Saint Clair and Broadwagoyfy retail corridors built along streetcar
lines — a typology that has struggled for some timhis region. Recent projects like Steelyard
Commons and Crocker Park have incorporated busrssatind extended routes into their plans,
but others, like Legacy Village, have gone so fataprohibit GCRTA buses from entering their
property. New retail projects should at leastrafieto incorporate bus routes into their plans,
but a greater ideal would be to develop with emgstinfrastructure, such as rapid stations and
bus transfer points, in mind. GCRTA'’s strategy jfmint development along the Red Line and
Euclid Corridor are a step in the right directiobyt a more concerted effort among
municipalities, developers and the transit autljosineeded.

Energy Efficiency

State legislatures and local planning bodies ameasingly incorporating energy
conservation as one of the primary objectives girtbomprehensive plans. Legislative focus
areas include energy efficient design, incentigsthe appropriate location of development,
consumption of energy in construction, and altéveagnergy sources. In Port Arthur, Texas,
energy efficient zoning code for new developmeetjuires passive solar orientation, coupled
with a mixture of landscape features, to prevergriogating. Dade County, Florida boasts
similar legislation, adding orientation towards tboeeze sources, with the goal of reducing
energy consumption. San Diego, California has tmtb@n ordinance requiring that new
development in unincorporated parts of the coustysolar energy systems to heat water.

Figure 1.:

£

21

While this applies most readily to residential depenents, the legislation could surely
be extended to commercial areas as well. Seleatonproper platting of a development site is
critical to each of these regulations. Poor larawvithin regional infrastructure networks could

%% |bid. at 50.
2 http://oikos.com/esb/34/Screens.GIF
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quickly cancel out each of the benefits of thesécgs. Street alignments and circulation
networks are also significant factors to ensurihgttthe aforementioned regulations are
effective.

There are certainly cases where existing infrasirecand site plans constrain these
strategies, but many opportunities will arise asairedevelopment continues throughout
Northeast Ohio. Brunswick’s LEED certified Giaradte store, the first supermarket in the US
to achieve this status, is an example of a prdjeat took these factors into account. In cases
where sites are large or clear, energy efficietat design strategies should be pursued. As this
paper will describe in a later section, the resgls lead not only to better use of natural
resources, but also to a more impressive bottoen lin

This set of regulations and examples is certaiolyaxhaustive. New methods are being
developed every day to address unsustainable psttérdevelopment throughout the world.
Challenges and opposition, usually in the form @iperty rights advocates, will inevitably rise
to meet them. It is up to the communities thenelio drive the market demand for better
design and to advocate for a strong vision of sustde development that legislative and
planning officials can then implement through deseof progressive land use reforms and other
methods.

I mpacts

Land Use — The Cleveland Context

Over the past 40 years Cleveland has experiensbdra decline in population. Much of
the population has moved outward, creating urbaavdp The decline of our urban core has left
many retail establishments vacant. Most of thailreéevelopment that has taken place over the
past 40 years in the US has been in the suburbsamfr metropolitan cities such as Cleveland.
With persistent new retail development, many emrmental and ecological issues have arisen.
With respect to rapidly expanding retail developtme&oncerns like storm water run-off and
sediment flow into streams and rivers are significa

Some concerns about urban sprawl, big box developraed the environment in Cleveland are:
« Increased traffic congestion and resulting air iy@sues?
« Building structure inconsistency with community rter.?®
« Impact on community and economy when retailer gneof business or relocat&s.

The City of Cleveland has three districts for fetaiocal Retail, General Retail and a
Shopping Center District. There are many otheridist such as Planned Unit Developments
(PUD) and Mixed-Use Districts that are zoned arehtad for higher densities. By allowing for
higher densities, planners can create pedestiimdfyy and transit oriented neighborhoods. The
City of Cleveland, through its Citywide Plan andn#tgy Plan, can create incentives for existing
businesses to remain in these neighborhoods andtdawy and to attract new businesses to
these areas.

2 http://www.newrules.org/retail
% |bid
 |bid
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Impact Fees and Sustainability

On the other hand, requiring new development to fiaypact fees,” rather than
subsidizing or otherwise enticing them with incees, is a way to foster compact neighborhoods
and infill development. In this way, planners dassen infrastructure costs and upgrade and
improve what is already thef2.

Using impact fees to promote sustainability on itepaojects can be achieved in
Northeast Ohio by requiring that all developmentgspe LEED principles, having a full
inspection by their municipality to enforce thisydaby requiring through zoning, that all new
buildings pursue the following criteria:

Water
-Indoor water conservation
-Composting toilets
-Pervious materials
-Harvested rainwater
-On-premise irrigation

Energy
-Passive Solar Design
-Landscaping for Energy Conservation
-Earth Sheltered Design
-Solar Hot Water, Heating and Cooling Systems
-Gas Water Heating Systems
-Fans
-Energy Recovery Ventilator
-Programmable Thermostat
-Energy Efficient Lighting

Building materials
-Dimensional Lumber
-Wood Treatment
-Engineered Structural Materials
-Engineered Sheet Materials
-Engineered Siding and Trim
-Non-Toxic Termite Control
-Earth Materials
-Floor Coverings
-Wood Flooring
-Roofing
-Structural Wall Panels
-Insulation
-Windows and Doors

% Save Our Land, Save Our Towns, by Thomas HyltaB. Books, 1995).
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-Cabinet&®

Local governments should also require a regionairenmental and impact review of
large-scale development projects. The reviews shbel conducted by Environmental Boards
and other representatives from the affected regiorRetailers should also increase
communication efforts to help state and local @dfic understand that creating sound zoning
code helps the city curve unwanted businesses d@odtiwntown area and strengthens the
businesses that are already there.

Policy Recommendations

Implementation of policy recommendations can beieagd by following the City of
Cleveland’'s Comprehensive Plan (Road Map). The/€itoad map covers all essential
development opportunities and zoning criteria. idgrcodes establish the rules that advance and
implement the policies set forth in the comprehengilan.

Create programs, initiatives or activities whiche aconsidered leading edge or
exceptional models for others to follow. Develbp toncept of achieving a minimum standard
for a construction project, such as LEED certifmat to possess the following basic qualities:
acceptable aesthetics, solid construction usingogpiate materials, and safety set standards of
practices, which will include administrative rulgsiidelines, policies and procedufés.

City governments, such as Cleveland and other sndiog municipalities, should be
willing to endorse a regional planning review boarda regional government agency to review
large developments over a standard square foatdore that the region is not over-retailed and
the region is practicing environmentally sustaiegidlicies.

By redeveloping the inner-city. we can help theiemment recover from the benefits
that were lost over the years. At the same tirhes will help curtail the massive retail
development in the outer suburbs. Some plans aograms that can curtail excessive retail
development are:

» Enact zoning rules that establish size limits &iall zoning.

» Cap store sizes to help sustain the vitality of Ikstale, pedestrian-oriented business
districts, which in turn nurture local business elepment.

» Establishing limits for parking areas

* Increase investments in and access to public toatagn.

Investment

The additional cost, or perceived additional cospresents the most significant barrier
for sustainable development and its market uptak®.seen in the Turner Construction Survey,
Figure A, executive respondents claim “Higher Corgdton Costs” as the most discouraging
element to green construction. Dr. Gary Pivo ofe tbhniversity of Arizona and Dr. Paul
McNamara, from Prudential Investments, in their 2Q@ublication “Responsible Property

% Better Models for Development in Virginia, by Ecatd. McMahon with Sara Hollberg and Shelley Mastra
" See footnote 24
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Investing,” emphasize the power of this negativeg@ation held by the real property investment
community in their assertion that “... despite a latkstrong evidence either way, experience
suggests that there is currently a tendency for estate investors to perceive that investing
responsibly results in higher costs with no immediacrease in asset value. As such, investing
responsibly is perceived as dilutive to investmesturns and is not, therefore, undertaken
willingly. > The available evidence, however, suggests thestetassumptions are without merit.
In fact, a fairly thorough literature review retecthno articles or books that argued in opposition
to the long term cost savings of sustainable deveénmt. Pivo and McNamara (2005) claim that
“There is enough research evidence available ctlyréa show that it is not axiomatic that
investing responsibly will harm investment perforoe...”Even if there was, in fact,
convincing evidence to the contrary it might be thayuestioning the current domains employed
by fiduciaries in measuring investment returns.

Pivo, et. al. suggest two alternative hypothesescamsiderations that could be used by
institutional investors, in measuring investmentumes that might enhance the value of
sustainable development from the perspective ofrthestor. The first is the “Universal Owner
Hypothesis” which acknowledges that investors vhidh levels of diversification have a stake
in the whole economy. Some of the most signifidaenefits of sustainable development are
seen in the form of increased worker health andlyctivity, which can dramatically increase
the returns of tenant®%and might have only a direct impact for the propemner, aside from
the potential of correlated increases in propediyation and rents. To the extent, however, that
the owner of the property has a financial stakéhaddings, in the tenant company, their overall
investment portfolio might be enhanced by suchmregrovements, that were not beneficial to
the real estate segment of their portfolio. Thsi&nt Participant Hypothesis (RPH) is slightly
more reaching in its assessment but is worth notifgPH suggests that a resident of a
community that is also an investment fund partictpaight see the sustainable commitment in
their community as a positive investment even desps performing less well than other real
estate funds, in effect adding to market demand.

The most current analyses of costs associatedgnettn development suggest a premium
over conventional design ranging from .66% for LEECertified*™ buildings to 6.5% for
LEED “Platinum” buildingg®>. Sustainability “guru” Ken Yeang, of Llewellyn Bia Yeang,
estimates that for some office buildings the casthpum is between 10% and 20 %-- These
estimates were by far the highest seen, and werefémence to office buildings in Europe.
These costs have been shown to be decreasingimeeias economies of scale and increasing

% paul McNamara & Gary Pivo, “Responsible Propemyekting,”International Real Estate Revie8yno. 1
(2005):128-143.

9 |bid.

30 White Paper on Sustainability, Do Green Buildingstamore to build?Oakbrook, lllinois: Building Design and
Construction, 2003) https://www.usgbc.org/Docs/Reses/BDCWhitePaperR2.pdf.

3L LEED has levels of compliance ranging from Cegtifithe least strict, to Platinum, the strictetifum
Certification is rare, and thus only one was uselddts analysis.

32 Gregory KatsGreen Building Costs and Financial BenefMassachusetts Technology Collaborative, 2003
#«Green Rhetoric Exceeds Reality: a Dublin Confeeenalled for sustainability in offices, but Ageate a
Stumbling Block,”Building Design May 19, 2006,
http://etextb.ohiolink.edu:20080/bin/gate.exe?f=kstate=s0a4b1.3.4
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knowledge in the different areas of green develogr@ver prices. In fact Seattle has seen the
cost of Silver LEED certified buildings drop from436 several years ago to 1-2% today.
Likewise 3 Silver LEED buildings in Portland Oregbuilt in 1995, 1997, and 2000 exhibited
cost premiums of 2%, 1%, and 0%, respectielyln Gregory Kats, Managing Principal of
Capital E, analysis of sustainable schools he faimad 4 out of 33 schools had paid no cost
premium for their sustainable designs and 8 pais tkan 1% more than conventional design.

Some aspects of design have little or no additidimsi costs to that of conventional
design including site orientation, window and owery placement' and waterless toilets
Other sustainable systems-- as mentioned by ManyRBiacet and Beverly Dyer in an article
entitled “The Business Case for Sustainable Deaiggh Construction,” prepared for the U.S.
Department of Energy-- that may cost more in th@giephase, such as an insulated shell, can
be offset by the reduced cost of a smaller mechasistem. This concept is known as "right
sizing" of infrastructure and mechanical systenms.atldition material costs can be reduced
during the construction phase by dimensional plagta strategy to design for minimizing
framing needs, carpet ett.

The dynamism of the fledgling sustainable buildiagd design fields is such that
empirical research on costs and benefits are reddaosolete rapidly. In addition the cost is
quite lucid depending on the ability of a local eomy to handle the process, the experience of
the developer, and the degree to which sustaindédegn is incorporated. Even still, Dr.
McNamara addressed this point, in his responsédostirvey questionDoes the extra cost
associated with sustainable developmiectease the return on investment in the long term?
saying “I think one has to recognize that thereadasautomatic presumption these days that the
extra costs are very material. Even if they atbjik there is a lot that can be done to improve
performance at low or near no cost. This makesto®omics easier.”

In addition to savings on operational expenses nfanys stand to save money on
increased worker productivity. It has been exhaekt documented that design considerations
in the workplace dramatically alter worker produityi and health. The Carnegie Mellon
University Center for Building Performance compikedist of studies regarding the relationships
between Air Quality, High Performance Lighting, almiproved Temperature controls as they
correlate with health and productivity. The folioy chart suggests that careful design
considerations can have a profound impact on erepl@fficiency. While the exact financial
impacts produced by an increase in worker prodiigtand health vary firm to firm, and are
difficult to quantify, they exist.

%state of California Integrated Waste Managementr@8astainable (Green) Building: Project Design Cost
Issueshttp://www.ciwmb.ca.gov/GreenBuilding/Design/Castlies.htm#Primers.

% Jim Allen Going Green Pays OfBuildings 98 no. 7 (2004):32,
http://www.buildings.com/Articles/detail.asp?AretD=1970

% U.S. Department of Energy, Energy Efficiency areh&vable Energy, Dyer, Beverly & Marylynn Plagee
Business Case for Sustainable Design and Construdbly Marylynn Placet et. alVashington D.C.: Government
Printing Office, 2003. http://www.eere.energy.gewfp/technologies/sustainable_federalfacilities.cfm
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In a case study of Verifone’s distribution centeiSouthern California, the United States
Green Building Council found that in addition talueing energy by 59% they also saw a 47%
decrease in employee absenteeism and a 5% indreageker productivity, by improving the
mechanical systems, introducing daylight, reducuadatile organic compounds (VOC) and
introducing ergonomic furnishings” Another study found that the installation of $iiits in
retail facilities led to an increase in sales ofto@0% over other stores without skylight#Any
general claims made as to the financial benefitmafeased health and productivity would be
misleading given the range of possibilities and ldek of a reliable/long-term measuring tool,
but it is apparent that an increase in productiigtg result of better design and it seems obvious
that this would have a positive effect on the ficiahbottom line. It is also difficult to gauge to
what extent this increase would pass on to theldpeein the form of increasing returns.

Value Added

In theory sustainable development can add valuaraptbve returns in several different
ways. First, government, at all levels is increginadding pressure to holding companies
regarding their social and environmental respohigibiAs Yolande Barnes, Director of
Research at Savilf§ notes “[glovernments response to increasing cénsaange which is likely
to take the form ostricter regulation on industry could bode well for the ingtonal investor
interested in alternative enerdy. Similarly, Jon Emery, Head of UK development and
construction for Hammerson, said that “[Hammerssihlooking to how tough the building
regulations will be in five or ten years time...we'mevestors and we’re trying to get there
early.” In reference to institutional property holding quemies, Dr. Gary Pivo, of the
University of Arizona, claims that “...there is a dete critically review the timescales by which
they conduct their fiduciary duties and investmamalyses. In a world where general concerns
over environmental and social issues are certaigréav and policy responses toughen, fund

37US Green Building CounciBuilding Momentum, National Trends and ProspeatsHigh-Performance Green
Buildings,(Washington D.C., 2003)

% Heschong-Mahone GrouBkylighting and Retail Sales: An Investigation itite Relationship Between
Daylighting and Human Performan¢Eair Oaks, CA: on behalf of the California Boacd Energy Efficiency
Third Party Programme, 1999).

% savills London

“Oltalics added by author for emphasis

*I Hammerson Launches Green Construction Drive: pezlto Review Building Consultants and Remove Air
Conditioning From it's Shopping CenterBtoperty Week71(21) P. 53. May, 26, 2006,
http://etextb.ohiolink.edu:20080/bin/gate.exe?fRstate=gre8qq.2.12
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managers need to set the avoidance of small codisei short term against the potential for
major deleterious investment impacts in the medamna long term. Such ‘short-termism’ could
be deemed to run contrary to fiduciary responsiedli over the medium term*Second,
development that approaches local concerns cosaherand with the blessing of the
community and its officials is obviously more ligeo receive subsidies and expedited permits
than indifferent development. Third, multiple optmities exist to enhance operational
efficiencies and increase competitiveness when Higl cost of resource consumption is
thoroughly addressed, and these opportunities ecerbing more affordable as economies of
scale develop around them. Fourth, strong reputaienefits can be achieved. And fifth,
responsible producers can increase their knowledghese practices early providing a long
term competitive advantage.

Figure A: Factors Discouraging the
Construction of Green Buildings

Figure 1.!

Percent of Executives Rating Factor as Very or Extremely
Significant in Discouraging Green Construction

Higher Canstruction )
of Benefits
Difficulty Quantifying

Source: Turner Construction Company 20035 Survey of Grean Buildings

Turner Construction Compafiy an industry leader in sustainable building carton,
surveyed top executives regarding their opinionsualthe factors most discouraging to green
construction. There were three separate factarsviiich respondents selected answers from a
Likert scale. Figure 1.5 displays the percentdge ainswered either “very” or “extremely”
discouraging.

According to this survey 47% of respondents suggkesitat the difficulty quantifying
benefits was very or extremely discouraging to greenstruction. While long term, or
retrospective studies focusing on this matter aw&vailable- given the novelty of these design
concepts- there have been significant attemptsatgying future benefits.

The most easily quantified financial benefits oégm design deal with energy and water
efficiency, though attempts have been made conugrother benefits. Some of the more
accepted and cited studies have used Net Presdot \(BIPV) calculations that seek to
determine the present value (in current dollargustainable design implementations that can be
used as a comparison tool with first cost premiu@segory Kats, managing principal of Capital

2 paul McNamara. & Gary Pivo “Responsible Propemtyekting” (Power Point),
http://www.u.arizona.edu/~gpivo/Toronto%20Preseéataffiles/frame.htm
3 Turner Construction Company- http://www.turnerdomstion.com
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E* and advisor to the states of Massachusetts anido@a,”> has worked extensively on

developing a model that assesses the future valusgstainable design elements. Kats, in his
most recent analysis, on sustainable schools,dEmated the design elements into five separate
categories: energy savings, emissions savings, rwsgeings, operations and maintenance
savings, and productivity and health value. A disdaate is used to more accurately determine

the present value of future benefits. In Kats wsial a discount rate of

Table 1: Financial benefits of Green Building Kats | Table 1.
Approach

Category 20 % NPV

Energy Savings $5.80 |per sqft

Emissions Savings $1.20 |per sqft

"Yater Savings $0.50 persqft

Operations and Maintenance Savings $5.50 persqft

FProductivity and Health %'alue $36.90 to $55.30 per sq ft

Subtaotal $52.90 to $71.30 per sq ft

Average Extra Cost of Building Green [-$3.00 to -$5.00) per sqg ft

Total 20-Year Net Benefit $50to $65  persqt

Source Capital E

7 percent was used (5 percent real interest ragedpercent inflation). The study found that the
initial sustainable first cost premium of $3 peuarg foot was more than compensated by the
NPV of energy saving designs of $9 per square fomttfo mention the additional $2 per square
foot value of emissions and wastewater savingsts lkiso attempted to calculate the NPV of
increased earnings and teacher retention, for wihécketermined $49, and $4 per square foot,
respectively. Lastly, he figured that the reduttio asthma, cold and flu resulting from a more
healthy building would result in an $8 per squaret fvalue*® The last five categories for which
he calculated savings are certainly the most diffito put in financial terms and should be
handled accordingly. Energy, emissions, and wastawsavings are more tangible and thus
more easily quantified. Kats, in a 2004 repoepared for the Massachusetts Technology
Collaborativé’, analyzed data, provided by building represergatiand architects, on 33 green
buildings across the U.S. He found that thesedimgk while exhibiting a slight cost premium
promised future cost savings. The average anrasdlaf energy in a Massachusetts building
was, at the time of study, $2 per square foot. b@stimating an average 28% (see below)
energy reduction in a 100,000 square foot officéding the owner would realize a cost savings
of $56,000 a year. Above is a breakdown of the rggvior the added value using Kats’
discounted future cash flow approach to arrive BVNWith a twenty year present value of
expected energy savings at a b5 percent  real discourate  this

4 A national clean energy design firm

“50n the Costs and Benefits of Green Design

“5 Gregory KatsGreening America’s Schools Costs and Bendfigpital E Group, 2006

“"White Paper on Sustainability, Do Green Buildingstamore to build?Oakbrook, lllinois: Building Design and
Construction, 2003) https://www.usgbc.org/Docs/Reses/BDCWhitePaperR2.pdf.
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Table 2: Reduced Energy Use in Green Buildings as Compared with Table 1.:
Conventional Buildings

Cetified) Silver Gold Average
Evergy Efficiency (above standard code) 18% 0% % 28%
On-Site Reneveable Energy 0% 0% 4% 2%
Green Power 10% 0% 7% 5%
Total 28% 30% 48% 36%

Source USGBC, Capital E Analysis

represents a present value of about three quaftersnillion dollaré®. According to the United

States Green Building Council (USGBC) review of lEBED rated buildings green buildings

are

* On average 28 percent more energy efficient

» Characterized by even lower electricity peak consion

* More likely to generate renewable energy on-site

* More likely to purchase grid power generated fraanewable energy sources (green
power and/or tradable renewable certificates) Tsdde 1.2

Table 3: Financial Benefits of Green Building Pivo and McNamara Approach Table 1.
Savings Asset
per Value
Rate of |Annual 100,000 SF |Increase
Investment per |Energy |[Savings Office at a 10% |Simple
SF Savings |Per sqft |Building Cap Rate |Payback
Janitorial Services $0.01 5% $0.14 §13,500] §135,000{IMMEDIATE
Operations & Maintenance $0.02 9% $0.20 $19,500] $195,00014 MONTHS
Lighting §1.04 16% §0.36 F36,000] $360,000]3 YEARS
Heating Cooling & Ventilation $1.21 9% $0.21 $20,700) 207 000]6 YEARS
All Combined §2.30 40% $0.90 90,000 $300,000)2.5 YEARS

Source: Dr. Gary Pivo and Or. Paul McMamara

Dr. Gary Pivo and Dr. Paul McNamara have also dagel a process for determining
value increase of properties via energy efficieticyRather than discounted cash flows and net
present value calculations they used the annualbwd projected savings of four energy
efficiency components (Janitorial Services, Operati& Management, Lighting, and Heating
Ventilation & Cooling) divided by a 10% capitalimt rate to determine the asset value
increase, see Table 1.3. For example, the totasiment for all four energy efficient
components is equal to $2.30 per square foot. eReegy savings for this analysis is 40% over
conventional design which results in annual savofgs. 90 per square foot. Again if we assume
a 100,000 square foot building the annual savirrgs$20,000 and at a 10% cap rate would
increase the property value by $900,000. If thergy savings and costs were evaluated and
capitalized into the building value and returneteraflO years, the internal rate of return on
investment is 41%. In the short term the sim@ghack on the first cost premium would be
neutralized within 2.5 years. Both sustainablétgaial services and operations and maintenance

“8 Gregory KatsGreen Building Costs and Financial BenefMassachusetts Technology Collaborative, 2003
*9LEED is the Leadership in Environmental and Enddggign

Y paul McNamara & Gary Pivo, “Responsible Propemyekting,”International Real Estate Revie8yno. 1
(2005):128-143.
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implementations, not entirely included in Kats gsi (not grouped with energy efficierdy
more than pay for themselves in less than six ngsite Table 3.

There are other factors that an astute investor waint to consider. Many of the
additional considerations require foresight byitheestor. An article in the July 2005 edition of
Energy and Power Management notes that “[ijnvestrfiens totaling more than $4 billion in
assets under management are looking at companerg\Star performance for signs of superior
overall management qualify’ In this sense the effect of environmentally passible
investment might have an impact on reputation addectly on bottom-line.

Conclusion

Sustainable Development requires strategies thsporal favorably to social and
environmental issues while simultaneously satigfyinnvestor goals and financial
responsibilities. The evidence suggests that & thse of energy, and operations and
maintenance timely investments will enhance returiisit could be shown that sustainable
development as a whole actually enhanced investre@unins, then this would be unproblematic
since it would become a fiduciary duty to do soveBithe complexity of the process and the far
reaching effect that many of the elements have glwew an accurate financial analysis oftia#
benefits as it relates to investment returns isypbpossible.

By contrast, if it could be shown that there wasdemonstrable gain or loss associated
with investing in sustainable development, then essate investors would face a moral choice
as to whether to invest in this manner. Increasestgy efficiency was thoroughly documented
as the most easily quantified way to enhance rsturn Because of the inchoate sustainable
building process, many of the other benefits areldrato quantify and therefore are less reliable
for measuring increased returns. As Roderick WolieTurner Construction said “The biggest
paybacks (which unfortunately are difficult to aately quantify) are in areas of increased
productivity, better learning (in schools), lessksiess and absenteeism among occupants and
these are usually related to less costly desigtufes such as increased daylighting and better
indoor air quality.”® Overall sustainable design elements are incrgbsimplemented in
development and institutional investors are morgregsively investing in environmentally
responsible propert§; which suggests that the market demand is presehtherefore that the
preliminary financial analyses were correct in thaiojections. Jeff Hines claims that “...the
green market is gaining steam as the public becamm® aware of its benefits.” As this
knowledge continues to filter into the mainstredroan be expected that green developments’
cost premium will dissipate.

Finance
Cities across the rust belt are struggling withngisstment in the inner-city core while
development on the fringe continues unabated. iBhjgst as true with retail as it follows the

*1 Other discrepancies between Pivo et. al and Katsnitigated by the difference in electricity cassumptions,
The older Kats article assumed $.08 per kw/h amd Bssumed $.09 per kw/h.

2“Three Dimensions of Energy Opportunities: Boosiffs and Asset Value Energy and Power Management
July 2005, 30, no. 7.

%3 Response to questionnaire distributed by author

** “Hines forms green fund with CalPERS” Retrieveohfr http://proxy.ulib.csuohio.edu;2065/universe/fitac
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rooftops. As this process continues, historic iret@des within urbanized areas become
underutilized, vacant, and abandoned. Althougksdlcentral cities may be losing population, a
spatial mismatch is created between remaining reisjdents and the retail needed to support
them. This spatial mismatch is shown in the R&aglysisthat was completed in 1999 for the
Northeast Ohio region that shows Cleveland beindetinepresented in regards to retail while
suburban locations are greatly over-representeat oNly is this a concern of access and ethics
but also a concern of environmental degradationtk@lized retail in historic nodes is more
environmentally conscious then the greenest LEERifieel shopping center in exurban
communities. This is true in part because of endabeknergy (emergy) within buildings,
meaning the materials used to build have an enssgyand the demolition and landfill storage
of construction debris has inherent energy lossaddition to this, most new construction is only
accessible by car and new and expanded roads aridesemust be constructed to meet need.
The fact that historic retail nodes are already ibuilt environment means that re-investing in
these areas for retail means minimal additionalsstto the ecological system of the region (run-
off, impervious services) would be incurred if ttemeas were re-invested in. With this being
said, it is important to understand that if the tcancity is declining and the retail stock is
functionally obsolete, there is a need to re-exantne use of these retail structures and the land
they occupy.

Sustainability
The Cleveland region has a complex retail structum@ the city of Cleveland is a good

example of a shrinking city in a no-growth regiarmdahe effects this has on retail options for
residents. Cleveland City has 46 identified retetles and large swaths of retail that follow
linear routes along historic trolley lines. In @20 City Wide Plan: Connecting Cleveland, the
city planning department recognizes the issueswedoincluding: poor quality and limited
variety of retailing, mismatch between residentsersding power and shopping opportunities,
and absence of “big draw” retail anchors to nanfiewa”. Their policy initiatives include such
items as building smart (strategically), consoligtinto “town centers,” and preservation as a
means of having competitive retail. The city oé@land is recognizing its need for sustainable
retail. However, due to the continued fractureq wee region approaches retail, each city vying
for their piece of the retail pie, the city will mtinue to struggle to attract and maintain a high
quality mix of retail.

Well designed new urbanism retail centers suchragsker Park and to a lesser extent
Legacy Village still represent a repackaged shappmall on the outer fringe rather than a truly
sustainable model. Although built as walk-ablenaventers, they generate massive amounts of
car trips, are on the fringe of the urban area, ianthe case of Crocker Park, is a greenfield
development (Legacy Village is partially on an ahddiustrial site). The fact remains that the
most sustainable development is re-use and adapi@ttihistoric structures in the urban core.

Impacts
Addressing the spatial mismatch between retail &mel residents of the urban

communities within the region would have an impaat the amount of car trips and the

%5 City of Cleveland Planning Department, “Goals &udicies: Retail.”
http://planning.city.oh.ugaccessed 4/12/2007).
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continuation of retail being built further and foet from Cleveland. Many current initiatives
exist within the city to create retail options f@sidents. Many of these should continue to be
pursued such as the many Main Street initiativas é¢xist across the region and the Storefront
prograni® that offers incentives to repair retail businesisethe city of Cleveland. Another
important tool to encourage development in the agyopposed to the fringe is the ability to use
historic tax credits and preservation easementdet@lopers. Rethinking the retail structure
within the city of Cleveland is also important.

Policy
Four policies should be implemented or enhancedetovest in retail in inner city
communities throughout Greater Cleveland and sigadif inner-city Cleveland:

» Historic Tax Credits for Commercial Buildings ance&ervation Easements

* Enhancement of the Storefront Program, Restoreel@ad and Mainstreet Initiatives
* Cluster development in retail nodes in the city

* Thinning out retail in other areas

Historic tax credits and preservation easementsildhioe pursued to give a competitive
advantage to retail developers to look at the oftyCleveland to do projects. As was stated
earlier, the environmental costs of tearing dowitdings are greater than the benefits building
LEED-certified. The preservation easement andhdstax credits are tools that can be used to
greatly reduce the cost of rehabilitating a buiddinMuch of the benefit is seen in the way of
reduced taxes on the property but in some casesrdiag to Rollin Stanley, Planning Director
for St. Louis, can account for 40% of the cost ofraject’. A structure must be certified
historic for the incentives as outlined by the Naél Trust for Historic Preservation. In the case
of preservation easements the structure must beatdd” to a qualified nonprofit organization
for the purpose of “protecting the property’s camaéion and preservation vali&s

The Storefront Program at the end of 2006 accouftedver 2000 rehabbed storefronts
and $44 million in private investment from partaips®. The city offers a percentage of the
renovation costs to make businesses more appealt increase their street presence.
Supporting local retailers is extremely advantagedileveland’s “Got It in the Neighborhood”
campaign outlines the many benefits of shoppintpedlly owned businesses including: for
every $100 spent at a locally owned business$45 baek into the community while at a chain
store only $14 comes back and neighborhood bussesgpport non-profits 350% more than
non-locally owned businesses. Main Street prograhmuld be encouraged throughout the

*® Ohio Historical Society, “Ohio Historic PresenatiOffice.”

http://www.ohiohistory.ordaccessed 4/11/2007).

" Morrison, Hunter & Stanley, Rollin. 2007. Strgits for Rebuilding Urban Environments. Ameriédanning
Association Conference. Lecture.

*8 National Trust for Historic Preservation, “Presgion Easements.”

http://nationaltrust.orgaccessed 4/12/2007).

9 Schuemann, Nancy Loyan, “Back to Form: Slavicag#-Broadway Capitalizes on

Storefront Renovation Program.” November 2008p://www.propertiesmag.com/current/20@ecessed
4/12/2007).
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metropolitan area to reinvigorate historic downtewas well as neighborhood retail nodes in
Cleveland. Participating main streets in the paografter ten years have averaged over $14
million in investment in the physical environmeover 60 new businesses created, and over 250
jobs create®. The continuation of programs with this levelsotcess is extremely important to
the vitality of historic retail districts and thesuccess could make retailing in urban areas
competitive within the suburban strip mall stylevel®epment.

It is important to note that retail in the city Gfeveland as well as surrounding inner ring
suburbs such as Lakewood, might be designed inbmolete fashion or following historic
patterns of travel (streetcar) that are no longkvant. It is important to begin to be strategic
these communities about where the best locationa fabrant retail mix are. Building smart
and consolidating retail are two policies in Clerel’s 2020 Plan. This is extremely important
in that it allows for a clustering of retail activithat draws to people to shop in the area and can
provide the diverse retail needs of people in @wation. The Plan also identifies “strategically
located shared parking” as a goal and this is mhg important for convenience. By having a
one-stop shopping atmosphere where most goodserept are in a small area, it will be easier
for retail nodes within the older communities tarquete with the big box style retail located
farther out.

Finally, and perhaps most importantly, it is imaoittto begin to thin out the retail in other
areas, specifically in the city of Cleveland. Tisisvhere the city can be creative. Due to lack of
funds for demolitions, it is important to begin lEverage other available resources. Hunter
Morrison, Professor at Youngstown State Univerdiigs proposed taking an entire abandoned
Youngstown neighborhood and returning it to itsunalt state as a wetland. Not only does this
deal with abandoned and vacant property, greemitiheand help with ecological issues, but it
also leverages funds through need for developerpato for wetlands mitigation. Imagine
driving down a grand Cleveland boulevard with paak&l wetlands abutting well-positioned
retail centers. Not only could Cleveland compeit wiuster retail in historic structures, but the
environment would actually be improved through trgaa more sustainable retail model in
Cleveland and if that is successful perhaps itatdnglgin to slow the expansive growth of retalil
on the fringe. True urbanism at its best.

69 National Trust for Historic Preservation, “Mairr&t: Revitalizing Your Commercial District.”
http://nationaltrust.orgaccessed 4/12/2007).
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