
Developing the Pulse Corridor 
Creating TOD that’s effective and equitable  

Christopher Leinberger 
Professor 
George Washington University School of Business 
Partner, Arcadia Land Company 
 

Christopher Zimmerman 
Vice President for Economic Development 
Smart Growth America 

September 29, 2016 



Who is Smart Growth America? 

Smart Growth America is a national non-profit organization 
dedicated to researching, advocating for, and leading 
coalitions to bring smart growth practices to more 
communities nationwide. 

• SGA Leadership Institute 

• Local Leaders Council 
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Transit-Oriented Development 
 is hot. 

Now seen  
as a key strategy for local 

economic development  
across the nation. 



In the Washington area, including Northern Virginia, 
commercial development is all about TOD 

“Of the 5.5 million square 
feet of office space under 
construction in the region, 
about 4.6 million of it, or 84 
percent isn’t just near a 
Metro station but within a 
quarter mile of one, 
according to data from 
Jones Lang LaSalle, CoStar 
Group and Delta 
Associates.” 
- Washington Post, Oct. 13, 2013 
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Contribution to tax base 
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4 % of land area 28 % of tax base 
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Around the country, too 

Major insurance 
company chooses 
new location in 
Phoenix area  
– for transit  
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DART raises property values 
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Transit station as a placemaking tool 

Economic development is increasingly 
a competition over placemaking. 



So, transit brings  
value to real estate 
But, does that include bus? 
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Most of our TOD 
experience and 
data is with rail 
transit.  The 
contribution of bus 
is less certain, and 
our history with 
BRT is limited.  
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Picture Source: Cleveland Healthline rated Silver. "HealthLine at Public Square" 
by Center for Neighborhood Technology. 

TOD and BRT 



National Study  
of BRT Development Outcomes 
New study released earlier this year suggests BRT lines 
can indeed shape real estate and attract jobs — if the 
projects are done right. 

• Peer-reviewed study by Professor Arthur C. Nelson of 
the University of Arizona examined existing bus rapid 
transit (BRT) lines.  

• Found evidence that BRT systems in the U.S. can 
indeed generate economic development, attract jobs, 
retail and affordable housing. 

• Quality of BRT matters. 

16 



17 Orenco Station (Portland Max Blue Line) 

First and foremost,  
transit-oriented  

means  
pedestrian-oriented. 

What does TOD really mean? 

Transit adds value to real estate principally by enabling 
the creation of high density, walkable environments. 
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There is a price/value  
premium for  
walkable places 
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2016 study ranks the top 30 US 
metropolitan areas in walkability 
 
Key findings: 
 
• All 30 metros show rental rate premiums 

for walkable urban office, retail and rental 
multi-family. 

• Average is 74% over their drivable sub-
urban competition. 

There is a price/value  
premium for  
walkable places 

• All 30 metros have seen walkable urban market share gains between 2010-2015 in 
occupied space while drivable sub-urban has seen market share losses . 
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There is a price/value  
premium for  
walkable places 

Download the report at:  
 
 
http://business.gwu.edu/about-us/research/center-for-real-estate-urban-
analysis/research/walkable-urban-places-research/ 
 
(Ok, really, just Google “Foot Traffic Ahead 2016”) 

http://business.gwu.edu/about-us/research/center-for-real-estate-urban-analysis/research/walkable-urban-places-research/
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Business moves back downtown  
Responding to the market 



“Surging City Center Job Growth,” 
Joe Cortright, Feb. 2015 

“During the economic 
expansion from 2002 to 
2007, the historic trend 
of job decentralization 
was very much present. 
. . .  
 
But since 2007 . . . the 
picture changed 
dramatically. While only 
7 city centers 
outperformed their 
surrounding metros in 
the 2002-07 period, 21 
outperformed the 
periphery in 2007-11.” 
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Businesses respond to  
changing preferences 

“Locations deemed walkable appreciate 
more than those that are car-dependent” 
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28 Orenco Station (Portland Max Blue Line) 

Secondly,  

proximity matters. 

What does TOD really mean? 

Without nearby density, the station will be 
underutilized. 
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The vital ¼ 
(and the pretty important ½) 

75 % within 
¼ mile 

90 % of riders 
within ½ mile 
of station 
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32 Orenco Station (Portland Max Blue Line) 

Finally,  

design matters. 

What does TOD really mean? 

The mere presence of transit doesn’t mean you get 
TOD.  And the mere presence of development doesn’t 

mean you have TOD. 



Transit doesn’t guarantee TOD 
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National Transit-Oriented 
Development  

Technical Assistance 
Ladders of Opportunity 

Initiative 
 
 



35 todresources.org 
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The TOD Technical Assistance Initiative is a project of 
the Federal Transit Administration administered by 
Smart Growth America.  It provides on-the-ground and 
online technical assistance to: 

• support transit-oriented development,  

• improve access to public transportation,  

• and build new economic opportunities and pathways 

to employment for local communities. 

National Resources & Technical Assistance for 
Transit-oriented Development 
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National Resources & Technical Assistance for 
Transit-oriented Development 

 

SGA’s team includes LOCUS, the National Complete 
Streets Coalition, T4A Technical Assistance, and the 
George Washington University Center on Real Estate 
and Urban Analysis.  SGA is also supported by a team 
of on-call partners. 

Enterprise Community Partners 
The Overhead Wire 
MZ Strategies 
SK Solutions  

Urban Land Institute  
Justice and Sustainability Associates 
Strategic Economics  
Van Meter Williams Pollack 
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Major goals:  
• Providing TA to communities with federally-funded transit 

projects 
• Focused on addressing needs of disadvantaged 

communities 

This year, working with 9 cities:  

National Resources & Technical Assistance for 
Transit-oriented Development 

Richmond VA 
Lynnwood WA 
Stamford CT 
Kansas City MO 
Moline IL 

Louisville KY 
Honolulu HI 
Oklahoma City OK 
San Antonio TX 
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Major goals:  
• Providing TA to communities with federally-funded transit 

projects 
• Focused on addressing needs of disadvantaged 

communities 

This year, working with 9 cities:  

National Resources & Technical Assistance for 
Transit-oriented Development 

Richmond VA 
Lynnwood WA 
Stamford CT 
Kansas City MO 
Moline IL 

Louisville KY 
Honolulu HI 
Oklahoma City OK 
San Antonio TX 

BRT 
Rail 
Station 



Equitable TOD 

Done properly, TOD promotes economic development, 

provides communities with transit access to jobs and 

services, and transforms areas near transit into compact, 

mixed-use developments with quality pedestrian 

environments.   

Successful equitable TOD is development that provides 

access to housing, jobs, and transportation for all members 

of the community.  
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Richmond TOD Technical Assistance  

42 



How might TOD best practices apply in Richmond? 
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How might TOD best practices apply in Richmond? 

Orleans St. station 
& Fulton Area 
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Richmond TOD Technical Assistance  

Help the City create an action plan for 
equitable TOD implementation.  

• Complement the on-going TOD planning 
efforts underway. 

• Help the City prepare to be ready when 
BRT service begins.   
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Richmond TOD Technical Assistance  

Two components: 

• Market assessment of the station areas 
along the corridor. 

• Orleans Station/Fulton area planning for 
TOD. 
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Our partners for Richmond TA 

• Enterprise Community Partners 

• Van Meter Williams Pollack 

• MZ Strategies 

• GWU School of Business, 
Center on Real Estate & Urban Analysis 

 



Broad Street & E. Main Street Corridor BRT 
Station Assessments 

• Approx. 30% of the TA 
• Goal:  Identify station areas with the greatest near-term 

TOD potential. 
• Identify tools to advance affordable and work force 

housing targets as a key element of the long-term 
redevelopment of the BRT corridor.  

• Conduct market assessment for each of the 14 BRT 
stations along the corridor; more detailed focus for up to 
6 station areas (plus Orleans Street station area). 
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Orleans Station/Fulton area planning  
for equitable TOD  

• Approx. 70% of the TA 
• City has prioritized a focus on the development potential 

of the area around the eastern terminal station at 
Orleans Street (also known as the “Rockett’s Landing” 
station) and the adjoining Fulton area. 

• Goal: Ensure that the resulting transit-oriented 
development provides benefit to the residents of the 
Fulton community, and incorporate affordable housing 
policies “that will ensure the TOD will be advanced in a 
manner that will provide for affordable housing within the 
development indefinitely.” 
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Orleans Station/Fulton area planning  
for equitable TOD  

• Initial assessment of the Fulton Neighborhood; 
document existing conditions. 

• Outreach to the community, engage key stakeholders. 

• Conduct an urban design charrette.  
– Create a vision for the future of the Orleans Street Station area.   

–  3 or 4 days (May 31 – June 2). 

– address issues of land use, changes to the built environment, 
affordable housing, connectivity, etc. 
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ORLEANS BRT STATION WORKSHOP 
Listening Session  
Tuesday, May 31st 6:30-
8:00pm 
Talk about Issues and 
opportunities near the 
Orleans BRT Station. 
 
Design Alternatives 
Wednesday June 1st 6:30-
8:00pm 
Review design options for the 
area that improve 
connections and propose new 
types of buildings to build 
near the Orleans BRT 
Station. 
 
Preferred Alternative 
Thursday June 2nd 6:30-
8:00pm 
Refine the preferred option. 
 
 
 
  



ORLEANS BRT STATION / TOD WORKSHOP 

Draft Design Principles- Build on the Vision Plan 
 
• Connectivity 
• Transformational 
• Equitable 
• Multimodal 
• Mixed-Use 
• Complete Streets 

 
 

  



COMMUNITY CHARRETTE 

3 days in June with 30-40 
community members each night 



COMMUNITY CHARRETTE 

3 days in June with 30-40 
community members each night 
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BASE MAP 
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Market assessment of the station 
areas along the corridor. 
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WalkScore® Categories 



Location WalkScore 
City of Richmond 52 
Pulse BRT Corridor 74 
    
1/4 Mile Walksheds   
Stn 1: Rocketts Landing 29 
Stn 2: Route 5 40 
Stn 3: 24th 87 
Stn 4: Main Street Station 87 
Stn 5: 12th 89 
Stn 6: 9th 91 
Stn 7: 3rd 95 
Stn 8: Adams 93 
Stn 9: Shafer 94 
Stn 10: Allison 85 
Stn 11: Robinson 85 
Stn 12: Cleveland 85 
Stn 13: Staples Mill 59 
Stn 14: Willow Lane 60 
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Rent Premiums  
($ / s.f. in 2015) for Pulse BRT Corridor and Stations 
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Office Rent Retail Rent Rental Multifamily Rent 
City of Richmond  $                          18.54   $                          13.60   $                             1.05  
Pulse BRT Corridor  $                          17.61   $                          15.15   $                             1.36  

1/4 Mile Walksheds 
Stn 1: Rocketts Landing  $                          21.00   n.d   n.d  
Stn 2: Route 5  n.d   n.d   n.d  
Stn 3: 24th  $                          16.39   $                          16.33   $                             1.26  
Stn 4: Main Street Station  $                          20.50   $                          11.87   $                             1.57  
Stn 5: 12th  n.d   n.d   n.d  
Stn 6: 9th  $                          16.36   n.d   n.d  
Stn 7: 3rd  $                          16.12   $                          15.00   $                             1.22  
Stn 8: Adams  $                          13.24   $                          14.52   $                             1.36  
Stn 9: Shafer  n.d   n.d   n.d  
Stn 10: Allison  $                          16.07   $                          12.83   n.d  
Stn 11: Robinson  n.d   $                          12.33   $                             1.46  
Stn 12: Cleveland  $                          12.89   n.d   n.d  
Stn 13: Staples Mill  $                          13.88   n.d   n.d  
Stn 14: Willow Lawn  $                          13.21   $                          27.00   $                             1.22  

*n.d. = no data 



Inventory of Office, Retail, and Rental Multifamily Space (s.f.  
in 2015) for Pulse BRT Corridor and Stations 
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Office  Retail  Rental Multifamily  Total  
City of Richmond  24,524,933   16,292,070   33,655,942   74,472,945  
Pulse BRT Corridor  16,358,897   5,424,453   8,391,785   30,175,135  

  
1/4 Mile Walksheds   
Stn 1: Rocketts Landing  54,166   23,410   77,576  
Stn 2: Route 5  6,680   6,680  
Stn 3: 24th  324,974   197,599   962,136   1,484,709  
Stn 4: Main Street Station  662,128   639,344   346,679   1,648,151  
Stn 5: 12th  2,522,999   2,522,999  
Stn 6: 9th  2,833,459   139,034   2,972,493  
Stn 7: 3rd  788,600   1,053,826   469,588   2,312,014  
Stn 8: Adams  341,323   1,031,099   728,676   2,101,098  
Stn 9: Shafer  51,676   51,676  
Stn 10: Allison  270,810   229,062   499,872  
Stn 11: Robinson  38,741   124,486   272,638   435,865  
Stn 12: Cleveland  218,236   218,236  
Stn 13: Staples Mill  655,229   195,357   850,586  
Stn 14: Willow Lawn  253,726   207,113   44,550   505,389  



Net Absorption  
Office, Retail, and Rental Multifamily Space (net s.f. 2010-2015)  

Pulse BRT Corridor and Stations 
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City of Richmond  1,980,424   1,014,391   4,415,955   7,410,770  
Pulse BRT Corridor  1,839,560   573,880   2,026,294   4,439,734  

  
1/4 Mile Walksheds   
Stn 1: Rocketts Landing  68,600   7,810   76,410  
Stn 2: Route 5  -     -    
Stn 3: 24th  87,067   158,603   211,554   457,224  
Stn 4: Main Street Station  199,740   123,367   126,008   449,115  
Stn 5: 12th  -     -    
Stn 6: 9th  273,007   4,800   277,807  
Stn 7: 3rd  344,820   173,888   105,892   624,600  
Stn 8: Adams  178,096   154,779   118,978   451,853  
Stn 9: Shafer  80,400   80,400  
Stn 10: Allison  107,847   38,810   146,657  
Stn 11: Robinson/Sci Museum  4,000   45,350   138,679   188,029  
Stn 12: Cleveland  147,379   147,379  
Stn 13: Staples Mill  106,373   12,000   118,373  
Stn 14: Willow Lawn  101,009   35,937   45,540   182,486  



Near-Term Development Potential 
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Demand Potential 
(WalkScore) 

Supply Potential 
(Low Existing Inventory) 

Rents 
(Existing 

Premiums) 
1/4 Mile Walksheds       

Stn 1: Rocketts Landing LOW HIGH HIGH 

Stn 2: Route 5 LOW HIGH n.d 
Stn 3: 24th HIGH HIGH LOW 
Stn 4: Main Street Station HIGH MODERATE HIGH 
Stn 5: 12th HIGH MODERATE n.d. 
Stn 6: 9th HIGH MODERATE MODERATE 
Stn 7: 3rd HIGH MODERATE MODERATE 
Stn 8: Adams HIGH MODERATE MODERATE 
Stn 9: Shafer HIGH HIGH n.d. 

Stn 10: Allison HIGH HIGH LOW 
Stn 11: Robinson HIGH HIGH MODERATE 
Stn 12: Cleveland HIGH HIGH LOW 

Stn 13: Staples Mill LOW HIGH LOW 
Stn 14: Willow Lawn LOW HIGH MODERATE 
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  Significant Supply Potential Moderate/Low Supply Potential 

High Near-Term Demand 
Potential 

24th ST. 
Shafer 
Allison 

Robinson 
Cleveland 

  

Middle Category 
Main St.  
12th St.  
9th St.  
3rd St 

Adams 

Moderate/Low Near-Term 
Demand Potential 

Rockett’s Landing 
Route 5 

Staples Mill 
Willow Lawn 

--None-- 

Near-Term Development Potential 
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Creating walkable communities 

Most mistakes arise from failure to follow 
basic principles: 

1. You have to have density 
2. You have to have use mix 
3. You have to have good urban design 



Thank you 
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For more information, or if we can help you, 
please contact me: 

Thank you 

Christopher Zimmerman 
Vice-president for Economic Development 
czimmerman@smartgrowthamerica.org 
(202) 971-3939 
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