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Livability is about regionalism and urbanism.
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What is urbanism?

“…places that 
encourage unplanned 
contact with other 
people.” 

-Milosav Cekic
Gateway Planning Group
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The street/building form accommodates evolving 
uses, creating a sustainable market-driven neighborhood.
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Fancy and expensive does not necessarily translate into success.
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Commercial storefronts should be carefully designed to invite people walking by.
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Authentic and inviting is the key.
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First step, engage your business community.
(find article at www.gatewayplanning.com)
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Downtown Owensboro, Kentucky

10 year absorption: 

300 to 400 units of residential
200,000 SF of retail/office

Owensboro overall has a stable and broad economic base, 
but not taking advantage of its downtown
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Strategy:  leverage the arts 
and entertainment for 
national and local tourism 
and attract more residences 
downtown
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Downtown Destinations & Linkages
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Downtown Owensboro Transportation Plan
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Package of Catalyst Projects
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Package of Catalyst Projects

Project Cost ($2008)

“Finish-Out” of  Smothers Park $15.0 million

Market Square Public Plaza $4.8 million

Street Improvements (not including streetcar on Frederica) $12.9 million

Multi-Purpose  Indoor Facility ($350 per SF gross area) $21.0 million

Parking Garage ($15K per space) $7.5 million

Arts Academy $5.0 million

Sub-Total $66.2 million

20% Contingency $13.2 million

TOTAL $79.4 million
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Downtown Housing Strategy

Market Constraints

• Limited Regional Growth

• Low Housing Prices

• Lack of Supply

Market Opportunities

• Strong Connection to Waterfront

• Growing Arts/Cultural community

• Interest by young professionals

• Interest by empty-nesters

• Search for “authenticity/experience”

• Environmental sustainability

http://www.cnu.org/


Desegregated buildings, the riverfront ignored
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Pulling the riverfront into the heart of downtown
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• 38,850 Population in South Dallas County on future commuter rail line

• Home-rule charter with council-manager city government

• Main Street City
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Main Street Today
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The Future
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A Master Plan was developed along 
with a new Main Street Design
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TxDOT

Duncanville predated TxDOT’s adoption of the ITE 
Manual for Walkable Urban Thoroughfares, a 
partnership of the ITE and CNU.  Now TxDOT 
supports CSS to achieve livability.
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The current process (not just TxDOT, but typical for every state)

1. What is future mobility need for a particular roadway corridor?

2. What functional classification (how many more lanes) accommodates this need?

3. Is there money to pay for the project?

4. Hold public meetings per NEPA (“design – defend”)

5. Final design, letting and construction

http://www.cnu.org/


The days of just modeling travel demand are over

Revised TxDOT Project Development Process Manual (approved by FHWA)
[revisions in italics]

Subsection 1000

“For urban projects, particularly capacity improvements, the need for a project 
may be determined from traffic modeling of future travel demands as well as 
from the need for a sustainable street and transit network associated with 
the potential project in the context of desired land uses and urban design 
established in regional plans …neighborhood plans, other local plans …public-
private partnerships or economic development plans.”  
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A Regulating Plan was prepared delineating character zones for new coding.
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The regulating plan keys parcels to the character zones
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Downtown
Duncanville 
District

Core Main
Street 
Development
Standards
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Regulating Plan based on City’s GIS data

Street Redesign based on survey

The Regulating Plan sets out the schematic design for 
the final redesign and reconstruction of Main Street
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How to pay for it?

5-Year Phasing

Phase 1 Phase 2 Phase 3 Phase 4

New retail in mixed use (sqf)        36,000 51,250 230,250 46,500

New retail in live/work (sqf) 23,400 14,400 0 0

Town homes (units) 109 0 0 0

Live/work (units) 39 20 0 0

Office (sqf) 28,625 25,625 111,875 15,125

New lofts (units) 115 96 132 65
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Fiscal Impact

Existing Value:

$48,206,147

Property

Value

Property Tax

Revenue

Retail 

Sales

Sales Tax 

Revenue

Total Tax

Revenue

Existing + Phase 1 $101,484,897 $370,820 $11,880,000 $237,600 $608,420

Existing + Phase 1-2 $132,156,147 $584,292 $25,010,000 $500,200 $1,084,492

Existing + Phase 1-3 $200,634,897 $1,060,904 $71,060,000 $1,421,200 $2,482,104

Existing + Phase 1-4 $218,328,647 $1,184,053 $80,360,000 $1,607,200 $2,791,253

The initiative offers the potential of four times current tax base, with total 
additional revenue impact approaching $3 million per year at buildout
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New town homes are under construction 
bringing urban living back to Main Street
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Initiation of small investor owner-occupied redevelopment program
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HUD, USDOT and EPA have agreed on 

6 Livability Principles for federal cooperation and local funding

• Provide for transportation choice

• Promote equitable, affordable housing

• Enhance economic competitiveness

• Support existing communities

• Coordinate policies and leverage investment

• Value communities and neighborhoods

http://www.cnu.org/
http://www.usa.gov/


It’s all about the network                                      Limited connectivity
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It’s all about the network                             Effective Connectivity
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The challenge-

Connecting regional and local 
practices on (i) transportation 
design, (ii) development patterns 
and (iii) local financing 
with federal funding policy

Verano Plan by 

Gateway Planning Group

and Pate Engineering

Campus Plan 

courtesy of 

Marmon Mok/Sasaki
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Transitions are the key to design, financing and livability.
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Title 23 U.S. Code § 134 

establishes Metropolitan Transportation Planning

• MPO’s responsible for efficient management, operation and development
of surface transportation system

• Develop long-range plan and TIPs to facilitate efficient mobility and 
reduction of congestion (model, model, model!!)

• But sustainable development patterns are not an outcome 
(no tie to Livability Principles)
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CNU’s proposal for allocation of federal transportation funds

Increase competitive funding based on livability outcomes, 
“off-system” infrastructure and sustainable development patterns in the 

context of regionalism (urban, suburban and rural)
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