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•  17	  lawyers,	  planners,	  
landscape	  architects,	  and	  
urban	  designers	  

•  Form,	  use,	  and	  
performance-‐based	  codes	  

•  Leaders	  in	  hybrid	  codes	  
and	  sustainable	  
development	  practices	  

•  Community,	  corridor,	  
neighborhood,	  and	  
sustainability	  plans	  

CLARION	  ASSOCIATES	  	  
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•  Part	  1:	  The	  changing	  face	  of	  America	  
–  Key	  demographic	  trends	  
– What	  about	  the	  West?	  
–  So	  what?	  	  Initial	  observations	  

•  Part	  2:	  Implications	  for	  planners	  
–  Zoning	  and	  land	  use	  policy	  responses	  
–  Demographics	  and	  form-‐based	  controls	  

OVERVIEW	  



THE	  CHANGING	  FACE	  OF	  AMERICA	  
Key	  Demographic	  Trends	  



5	  The	  Changing	  Face	  of	  America	  |	  	  New	  Partners	  for	  Smart	  Growth	  |	  	  Clarion	  Associates	  

AMERICA	  IS	  CHANGING…	  
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•  Growth	  rate	  is	  slowing	  
•  Population	  is	  aging	  
•  Household	  composition	  is	  

shifting	  
•  Racial	  diversity	  is	  accelerating	  
•  Locational	  preferences	  are	  

changing	  
•  Real	  income	  is	  declining	  
•  The	  impact	  of	  technology	  is	  

growing	  

KEY	  TRENDS	  



7	  The	  Changing	  Face	  of	  America	  |	  	  New	  Partners	  for	  Smart	  Growth	  |	  	  Clarion	  Associates	  

•  The	  2000s	  were	  the	  slowest	  
decade	  of	  population	  
growth	  in	  70	  years.	  
–  Reduced	  immigration	  
–  Slower	  economic	  growth	  
–  Low	  birth	  rates	  

•  The	  	  period	  from	  2030	  to	  
2050	  is	  expected	  to	  be	  the	  
slowest	  growth	  rate	  in	  our	  
country’s	  history.	  

•  U.S.	  birth	  rate	  will	  drop	  
from	  1%	  to	  0.25%	  by	  2035.	  	  

1.	  OUR	  GROWTH	  RATE	  IS	  SLOWING…	  
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•  Between	  2000	  and	  2010,	  the	  
West’s	  growth	  rate	  (13.7%)	  
was	  well	  above	  the	  national	  
average	  (9.7%).	  
–  “These	  figures	  reflect	  a	  movement	  of	  

young	  people	  westward,	  as	  well	  as	  an	  
immigrant	  population	  settling	  heavily	  in	  
the	  south	  and	  west.”	  US	  News	  and	  
World	  Report	  

•  But	  it’s	  still	  slowing.	  From	  
1960-‐2000,	  it	  was	  20-‐30%	  per	  
decade.	  

AND	  IN	  THE	  WEST?	  
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•  Life	  expectancy	  is	  expected	  
to	  	  increase:	  	  
–  1993:	  76	  	  
–  2050:	  82	  

•  Population	  65+	  years:	  
–  1950:	  8%	  
–  2050:	  20%	  	  

(one	  out	  of	  every	  five	  people!)	  

•  The	  nation’s	  elderly	  
population	  is	  expected	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
to	  more	  than	  double	  from	  
2005	  to	  2050.	  

2.	  OUR	  POPULATION	  IS	  AGING	  
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•  Since	  1990,	  the	  West	  is	  the	  
“youngest”	  region	  of	  the	  
U.S.,	  with	  the	  highest	  
portion	  of	  the	  population	  
under	  15.	  

•  Though	  offset	  in	  part	  by	  the	  
attractiveness	  of	  the	  area	  
for	  retirees.	  
–  2010	  census:	  The	  West	  had	  the	  

fastest	  growth	  in	  the	  population	  65	  
years	  and	  over	  and	  the	  population	  
85	  years	  and	  over	  

AND	  IN	  THE	  WEST?	  
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•  The	  nation	  will	  need	  more	  
housing	  and	  land	  uses	  that	  cater	  
to	  older	  individuals.	  

•  That’s	  not	  just	  one	  product,	  but	  	  	  	  	  	  	  
a	  range	  of	  products	  to	  provide	  
different	  services	  as	  personal	  
abilities	  decline:	  
–  Nursing	  homes	  (both	  small	  and	  big)	  
–  Continuum	  of	  care	  facilities	  (big)	  
–  CVS	  (small	  sites)	  
–  Home	  health	  care/assisted	  living	  

businesses	  (distributed)	  
–  Small	  hospitals	  –	  and	  expansions	  of	  big	  

ones	  

SO	  WHAT?	  
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•  There	  will	  be	  fewer	  
children	  in	  our	  
neighborhoods.	  

•  There	  may	  be	  an	  
oversupply	  of	  school	  
facilities	  in	  core	  cities	  
(though	  urban	  schools	  
are	  making	  a	  
comeback).	  

SO	  WHAT?	  
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•  More	  people	  are	  likely	  to	  need	  transportation	  
services	  or	  easy	  access	  to	  goods	  and	  services	  in	  
their	  own	  neighborhoods	  
–  A	  wider	  range	  of	  transportation-‐service	  businesses	  
–  Retrofits	  for	  walkability	  

•  A	  larger	  proportion	  of	  the	  population	  will	  be	  less	  
willing	  or	  able	  to	  maintain	  their	  own	  properties	  
–  Elderly	  sellers	  often	  move	  into	  rentals	  
–  Many	  more	  sellers	  than	  buyers:	  

•  Prices	  drop	  -‐-‐	  sellers	  hold	  on	  and	  rent	  out	  the	  house	  
–  More	  property	  maintenance	  businesses	  

SO	  WHAT?	  
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•  Household	  size	  is	  declining:	  
–  1940:	  3.8	  persons	  
–  2010:	  2.59	  persons	  

•  “Ideal	  family	  size”	  is	  declining:	  
–  1945:	  3	  or	  more	  kids:	  77%	  of	  	  US	  adults	  
–  2011:	  2	  or	  more	  kids:	  58%	  

•  Households	  comprised	  of	  single	  
persons	  are	  increasing:	  
–  1960:	  13%	  	  
–  2010:	  27%	  

•  Households	  containing	  at	  least	  two	  
adult	  generations	  are	  increasing:	  
–  1980:	  28	  million	  
–  2010:	  50	  million	  

3.	  SHIFTING	  HOUSEHOLD	  COMPOSITION	  
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•  Regional	  differences	  are	  
relatively	  small,	  and	  
becoming	  even	  less	  
pronounced.	  	  	  

•  However,	  the	  West	  still	  has	  
relatively	  more	  “traditional”	  
households	  than	  the	  rest	  of	  
the	  country	  
–  Highest	  number	  of	  persons	  per	  

household	  (2.74)	  and	  per	  family	  (3.30)	  	  
–  Highest	  percentage	  of	  husband-‐and-‐

wife	  households	  (49.5%)	  
–  Lowest	  number	  of	  one-‐person	  

households	  (24.8%)	  

AND	  IN	  THE	  WEST?	  
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•  60%	  of	  dwellings	  in	  the	  US	  are	  single-‐
family	  homes,	  which	  are	  difficult	  to	  modify	  
in	  response	  to	  evolving	  needs	  and	  
lifestyles.	  

•  A	  primary	  purpose	  of	  zoning	  has	  been	  to	  
protect	  single-‐family	  neighborhoods	  from	  
change.	  

•  The	  population	  needs	  a	  wider	  array	  of	  
housing	  choices	  that	  can	  accommodate	  
extended	  families,	  including	  smaller	  
homes,	  very	  small	  apartments,	  and	  
accessory	  dwelling	  units.	  

SO	  WHAT?	  
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SO	  WHAT?	  
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•  Immigration	  is	  the	  primary	  driving	  force	  
behind	  US	  population	  growth	  

•  Every	  year,	  1	  million	  new	  immigrants	  
arrive	  (legally)	  in	  the	  US	  
–  By	  2050,	  one	  in	  five	  Americans	  is	  expected	  to	  be	  a	  

recent	  immigrant	  

•  During	  the	  2000’s,	  92%	  of	  US	  
population	  growth	  was	  a	  result	  of	  
immigration	  by	  non-‐whites	  	  
(primarily	  Latinos	  and	  Asians)	  

•  In	  2010,	  50%	  of	  newborn	  infants	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
were	  non-‐white	  

•  The	  Latino	  population	  is	  expected	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
to	  triple	  in	  size:	  
–  2005:	  14%	  of	  US	  population	  
–  2050:	  29%	  of	  US	  population	  

4.	  RACIAL	  DIVERSITY	  IS	  ACCELERATING	  
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AND	  IN	  THE	  WEST?	  

•  Largest	  percentage	  jump	  in	  foreign	  population	  in	  the	  
U.S.	  between	  2000	  and	  2010	  was	  Montana	  
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•  By	  and	  large	  immigrants	  move	  
into	  urban	  areas;	  however,	  this	  is	  
beginning	  to	  change	  as	  
immigrants	  are	  now	  also	  moving	  
into	  the	  inner	  suburbs	  

•  With	  generally	  larger	  
households,	  immigrants	  have	  
the	  potential	  to	  increase	  need	  
for	  schools.	  

•  Immigrants	  often	  have	  unique	  
social	  services	  and	  educational	  
needs.	  

SO	  WHAT?	  
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•  Move	  to	  suburbs	  with	  larger	  houses	  may	  lead	  to	  
rising	  demand	  to	  have	  multiple	  families	  occupy	  
single	  houses.	  

•  Immigrants	  can	  bring	  differing	  cultural	  views	  
and	  expectations	  regarding	  residential	  density,	  
employment,	  and	  shopping⎯and	  residential	  
and	  commercial	  developments	  will	  likely	  
change	  to	  accommodate	  this	  expanding	  
market.	  
–  Open-‐air	  sales	  and	  public	  gathering	  areas	  are	  some	  likely	  

examples	  of	  these	  kinds	  of	  changes.	  

SO	  WHAT?	  
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•  Generation	  Y	  and	  Millenials	  are	  seeking	  urban	  
environments,	  less	  auto	  dependency.	  
–  Housing	  prices	  in	  central	  cities	  have	  soared	  in	  last	  30	  years,	  after	  

periods	  of	  decline	  or	  slow	  growth;	  	  
–  Urban	  housing	  carries	  a	  premium	  price	  tag	  between	  40%	  to	  200%	  of	  

that	  found	  in	  the	  suburbs	  –	  The	  Atlantic	  

•  Older	  generations	  still	  drawn	  to	  suburbs.	  

•  Data:	  	  
–  2012:	  43%	  of	  Americans	  prefer	  traditional,	  large	  (2,000	  sf+)	  suburban	  

homes,	  but	  the	  majority	  do	  not.	  
–  Americans	  over	  45:	  	  35%	  live	  in	  urban	  areas,	  45%	  in	  the	  suburbs	  
–  Since	  2000,	  more	  minorities	  live	  in	  the	  suburbs	  than	  urban	  cores.	  	  

(Brookings)	  

5.	  LOCATIONAL	  PREFERENCES	  ARE	  
CHANGING	  
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•  Denver	  
–  City	  growth	  =	  2.4%	  
–  Suburbs	  =	  1.4%	  

•  Phoenix	  
–  City	  growth	  =	  1.5%	  
–  Suburbs	  =	  1.1%	  
Brookings,	  2010-‐2012	  

AND	  IN	  THE	  WEST?	  
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•  Despite	  the	  evidence	  of	  increasing	  movement	  
into	  urban	  cores,	  the	  suburbs	  are	  likely	  to	  see	  the	  
majority	  of	  continued	  growth	  for	  the	  foreseeable	  
future	  
–  More	  suburban	  population	  X	  lower	  growth	  rate	  =	  more	  growth	  in	  

numbers	  
–  Higher	  housing	  costs	  in	  urban	  areas	  are	  likely	  to	  reinforce	  this	  trend	  

•  More	  and	  more	  elderly	  will	  be	  seeking	  to	  “age	  in	  
place”	  in	  the	  suburbs	  

•  Those	  with	  the	  lowest	  earning	  potential	  (and	  
largest	  needs)	  are	  increasingly	  located	  in	  the	  
suburbs	  

SO	  WHAT?	  
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•  Real	  income	  is	  the	  income	  of	  individuals	  after	  
adjusting	  for	  inflation.	  	  (measures	  real	  purchasing	  
power	  without	  the	  influence	  of	  changes	  in	  price)	  

•  2000-‐2010	  was	  the	  first	  decade	  on	  record	  where	  
real	  income	  declined	  (by	  8.9%)	  
–  In	  other	  words,	  people	  earned	  more	  in	  the	  1990s	  than	  they	  did	  in	  

the	  2000s.	  

•  The	  number	  of	  people	  living	  in	  poverty	  increased	  
to	  15.1%	  in	  2010,	  the	  highest	  number	  since	  1993.	  

6.	  REAL	  INCOME	  IS	  DECLINING	  
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•  The	  US	  population,	  on	  average,	  
has	  a	  diminished	  ability	  to	  
purchase	  a	  home.	  

•  Unemployment,	  limited	  credit	  and	  
tighter	  lending	  means	  that	  renting	  
will	  become	  more	  widespread	  
–  In	  houses	  
–  In	  condos	  
–  Through	  conversions	  of	  non-‐residential	  

buildings	  

SO	  WHAT?	  
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•  Increasing	  rental	  demand	  vs.	  
slow	  building	  and	  tight	  credit	  =	  
–  Low	  rental	  vacancies	  and	  higher	  rents	  until	  

the	  market	  adjusts	  
–  Increasing	  pressure	  to	  rent	  out	  properties	  

that	  are	  not	  selling	  

•  Detached	  single-‐family	  
neighborhoods	  are	  the	  most	  
resistant	  to	  the	  kinds	  of	  changes	  
that	  may	  help	  address	  these	  
problems	  
–  Wider	  range	  of	  housing	  types	  and	  sizes	  
–  Accessory	  dwelling	  units	  
–  Building	  conversions	  

SO	  WHAT?	  
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•  More	  people	  are	  becoming	  
“knowledge	  workers”	  who	  depend	  
on	  the	  internet	  

•  4	  million	  people	  work	  from	  home	  
full-‐time,	  according	  to	  the	  US	  
Census	  (44	  million	  part-‐time)	  

•  Teleconferences	  and	  web-‐based	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
interactions	  are	  reducing	  the	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
need	  for	  people	  to	  congregate	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
and	  meet	  face-‐to-‐face	  

•  On-‐line	  shopping	  is	  rapidly	  
changing	  the	  retail	  model	  that	  has	  
been	  in	  place	  for	  the	  last	  50	  years	  

7.	  IMPACT	  OF	  TECHNOLOGY	  IS	  INCREASING	  
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•  Ditto	  –	  if	  not	  more	  so.	  

•  Higher	  concentration	  of	  
younger	  Americans,	  who	  
tend	  to	  have	  higher	  
percentage	  employment	  in	  
and	  use	  of	  technology.	  

•  Greater	  driving	  distances	  
tends	  to	  increase	  reliance	  
on	  and	  use	  of	  technology.	  

AND	  IN	  THE	  WEST?	  
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•  Less	  floor	  area	  needed	  for	  employment	  uses,	  
offices,	  or	  retail	  than	  in	  the	  past	  

•  More	  home	  offices	  and	  home-‐based	  businesses	  

•  Greater	  need	  for:	  
–  Live/work	  structures	  
–  Open	  spaces,	  gathering	  areas,	  and	  uses	  that	  foster	  human	  contact	  

outside	  the	  traditional	  work	  environment	  
–  Evolving	  uses	  like	  “server	  farms,”	  call	  centers,	  and	  recycling	  of	  

electronic	  equipment	  
–  Adaptive	  reuse	  of	  “dead”	  retail	  centers	  

SO	  WHAT?	  
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•  Housing	  
•  Transportation	  
•  Workspaces	  
•  Retail	  
•  Mixed	  Uses	  
•  Specialized	  Facilities	  
•  Public	  Spaces	  

POLICY	  RESPONSES	  



The	  Changing	  Face	  of	  
America	  

And	  What	  it	  Means	  to	  You	  

Matt	  Goebel,	  AICP	  
Clarion	  Associates,	  LLC	  
New	  Partners	  for	  Smart	  Growth	  2014	  
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•  Part	  1:	  The	  changing	  face	  of	  America	  
–  Key	  demographic	  trends	  
– What	  about	  the	  West?	  
–  So	  what?	  	  Initial	  observations	  

•  Part	  2:	  Implications	  for	  planners	  
–  Zoning	  and	  land	  use	  policy	  responses	  
–  Demographics	  and	  form-‐based	  controls	  

OVERVIEW	  
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•  Growth	  rate	  is	  slowing	  
•  Population	  is	  aging	  
•  Household	  composition	  is	  

shifting	  
•  Racial	  diversity	  is	  accelerating	  
•  Locational	  preferences	  are	  

changing	  
•  Real	  income	  is	  declining	  
•  The	  impact	  of	  technology	  is	  

growing	  

KEY	  TRENDS	  
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•  Housing	  
•  Transportation	  
•  Workspaces	  
•  Retail	  
•  Mixed	  Uses	  
•  Specialized	  Facilities	  
•  Public	  Spaces	  

POLICY	  RESPONSES	  
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•  Promote	  residential	  infill	  
•  Increase	  “missing	  middle”	  

housing	  options:	  	  
–  Attached	  residential	  
–  Townhomes	  
–  Mansion	  apartments	  
–  Accessory	  dwelling	  units	  

•  Allow	  smaller	  units	  &	  smaller	  lots	  
•  Encourage	  higher	  densities,	  

especially	  at	  nodes	  in	  suburban	  
areas	  

•  Promote	  reuse	  of	  vacant	  retail	  
and	  school	  facilities	  for	  multi-‐
family	  housing	  

HOUSING	  
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•  Organize	  land	  uses	  to	  reduce	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
VMT	  

•  Retrofit	  to	  provide	  improved	  
automobile	  and	  pedestrian	  
connectivity	  within	  existing	  
residential	  neighborhoods,	  
particularly	  in	  more	  suburban	  
locations	  

•  Modernize	  and	  reduce	  (or	  
cap)	  parking	  requirements	  

TRANSPORTATION	  
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•  Generalize	  use	  categories	  to	  allow	  easier	  adaptation	  to	  new	  
uses	  as	  the	  market	  changes	  

•  Identify	  specialized	  workspace	  and	  gathering	  space	  needs	  for	  
increasingly	  immigrant	  populations	  

•  Allow	  more	  live/work	  structures,	  particularly	  in	  residential	  
areas	  

•  Consider	  incentives	  to	  put	  redevelopment	  on	  a	  level	  playing	  
field	  with	  greenfield	  development	  

•  Recognize	  the	  need	  for	  effective	  home	  occupation	  standards	  
that	  work	  with	  trends	  instead	  of	  against	  them	  

WORKSPACES	  
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•  Allow	  some	  forms	  of	  low-‐intensity	  
commercial/service	  uses	  in	  residential	  
neighborhoods	  

•  Allow	  some	  residential	  development	  
in	  most	  or	  all	  commercial	  districts	  

•  Don’t	  get	  hung	  up	  on	  vertical	  vs.	  
horizontal	  mixed	  use	  (even	  horizontal	  
provides	  most	  of	  the	  benefits)	  

•  Incorporate	  compatibility	  standards	  
to	  protect	  existing	  single-‐family	  
homes	  from	  denser	  infill	  or	  
redevelopment	  

MIXED	  USES	  
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•  Recognize	  the	  need	  for	  less	  
floor	  area	  

•  Foster	  retail	  clusters	  that	  will	  
support	  park/walk,	  not	  drive/
park	  

•  Allow	  small-‐scale	  
neighborhood-‐serving	  retail	  in	  
residential	  neighborhoods	  	  

•  Include	  performance	  bond	  
requirements	  to	  adapt/remove	  
big	  boxes	  when	  they	  become	  
obsolete	  

RETAIL	  
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•  Accommodate	  the	  need	  for	  an	  increasingly	  
wide	  array	  of	  health	  care	  facilities	  and	  assistive	  
services	  for	  the	  elderly	  and	  disabled	  

•  Foster	  adaptive	  reuse	  of	  schools	  for	  housing	  
and	  specialized	  care	  facilities	  

•  Accommodate	  a	  wide	  variety	  of	  technology	  /	  
R&D	  uses	  

•  Embrace	  the	  evolution	  in	  the	  wireless	  
communication	  system	  (more	  antennas,	  closer	  
to	  the	  ground)	  

SPECIALIZED	  FACILITIES	  
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•  Respond	  to	  changing	  demands	  
for	  open	  and	  recreation	  spaces	  
–  Diminishing	  need	  for	  open	  space	  as	  a	  

recreation	  resource	  for	  younger	  
children	  

–  Increasing	  need	  for	  spaces	  for	  the	  
elderly	  and	  coworkers	  

•  Ensure	  that	  open	  spaces	  and	  
gathering	  spaces	  reflect	  the	  
specialized	  needs	  of	  	  growing	  
immigrants	  in	  those	  
neighborhoods	  

PUBLIC	  SPACES	  



FORM	  CONTROLS	  AND	  
DEMOGRAPHIC	  TRENDS	  
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CONVENTIONAL	  USE-‐BASED	  ZONING	  

•  Based	  on	  1916	  NYC	  Zoning	  
Resolution	  &	  1920’s	  Standard	  
Enabling	  Acts	  

•  Focused	  on	  separation	  of	  land	  
use,	  minimum	  lot	  sizes	  and	  
minimum	  parking	  
requirements	  

•  Can	  be	  rigid	  and	  complex,	  with	  
many	  amendments	  and	  
patches	  to	  adapt	  a	  90	  year	  
model	  to	  modern	  practice	  
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•  Focused	  on	  	  the	  design	  of	  the	  
streetscape;	  and	  the	  role	  of	  
individual	  buildings	  in	  shaping	  
the	  public	  realm	  

•  Are	  more	  restrictive	  in	  terms	  of	  
building	  &	  site	  design	  
requirements	  

•  Are	  more	  permissive	  in	  terms	  of	  
use	  &	  parking	  requirements	  

•  Encourage	  mixed-‐use,	  compact	  
&	  walkable	  development	  

FORM-‐BASED	  REGULATIONS	  
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FORM-‐BASED	  BUILDING	  TYPES	  
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DENVER	  NEIGHBORHOOD	  CONTEXTS	  

Suburban 
Neighborhood 

Urban Edge 
Neighborhood 

Urban 
Neighborhood 
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•  Template-‐based	  form	  controls	  start	  the	  
discussion	  favoring	  walkable	  urbanism,	  rather	  
than	  requiring	  it	  to	  be	  negotiated	  

FORM	  CONTROLS	  &	  DEMOGRAPHIC	  TRENDS	  
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•  Form	  controls	  encourage	  a	  wide	  variety	  of	  
housing	  types	  and	  greater	  mixing	  of	  those	  types	  
within	  neighborhoods	  
–  Supports	  more	  options	  for	  aging	  in	  place,	  single-‐person	  households,	  

and	  immigrant	  households	  than	  zoning	  that	  promotes	  a	  
monoculture	  of	  single-‐family	  homes	  

•  Few	  successful	  form-‐based	  models	  have	  been	  
developed	  for	  suburban	  residential	  
neighborhoods;	  more	  effective	  in	  urban	  areas	  

FORM	  CONTROLS	  &	  DEMOGRAPHIC	  TRENDS	  
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