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Implementing the Vision: Practical
Steps to Transform Commercial
Strips into Mixed Use Centers
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ELEMENTS OF THE “SWEET SPOT”

The “sweet spot” between the best practices of a center-oriented pattern of
development and the needs of commercial owners and tenants:

* Site Design: the “Design” element of the four Ds
Density: homes/acre, jobs/acre or floor area ratio
Distance: between land uses and time/cost to travel between them
Diversity: mix of uses
Design: interconnections, streetscapes, distinct edges

* Land Use-Transportation Components:
Parking spaces as FAR as the eye can see.

* Market Realities:
Frontage and Visibility

Branding . LEa
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THE MAKING OF AN ACTIVITY CENTER

“First Steps” strives to integrate land use and transportation design to shift
the land use pattern from strip development toward a center-based
pattern, creating an activity center.

The things that distinguish an activity center from a commercial strip are
its intensity of activity,

the interactions of people,

the mix of activities,

the connections between activities,

and the bounding of the center.
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Comparison of Land Use Metrics, Typical Small Downtown v.
Typical Neighborhood or Community Strip Shopping Area

+
METRIC Small Town Downtown Sheal TOV;I;;":;:VMOWH Commercial Strip

5-20 ac, arrayed along several
Land area 15to 40 ac 25to 150 ac hundred to several thousand feet of
road frontage

Distance from center to edge 250to 750 ft 0.25to 0.5 mi Rk i alone (rortase, with, 500k

1500 ft depth
Full-line grocery stores, department
and big box stores, furniture,
Specialty retail (incl. specialty foods and urban grocers), housewares, hardware and drug
variety of restaurants and entertainment, arts and cultural stores, branch banks, personal
Uses drawn to this type of center outlets, government buildings, parks, financial, legal & services, fast food & family
business services, professional offices, personal services, restaurants, auto and related sales,
hotels and inns, mix of residential uses multi-screen theaters, business and
tourist lodgings, office/ business
parks
Mix of use (Diversity)
Commercial 65% - 90% 30% - 70% 90% - 100%
Residential 5% -25% 20% - 60% 0% - 10%
Civic and Parkland 5% - 10% 10% - 15% 0%
Intensity (Density)
Jobs/Ac 40- 60 5-15 15 - 20 (in center itself)
Comm’l. Floor Area Ratio (FAR)* 0.6-1.0 - 0.1+0.2
Dwelling units/residential ac Corthied \,Nlth 2-8 ---
commercial

* FAR = total commercial floor area divided by buildable land area
Sources: Wilbur Smith Associates, PACTS Arterial Land Use Policy, in Destination Tomorrow, 2004; Surveys conducted by HNTB Corp. and E. Richert for Gateway 1, 2005
and Gorham East-West Feasibility Study, 2009




Target Thresholds for a Re-Envisioned Strip

METRIC Core Core and Surrounding
Area

Land area 15 to 25 acres 25 to 150 acres
Distance from center to edge 250 to 500 ft 0.25t0 0.5 mi
Mix of use

Commercial 75% - 90% 60% - 85%

Residential 5% -10% 5% - 25%

Civic and Parkland 5% -10% 5% - 15%
Intensity

Jobs/Ac 20 -40 5-20
Comm’| Floor Area Ratio (FAR)

(total commercial floor 0.4 0.4
area/buildable land area)
Dwelling units/residential acre 4-8 2-4




Objectives

The ohjectives of the re-envisioned Route 196 and River Road site were to:
. Re-direct this emerging caommercial strip toward a hamlet concept. (hote:

TOpSham: Ru ral as used here, a "hamlet” is arural ar semi-rural settlement that is smaller

than a village but has some of the same residential, commercial and open

. o
Emerglng Strlp space elements of a village, has an internal road system that serves the uses

in the settlement, and is distinct enough to have an identity of its own.)
. Prepare a concept that would be feasible to implement from a property
owner's or investor's point of view.
. Develop the concept in amanner consistent with local comprehensive
planning and the State's growth management principles.

Emerging Strip at Rt. 196 & River Rd., Topsham
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Belfast: Suburban Aging Shopping Center

Objectives
The ohjectives of the re-envisioned Renys Plaza center were to:
* |mprove center profitability for the owner; and
® |mprove the function of the shopping center and
immediately surrounding area as an activity center
consistent with hest land use-transportation practices

Renys Plaza and Surrounding Suburban Commercial Strip

Development
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Evaluate surrounding undeveloped or partially Superimpose for consistency a crossroads configuration to Atthe end of internal roads, “terminate the Identify underused portion of parking lot and Consider uses that have strong synergies with
developed lands for the possibility of trails or and within the parking lot: view” with an important structure: designate for redevelopment: other uses in the center or immediate area (e.g.,
other pedestrian connections: . " . . within one-quarter mile):

fil

appearsto e demand and higher v,
‘st fora e tha fulls amarket need, suchas a btel.

Table 1. OnSite Support and Synergy In Mixed-Use Projects
Do o Sppert Sy
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Design the redevelopment strategy in a
way that can be phased, such that earlier
phases can help finance later phases.

Define the front corners and the frontages of the
PHASE 1: development

HOTEL, OFFICE AND INFILL RETAIL

from the point o ency.

Design as close to a Floor Area Ratio (FAR) of 0.4

PHASE 2 as possible.
RETAIL CENTER e

immedately suounding area, apartments;

gl
22 intermal road for frontage for adstional develosment).

BBacres 383328 5qt
existing parking 366 spaces
Existing FAR 019
Existing parking ratio S spaces per 1,000
Retail BRO%
Service 1.0%
Hospitality 0%
Office o
Restavrant 10%
Proposed FAR 038
Proposed Parking. 389 spaces
& Parking Ratio 3.00 spaces per 1,000
Proposed use mix
EXISTING RENY'S CENTER, e -
ROUTE 3, BELFAST, MAINE Senvce o
Hospitality 8%
Office 15%
Restavrant %

Lggrre— BELFAST: RENYS PLAZA m;:;; :::* by
GrowSmart Graying Suburban Strip Center CHARE

A New Vision for Maine's Highway Commercial Strips ey
M A I N E » v Portland, Maine 04101
A GrowSmart Maine Project Ph: 207-831.7757




Augusta: In-Town, State House Neighborhood

Objectives

The objectives of the re-envisioned center were to;

. Re-brandthe centeras distinct from newer, competing centers, enhancing
its profitability

. Improve function of the shopping center and immediately surrounding
area as an activity center, consistent with best land use —transportation
practices

. Consider how Augusta Plaza andthe adjacent Maine DOT Motor Garage

Augusta Plaza and Surroundings
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An older shopping center along an urban arterial faces

constraints o redevelopment as a more vital “smart Mixed-Use Forging New Connections Land Assembly
growth” node: .
*  The consvants of past decisons hat imi fexilty * x—tﬁ;mmmdmmmm Ag-hwey
‘and one to the Capitol St comidar via Amherst St e
= ‘Stvwet 31 10 bukd and share 3 paring garage.
paterrs. * Redeveiopment shased basec on avaiuily of acjacent sarcel.

An older shopping center along an urban

arterial has an array of assets that present An urbanized redevelopment plan should
opportunities for profitable redevelopment: reasonably aim for:
ots;
e
cstomens .
least 0.4, ¥ parking deck is used, 0.5
‘wihin a qaarier-mie increase podestran vaffc.
can be used o olien.
connections; o .i"‘:'yhﬁmmh'-l
. ' acoess into e ste and romed by new Cevelopment
permiting process

 politcal suppert atached 1o redevelopment of an urban ste
Design as close to a Floor Area Ratio [FAR]

of 0.4 as possible (0.5 or more if using parking

Main point of access to
garage):

new internal "Main Street":

. Existing Conditions Parcel data.
= 10.87 acres 473,497 5q ft
o Exiting parking 422 oaces
e inerio “man stree” with the signa, withanmportant bl t the Exsting FAR 027
apposite endof thereror"Main St This "MainSreet” provides Spaces
Fr— ot 3.27 [per 1,000
Existing Use Mix
Retai 915
Tservice o.0%
JHospitality Joox
Office Ix_:m
Restourant S

Proposed Conditions Parcel Data

Proposed FAR | EXT|
Froposed Paring S04 Soaces
Parking Ratio B
lincludes 2 fLs of spaces
parking Garsge 62 |perto0

| Proposed Use Mix

Tretai 6%
| service =3
Hospitality 30%

Office 8%
Restaurant 10%

EXISTING AUGUSTA PLAZA,
WESTERN AVE.  AUGUSTA, MAINE

Design assistance and graphics by:

A jas stk B AUGUSTA: AUGUSTA PLAZA
G r OWSm a rt Graying Urban Strip Center

MAINE A New Vision for Maine's Highway Commercial Strips
A GrowSmart Maine Project
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Creative effort is underway to transform commercial strips
from “anywhere USA” stop-and-go experiences, to
landscaped, pedestrian friendly, multi-activity designed
“places”.

This transformation will take time and is not without its
challenges:

Financial costs, political will, economic considerations,
community consensus, parking considerations, business
needs/interests, long-term process and implementation .
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“Lessons Learned” are significant, including:

e engage property owners from the beginning and often;
* involve local officials early and often;

* public safety engagement important.

e explain financial impact early on;

e use visualization techniques to show new ideas;

* build support with as many constituencies as possible by
developing a shared vision;

* consider incremental steps; “good” is a success;
* create public places first;
* And finally, be bold and be patient.
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To download the full report visit:
http://www.growsmartmaine.org/highway-strip
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- lllustrative plan created by the Town Planning & Urban Design
Collaborative, LLC for the town of Yarmouth
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