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This doesn’t have to be 
difficult… 

 

 



 

One of my favorite 
projects… 

 

 



 

Baldwin Park; 
The former (and current)  

Naval Training Center in Orlando 
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David Pace, 
developer  
of Baldwin Park 



 

Baldwin Park; 
The former (and current)  

Naval Training Center in Orlando 

 

 







































 

It looks easy when it’s 
done well! 

 
 

 



 

It looks easy when it’s 
done well! 

 
 

 

Rick Bernhardt, 
Planning Director 



 

It looks easy when it’s 
done well! 

 
 

 

Penny Pritzker, 
Investori 



 

It looks easy when it’s 
done well! 

 
 

 

King Farm, Rockville, MD 



 

I want to  
do a few things  

today: 
 
 

 



 

1. Debunk the myth 
that planning and 

business can’t coexist 
 
 

 





 

We didn’t know what 
was paying the bills 

P 

 































 

The final 
numbers 
are even 
more 
dramatic 
 
P 

 







.67 







.67 



 

But what about 
sales tax? 
 
P 

 





1350 Main St: 
$1+ million 
generated  

on .67 acres 



1350 Main St: 
$1+ million 
generated  

on .67 acres 



1350 Main St: 
$1+ million 
generated  

on .67 acres 







Sarasota’s downtown today—
Mostly 1-2 story buildings 





 

St. Petersburg;  
the boom improved its 

downtown 



 

So what about  
the cost side of the 

equation? 
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Caveat: This is less 
about tall buildings 
than having the market 
to fill them. 
 
P 

 



 

Caveat: This is less 
about tall buildings 
than having the market 
to fill them. 
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Where do you put these 
high value places? 



In cities… 



In cities… 
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Future Land Use
2030

Illustration  LU-6

Adopted by Ordinance No. 08-4792

This map cannot be interpreted independent
of the Sarasota City Plan as the
comprehensive plan may be amended 
from time to time.
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(See Future Land Use Action Strategy 1.9 for policy
regarding privately owned submerged lands)

Future Land Use Map Classifications
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Sites Corresponding to Future Land  Use Action Strategy 1.10

Parcel ID 2027-09-0100, Application No. 07-PA-02
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Parcel IDs 2029-14-0002, 2029-11-0047
                 2029-06-0030, 2029-11-0045,
                 2029-14-0001, 
                 Application No. 05-PA-03
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OF THE SARASOTA COUNTY COMPREHENSIVE PLAN AS ADOPTED BY 

SARASOTA  COUNTY ORDINANCE NO. 89-18, AS THE SAME MAY BE 

AMENDED FROM TIME  TO TIME.  THE BOUNDARIES OF LAND USE 
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REVIEWED AT SARASOTA COUNTY PLANNING & 

DEVELOPMENT SERVICE BUSINESS CENTER, 

1660 RINGLING BOULEVARD, SARASOTA, FLORIDA. 

 

Comprehensive Plan Amendments: 

 
EAR Based Amendments Ordinance No. 06-029 – April 26, 2006 
RU-131 Adopted By Ordinance No. 2008-033 – July 10, 2007 
RU-141 Adopted By Ordinance No. 2008-068 – May 20, 2008 

2008-01-A Adopted By Ordinance No. 2008-053 – May 13, 2008 
2008-01-G Adopted By Ordinance No. 2008-054 – May 13, 2008 
2008-01-H Adopted By Ordinance No. 2008-062 – May 13, 2008 
2008-01-J Adopted By Ordinance No. 2008-061 – May 13, 2008 
2008-01-L Adopted By Ordinance No. 2008-056 – May 13, 2008 

SA-2007-01 Adopted By Ordinance No. 2008-046 – May 27, 2008 
SA-2007-02 Adopted By Ordinance No. 2008-044 – April 8, 2008 
SA-2007-03 Adopted By Ordinance No. 2008-034 – May 28, 2008 
SA-2007-04 Adopted By Ordinance No. 2009-001 – January 13, 2009 

SA-2009-01 Adopted By Ordinance No. 2009-031 – July 21, 2009 
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This map cannot be interpreted independent
of the Sarasota City Plan as the
comprehensive plan may be amended 
from time to time.
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Where else do you put 
these high value places? 
 
Hint: Not on big arterials… 



…near transit. 



…near transit. 
 
But you need to get 
the transit and  
land-use plan right 



 

2. Look at  
Fort Ord’s Progress 
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You have a plan… 

 
 

 



EMC Planning Group Inc. and EDAW, Inc.
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Volume I:

Context and Framework
Adopted June 13, 1997

 

 
…with a lot of good 

words 
 
 

 



Design Principles:  
x 

1.  Create a unique identity for the new community  
around the educational institutions.  

2. Reinforce the natural landscape setting  
consistent with Peninsula character. 

3. Establish a mixed-use development pattern  
with villages as focal points.  

4. Establish diverse neighborhoods as the  
building blocks of the community.  

5. Encourage sustainable practices and  
environmental conservation. 

6. Adopt regional urban design guidelines.  
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Huh? 























? 



 

 
Transit: 

A Powerful Shaper of Place… 
 
 

 





 

 
Plan Drift? 

 
 

 



 

 
It happens all the time! 

 
 

 















 

 
It’s a kit of parts 

 

 



 

 
It’s called a  

Form-Based Code 
 

 



 

3. Discuss  
Ways to Do Better 
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1.  Create a unique identity for the new community  
around the educational institutions.  

2. Reinforce the natural landscape setting  
consistent with Peninsula character. 

3. Establish a mixed-use development pattern  
with villages as focal points.  

4. Establish diverse neighborhoods as the  
building blocks of the community.  
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environmental conservation. 

6. Adopt regional urban design guidelines.  



 

The Dirty Secret About 
Regional Plans… 

 

 



 

They fail to link to 
zoning 

 

 



 

They’re mostly about 
“Dialing for Dollars” 

 

 















New Roadway Facilities

University Pkwy & N. University Pkwy & N. 

Cattlemen Rd. / Cooper Cattlemen Rd. / Cooper 

Creek Boulevard IntersectionCreek Boulevard Intersection

University ParkwayUniversity Parkway

DeSoto RoadDeSoto Road

H
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n
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re
 A

v
e
n

u
e

H
o

n
o

re
 A

v
e
n

u
e

Honore Avenue & DeSoto                                    Honore Avenue & DeSoto                                    

Road IntersectionRoad Intersection

II--7575

N. Cattlemen Road  & DeSoto                                    N. Cattlemen Road  & DeSoto                                    

Road IntersectionRoad Intersection

N. Cattlemen Road (from University N. Cattlemen Road (from University 

Pkwy to DeSoto Road)Pkwy to DeSoto Road)

N. Cattlemen Road (from DeSoto N. Cattlemen Road (from DeSoto 

Road to Richardson Road)Road to Richardson Road)

DeSoto Road (from Honore Avenue DeSoto Road (from Honore Avenue 

to N. Cattlemen Road)to N. Cattlemen Road)

N
. 

C
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tt
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m
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n

 R
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d

N
. 
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n

 R
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a
d

Total Total 

Estimated CostEstimated Cost

$38,050,000$38,050,000

Right of Way $5,000,000Right of Way $5,000,000

Construction $33,5000,000Construction $33,5000,000























 

The new kind of 
regional plan has a  

lot of dots 
 

I-
5

I-2
0
5

SUNSET  HW
Y

26

I-
2
0
5H

W
Y

2
1
7

I-84

U
S
  30

HWY 14

LEWIS & CLARK HWY

HWY  6

HWY 212

HWY  212-224

HWY

VALLEY

TUALATIN

U
S     26

H
W

Y

 99E

HWY     8

99
-W

R
D

H
W

Y
 2

1
9

STARK  ST

BALD

PEAK

R

D

FOURTH

A
N

D
R

E
S

E
N

PLAIN

1ST ST

COLUMBIA

R
IV

E
R

SANDY
BLVD

BASELINE  RD

FARMIN
GTON RD

DIVISION

Helvetia

West Union

Laurelwood

Aloha

Scholls

Verboort

Farmington

Boring

Barton

Damascus

Carver

Cottrell

Home
Pleasant

Orient

Orchards

WASHINGTON
OREGON

W
illa

m
e
tte

Sandy

Rive r

M
u

l
t nom

ah C
hannel

River

Lacam
as

Ri ver
Tuala t in

C h e h a l e m

Cooper

Mtn

Bull

Mtn

Mt
Talbert

Mt

Scott

Hayden Island

Government Island

1
6

2
N

D

MILL

BLVD

PL AIN

HWY

5
0
0

500

H
W

Y

S
R
-50

1

18TH ST

R
D

C
O

R
N

E
LI

US P
AS

S

FERR Y

RD

SCHOL LS

CORNELL  RD

HALL

1
8
5
T

H
A

V
E

M
U

R
R

A
Y

B
L

V
D

HWY

EVERGREEN RD

1
2

2
N

D

R
D

FOSTER

RD

SUNNYSIDE

O
R

IE
N
T

POWELL BLVD

2
2
3
R

D

2
8
2
N

D

B
O

O
NES F

E
R

R
Y
 R

D

2
2
2
N

D
 D

R

T
E
LF

O
R

D
 R

D

2
4
2
N

D

H
W

Y
     43

RD

HW

Y

  224

TUALATIN

RD

F
E

R
R

Y
R

D

EDY RD

BLVD

Sauvie Island

River

Smith

Lake

Bybee
Lake

M
c

L
O

U
G

H
L
IN

 B
L
V
D

Tualatin Rive
r

River

Clackam as

L
ake

Washougal

HW
Y  224

CLACKAMAS CO.

MULTNOMAH CO.

1
8
2

N
D

DR

MAR INE

ST

8
2
N

D3
9
T

H

HILLSDALE

CORNELL

RD

B
L
V

D

M
A

C
A

D
A

M
  A

V
E

BEAVERTON

B

ARN E
S

CANYON R
D

I-
5

H

W
Y 2

6

HWY 500

1
6
4
T

H

Portland

Airport

LOMBARD

SANDY

BLVD

ST

AIRPORT

W
AY

BURNSIDE ST

International

I-8
4

2
3
R

D

BROADWAY

KILLINGSWORTH

3
3
R

D
  
A

V

IN
T

E
R

S
T

A
T

E

PACIF
IC

 H
W

Y

F
 o r e s t    P

 a r k

M
L
K

 B
L
V

D

I-
5

C
olu

m
bia

I-
4
0
5

Source: Metro Data Resource Center

Metro 2040 Concept Map

July, 2006

0 2 41

Miles

City Boundary

Urban Growth Boundary

Park and Open Space

Main Streets (May 02)

Central City

Regional Center

Town Center

Station Community Core (Aug 05)

Station Areas (Aug 05)

Station Community (Aug 05)

Corridors (May 02)

Employment Areas

Industrial Areas

Inner & Outer Neighborhood



I-
5

I-2
0
5

SUNSET  HW
Y

26

I-
2
0
5H

W
Y

2
1
7

I-84

U
S
  30

HWY 14

LEWIS & CLARK HWY

HWY  6

HWY 212

HWY  212-224

HWY

VALLEY

TUALATIN

U
S     26

H
W

Y

 99E

HWY     8

99
-W

R
D

H
W

Y
 2

1
9

STARK  ST

BALD

PEAK

R

D

FOURTH

A
N

D
R

E
S

E
N

PLAIN

1ST ST

COLUMBIA

R
IV

E
R

SANDY
BLVD

BASELINE  RD

FARMIN
GTON RD

DIVISION

Helvetia

West Union

Laurelwood

Aloha

Scholls

Verboort

Farmington

Boring

Barton

Damascus

Carver

Cottrell

Home
Pleasant

Orient

Orchards

WASHINGTON
OREGON

W
illa

m
e
tte

Sandy

Rive r

M
u

l
t nom

ah C
hannel

River

Lacam
as

Ri ver
Tuala t in

C h e h a l e m

Cooper

Mtn

Bull

Mtn

Mt
Talbert

Mt

Scott

Hayden Island

Government Island

1
6

2
N

D

MILL

BLVD

PL AIN

HWY

5
0
0

500

H
W

Y

S
R
-50

1

18TH ST

R
D

C
O

R
N

E
LI

US P
AS

S

FERR Y

RD

SCHOL LS

CORNELL  RD

HALL

1
8
5
T

H
A

V
E

M
U

R
R

A
Y

B
L

V
D

HWY

EVERGREEN RD

1
2

2
N

D

R
D

FOSTER

RD

SUNNYSIDE

O
R

IE
N
T

POWELL BLVD

2
2
3
R

D

2
8
2
N

D

B
O

O
NES F

E
R

R
Y
 R

D

2
2
2
N

D
 D

R

T
E
LF

O
R

D
 R

D

2
4
2
N

D

H
W

Y
     43

RD

HW

Y

  224

TUALATIN

RD

F
E

R
R

Y
R

D

EDY RD

BLVD

Sauvie Island

River

Smith

Lake

Bybee
Lake

M
c

L
O

U
G

H
L
IN

 B
L
V
D

Tualatin Rive
r

River

Clackam as

L
ake

Washougal

HW
Y  224

CLACKAMAS CO.

MULTNOMAH CO.

1
8
2

N
D

DR

MAR INE

ST

8
2
N

D3
9
T

H

HILLSDALE

CORNELL

RD

B
L
V

D

M
A

C
A

D
A

M
  A

V
E

BEAVERTON

B

ARN E
S

CANYON R
D

I-
5

H

W
Y 2

6

HWY 500

1
6
4
T

H

Portland

Airport

LOMBARD

SANDY

BLVD

ST

AIRPORT

W
AY

BURNSIDE ST

International

I-8
4

2
3
R

D

BROADWAY

KILLINGSWORTH

3
3
R

D
  
A

V

IN
T

E
R

S
T

A
T

E

PACIF
IC

 H
W

Y

F
 o r e s t    P

 a r k

M
L
K

 B
L
V

D

I-
5

C
olu

m
bia

I-
4
0
5

Source: Metro Data Resource Center

Metro 2040 Concept Map

July, 2006

0 2 41

Miles

City Boundary

Urban Growth Boundary

Park and Open Space

Main Streets (May 02)

Central City

Regional Center

Town Center

Station Community Core (Aug 05)

Station Areas (Aug 05)

Station Community (Aug 05)

Corridors (May 02)

Employment Areas

Industrial Areas

Inner & Outer Neighborhood



 

What’s in the Dot? 
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We seek data  
to model capacity 

 (housing units, jobs, road/transit and parking 
demand, etc.)   
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The new kind of 
regional plan  

is more about what  
the region wants to be 

when it grows up. 







Clackamas Town Center; a dying mall becomes 
a town center 



Beaverton; an unfinished suburban town 
center 







The new kind of 
regional plan  

is about more than 
quality of life… 



…it’s also about 
defining the bones of a 

great region 



Cities, towns, neighborhoods, villages and 
hamlets are physical places 



Buildings are the most elemental unit 



Buildings combine with other buildings to 
form blocks… 



Buildings combine with other buildings to 
form blocks… 



Buildings combine with other buildings to 
form blocks… 



Buildings combine with other buildings to 
form blocks… 



Blocks combine with other blocks to 
form neighborhoods… 



Blocks combine with other blocks to 
form neighborhoods… 



Neighborhoods combine with other 
neighborhoods to create towns, cities 
and regions. 



Neighborhoods combine with other 
neighborhoods to create towns, cities 
and regions. 



 

The new kind of 
regional plan is a 

transit plan 
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Regional Plans  
fail to link to zoning 
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Northwest Hillsborough County
Master Plan

Intentional  Neighborhoods







 

This regulatory hurdle  
is an issue that  
neither staff nor 

consultants want to 
talk about 

 
 

 



 

How does one turn the 
Vision into a binding 

ordinance? 

 
 

 



Why not create a catalogue of types to 
use when assembling the physical 
components of the region? 
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Plan Drift 
 
 

 



 

How does one get that 
Precision? 
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