Part 10: Implementation/ Phasing Strategies

An Implementation Strategy
With the establishment of the Downtown and Gateway Plans, the City of Manitou Springs needs to
consider several key issues to determine the course of actions which need to take place to move the
Manitou Avenue project forward. It is recommended that the Steering Committee, City Council and
the citizens of Manitou Springs consider the following:
1.

Should the City ofManitou Springs accept the abandonment ofthe Manitou Avenue right-ofway by the Colorado Department of Transportation (CDOT), thusly eliminating its state
highway status? As a part of this abandonment, should Manitou Springs make acceptance
of the RO.W. contingent on CDOT providing substantial funds to return Manitou Avenue
to a city arterial street with expanded pedestrian sidewalks and revised traffic flow lanes.

2.

Should businesses along Manitou Avenue in the downtown area be organized to help generate
funds to help start some or all of the of the improvement projects?

3.

Should the City of Manitou Springs consider putting a sales tax initiative on the next City
ballot to provide some or all of the money for the Manitou Avenue improvement project?

Following consideration of these points, and based on the decision made, the Steering Committee
needs to define the nature of the project and should develop a series of implementation strategies as
a means to implement the defined plan. A big part of the implementation strategy should be to
educate the new Steering Committee members, City Council and the citizens of Manitou Springs
regarding the provisions of the Master Plan. It is recommended that the City contact other
municipalities which have successfully implemented similar civic improvements to determine how they
were able to implement their plans. Municipalities who might be willing to share their success
strategies would be: Glenwood Springs, Littleton, Estes Park, Frisco, and Castle Rock.

It is recommended that the Steering Committee spend time familiarizing themselves with the crosssection of funding opportunities which are available to the City, (see memo on "Grant and Funding
Strategies" dated June 16, 1997). In addition, the steering committee should contact people who can
provide additional information regarding funding opportunities. As has been recommended by the
consultant team, Manitou Springs will need to take advantage of a number of the funding
opportunities which are available in order to achieve the goals ofthe overall Manitou Avenue Master
Plan. Many of the funding sources can only provide funds for certain types of improvements. For
example:
G
G
G

G

CDOT funds would be used to change the street cross-section and provide wider sidewalks;
GOCO grants would be sought for the Fountain Creek Trail improvements;
State Historic funds would be sought for restoration of the historic bridges, fences, walks,
lighting, spring structures and gateway arches;
Cost sharing opportunities with the Colorado Springs Department of Utilities would be
pursued for the undergrounding and/or relocation of overhead utilities;
Sales Tax, Districts and Alternate Government Financing Mechanisms would be used for
street trees, street furniture, landscaping, irrigation, special paving and signage. Also, they
can provide seed money for matching fund grants and shared cost programs.

134

After developing an understanding of funding strategies, the Steering Committee should begin to
break the project down into smaller increments which can be phased based on priorities, funding
available and politics. Refer to the Phasing Strategies within this section, Part 10, ofthis Master Plan
for possible phasing scenarios. When the Steering Committee has an understanding of the overall
funding strategy and approach to developing the improvements, they should then be presented to City
Council and the citizens ofManitou Springs in a series of workshops, small group meetings and oneon-one meetings to develop support and a buy-in to the project.
A basic premise ofthe education phase ofthe implementation strategy is to get additional citizens and
business people involved in the project implementation. These additional participants should be key
individuals within the City who can assist in the negotiation with the Colorado Springs Utility
Department, CDOT and in organizing the downtown business's participation; and who can work
within the community to get majority support for the project prior to a vote on a sales tax increase,
improvement district formation, etc.

It is the recommendation ofthe consulting team that a demonstration project be initiated as soon as
possible. With a finished, hands-on project in place residents and business owners alike can clearly
see, understand and support the completion of the Master Planned project. This should accelerate
public support for the project and its completion.
Another step that the consulting team recommends would be initiating, as soon as possible, the
parking adjustments. The final Master Plan calls for a slight reduction of on-street parking and a
larger increase of off-street parking. Expansion and reorganization ofthe off-street parking should
start immediately to assure the additional parking spaces are on-line before construction on Manitou
Avenue begins. Funding for the improvements could come from the parking districts collection of
fees for parking.
Beyond this Master Plan, the consultant team is available to provide support services in a number of
areas including grant organization and writing, locating individuals in other municipalities that are
willing to share their knowledge and experience, incremental cost estimating, technical assistance
during negotiations with effected governmental agencies and technical advise during the decision
making sessions with the Steering Committee, City Council and Citizen Forums.
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PHASING STRATEGIES
The physical development ofthe Manitou Avenue Project is directly related to a number of possible
funding opportunities which the City of Manitou Springs can pursue to support various aspects of
the Master Plan. The initial phases ofthe project will be major undertakings for the City which need
to be accomplished at the outset to establish the base for the various elements ofthe final Downtown
Plan. The following outlines potential funding scenarios which have a direct relationship to the
physical development of major elements of the Master Plan:
PHASE 1-1. The Master Plan calls for a major re-configuration of Manitou Avenue from City Hall
on the east, to the intersection ofPark Avenue with Manitou Avenue on the west. IfManitou Avenue
remains a state highway, the City will have to fund most if not all of the street re-configuration
improvements. However, if the Colorado Department of Transportation (CDOT) were to abandon
Manitou Avenue as a state highway, which they have indicated they would like to do, the City could
possibly negotiate to have CDOT provide funding for all or a major portion ofthe re-configuration
costs of the project. There is significant precedence for this type of arrangement to be made with
CDOT. It is recommended that the City pursue this option as the first phase of the Manitou Avenue
deVelopment as it will establish the physical base for all other aspects ofthe streetscape improvements
within the Downtown Plan.
PHASE 1-2. The under-grounding and relocation of overhead utilities should be coordinated closely
with the construction of the re-configuration of Manitou Avenue. The City, working in conjunction
with the Colorado Springs Department of Utilities (CSDU), U.S. West and the cable company will
need to coordinate the facilitation of this phase of the project. Cost sharing funding assistance is
available annually from the CSDU to communities to assist in the under-grounding of overhead
utilities. It is recommended that the City apply for funding assistance and engineering support early
on to allow for these activities to occur in conjunction with the design, engineering and construction
of the Manitou Avenue re-configuration project.
PHASE 1-3. Sidewalks, tree lawns, tree planting pits and street lighting stub outs need to be provided
as part ofthe Manitou Avenue re-configuration project. Final installation ofother streetscape features
such as trees, light fixtures and street furniture can be included in future phases as funding becomes
available.
PHASE 2 and beyond. With the construction of the first phases of the project, a number of projects
could be organized, coordinated and completed over a length of time depending on various funding
opportunities which are available to the City. The following are some of the possibilities which are
available to the City:
1.

The City should apply for a grant or series of grants from the State Historical Society
Gambling Funds for the restoration, rehabilitation and replacement ofvarious historic features
with in the DowlltOwn Plan Area. These might include the historic stone bridges, historic
springs buildings, historic lighting and the historic gateway arches.
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2.

The City should apply for a grant from the State of Colorado GOCO funding process for the
establishment of the Fountain Creek Trail through the Downtown Plan area and for the entire
course of the creek through the City. This grant could fund the design, engineering and
construction of the trail and provide for user amenities along the way.

3.

The City should establish a set of priorities for the completion of the Downtown Plan beyond
the Phases 1 of the project. These priorities should be organized relative to other funding
sources which are or will become available to the City. Project phases will be set for project
elements including the following:
II!!

l1li

iii!

III

I!II
i!II
i!II
l1li

I!II
II1II
II1II
III
1111
1111

4.

The City should establish a set of priorities for the completion of the Gateway Plan. These
priorities should be organized relative to other funding sources which are or will become
available to the City. Project phases will be set for project elements including the following:
l1li
l1li
III

R

II1II
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Cheyenne Springs City Center Plaza;
Soda Springs Plaza - from Cheyenne Springs Plaza to the Cliff House street crossing
to be completed as a public-private partnership with property owners;
Shoshone Springs Plaza - to be completed as a public-private partnership with GM;
Soda Springs Park streetscape along Park Avenue;
Clock Square;
Canon Avenue streetscape from Clock Square to Soda Springs Plaza;
Manitou Avenue streetscape from City Hall to Pawnee Avenue;
Manitou Avenue streetscape from Pawnee Avenue to Clock Square & Opal Place;
Manitou Avenue streetscape from Clock Square & Navajo Avenue to Ruxton Avenue;
Manitou Avenue streetscape from Ruxton to Park Avenue;
Ruxton Avenue from Manitou avenue to Osage Avenue;
Lovers Lane streetscape and public parking from El Paso to Canon Avenue;
Canon Avenue Public Parking improvements; and
Dulco and Pawnee Avenues streetscape at the library.

Re-furbish the east and west Gateway Arches;
Establish City Entrance Features at the U.S. Highway 24 interchange;
Provide sidewalks, curb and gutter and streetscape from the east Gateway Arch to the
U.S. Highway 24 interchange;
Provide sidewalks, tree lawns and street tree plantings at various locations from the U.S.
Highway 24 interchange to the east edge of the Downtown Plan area at City Hall; and
Provide sidewalks, tree lawns and street tree plantings at various locations from the west
edge ofthe Downtown Plan area to the west Gateway Arch.

Part 11: Appendix

Lancaster County, Pennsylvania's
Heritage ourism Initiative:
A Preliminary Assessment
by Gary R. Hovinen
Gary R. Hovinen is employed as a Professor in the Depanment of
Geography at Millersville University in Millersville. Pennsylvania,
17551-0302. He also panicipated in the Lancaster County Heritage
Tourism Initiative. He can also be reached at the following e-mail
address: ghovinen@marauder.millersv.edu

Lancaster County, Pennsylvania's rich and diverse heritage has been endangered in recent decades by urban growth,
inappropriate tourist development and the lack of proactive
planning.] This study examines the Lancaster County Heritage Tourism Initiative. a public-private partnership established in 1994 to promote heritage tourism in order to realize
economic benefits while helping to preserve the county's
remaining heritage resources. Partners in this program include the National Trust for Historic Preservation, the Pennsylvania Historical and Museum Commission, the Lancaster
County Planning Commission and the Pennsylvania Dutch
Convention and Visitors Bureau. Theauthoris one of eighteen
task force members representing a variety of interests and
backgrounds. They were appointed by the Lancaster County
Planning Commission to undertake the initiative.
In this article.l will assess the success of the initiative, thus
far, based on my firsthand experience. Conclusions drawn
from the Lancaster County experience may be useful for other
communities interested in the potential of heritage tourism.

The premise of this article is that the ultimate success of a
heritage tourism program depends on the following seven
criteria: a careful consideration of heritage and authenticity
guidelines; an emphasis on unique heritage sites, services and
events; adoption of sustainable tourism principles and policies; involvement of local citizens other than the official task
force; the willingness of disparate interests on the task force
to reach a consensus in order to further the public interest; the
use of effective land use controls based on proactive planning;
and the identification of effective marketing techniques and
funding sources that will allow the program to continue
beyond an initial pilot study. I will use these criteria to make
a preliminary assessment of the Lancaster County Heritage
Initiative.

Authenticity Guidelines
Since the credibility of heritage tourism depends on authenticity, one of our first tasks was to define authentic
resources and interpretations. The
task force approved the following
definitions:
We said that, an Authentic Resource
is a site. service or event which reflects
a community's heritage. The definition continues by saying that. "A resource shows evidence of authentici ty
through the survival of features which
existed during its period of significance and through its association with
A National Historic Landmark administered by
the Pennsylvania Historical and Museum
Commission, Ephrata Cloister in Lancaster
County, was built in the 1700s by the Seventh·
Day Baptists, one of America's earliest
communal societies. The museum commission
has restored ten of the original Germanic-style
buildings and interprets the austere lifestyle of
this early religious community. All photographs
in this article courtesy of Gary R. Hovinen.
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I'i!-This map shows the wide variety of heritage resources found in Lancaster County, Pennsylvania. It also shows the routes developed for tourists interested In
understanding the county's historical development. The routes center on the community of Lancaster, which lies in the heart of the county.

historic events, persons, architectural or engineering design,
or technology. It is not necessary for a resource to retain all of
the features which it had during its period of significance, but
it must retain the features which enable it to convey its historic
identity or its relationship to cultural tradition. Authentic
Interpretation conveys information about a community's heritage through an accurate, objective and culturally sensitive
portrayal of people, sites, places or events. This information
must be made available to visitors through signage, printed
materials or other media, exhibits or tours."
Then we applied the authenticity guidelines to definitions
of sites, services and events as follows: "A Heritage Site is a
landscape, building, structure, object or collection of objects
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which meets the Authenticity Guidelines established by the
Lancaster County Heritage Tourism Initiative. In order to be
eligible for Heritage Site designation, a resource must also be
open to the general public with regular established hours, and
must directly interpret some aspect of Lancaster County's
heritage."
The commission defmed a Heritage Service as "a lodging,
dining, retail or interpretive/informational facility which
meets the Authenticity Guidelines ....In order to be eligible for
Heritage Service designation, a resource must also be open
to the general public with regular established hours, and
must directly interpret some aspect of Lancaster County's
heritage. "

Small Town
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It further defined a Heritage Event as "an activity which
meets the Authenticity Guidelines ....In order to be eligible for
Heritage Event designation, an activity must also be open to
the general public, must be scheduled on a regular basis at
least once annually, and must directly interpret some aspect of
Lancaster County's heritage."
In addition, certain exceptions to the site and service
definitions were allowed in order to enable use of new buildings or reconstructions of older buildings or structures, as long
as other authenticity criteria were met. A museum located in
a new building would qualify, for example, if it contained an
authentic collection of objects or documents, as would a new
retail facility if it offered for sale primarily local products that
have been produced in a manner which authentically reflected
traditional materials, design and craftsmanship. A reconstructed building that had been moved from its original
location might qualify if such changes were clearly interpreted and the resource otherwise met authenticity guidelines
for interpretation.
As for heritage events. they were classified into two
types: traditional and interpretive. The former is a commonplace activity rooted in local culture. It must demonstrate a
clear relationship to the cultural tradition being expressed
and must be promoted accordingly. The latter is a
staged activity which reflects cultural tradition and is
designed to be educational. The activity must clearly
indicate the historic time period, season of the year and
location which are being interpreted, and must be promoted
accordingly.
Although authenticity guidelines are necessary, it has not
always been easy to decide whether owners or sponsors of
specific sites, services or events qualify for approval and use
of the program's official heritage logo. For example, is a tour
of heritage sites that uses voluntary tour guides always conveying accurate information? One must, also, confront the
disappointment and objections of those whose sites, services
or events are not approved and be willing to suggest ways that
will enable them to possibly qualify in the future.
Using the above guidelines and definitions, the Lancaster
County Task Force had approved 44 heritage sites, 39 heritage
services and 42 heritage events as of June. 1997.

Emphasis on the Unique
Lancaster County ,like other parts ofthe United States, has
been experiencing increasing standardization of development
in recent decades, and this can be viewed as a potential threat
to its attractiveness. Marketing of a heritage destination is
easier if unique resources are preserved and are promoted,
since these are what make the place distinctive in the minds of
potential visitors. Therefore. our definitions of heritage resources require that there be interpretation of some aspect of
Lancaster County's heritage. A museum, for example, which
has no exhibits related to the local area's heritage would not
be approved to use the heritage logo.
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The Railroad House Restaurant and Bed and Breakfast serves as an example
of a heritage service. Originally built in 1820·23 to provide accommodations
along the Pennsylvania Mainline Canal, the structure was modified Into a
railroad era hotel alter the construction of a train station across the street. It
was operated as such until the 193Os. Renovation began in the 196Os.

Sustainable Tourism Principles and Policies
Tourism, if not managed properly, has the potential to
destroy the qualities of a place that both visitors and residents
find attractive. Sustainable tourism maintains a balance between achieving economic benefits through tourism and the
preservation of the destination's natural and cultural heritage.
We, initially, considered adopting sustainable tourism
principles and policies from reports done in Canada and the
United Kingdom.2 Tourism and development representatives
on the task force, however, raised strong objections to the
negative tone of the statements and felt they implied either an
antidevelopment stance or harsh criticism of past tourist
practices in the county. Eventually. the task force approved
the following Principles /07 Sustainable T aurism and asked
that managers of each officially designated heritage resource
endorse them:
1. The natural and cultural environment has an intrinsic
value and its protection and preservation is essential to the
long-term success and viability of tourism in Lancaster County.
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2. The relationship between tourism and the environment,
both natural. and cultural, must be managed so that it is
sustainable in the long term. Tourism should enhance and
complement the unique natural and cultural features of
Lancaster County.
3. Tourism activities should respect and accurately reflect
the scale, nature and character of Lancaster County's unique
places.
4. Carrying capacity should be a prime consideration in
managing and protecting the natural and cultural heritage of
Lancaster County.
5. A balance should be sought between the needs of the
visitor. the place and the residents of Lancaster County.
6. Tourism should communicate appropriate cultural and
environmental sensitivity.
7. Local involvement in sustainable tourism planning
processes is essential to promoting harmony between tourism
and the residents of Lancaster County.
In addition to endorsing the above principles. managers of
designated heritage resources are expected to support
them through a number of actions. including promoting the

purchase of authentic, locally produced items and encouraging and supporting agricultural, historic and natural preservation efforts in the county.

Local Citizen Involvement
In addition to listening to the views of the appointed
members of the official heritage task force, it is necessary to
involve local citizens and to obtain input from them in a
bottom-up planning procedure. This helps to build local
support for and awareness of the initiative and can help
convince elected officials to continue backing the program
even when unexpected events create large new demands on
public financial resources.
We used three methods of soliciting citizen input on
heritage tourism. First we conducted a survey in one of the
local newspapers. Readers were invited to answer five questions and to submit ideas about potential heritage sites. We
also mailed the same questions to municipal governments,
chambers of commerce and tourism-related organizations and
invited their input.

The Mascot Roller Mill, built on Mill Creek in 1760, is now listed on the National Register of Historic Places. The old stone mlJl building preserves and
interprets the evolution of the rural grain milling industry in America from the earliest days until the 1970s. Adjacent to the mill, on the right, is the Ressler
Family House, a museum which preserves and interprets the evolution of American rural life. The Ressler family owned and operated the mill for three
generations.
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A second method involved conducting three regional public meetings which were publicized in the newspapers in order
to obtain citizen reaction to three proposed regional heritage
tours in the county. Finally, two focus group meetings were
held with carefully selected community representatives to discuss issues
regarding the future organization of and funding
sources for the program.

the debate about sustainability principles and policies noted
above. In the end, however, both sides agreed on a reasonable
way to phrase the statements and reached a compromise about
which tourist businesses would be expected to endorse the
principles and policies.
Reaching consensus
was also made difficult by
the frequent changes in
task force membership.
About half the original
representatives left the
task force for a variety of
Reaching a Consensus
reasons during the threeyear period and so had to
One of the more difficult challenges in a heribe replaced. This required
tage tourism program is
a constant educational
reaching a consensus about
process for new members.
The most challenging rewhat policies to adopt.
How does a committee
placement, however. took
achieve a balance between
place about half way
economic and preservation
through the pilot program
objectives? Shouldauthenand involved a key member of the task force steerticity guidelines for heritage sites, services and
ing committee.
events be made rigorous
The long-time director
or should the program be
of the Pennsylvania Dutch
Convention and Visitors
more inclusive in an atBureau had to resign his
tempt to gamer additional
position for political reasupport? If the program is
sons and, thus, could no
made more inclusive by
longer represent that orlowering standards, will it
ganization on the steering
lose credibility among
committee. The Visitors
more knowledgeable visiBureau Board hired amartors and residents?
keting specialist, previThe Lancaster County
ously employed by the Los
task force. which comAngeles Dodgers baseball
prised eighteen appointed
club, as the new executive
members and a steering
The city of Lancaster's Central Market, designed in Romanesque Revival style by
director in order to fashcommittee. represented a
Philadelphia architect James Warner, is one of the United States' oldest publiclyion a new tourist marketdiversity of business and
owned and continuously operating farmers' markets. Standing on a market site
that has operated adjacent to Penn Square since 1730, the present building is
ing approach.
professional backgrounds.
now listed on the National Register of Historic Places.
The task force went
Such diversity is necessary
through a period of conin a democratic planning
process. From the beginning of the three-year pilot program,
siderable uncertainty about the program's future, as it waited
there were basic disagreements about marketing as opposed to
for the new steering committee member to learn about the
heritage program: while. at the same time, he had to respond
the emphasis on authenticity and sustainability.
to political pressures from businessmen within his own orgaRepresentatives of the tourism industry seemed to view the
nization in a time of perceived crisis. Eventually. he did
heritage program as a potential way to strengthen a tourist
sector facing the challenge of recent declines in visitor totals
develop a sense of commitment to the furthering of the
and were intent on emphasizing marketing. They sometimes
heritage program.
regarded other task force members who represented preservation interests as elitists opposed to change and who had overly
Land Use Controls Based on Proactive Planning
high standards that would not appeal to average tourists.
One example of the clash of interests and values involved
Without proactive planning and an associated system of
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An excellent example of federal style
architecture, the Haldeman Mansion
was built along the Susquehanna
River by John Haldeman in 1782 and
was renovated in 1811. Samuel
Haldeman, a well·known naturalist
and author, was born in the house in
1812 and lived there for many years.
A group of young citizens restored
the mansion in the 1970s with the
help of a number of government
grants.

effective land use controls, private market decisions can
threaten heritage resources. One of the most important threatened resources in Lancaster County is the rural agricultural
landscape, and major efforts are underway to preserve most of
the remaining agricultural land from development.
The current Lancaster County Comprehensive Plan has,
among its list of goals, the preservation of agricultural land for
agricultural use and providing for growth in appropriate
areas. 3 Methods being used include the establishment of urban
growth boundaries around existing urban areas and Villages,
adoption of effective agricultural zoning by local municipalities and the purchase of development rights and establishment
of conservation easements.
Urban growth boundaries were proposed in the County
Comprehensive Plan as a means to discourage future sprawl
development. Of 26 urban growth zones proposed by county
authorities, 18 have thus far been officially adopted by local
municipalities. Of 41 townships in Lancaster County, the
County Planning Commission staff consider that 40 have
enacted effective agricultural zoning ordinances. Purchase of
development rights by the publicly funded Agricultural Preserve Board and the private Lancaster Farmland Trust, in
order to establish legally secure easements, has occurred
on 21,000 acres of farmland out of 323,000 acres planned by
the County Planning Commission for future agricultural
use. 4 Tom Daniels, director of the Lancaster County
Agricultural Preserve Board, has recently maintained that
"Lancaster County is a model for the nation."5
Agriculture is not only an important part of county heritage
and a mainstay of the economy, but the resulting rural landscape also enhances the quality oflife for county residents and
helps attract visitors from nearby large metropolitan areas.
Furthermore, Amish farmers who have been reluctant to sell
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development rights to a publicly funded organization have
been actively acquiring farms in the southern part of the
county during the past year, thereby showing their own
commitment to both farmland preservation and to the preservation of an important part of their and the county's cultural
heritage.
Local zoning must also discourage, rather than encourage,
strip developments and other incompatible developments if
heritage is to be preserved and environmental quality is to be
enhanced. Growing traffic congestion and a loss of aesthetic
qualities result partly from insufficient controls and a lack of
proactive planning in the past. It is encouraging that some
local governments have begun to address these problems in
their current comprehensive plans. Much more, however,
should be done, and this seems especially difficult to accomplish in one of the more politicall y conservative counties in the
eastern United States.
Effective land use controls also involve the designation of
historic properties and especially historic districts. The county 's
rich architectural heritage is suggested by its five National
Historic Landmarks, 169 properties individually listed on the
National Register of Historic Places. and many more properties determined eligible for such a listing. In 1997, the county
also has 26 National Register Historic Districts.6 Many of
these are currently protected by local ordinances. Nevertheless, each year individual properties of historic interest are
demolished in Lancaster City and elsewhere, so new methods
. of protection may need to be enacted.

Effective Marketing and Future Funding Sources
To bring the desired economic benefits, a heritage tourism
program must be linked with effective marketing techniques.

Small Town
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Two especially important techniques used in Lancaster County
have been the adoption of a heritage logo and the development
of regional tours. The display of the heritage logo at a county
heritage site, service or event identifies, for the visitor, that the
authenticity guidelines have been met. Only officially approved
resources are allowed to use the logo. The logo will also be
found on maps and brochures and is a symbol that will, hopefully, increase community pride in the county's rich heritage.
Regional tours emphasize heritage sites and services in
different parts of the county. The task force has initially established three such tours. one each in the northwestern, central and
eastern parts of the county. Other tours, such as one in the south,
may eventually follow. All of the tours, which are mainly
intended for families and individuals traveling independently in
their own automobiles, will be marketed using double-sided
tear-off sheets that feature a map on one side and descriptions
of the heritage resources found along and near the route printed
on the other side.
A subcommittee of the task force spent much time and effort
devising the initial three tour routes. At first. it favored basing
each route on a particular theme, such as agriculture in the east,
colonial period history in the center, and the Susquehanna River
as a resource through history in the northwest. However, as
members plotted resources on maps and then toured different
versions of routes many times, a strictly thematic approach
proved to be impractical. The subcommittee established the
following design criteria in developing the regional tours:
1. Include sites that currently have or are planned to have
adequate visitor capacity.
2. Include safe transportation routes; avoid hazardous and
congested routes.
3. Include routes that pass through scenic landscapes.
townscapes, etc., that best illustrate each theme, region or
specific story being told.
4. Include related heritage services (dining, lodging and
retail facilities).
5. Avoid locally defined "sensitive" areas and roadways.
6. Establish and provide more than one clear starting/ending
point for each tour.
7. Divide each tour into maximum two-hour or three-hour
time segments and also identify distances between points.
8. Provide suggestions for visitors who want to do more than
the formal tour.
9. Involve the public in the development of the routes. These
could include resource managers, event coordinators, municipalities, organizations and the general public.
10. Develop a variety of marketing strategies for each tour
(point of sale, fulfillment pieces and media relations).
11. Develop a collaborative marketing and interpretive strategy for each tour in order to link the sites together through
interpretation.
12. Develop and improvement and preservation strategy for
each tour.
13. Identify potential heritage sites, services and events that
potentially could be added to each tour.
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Besides auto tours, we also considered potential use of
bicycles on certain segments of the routes, as well as use of
vans for groups, especially if ajoint promotion with AMTRAK,
the national rail passenger service, can be established.
Other marketing ideas considered included the use of the
internet to reach market segments of the population identified as having good potential interest in aspects of heritage
tourism (e.g., a niche market such as Civil War enthusiasts),
establiShing a multicounty heritage tourism initiative encouraged by the state government and involving nearby
destinations, such as Gettysburg and Hershey, and organizing a Heritage Week in the fall season to inaugurate the
program and to elicit even more interest and support among
county residents.
The greatest remaining challenge to the success of the
Lancaster County Heritage Tourism Initiative is a secure
source of long-term funding. now that the three-year pilot
program has ended. Although a variety of heritage sites,
services. and events have been officially approved. there is
a need for a full-time program manager or coordinator who
could ensure the continuing quality and authenticity of
heritage resources, as well as provide advice to owners and
sponsors whose resources, might potentially qualify for the
program if certain conditions are met. Without continuous
monitoring of the attractions already approved, standards
could be lowered and the program might lose credibility
among more discerning visitors and residents.
The task force and community focus groups have
explored a variety of funding sources for a permanent
organizational structure. These include the state govemment, the county government and private foundations,
among others. Two initial applications for funding for
heritage publications were rejected, but county planners
intend to resubmit them.
The task force has approved a continuing partnership
between Lancaster County. the Pennsylvania Dutch Convention and Visitors Bureau and the Historic Preservation
Trust of Lancaster as the most viable organizational structure for the program. Unfortunately, none of the partners
can, at thic time, make a financial contribution to hire a fulltime coordinator, nor is the state judged to be a likely source
of funding for program administration. Therefore. the task
force has recommended that, for 1998, the partnership ask
Lancaster County and the visitors bureau to contribute equal
amounts of "in-kind expertise," i.e., staff hours, to the
program. while the Historic Preservation Trust of Lancaster
makes a smaller contribution.
County planning staff will administer and coordinate the
program initially, the Pennsylvania Dutch Convention and
Visitors Bureau will provide marketing and promotional
services and the trust will provide expertise in historic
preservation and sponsor an annual heritage week celebration. An executive committee consisting of one representative from each of the three partners will appoint an
eight-member citizen advisory committee to address
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Located on Penn Square in downtown Lancaster, Pennsylvania, the Heritage Center Museum preserves, displays and interprets over 300 years of fine
craftsmanship by local artisans. The building, now listed on the National Register of Historic Places, was originally built in the late 1700s as offices for the
Lancaster County Courthouse and later served as the Lancaster City Hall. In the background /0 the right is part of the Lancaster Central Market Building.

specific issues such as future funding sources and certification
of authenticity of heritage resources.

Conclusion
Lancaster County's Heritage Tourism Initiative. begun as
a public-private partnership with encouragement from the
state government, can be judged a qualified success to this
point. Six of seven criteria that I have used to evaluate the
program have been rated favorably, although certain improvements could still be made at the local government scale with
regard to effective land use controls to safeguard proactive
planning. The seventh criterion. which includes not only
identification of effective marketing techniques but also. and
most importantly. funding to provide a permanent heritage
tourism organization, is currently the most problematic and
uncertain.
Nevertheless, the fact that the task force has persisted
despite numerous obstacles is an achievement in itself. No one
should believe that a heritage program organized as a publicprivate partnership is an easy task if high expectations regarding authenticity and heritage preservation are to be met.
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IGary R. Hovinen. "Heritage Issues in Urban Tourism: An
Assessment of New Trends in Lancaster County," Tourism
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Multimodal Transportation
Strategies Can Alleviate Traffic
Congestion in mall Urban Areas
by Farhad Atash, Robert B. Shaw and K. Wayne Lee
For further information, please contact the authors. Farhad Atash is
the Acting Director and an Associate Professor in the Department of
Community Planning and Area Development, 204 Rodman Hall,
University of Rhode Island. Robert B. Shaw is Principal at Vanasse,
Hangen, Brostlin, Incorporated, 530 Broadway, Providence, Rhode
Island, 02909. K. Wayne Lee is a Professor in the Department of Civil
Engineering, 212 Bliss Hall, University of Rhode Island, Kings/on,
Rhode Island, 02881.

Traffic congestion has long been considered a major problem in urban areas throughout the United States and Canada.
However, in recent years, the problem has spread to smaller
urban areas, particularly those undergoing rapid growth. These
areas are hard hit when existing road networks cannot efficiently and safely accommodate the increasing traffic volume. Several factors such as demographic changes, limited
use of public transport. changes in commuting patterns and
increased commuting, land use and density patterns. and
increasing nonwork travel contribute to an expansion in the
traffic volume in small urban areas.
This article addresses the problems involved with traffic

congestion in small urban areas with total populations of no
more than 100,000, using existing literature and case studies
from throughout the United States. First. we will describe the
dimensions and causes of traffic congestion. Second, we will
identify and evaluate various transportation system management (TSM) and transportation demand management (TDM)
strategies used to increase road carrying capacity and improve
traffic flow. Third. we will describe and evaluate TDM and
land use strategies. as well as site planning and design guidelines that encourage alternate modes of transportation. such as
bus transit, paratransit. biking and walking. And. lastly. we
will describe how to develop traffic congestion mitigation

The East Bay Bike Path in Rhode
Island extends about 14.5 miles
through 5 cities and towns. The
path is about 10 feet wide and is
paved with a grassy shoulder. The
route intersects 49 street along Its
route from Bristol Harbor to India
Point in the city of Providence.
This lets It serve as an attractive
alternative route for commuters. All
photographs in this article
provided by Farhad Atash.
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A new residential subdivision with a narrow road and a network of sidewalks is found in Warwick, Rhode Island. The sidewalk is an attribute that provides an
alternative means of transportation to the automobile (walking) when residents want to go to meetings, shop or engage in many other activities. The provision
of sidewalks and other pedestrian amenities leads to fewer automobile trips on crowded highways.

plans. The findings should be useful to transportation planners
and engineers. as well as public officials in small urban areas.

Traffic Congestion ill Small Urban Areas
Small urban areas. particularly those undergoing rapid
growth, have experienced both recurring and nonrecurring
traffic congestion. Recurring congestion involves the traffic
delays associated with conditions in which traffic volume
regularly exceeds highway capacity. Nonrecurring congestion, on the other hand. is caused by accidents, breakdowns.
construction and maintenance activity, poor weather conditions and other events which temporarily reduce traffic volume on a given section of a roadway. Therefore. traffic
congestion exhibits both temporal and spatial dimensions.
Congestion may occur during peak and off-peak periods,
The major cause during peak periods is commuter traffic.
However, in some small urban areas, the duration of the
congestion is longer and more spread out-sometimes lasting
well beyond the peak periods. Nonwork personal trips for
activities such as family business. shopping, visiting friends
and relatives. doctor and dentist appointments, and pleasure
driving are the principal causes of congestion during the offpeak hours.
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The congestion may also be either seasonal or year-round.
Places with major recreational and tourist attractions orevents
tend to experience seasonal congestion. For example. areas
near the coast or by major bodies of water have congestion
during the summer season While those located near ski areas
experience it during the winter.
Other small urban areas may experience year-round congestion. These are generally fast-growing places that have a
high concentration of commercial, industrial and institutional
activities that generate a significant amount of vehicular
traffic. I
Major road corridors and key intersections are two places
where congestion is most likely to occur. The road corridors
can be grouped into two types: commercial and scenic. Commercial corridors vary from a main street or commercial strip
to newer arterials lined with retail and office developments.
Scenic corridors, however, offer views or recreational experiences to drivers. Both of these will have congestion if their
carrying capacities fail to accommodate the actual volume of
traffic. Congestion in intersections usually develops in the
ones that are inadequately designed, which do not feature
exclusive lanes for turning vehicles or which don't have
coordinated traffic signals.
The rise of traffic congestion problems in small urban areas
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results from one or more of the following factors: demographic changes, new growth patterns. lack of other modes of
transportation in addition to the single occupant vehicles
(SOy) and governmental fiscal problems. First. an increase in
the number of households and/or the number of wage earners
within a household has important transportation implications.
The increase results in increased car ownership and a rise in
the number of vehicle trips and vehicle miles traveled (YMT)
per year.
Second. a low-density, dispersed development pattern,
often characteristic of the sUburbs. that is not easily served by
bus transit. results in an increase in the number people dependent on an automobile for work and nonwork purposes-and
in the number of trips and YMT.
Third. the automobile is the predominant mode oftransportation in small urban areas. Lack of access to (or nonuse of)
other transportation modes such as buses and bicycles has
worsened the traffic problem in small urban areas.
Fourth. many growing areas have experienced severe
budgetary pressures. Lack of adequate funding has prevented many municipalities from properly satisfying needed
capacity improvements to their local transportation systems
and traffic flow. This has worsened the problem of traffic
congestion.

Strategies to Increase Road Capacity and Improve
Traffic Flow
The peak-hour carrying capacity of an area's transportation system can be increased by constructing new roads or
adding new lanes to existing ones. However, this strategy may
involve overcoming major obstacles such as the rising costs
involved in land acquisition and road construction. numerous
environmental constraints and community opposition.
Engineers and planners in small urban areas should. therefore. emphasize the use of traffic engineering measures to
optimize the use of existing road systems. The following can
improve traffic flow: traffic signal coordination. intersection
widening and improvements. turn restrictions and prohibition, one-way street flow. on-street parking management.
road signage and striping. incident management. addition of
bus bays and pull-off areas. truck loading/unloading time
restrictions. and enforcement of traffic engineering
measures--especially those involving on-street parking and
loading.
Major employers should consider using alternative TOM
strategies to improve traffic flow. Work hour management
(i.e., flexible work hours. staggered work hours and compressed work schedules). alternative work sites (including
satellite offices and telecommuting) and mandatory and
voluntary trip reduction programs may all help alleviate
congestion.
To select the appropriate strategies. officials need to consider a number of factors. including cost effectiveness, the
time needed in order to set up alternatives, the operational
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problems and difficulties and the potential benefits of individual and packaged TSM strategies.

Strategies to Support Alternative Transportation Modes
Bus transit is the most suitable form of public transportation for many small urban areas. This may be provided, first,
by linking residential areas to surrounding nodes of development (i.e., places of employment, shopping/retail activity
centers and recreational areas) and, second, by linking these to
each other. Alternative employer-based TOM and land use
strategies, as well as transit-friendly site design guidelines
should be considered during the city's planning process in
order to encourage effective bus transit use. Moreover, officials should consider strategies designed to improve existing
bus services in order to attract more riders.

Employer-Based Transportation Demand Management
Strategies
Major employers should consider several TOM strategies
in orderto increase the use of bus transit for commuting. These
may include offering financial subsidies to employees in the
form offare subsidies or a transportation allowance, provision
of midday transportation to nearby shopping and retail activity centers, providing a guaranteed ride home program, and
also disincentives such as parking fees and limiting the number of available parking spaces at work.

Land Use and Zoning Strategies
Public transit is most cost-effective in urban areas that
feature high density in places of work and living, mixed-use
and cluster development patterns. and limited spaces for
automobile parking. Land use and zoning strategies that
support transit can be divided into four groups: those that
increase densities for residential and nonresidential development in existing and new growth areas: those promoting
mixed-use. cluster development: those that balance the jobs/
housing mix by adding new housing in or near areas that have
a job surpluEand/or encouraging the placement of new jobs in
or near areas that have a housing surplus; and those that limit
the supply of parking.

Transit-Friendly Site Design Guidelines
These types of site design guidelines are intended to
increase transit ridership in urban areas and to cover different
aspects of residential and commercial developments. They
may include building placement and setback guidelines designed to encourage architects and town planners to cluster
buildings or to set them close to the street with bus stops.
They may also include a requirement to provide a network
of sidewalks connecting buildings to each other and to the
bus stops.
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Transportation planners should give
their special attention to the layout of
rural five-way intersections in order to
avoid problems with the traffic flow.
These kinds of intersections are often
found in rural areas that have little
traffic, but as growth occurs and more
traffic is generated, they may become
very congested.

Street pattern and design guidelines may also help planners
create a safe and pleasant network of interconnected streets
that accommodate buses. Parking lot placement and layout
guidelines that accommodate and encourage intermodal connectivity between bus transit and automobiles, include ones
that mandate placing parking lots near major bus stops which
are also connected by sidewalks and bikeways to surrounding
residential and commercial developments. Such areas should
have adequate lighting and landscaping. Guidelines forcreating public transit amenities, such as bus shelters and benches
at bus stops, and encouraging the establishment of convenience retail stores to serve commuters. are also be beneficial.

Strategies to Improve Transit Service
Existing bus services in small urban areas should also be
improved by implementing strategies that reduce wait and
travel times. and by constructing transit terminals. Specifically, increasing the frequency of service. instituting a timed
transfer system. offering express service and implementing
traffic signal preemption for buses can attract new ridership
by making travel time more competitive with that of the
automobile." Moreover, constructing or enlarging park and
ride lots and developing transit transfer facilities can also
improve existing service. Lastly, more reliable service and
improved route information systems would encourage the use
of transit in small urban areas.

Paratransit Services
Paratransit services include carpooling, vanpooling, subscription bus and shared-ride taxi. Small urban areas with low
population densities and dispersed travel patterns should
September-October, /996

consider two types of paratransit services: ridesharing and
demand-responsive services.
Ridesharing is an alternative to both taking public transit
and driving alone to work. It is often cheaper than transit and
comparable in comfort to the individual automobile. It also
has the advantage of being able to serve moderate and low
density residential areas and employment centers. J Carpooling
and van pool ing are the major forms of ridesharing programs.
Carpooling programs are usually formed because of a
combination of the following actions. First, public agencies
and nonprofit organizations promote pooling through the use
of road signs, media campaigns and employer outreach programs. Secondly, employers and developers sponsor the programs for employees, tenants and homeowners. Lastly, the
majority of commuters just decide to form the carpools
themselves by making informal arrangements (i.e .. with household members. other relatives, friends and neighbors, and
coworkers).4
Vanpooling represents another important alternative to
driving alone, falling midway between transit and carpools in
terms of carrying capacity, flexibility, economics and convenience to the user. These programs are formed using three
methods. First, an individual owns or leases the van and the
owner has complete responsibility for forming and operating
the vanpool. Second, many employers purchase or lease vans
for their employees. Third. a third party organization such as
a nonprofit corporations, a private vendor or a transit agency
acquires the vans and makes them available to employers or
individual users.
Ridesharing is a viable transportation option in many
small urban areas. The use of supportive TDM and land use
strategies should be considered in order to encourage
ridesharing.
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Employer-Based Transportation Demand Management
Strategies
These strategies should be considered in order to promote
ridesharing among employees. They may include incentives
such as financial subsidies. provision of midday transportation. guaranteed ride home programs. and preferential parking. In addition to the incentives. employers may consider
disincentives such as the implementation of parking fees in
order to encourage ridesharing among their employees.

Lalld Use and ZOlling Strategies
If land use and zoning strategies are used to help solve
transportation problems. they should promote the concentration of people at places of living and at places of work. They
should also encourage the provision of on-site amenities at
places of work in orderto accommodate employees' personal
needs during the day. These may include a mixture of services
such as restaurants. banks. dry cleaners. ATMs. convenience
shopping. day care and other personal or business-related
service establishments. Moreover. site design guidelinesshould
accommodate vanpool vehicles, give them special trearment
and provide attractive and safe rideshare loading areas.

Transportation Solutions That Rely on Land Use
Options
There are a number of strategies that rely on the
concentration of services in order to allow them to
work. Demand-responsive services typically offer door-todoor service utilizing small buses or vans. They generally
operate on a flexible schedule, as opposed to ridesharing
which generally involves a regular, prearranged trip. Some
transit systems provide demand-responsive services at night,
weekends and/or off-peak hours when higher capacity service
is not required.;
Bicycles are a safe and healthy alternative mode of transportation for people. In the past, many small urban areas
ignored the development of bikeways. They did this despite
the fact that over 60 percent of all trips nationwide are under
five miles in length. 6 Fortunately, the federal Intermodal
Surface Transportation Efficiency Act OSTEA) and the Clean
Air Act Amendment (CAAA) have generated a new interest in
planning for bikeways throughout America.
Walking is another non vehicular mode of travel easily
utilized for short trips. The provision of a network of pedestrian walkways and automobile-restricted pedestrian zones
have numerous benefits including reduced traffic congestion,
reduced noise pollution and improved air quality. Moreover,
pedestrians help make residential neighborhoods and business districts more livable. safe and comfortable to be in.7
Officials need to develop appropriate land use and zoning
strategies, as well as site planning and design guidelines to
support biking and walking in their communities.
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Land use and zoning regulations should be revised in order
to accommodate biking and walking in both residential neighborhoods and business and commercial districts. Bikeways
and pedestrian walkways can provide increased access between and within places of living and working, shopping and
recreation-as well as transit stops. This requires development of a bikeway and pedestrian route master plan.
Land use and zoning regulations should encourage compact. high density, mixed-use development. This pattern can
best accommodate walking and biking by reducing travel
distances and, therefore. the need for. and the number of.
automobile trips.
A bicycle- and pedestrian-oriented environment should
include the elimination of pedestrian barriers. as well as other
possible obstacles to biking and walking, level walking and
biking routes: protection for pedestrians from wind. rain.
noise and cold weather: enhanced visual diversity: and public
amenities such as benches, trash containers. lighting and
bicycle storage racks.

Traffic Congestio1l Mitigatioll Plalls
The process involved in developing a traffic congestion
mitigation plan consists of the following steps: the definition
of the traffic problems and issues, the establishment of
goals and objectives. the plan development, and then the plan
implementation and monitoring.
First, officials need to define the congestion problem and
its related issues by defining and measuring the types of traffic
congestion. their duration and their spatial and intensity
dimensions. Moreover, the causes of congestion should be
identified and analyzed. Using the findings, planners can set
goals and objectives and then design alternative transportation strategies to alleviate the problems.
Moreover. they should identify methods to measure
progress made toward alleviating traffic congestion. such as
measuring the reductions in the number of total auto trips
generated, increases in average vehicle occupancy. reductions in the average drive-alone rate and improvements in the
level of service (LOS) value. A specific baseline (i.e .. an
existing modal split, Institute of Transportation Engineers
(ITE) trip generation rates. a baseline that assumes everyone to
drive alone, or existing LOS values) must be established forthe
purpose of measuring the progress over a defined period of
time (i.e .. average daily traffic or only in peak-period traffic).
After the problem is defined and specific goals and objectives are determined. a detailed plan can be developed to
address the traffic congestion. The plan should include a
package of mitigation strategies, as well as organizational and
funding recommendations to implement them over a period
of time.
By examining each goal and using the objectives as a
guide, the plan will identify alternative multi modal transportation strategies to increase road carrying capacity and improve traffic flow and strategies to support public transit,
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paratransit services, biking and walking.
The alternative transportation strategies should be
evaluated and rated using the following set of criteria:
effectiveness of strategies in reducing the extent and
impact of traffic congestion the costs to commuters and the
community, the ease of implementation, whether the req uired
institutions or organizations exist and political acceptability
of the strategies.~

Packaging Alternative Mitigation Strategies
Individual transportation strategies on their own will be far
less effective in mitigating traffic congestion than will a
package of integrated strategiesY Therefore, planners need to
develop a package of multi modal transportation strategies
that accomplishes effectively the goals and objectives of the
plan. It should include a set of supportive and complementary
transportation system management (TSM), transportation demand management (TDi\1) and land use and zoning strategies.
Implementation focuses on developing specific recommendations for achieving the plan's goals and objectives. This
generally includes organizational recommendations and the
recommendation of the financing tools needed to carry out
each alternative strategy. The organizational recommendations outline who will implement each alternative strategy by
detailing the specific actions needed. One organization or
department should be responsible for supervising all of the
different implementation activItIes since success requires
coordination among all of the local. regional and state
agencies involved.
The problem of traffic congestion is an area-wide phenomenon. In many cases. solutions to particular problems in
an area or corridor will require a multijurisdictional approach. 11l Therefore, governments need to work with their
surrounding communities in
order to address the problem.
The financing tools should
also be identified for each
congestion mitigation strategy
proposed.
It is important that the
plan be reviewed and updated
on a regular basis in order to
incorporate the changes JTI

demographic characteristics, urban growth patterns and
travel behavior and to insure that. as congestion is mitigated
in one location, it is not being shifted to another location in
the community.
'Farhad Atash, Robert B. Shaw and K. Wayne Lee. A Preliminary
Study to Fom/ulate Multimodal Transportatioll Strategies to
Alleviate Traffic Congestion ill Small Urban Areas of New
England. final research report for the New England University
Transportation Center. University of Rhode Island, Kingston.
Rhode Island. 1995.
lBarbara K. Reichart. improving Urban Mobility Through Better
Transportation Management. Washington. D.C.: Federal
Highway Administration. U. S. Department of Transportation,
1975.
'Morris J. Rothenberg. "Urban Congestion in the United States:
What Does the Future Hold?" Urban Traffic Congestion: What
Does the Future Hold? Washington. D. c.: Institute of Transportation Engineers. 1986, pp. 1-38.
"Institute of Transportation Engineers. implementing Transportation Demand Management Programs. Washington. D.C.. 1993.
'Katherine Hooper. "Providing Transit Service." A Toolboxfor
Alleviating Traffic Congestion. Washington. D, c.: Institute of
Transportation Engineers. 1989. pp. 87-104.
"Michael G. Jones. "Building Bikeways." Planning, Vol. 59. No.
10. 1993. pp. 30-34.
7Richard K. Untermann. Accommodating the Pedestrian:

Adapting Towns and Neighborhoods for Walking and Bicycling,
New York: Van Nostrand Reinhold, 1984.
HAnthony Downs, SllIck in Traffic: Coping With Peak-Hour
Traffic Congestion. Washington. D. c.: Brookings Institution,
1992.
9Michael Replogle. Transportation Conformity and Demand
Management: Vital Strategiesfor Clean Air Attainment. Washington. D. c.: Environmental Defense Fund. 1993.
'UMichael D. Meyer. "Traffic Congestion: An Overview." A
Toolbox/or AlleViating Traffic Congestion. Washington. D. c.:
Institute of Transportation Engineers, 1989, pp.I-9.

This view of Main Street in East
Greenwich, Rhode Island, shows an
attractive thoroughfare that is designed
to accomodate both cars and
pedestrians. Parking lanes and
sidewalks are provided on both sides of
the street in order to accomodate the
needs of both groups of users.
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Hi toric Pre ervation
Comes to

Jeffer onville, Indiana
by CHAR LES R. N IE HAUS

In September, 1983. the Historic Landmarks Foundation
of Indiana (HLFI) opened a new regional office for the
southern part of the state in downtown Jeffersonville. The
oldest platted town in Indiana. Jeffersonville has a population of about 26,000 and lies across the Ohio River from
Louisville, Kentucky. The riverfront is a relatively unspoiled, pleasant area with its green banks, boat docks,
and gracious old homes. The view of Louisville, especially
at night, is an exceptionally engaging one.

Downtown jeffersonville

I

My office is just two blocks from the riverfront, but the
view from my window as I write this is not of the river, but
of a parking lot. Less than ten years ago substantial
nineteenth century buildings housing retail stores stood on
the site.
On the opposite side of the parking lot is the former
Le Rose theater. That building is· now used by Ivy Tech,
for whose students the parking lot is reserved. On the
opposite side of Spring, the main downtown street leading
to the river, is a row of surviving nineteenth century
buildings.
One, a brick structure with a neoclassical
limestone facade, once was a bank but now houses the
office of the county Red Cross chapter. Next to it is a
karate school, followed by a bar, and then an empty
building. A retail store comes next, standing out almost
as a relic of more prosperous days. This is followed by a
flea market, a storefront church, an empty building, another

Charles R. Niehaus is the Director of the Southern Regional
Office of the Historic Landmarks Foundation of Indialla.
For further information on the Grisamore House restoration, Jeffersonville. and HLFI activities contact Niehaus at
the Grisamore Hou·se, 111 West Chestnut Street, Jeffersonville, Indiana, 47130.
The Historic Landmarks Foundation of Indiana can also
be contacted at its main office: 3402 Boulevard Place,
Indianapolis, Indiana, 46208.
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bar, and still another empty building (this one with collapsed
roof, broken windows, and a boarded-up front).
From this point on down to the river there are no
longer any of the traditional businesses which flourished
downtown in the past. Most of the nineteenth century
buildings are in fact gone; replaced by inferior structures or
by parking lots.
I have not, of course, described a scene which is in any
way unusual. Jeffersonville is merely one of thousands of
towns and cities whose downtown areas, once the heart of
commercial and social life, started to decline as much as
forty years ago. The decline became serious deterioration
following World War II with the growth of suburbs,
strip deveiopments, and shopping malls.
This city, like many others, tried to reverse the process
by adopting an ambitious urban renewal program in the
sixties. Embroiled in controversy almost from the start, it
never fulfilled its supporters' expectations.
It is unlikely, however, that it would have done so
under the best of conditions, since here as everywhere
else it rested in large part on false premises. As a way of
rejuvenating the downtown area it was a distinct failure and
actually helped foster a feeling of frustration and hopelessness.
That feeling is reflected in the reporting on Jeffersonville over the past twenty years by local and Louisville
newspapers. In reading them one finds, at least until quite
recently, a persistent theme of pessimism broken only by
an occasional note of hope brought by some speaker or
other come to town to offer ideas for a possible remedy.
These ideas usually involved some version of physically
rebuilding the area, even, in one instance, virtually tearing
it all down and reconstructing it as a downtown version of
suburbia.
I should add, however, that on two occasions the plea
was made for preservation rather than total reconstruction.
In 1969 the Louisville Courier-Journal reported that two
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The Grisamore House is one
of Jeffersonville, Indiana's
oldest and most unique landmarks. Built in 1837, the
house soon became a pre-Civil
War landmark in the center of
this bUstling river town. In
1981, fire burned the home
and the desolate hulk became
a stark symbol oj' the decay
and deterioratioll then found
in the surroundillg downtown
district. No\\!, through the
restoration efforts of the Historic Landmarks Foundation
of Indiana, the building stands
as another symbol-a shining
example of the potential of a
reVitalized downtowll Jeffersonville.

young architects with their office in downtown Jefferson- of purely fortuitous circumstances.
ville argued that " ... the old Victorian structures along
Standing here, surrounded by parking lots, bars, and
Spring Street are part of the 'River City' tradition and second-hand stores, is a striking house built in 1837. It is
history of Jeffersonville, and should, therefore, be saved the oldest downtown building and one of the oldest in the
and restored wherever possible." Arguing that preserva tion entire city. The Grisamore House is a unique blend of
and urban renewal could be compatible, they pointed out . Greek revival and federal architectural styles considered
that Europeans do not tear down their cities every genera- important enough for selection as one of the first Indiana
tion but use their buildings for hundreds of years.
buildings included in the Historic American Buildings
These two gentlemen apparently made little impact and Survey when that project began in 1934. It was built as a
have long since left for greener pastures. By 1979 it seems double residence and remained such until 1981, though
that time had come for the bell to toll, and the Courier- seriously dilapidated in recent years.
Journal carried an article with the headline, in large bold i
In 1981 a fire destroyed about one-third of the building
letters: "Businessmen Giving up Hopes for Downtown i and badly damaged the rest. The decayed and gutted hulk
I escaped demolition only because of the foresight and
Jeffersonville. "
The city's image as seen through the eyes of non- determination of two local citizens who set about to rebuild
residents, never the best anyway, seems to have hit a low and restore it. The Historic Landmarks Foundation believed
point in another newspaper article published in 1978. The their efforts merited support, and they reached an agreeauthor, a University of Louisville professor, criticized ment whereby the foundation would complete the restoraJeffersonville for ignoring its architectural and historic tion, lease the building for a new regional office and
He deplored the "sleazy, tank-town quality" eventually acquire title to it.
riches.
If the decision to locate in Jeffersonville depended
projected by cheap motels, discount liquor stores, and gas
stations along Interstate 65, which cuts through town. partly on chance, it nevertheless symbolizes the Historic
Referring to a park in the heart of downtown, he wrote, Landmarks Foundation's philosophy and policies of pre"The tawdry image created by Warder Park is symptomatic servation. For some time after its founding in 1960 by
of the town's low level of aesthetic literacy and planning Eli Lilly, the foundation followed a basically museum
sense." Although, as I shall point out later, he had some approach to preservation. This saved some very valuable
good things to say about Jeffersonville, outrage seems to buildings, but resulted in a limited vision of what should be
have been the prevalent reaction to his remarks.
sought and what could be accomplished.
If Jeffersonville is really a hopeless economic case and
In the past ten years, under the leadership of J. Reid
such an aesthetic wasteland, you may wonder why the Williamson, Jr., who came to Indiana after impressive
Historic Landmarks Foundation decided to open its new success as director of the Historic Savannah Foundation,
regional office here. Admittedly it occurred in part because the growth of the Historic Landmarks Foundation has kept
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pace with the most progressive developments in the
national preservation movement. Everything is still done
to identify and save every single building of historic and
architectural merit in danger of destruction. But now they
are saved less as showpieces of the past than as usable parts
of the present. Preservation is also seen as an important
contributing factor in the economic and social regeneration
of entire communities, neighborhoods, and commercial
areas.
The Historic Landmarks Foundation does not attempt
to achieve its goals working by itself and using solely its
own resources. The key to its success is the existence of
strong local preservation organizations. Thus one of the
main responsibilities of the regional directors is to encourage
and assist their formation wherever one does not now
exist. Once established. the foundation helps them in every
way possible, with education, technical information, consultation, and low interest loans from its revolVing fund.
It is hoped that the local group will also become
formally associated with the foundation by joining its
Affiliate Council, formed about three years ago to maintain
a statewide continuing network for the sharing of ideas,
problems, and information. The council elects one of its
members to the foundation's board of directors and thus
can participate in policy making. It has also, with the
I cooperation of the foundation, sponsored seminars and
conferences on such topics as fund raising and historic
districts.
A number of sound, practical reasons exist for this
emphasis on the local preservation organization. Needless
to say, HLFl's resources would be stretched too thin if it
tried to work directly in every community in the state.
Moreover, if preservation is to be more than an isolated and
sporadic activity, it must become an integral part of public
policy. Local government support must be won and laws
II embodying preservation principles must be passed. Only
local citizens can accomplish this, though they may receive
outside help. In any case, it will require determination,
I persistence, and good organization.
The task is hardly ever easy. Local government officials
have enough worries with the traditional problems that
always face them: how to get enough money to keep the
schools up to an acceptable standard, how to keep the
sewer system working, how to get the garbage picked up,
and so on.
Even more to the point, preservationists' values and
concerns are more often than not simply alien to their
I may think that preserving the
habits of thOUght.
integrity of a nineteenth century commercial facade is
important. but it may seem irrelevant or even absurd to a
mayor or council member. I know that preservation can be
a significant factor in putting properties back on the tax
roll, creating jobs, and revitalizing neighborhoods and
downtown commercial areas. The mayor may still perceive
it as somehow opposed to progress. And, a council
member's sensitivity to the aesthetic side of the urban
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environment, and even more to its cultural significance,
will in many cases appear to be almost nonexistent. Yet
this is the person whose attention must be won and whose
habits of thinking must be changed to give preservation a
real and lasting success. Again, a strong local organization
can best accomplish that.

The Task in Jeffersonville
Jeffersonville will be a good test of how a local citizens
group. working with a professional, statewide organi~ation,
can create a consciousness of historic preservation where
virtually none existed before and then introduce its concerns
and objectives into the political and economic scene. It is
still quite early in the game, but already there is some
reason for optimism.
Only a few months ago Jeff-Clark Preservation, Inc.
consisted of three members. Today it has nearly forty,
holds regular public meetings, and has recently completed
its first project, a highly successful "homes tour." A 1979
historic properties survey in Jeffersonville, which had
absolutely no impact and remains virtually unknown, will
soon be corrected and updated. Along with this, a National
Register of Historic Places historic district nomination is
being prepared. Project funding is being provided by the
Historic Landmarks Foundation with the aid of a matching
grant from the Indiana Division of Historic Preservation and
Archaeology.
In an even more noteworthy action, the city council has
recently passed an ordinance establishing an historic
properties board of review. A councilman who is a member
of Jeff-Clark, Inc., and who represents the district which
includes Old Jeffersonville, the original town, introduced
the measure. Passage required many weeks of discussion,
debate, and negotiation which inevitably altered the
ordinance's form. But passed it is, and it is a truly historic
step, because for the first time the city has acknowledged
a responsibility
to preserve and protect the historic or
architecturally worthy buildings, structures, sites, monuments, street scapes, squares and neighborhoods of the City
of Jeffersonville."
Jeffersonville joins about two dozen other Indiana
towns and cities with similar legislation. After the board of
review (appointed by the mayor with council approval)
conducts its own study, it will recommend a plan of action
to the council, including boundaries for an historic district.
Within that district the board will have authority to deny
or approve new construction or demolition. It will also
have authority to deny or approve significant alterations to
existing buildings.
As I have already pointed out, historic preservation is
not only not antithetical to economic progress but contributes to it. One of the best examples is the Main Street
Project of the National Trust for Historic Preservation. It
is a model of how to combine preservation practices with
good marketing, advertising, and economic policies to
achieve revitalization of commercial areas, especially downH •••
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town retail areas.
This is not yet happening in Jeffersonville, for the
process of educating businessmen and government officials
about the concept is only beginning. Unlike several
other states, Indiana still lacks a statewide Main Street
program.
Within a few days of my writing this, however, the
Historic Landmarks Foundation held a two-day seminar
for economic planners and officials of the state Department
of Commerce featuring one day of films and talks by
representatives of the National Trust, followed by a field
trip to Greencastle, which about a year ago set up its own
version of Main Street with the advice and assistance of the
foundation. It is hoped that this experience will prompt
the creation of a formal Indiana Main Street program
supported by the state.
It is too early to say whether Jeffersonville will see the
merits of and adopt a Main Street style program, but it
would fit in well with the National Register district and a
local historic district.
Meanwhile, a new Merchants
Association has come into being after a hiatus of fifteen
years. Whether its initial enthusiasm will be sustained, we
shall see, but at least there is now no more talk of giving
up on the downtown.
Warder Park, the target of such scathing criticism in that
1978 Courier-Journal article, will receive a major face-lift
within the next year if the city's plans for raising the
necessary funds are successful. The old Stauss Hotel,
for more than one hundred years a riverside landmark
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Above and below: Dilapidated downtown jeffersonville
buildings on Spring Street, the town's main thoroughfare,
show the ravages of time and neglect but also have great
potential for rehabilitation.
Right: The sternwheeler,
Bonnie Belle, is berthed at the joot of Spring Street in front
of the Golden Turtle historic hotel seen below.
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noted for its friendly atmosphere and good food, will soon
become the Golden Turtle historic inn if its developer's
plans bear fruit. That project has languished for more than
two years because of financing problems, but there is more
hope for its completion now than ever before. Certainly
the community has a new awareness of the project's
importance. The hotel stands at the foot of Spring Street,
just opposite the berth of the paddlewheeler, the Bonnie
Belle, which each year carries thousands of people on river
cruises.
The most ambitious plan afoot in Jeffersonville is a
multimillion dollar proposal for riverfront stabilization
and beautification. This is the special project of the mayor,
who was elected only a few months ago and is determined
to break out of the government-as-usual pattern of the
previous administration.
Because of the demise of earlier plans for a riverfront
project which had, in one form or another, been discussed
for five years, there was some initial skepticism about this
new proposal. Some of that skepticism remains, as well as
some outright opposition. but this is outweighed by support
within the community. The concept is far superior to the
earlier one because it is much more appropriate to the
needs and character of Jeffersonville: still a small town
even though encased within a larger metropolitan area. The
author of that 1978 article, otherwise so critical of
Jeffersonville, called attention to this, pointing out that
away from the worst commercial areas, the " ... total
effect is that of a pleasant environment based on a human
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scale." What is needed now is a larger VISIOn which
combines the riverfront project with an historic preservation
plan aimed at preserving that environment and a structured
program for downtown revitalization.
Much remains to be done, but earlier indifference and
pessimism have given way to hope and optimism. There is
no euphoria, but a sense that good things are happening and
a new direction being taken.
At a recent visit of the American Wind Symphony
Orchestra an estimated eight thousand people sat, strolled,
and listened along the banks of the river. It was a new
experience, culturally and otherwise, for Jeffersonville, and
one could sense a feeling of pride about it. There is also a
new perception that the town has historic and architectural
resources which are both part of its essential character and
economically valuable.
Old ideas and habits have not completely given way.
There is still a predilection for demolition, and most
government officials seem more puzzled by preservation
than firmly dedicated to it. But they have been willing
to listen and to take the first steps toward formulating a
new policy.
There is much that can not be undone. Many very
importan t buildings have disappeared, and the quality of
whole areas has changed for the worse. Jeffersonville is
never going to be a shining example of urban grace and
beauty. But it will be significantly better than it is nowof that I am confident-and historic preservation is going to
be a part of that.

m-e
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ICPreservation of Missouri T o\Vn
Encouraged by Private InduStrJ?
by TIM UNDERWOOD
In this small Missouri community, an interest in central
district revitalization led naturally into historic
preservation efforts. Working from community development
initiatives supplied by United Telecommunications, Inc.,
Harrisonville has developed a Main Street project compatible
with both economic and preservation criteria. Tim Underwood is Manager of Community and State Affairs for United
Telecommunications. -ASD

I business

'
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Harrisonville, Missouri, is typical of many small, rural
communities across the United States. A few years ago it
became apparent that Harrisonville's central business district,
which surrounds the Cass County courthouse square, was
losing customers to shopping centers in nearby Kansas City.
Plans were being developed for new shopping centers on the
periphery of the city limits, which also threatened the
viability of the Harrisonville square. Downtown Harrisonville's biggest problem seemed to be its own neglect. Store
fronts were in a sad state of pride, and it looked as though
it would be just a matter of time until the square was
abandoned entirely.
In the spring of 1972, an incident occurred that drove
even more people away from the square area. Derelict
buildings had begun to attract loiterers, making townspeople
afraid to walk along the streets. One day a fatal shooting
took place on Harrisonville's main throughfare.
That did it for sure. The fate of Harrisonville, a town of
5,000, appeared to be similar to that of other rural communities across the United States. The hometown merchants
would watch helplessly as their profits dwindled and their
businesses withered away.
A small group of Harrisonville businessmen didn't see it
that way. One of these businessmen was the district manager
of the United Telephone Company of Missouri, Duane
Norton. He knew that the town's business climate would
be reflected in the Telephone Company's billings. More
than that, though, he cared about Harrisonville and wanted
to do something positive to revitalize the downtown. By
coincidence, about this time he read an article in a company
publication which talked about how the city of Albia,
Iowa, had renovated its downtown area and had revived the
business climate. Duane Norton saw a parallel between
Harrisonville and Albia and thOUght that this approach might
be 'the answer to Harrisonville's problem. The same day
that he read the article, Norton made the rounds of the
downtown store owners and managers showing them the
results of Albia's efforts and advocating a similar project in
Harrison ville.
Harrisonville merchants organized the Uptown Square

Center, Inc. Membership in the group was open to individuals from firms whose principal place of business was in
the square area. After a great deal of recruiting, all uptown
businesses were represented in the newly formed organization. The association reviewed many plans. One was a
slide program and brochure describing the United Telephone
Company's Project PROUD (Program to Revitalize Our
Urban Districts). The businessmen were so impressed with
the program that they arranged a visit to the city of Albia to
see firsthand what had been accomplished there and to talk
with
participants of the Albia project. The committee came
I
' home full of enthusiasm. The businessmen analyzed the
situation and saw that most of their stores were small-l ,000
to 1,500 square feet-and most were family owned. It would
be impOSSible, they reasoned, to compete with the large
mass merchandizers and shopping centers-at least on their
own terms. However, they did have a unique situation in
Bottom: Two-story 19th century building renovated under
the PROUD program. Below: The same building after painting and other alterations. Note original brick street paving.

A street panorama showing some of the results of the Project PROUD program in Harrisonville, Missouri.

Since there has been much recent interest in the potential
role of the private business sector in small town revitalization
we asked Tim Underwood, who is Manager of CommuniW
and State Affairs for United Telecommunications, to tell us
more about Project Proud and his company's role in community development_ Here are his comments:
The Project PROUD program grew out of one successful
community project in Iowa. Our initial participation in
"Project PROUD was to develop a slide program and brochure
explaining how the community in Iowa conducted its downtown business areas. 0 ur initial thrust, then, was to provide
information on how communities within our service area
could conduct revitalization programs.
The basis of the Project PROUD concept in its simplest
form is that it is a self·help, clean-up, fix-up program. Therefore, other than the information we provide initially, our
company's only other input is a small contribution, usually
matched by other businesses in the community, to get the
project off the ground. The concept has worked in various
forms in approximately fifty communities served by the
United Telephone System. We have found that in almost all
instances the Project PR 0 UD program has been successful in
stimulating the community to take pride in itself and in
improving community viability.
The ProjectPROUD program was United's first thrust into
community development. Since that basic program was
developed, we have written a Community Development
Handbook which contains general information which helps
small town citizens to understand how various community
development programs can be beneficial. The Handbook

includes the Project PR 0 UD program and several other more
traditional community development programs. A large part
of the Handbook is dedicated to lists of various resources and
information points where the user can turn for additional
assistance. The Community Development Handbook is made
available free of charge to all communities served by the
United Telephone System.
A new program which we have just initiated in the last
few months is called FAPRS. The Rural Development Service
of the U.S. Department of Agriculture has developed FAPRS
(Federal Assistance Programs Retrieval System). What we
have done is to contract with a computer time-sharing
company to have access to the FAPRS program. The FAPRS
p.rogr~m ~akes all, of the relevant data about a community
!Its SIZe, Its location and various other factors), feeds the
information into the computer program and determines what
federal assistance programs are available to that community
for any specific project contemplated by the community.
All of our community development programs are handled
through local telephone people. We find they know better
the needs of the community and have better credibility in
working with their fellow citizens. All the materials we
develop are made available to local people to help them in
their community development endeavors. Our community
development slide program on Project PROUD has been
viewed by thousands of people in the twenty-one states where
we provide telephone service.
Tim Underwood can be reached for further information at
United Telecommunications, Inc., Box 11315 Kansas City
Missouri, 64112.
"

that they c..ould offer more personal service. friendliness and
old fashioned hospitality. With all their bigness, the shopping
centers could not offer these advantages. Since the city
was 140 years old, they felt it represented an area of historic value. Many of the buildings were over 100 years
old-sound physically, but looking terribly run down. Businessmen knew that many people would like the historic
atmosphere which could exist in a revitalized Harrisonville,
so they decided to capitalize on these characteristics.
The businessmen formed themselves into committees and
organized to sell the idea of Project PROUD to property
owners on all sides of the square. Local bank officials
assured the association that financing would be available.
The county assessor agreed that the improvements planned
would be considered repairs and, as such, would not be
subject to additional taxes. Meetings were scheduled with
uptown merchants and contractors, and estimates were made
on costs of the work to be done. At first, it was difficult:
no one wanted to do the pioneering work for fear no one
else would join the program. After the first year, only five
had signed up to renovate their buildings, but that was
enough for a start. Harrisonville was on its way to better
business in a more inviting environment.
Since Project PROUD began in Harrisonville, more than
half the businesses around the downtown square have been
renovated. The county courthouse in the center of the

n Iowa

square was completely refurbished and adds to the beauty
and atmosphere of the square. People have started coming
back to downtown Harrisonville; new businesses are coming
in and very few stores remain empty. The Uptown Square
Center Association has planned special retail promotions and
sales to draw customers back. It purchased and installed
wrought iron lanterns to supplement street lighting. Parking
facilities were improved and parking meters were removed.
The Association has held training seminars in advertising
and sales techniques and business has improved tremendously.
In looking back on the project, Duane Norton reflects
that it involved both high and low points. After high initial
interest, there was a lull before things started rolling again.
However, Norton says, "I feel it is the best thing I've ever
done: it's satisfying to get something started."
The original restoration project has spread throughout
the city, going far beyond the repairing of buildings and
improving business. An Ecology Committee has been organized which conducts a Home of the Week Award throughout
the summer. The committee has started a campaign to plant
bulbs so the city will have flowers throughout the city. A
future project is the planting of over 1,000 trees. Harrisonville is becoming a community where everyone is working
together to make it a better place to live. It is a community
which has pride in doing something for itself.

eglnnlng ....

One of the earliest, widely-publicized efforts to revitalize
a small town Main Street through a preservation program was
in Albia, Iowa (population 4,500). Representatives of the
Albia Area Improvement Association, the Albia Chamber of
Commerce, and the Albia Newspapers have made many
presentations through the Midwest describing the community activity, fund raising, and cooperative effort surrounding the Albia project (see reference to its influence in
Missouri on page 16 of this issue).
"Once Upon a Town," a 12-page booklet including
details of the project, was prepared in 1970 by Robert
Larson for distribution by the Iowa Southern Utilities Company. Although professionals working in the preservation
field are not uniformly enthusiastic about some of the details
of the Albia plan (such as signing, painting, and storefront
changes), the Albia experience with emphasizing the historic
past as a focus for citizen involvement has surely been a
model for other communities to follow. Further information on Albia is available from Albia Chamber of Commerce,
107 South Clinton Street; or from Robert Larson, Publisher,
The Albia NEWSpapers, 111 Benton Avenue East, Albia,
Iowa, 52531. -ASD

am

by PAUL FRJDLUND

"These pictures make me sad," Ernie Fisk said as he
scanned the pile of photographs sitting before him. They
were reproduced from negatives he shot four decades ago.
"But it's not a sad sadness, it's more of a sweet sadnesslike remembering a loved one."
Fisk, 81, has lived in Prosser, Washington, all his lifewith the exception of three years spent in the Philippines
"fighting the Kaiser" during World War 1. He is an
intelligent, talented man who doesn't feel comfortable when
he's too far away from the Yakima River. Fisk is locally
respected as an historian, musician, artist and craftsman.
Over the years, he has tried and mastered many skillsincluding photography.
Fisk's love for his small town, and the rural area
surrounding it,has been a strong force in his life. And when
he purchased a 2% x 3% Speed Graphic camera in 1940, he
set out on a photographic love affair with his community.
By day he worked in the family radio store. But from the
time he left work until the small hours of the morning, it
was the camera and darkroom; he jokes that his family
didn't even know him during the next few years. But
, just as quickly as it started, Fisk's photographic Odyssey
ended in 1944. A young boy suffering from diabetes
wanted the camera, and Fisk fmally sold it to him shortly
before the boy died. Fisk never owned another Speed
Graphic, and the affair was over.
Although Fisk's output is remarkable, many other small

towns also have similar photographic records of decades
past, captured by men and women of vision. These
photographers, both professional and amateur, have left
us a visual record of their towns, their people, and their
world.
Photographs are the mirror with a memory, and they
reflect the photographer's time. They freeze the momentand as long as they exist, that moment will live forever. In
Fisk's case, it is Prosser between 1940 and 1944. Each
small town photographer's record is different, but each
reflects the worfd he or she lived in, and what was
important to it~ residents.
When viewed as individual photographs, some small town
documentary photographs may appear to be little more than
snapshots. But as a group, such photographic records offer
a perspective on what small town life was like in times
past, and are an important resource which should be
preserved.
Small community historians, photographers, and "old
timers" generally know the identity oflocal photographers,
and may also know the location of negatives or print

Paul Fridlund, Editor of the Grandview (Washington)
Herald, is an award winning journalist and photographer
recently honored by the National Newspaper Publishers
Association for his feature photography. Photo above of
Ernie Fisk by Paul Fridlund.
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Glimpses of Prosser, Washington, 1941-42. As times change, it is often rewarding to look
back and reflect on the evolution of a community. Ernie Fisk's photographs are, in a sense,
nostalgic; glimpsing a past that is no more. But they also capture the human values and bonds
basic to community life and which provide people with a sense of continuity and place. Top,
left to right: In April, 1942, Prosser citizens gathered at the American Legion Hall to honor
the young men drafted into the military. The event brought out dozens of local dignitaries
and even a community band. A little girl feeding her pets offers an intriguing look at everyday
life forty years ago, yet such photographs are often dismissed as "snapshots." The routine
of harvesting wheat in the Horse Heaven Hills near Prosser hasn't changed much over the years,
but the machines have. Bottom, left to right: These old men passing the time of day by "shooting the
breeze" reflected the warmth Fisk felt for his town and its people, a sentiment also evident in this
idyllic scene which captures the serenity of a summer family outing by the Yakima River. Louis Schaal,
Prosser's first draftee in World War II, posed for Fisk before leaving for overseas. His determined,
mature stance contrasts sharply with the World War I helmet and belt buckle reading "Prosser
H'"
I.
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Prosser was and is dependent on
agriculture, and the outlying farms
contribute much to the area's atmosphere.
left: November on the Cliff Skarr farm
meant gathering the squash to be used for
cattle feed during the 1941·42 winter.
The task involved a horsedrawn wagon
and hand labor-including splitting the
squash with an ax. Bottom: Frank
Suhadalnik's turkey farm represented
one man's way of earning a living.
The small scale turkey farm is now a thing
of the past-except in photographs such as
this.

collections. In some cases, though, detective work may be
required to learn about the existence and location of local
documentary photographs.
Ernie Fisk stored his negatives for over three decades,
finally splitting them into two sets. One is in the
collection of Lenore Donaldson, Editor of the Prosser
Record-Bulletin, and the other set is in the possession of
the author.
Now, with Fisk's assistance, an effort is being made to
record the story behind the photographs. Fisk carefully
identified and dated his photos, and this greatly enhances
their historical value. Identification and dating should be
a top priority for all local collections, since unidentified
photographs are merely curiosities. Many of the people who
can remember the photographic record are getting older, and
identified photographs become more valuable as historical
records. Thus, identification is critically important.
An efficient system for filing negatives is also necessary.
Negatives should be kept individually in negative holders,
, and stored in dry areas not subject to extreme, temperatures.
I Each negative should be catalogued with identifying
information carefully recorded. Dates, locations, names of
people, and other data should be recorded for future
reference.
Prints should also be catalogued, and where possible,
identified and dated on the back; pencil is best. They
should also be stored in the dark, since light has a
deteriorating effect on photographs, and should be subject
to the same rules for moisture and temperature as
negatives are. Copy negatives of prints should be made for
future reproduction.
In the play "Our Town," Thornton Wilder wrote a
moving part for the local editor who placed a copy of his
newspaper in a cornerstone of the new bank building.
Reflecting the feelings of many small town photographers,
the editor said that he was preserving the newspaper "so
the people one thousand years from now will know a few
simple facts about us .... to people a thousand years from
, now, this is the way we were .... this is the way we were
SMALL TOWN
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in our growing up, in our marrying and in our living and in
our dying."
That is how Ernie Fisk felt when he photographed
Prosser, Washington, in the early 1940s. like other skilled
small town photographers, he has preserved vivid visual
images that may show people "a thousand years from now"
what life was like in his small town.
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Communities Benefit from a Sense of History
Small Town Preservation: A Systemic View
by Carol J. Galbreath

Carol J. Galbreath is the regional planner in the West Coast
Office of the National Trust for Historic Preservation. This
article is adapted from a speech she delivered at the 1974
National Trust Annual Meeting in Portland, Oregon. It will
appear in Historic Preservation, (Vol. 27, No.2, April-June,
1975) the quarterly magazine of the National Trust for Historic
Preservation and is printed here by permission.
Small town America has not yet been overwhelmed by mass
media, mass culture, mass marketing, and mass society. Contrary to popular belief, more and more Americans want to live
there. A Gallup poll revealed that 56 percent of urban respond·
ents would live in small towns or rural areas if jobs were available. Another survey showed twice as many respondents living
in large cities than would prefer to live there. A third survey at
two very different universities found that more than twice as
many students interviewed preferred rural or small town to
urban or suburban living. In fact, a half-forgotten American
myth seems to be in reascendancy: the idea of the purity of
the countryside and the virtue of the small community. The
small town movement is gaining headway. The 1970 census
reveals that population in small towns is- growing for the first
time since the turn of the century.
Stress on the nation's urban problems is currently making
way for increased attention to smaller urban areas and rural
communities, so that they may, at last, have a chance at attract·
ing both public attention and public resources. Until now, the
64 million Americans who live in small towns and rural areas
have received proportionately less national support than those
-70 percent of us who live in urban areas, on 10 percent of the
land. Big cities with experts in "grantsmanship" have gotten
the lion's share of federal funds in the past, but the Housing
and Community Development Act of 1974 may alleviate the
inequities of the categorical grant system. Block grants will be
disbursed according to a formula based on population, poverty
and overcrowding-not on grantsmanship skills that few small
towns or rural areas have ever had. Nonmetropolitan areas will
receive 20 percent of national community development funds,
or 20 percent of $8.4 billion, over the next three years, plus
assistahce from other federal agencies.
Small town problems have been hard to fit into traditional
grant 'categories designed for big-city problems because small
town problems are more inextricably intertwined. At the same
time, these interrelationships are easier to grasp in small towns.
For example, the breakdown of social orientation toward the
church in New Mexican village life, as at Las Trampas, shows in
the deterioration of the church plaza. Breakdowns of the
economic, social and other systems are more visible-which can
be an advantage when trying to identify problems. Key links
among systems are fewer and can be spotted more quickly for
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repair or change. The accompanying disadvantage is that poor
solutions are obvious because less physical and social fabric
covers them. With fewer expendable resources, change comes
about slowly, and poor solutions will not be rectified quickly.
The situation is less than ideal: Many small towns lack
trained community service personnel, planning and administrative coordination, lucrative economic bases and access to
capital, consumer marketing systems, local. organizations to
influence decision-making and adequate public facilities, housing, health care and schools. Moreover, small town initiative
has been undermined by the hope of receiving federal dollars
which were inevitably funneled to urban areas with grantsmanship talent, highly publicized problems and concentrations
of voters.
While waiting for assistance, small towns have met varyirig
fates. Some have experienced boom or bust, ending as wood
paneling in suburban dens or as archaeological sites; others have
been swallowed by expanding cities; some, neglected, will continue quietly to stagnate; but still others have both the dynamism and equilibrium to survive. The small society has roots
in pre-industrial civilization, has in many cases survived the
abuses of industrialism and seems to be entering the postindustrial era along with mass society.
Many small towns have survived the strain of political, social,
academic and fiscal neglect. In fact, one of their most striking
characteristics is sheer endurance. They will survive with or
without historic preservation, but some small urban areas have
discovered that historic preservation is a logical and valuable
weapon in their self-preservation, in the defense of their individuality. Historic preservation considerations can be the point

Residents of the town of Willard, Utah (population 1,000),
were asked to fonnulate ideas for a preservation plan. Most
important values were placed on the pioneer stone archite~ture,
the rural setting and open space within the town. In Willard:
A Plan for its Historic Preservation, planning students Gerald
Brown and Teddy Griffith, suggest that the presence of earthtoned barns, granaries, sheds, corrals and fences within the
village proper are other unique characteristics.

This Courthouse in Jacksonville, Oregon, vacant 20 years, was
restored in the 1950's by the local historical society asa museum.

of entry for constructive changes in social, political, economic,
cultural and physical systems of small towns. Historic preservation considerations can also prompt the adapting and strengthening of highly complex systems that enable small towns to
survive.
Historic preservation affects the social systems of some
towns by helping to strengthen the sense of community which
distinguishes them from big cities. Many people live in small
towns because they want to, and, unlike many city-dwellers,
they feel a sense of belonging. Many have left suburbs and
housing developments that segregate people by age and income;
they have left the crowds to join a less anonymous and fragmented society. Because more and more people are deliberately
chOOSing to live in small towns or smaller urbanizing areas,
pride in community is often an offshoot of sense of community.
In these small towns, where it is easier than in cities to perc·eive problems, and where responsibilities are more visible and
harder to duck, people are often more willing to assume leadership. By calling on the resources ofleadership existing within
a community, historic preservation can strengthen the small
town social system.
For example, the most popular form of small town preservation currently seems to be downtown preservation, for obvious
economic reasons. Businesspeople are instituting and cooperating in a growing number of these projects. In Yreka, Calif.,
business interests formed the nonprofit Yreka Preservation
Corporation. Medina, Ohio, population 12,000, has displayed
another striking example of internal leadership. The nonprofit
Medina Community Design Committee is a group of volunteers
which over a period of two years persuaded owners of property
around historic Courthouse Square to invest in restoring or
otherwise giving new life to their buildings. Commercial artists
in the group photographed "befores" and sketched potential
"afters." Merchants adopted the "after" ideas within their
financial capability. No local, state or federal money has been
involved, except for the city investment in transforming its firehouse, the first Courthouse Square project. Preservation opportunities prompted the kind of leadership needed to save the
central business district, where empty stores are now a part
of Medina's past, not its present.

Historic preservation not only contributes to economic
survival but also provides a challenge for established leaders
and an opportunity for new leaders to emerge. With people too
few and two busy in small towns, individuals wear a lot of
different hats. Power mayor may not be concentrated in a few
hands, but the power structure can be clearer than that in big
cities. New leaders and new coalitions can either aid the
established powers or attempt to replace them. In some towns,
factions regroup, if not unite, using historic preservation as a
common denominator.
In the political system, historic preservation has brought
forth the issues of both political and economic self-determination.
The governing bodies of many small urban areas and mbanizing
counties abdicated their responsibilities in the past, and, by
default, private interest groups made their own development
decisions. Residents of many towns and counties now are
awakening to the idea of self-determination and are concluding
that they should decide the nature and quality of development
on their land, no small consideration in historic environments.
Confronted by such land-use issues as tax-loss farming by private investors and new community development, citizens of
small urban areas are realiZing that they must become more
attuned to making choices, or choices will be made for them.
In sum, choosing the future design of a town has become a
logical extension of chOOSing to live there.
Georgetown, Colo., a town of 600 in a little valley within
commuting distance of Denver, is part of a district that has
been designated Ii National Historic Landmark. Wealth from
silver mining gave it an outstanding collection of Victorian
buildings which still distinguish the town despite the recent
addition of some questionable imitations and extensive modem
apartment development. A proposed new development on
Leavenworth Mountain, the visual terminus of the town, recently forced the issue of self-determination. The development
density allowed by zoning on the mountain conflicted with
historic preservation objectives. In 1973, the proposed development was denied a certificate of appropriateness, and the
developers are now suing.
As a result of such controversies, the town decided to iron
out the inconsistencies between its zoning and historic district
ordinances and to get a consensus on plans for its future. The
National Endowment for the Arts in 1974 awarded Georgetown
a matching grant to finance a comprehensive town plan centered
on historic preservation. Georgetown citizens will decide how
to deal with future development proposals, highway access
roads and the terminal of a partially restored historic railroad.
To deal with outside forces through the political process,
some small town political systems have had to make adjustments. Small town political systems often lack both formal
and informal ways for citizens to participate in decision-making.
On the other hand, small town residents believe that their word
counts; fewer pressure groups deflect the legislative process
from the larger public interest. Special interest groups are
more easily identified and contained.
But Skagway, Alaska, found that these small town advantages were no longer good enough and, after 10 years of
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controversy, adopted zoning in 1974. In Skagway, historic
preservation was the point of entry for a whole new governance
system. As the gateway to the Klondike, Skagway will become
the key to the proposed Klondike International Gold Rush
Park if Congressional legislation is enacted. With the prospect
of planning by outsiders, the 600 residents of Skagway have
opted to determine their own future. Zoning and historic
district commissions have been formed by volunteers to accomplish the difficult tasks of enforcing building codes and zoning
regulations in a small town, where lack of paid town staff and
enforcement machinery is a serious handicap.
Historic preservation considerations may raise some ticklish
questions concerning small town economic systems .. Certainly,
revitalization of business districts is crucial to towns that must
offer superior shopping environments in order to compete with
regional shopping centers. Some small towns are successfully
marketing their pleasant historic environments, but others are
being altered on the theory that an assumed identity will make
them prosper. One transforms itselfinto a plastic Stratford-onAvon; another takes on an Alpine look for winter or a Wild
West one for summer, trading on its identity in order to trap
tourists who, once freed, will never return. Equally mad in its
own way is the small town that tries to be a city, or at least a
big town. A town that wants not just to grow but to grow
urban can lose the best of one world and gain the
worst of another. Showy modernization makes it look
like a second-rate shopping center, not a first-class
small town. Even worse, it looks like every other
small town whose consultants from the big city are
enamoured of alcove parking, protruding sidewalks,
one-way traffic and four-way "do-not-enter" signs.
Yet small towns have survived periodic assault.
They have survived poverty and may even survive
prosperity, especially where historic preservation has
introduced growth considerations into their economic systems,
considerations that are significant to survival. Some towns
that have passed the stage of wanting to be something else are
beginning to question the desirability of growth. When
residents of Coupeville, Washington, part of the Central
Whidbey Island Historic District, one of the largest rural
historic districts listed in the National Register of Historic
Places, began seeking ways to preserve the town's architectural character and historic open spaces, they realized that
they needed to plan for the protection of the total environment of both the town and the country. They decided that
not every "improvement" on open land is necessarily an improvement, especially on their historic rural landscape. Land is
no longer considered simply a commodity to be bought, used,
exploited and sold for maximum gain. Coupeville citizens are
challenging both public officials and private developers in order
to prevent construction of 180 identical second homes, which
will mar the landscape, obstruct the view and pollute the cove.
They are also uniting to prevent or at least minimize the effects
of a condominium development on Ebey's Landing, the site of
the first settler's home and still among the most desirable spots
in the area.
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Townspeople are learning how to maintain economic balance
as desired growth takes place. They are taking an active role
in channeling and shaping growth but not in soliciting it. Perhaps they will elect officials who are receptive to new planning
methods which promote public rather than private interests. In
any case, questions of historic preservation have introduced
chain reactions into some small town economic systems.
Since buildings express the cultures that shaped them, historic preservation activity has necessarily brought to light and
fortified the cultural systems of small towns. Strengthening
cultural systems results from using older buildings to serve contemporary needs or reinterpreting a traditional building form in
modern architecture. Historic preservation becomes a mechanism for promoting cultural continuity.
Reexamining the cultural system through historic preservation activity can also have far-reaching effects. To prepare a
historic preservation plan for Willard, Utah, population 1,000,
a door-to-door survey was conducted. It documented that
residents are well aware of the elements of the town's cultural
system. When asked what makes Willard unique, they named
the stone houses and mountains. Willard does have the highest
concentration in Utah of stone houses (built by pioneer Welsh
stonemasons of local material) and the houses complement the
rugged landscape beautifully. People also mentioned the rural
atmosphere, fruit industry, fresh air, low density, quiet
simplicity and town heritage. Settled in 1851 at the
request of Brigham Young, Willard retains the form of
a typical Mormon agricultural village, with everyone
living in town rather than on dispersed farmsteads.
The grid pattern is oriented to the compass points,
streets are wide, blocks are large, houses are set back
at least 25 feet, with one on each comer and an interior common on each block for the barns, orchards and
pastureland. The survey revealed that Willard residents
do not consider the vacant land wasted and do not want it
subdivided.
The values that shaped the original Willard plan are just as
strong and just as much in evidence today as are the look and
layout of the town itself. The desire to preserve the cultural
system of Willard and its physical reflection determined that a
historic preservation plan would be its first plan. Now the town
is recognizing the need for further plans and action. Confined
in a valley by mountains and water, Willard knows that to preserve its cultural system it must survive as a town-not as part
of Ogden or Brigham City which are at either end of the valley
and too close for comfort.
Historic preservation is a function not just of the physical
system of a town. The social, political, economic and cultural
systems must be strong enough to support rejuvenation of the
phYSical system if historic preservation efforts are to succeed.
Towns with that strength plus a good stock of buildings will
not go the way of the blue whale.
Jacksonville, Oregon, population 1,900, a former gold-rush
town near Medford, prospers once more through the financial
investment and public relations work of its citizens. The
Jacksonville story is outstanding, but Jacksonville architecture

is not. That is important to remember, for it means that simple
vernacular buildings together can constitute a delightful physical
system. Small towns are not likely to have the first, last, biggest, best or only of much of anything, but when you look at
Jacksonville, you know that does not matter. The town loses
nothing by being representative of some of the best vernacular
architecture in the Northwest. With its revival, Jacksonville
also illustrates the small town paradox: Small towns change in
order to stay the same. The town was rejuvenated-it grew
younger-by showing its age.
Another distinguishing feature of small town physical
systems in general is that many are still at an early stage in their
development history. With less turnover in property ownership
than in large cities and fewer pressures on land, less demolition
probably has taken place. The development process is still
fluid, the nature of development is as yet uncomplicated and
current land-use patterns are relatively simple. Desired new
development can be channeled to give definition to amorphous,
undirected areas that have been partially or haphazardly developed. Also some small towns are situated in areas whose access
to nature, whose logic and beauty still have appeal and draw
modern settlers as they did pioneers-hence growth pressures.
Because the pattern of land use is less predictable in areas

without growth precedents, protecting historic environments of
smaller urbanizing areas can be a more creative process than
merely providing the predictable.
Small towns are not embryonic cities. Their systems, their
problems and their solutions are different. Facing urbanization,
welcoming it, resisting it or being bypassed by it is just not
the same as already being urbanized. Moreover, small towns
have been held to urban standards for measuring problems and
solutions even though they lack the human and financial resources found in big cities. As small towns begin to attract
those resources, they may demonstrate the perspective and the
grace needed to protect their own special sense of place. Creeping standardization is an even more serious threat to identity
than the loss of local postmarks; unless they are careful, all
towns, like all letters, will be cancelled by identical marks.
Although cities have traditionally represented diversity, the
increasing standardization of everything urban from accents to
.architecture may mean that, in the future, variety will be sought
in small towns. But unless small towns and urbanizing areas
become agents of change, they will continue to be the victims
of change. Change and progress are not the same, and historic
preservation can sometimes help towns tell the difference.

IN OREGON

Progress and Profit through Blending Past and Present
Preservation, Politics and People
by Robertson Collins

Mr. Collins is a resident of Jacksonville who has served for
several years as a Trustee of the National Trust for Historic
Preservation. As a businessman-he is President of the Loading
Service Company of Medford-he has been an effective spokesman in discussions of the econbmic benefits of preservation.
The fll'St part of this article, describing Jacksonville in 1972. is
reprinted by permission from Museum News, May, 1972. Mr.
Collins has also written an update on Jacksonville in 1975, so
that readers may get a sense of the sequence involved in one
community's preservation program. Except where indicated,
the photographs accompanying this article were taken by
Marshall Lango, Chairman of the Jacksonville Historic Preservation Commission.
JACKSONVILLE, 1972 ...
Jacksonville, Oregon, was a booming mining town after gold
was discovered in 1852, and was the county seat while Oregon
was still a Territory. In 1887, the railroad by-passed the town
and, by the turn of the century, power shifted to nearby
Medford where that city developed on both sides of the tracks.
In 1927, after a bitter electoral battle, Medford became the
county seat, leaving the Jacksonville Courthouse vacant. The
community settled down to a back-water village life with some

Speaking at Spokane's Expo 74 Human Settlements Conference, Robertson Collins tells about Jacksonville ~ successful
preservation program. -STI photo.
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*

*
*

*
*

*

rials indigenous to the region,
while limiting varieties of each
to a minimum.

gressions and clear transitions
are difficult to articulate over
longer entrances.

Promote building styles, especially for the more prominent
structures in the viewshed, that
communicate the vernacular, not
the universal.

* Pursue the same objectives for
the nighttime experience as for
the daytime.

*

Maintain a visual delineation between country and city, perhaps
by an actual gate.
Establish a visual rhythm from
the beginning of the entrance
which respects increasing scale
due to the decreasing speed of
the traveler.
Establish one significant focal
point which is both visually and
politically significant.
Enhance and emphasize the viewshed's attractive elements in a
manner that brings easy attention
to them without seeming pretentious.
Develop some mystery, suspense,
and surprise in the entrance
experience. Exploit any changes
in vertical and horizontal road
alignments which might elicit a
moderate amount of driver interest and pleasure.

* Design the experience of entering
to last about one to three minutes
from the first glimpse to the
"in-town" point. Logical pro-

*

Enhance the entrance's seasonal
variation with a variety of deciduous plant material (which has
good fall color), spring flowers
and evergreens.
Encourage site-specific information-names, products, services,
and events that pertain to that
place only. Discourage billboards
and other signs which not only
homogenize and nationalize an
area, but also obscure desirable
views and compete with safetyrelated signs for attention.

Several overriding principles should
guide the designer:

*

Design for the human response
to the entrance experience. The
physical corridor has no meaning
or value in and of itself.

*

The simpler, the better. Pleasant
and satisfying experiences require
clarity and understanding; complicated situations and confusing
spaces fail because they cannot
make their purposes known to
the traveling public.

* Physical plans have social, economic, and political implications

which must be understood and
respected. Proposals in even the
smallest of communities must be
generated by, and not imposed
upon, all local groups and individuals who might be affected.
The considered deliberation of
many people always prodUces
more good ideas than anyone
genius can think up alone.

Conclusion
As is true with all politically-oriented
efforts, entrance preservation will be a
potentially controversial and tedious
process. The success of each effort
will probably depend on the community's ability to communicate the
significance of the town's character.
By devising an entrance development
plan, small towns can begin to ensure
the feasibility and acceptability of
future proposals for entrance development. Using a variety of tools and
techniques agreed upon by the community at large and its planning officials, small towns can establish a solid
starting point from which to stabilize
their image from the road; and, as a
result, convey treasures of their rich
heritage to visitors, tourists, and prospective residents.
Tim Hansen is an Assistant Professor in the
Department of Park Administration and
Landscape Architecture. Box 4169. Texas
Tech University. Lubbock, Te'xas, 794094169.

Creating a Sense of Community
Through earby History
Nearby History: Exploring the Past
Around You, by David E. Kyvig and
Myron A. Marty. Published by The
American Association for State and
Local History, 708 Berry Road, Nashville, Tennessee, 37204,1982; 300pp.,
illustrated, $15.95.
Nearby History is written for both
the professional and nonprofessional
historian contemplating work in local
history. For the amateur historian, it
serves as a how-to book that covers the
diverse field of local history. For the
professional it raises questions about
the nature and role of local history in
the evolution of American historiography, as well as identifying topics
for further study.
Perhaps, the book's greatest strength
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IS In providing instruction on how to
collect, interpret, and write sound 1Jcal
history. The authors provide information on topic selection, interpretation, primary and secondary source
documentation, oral history, visual
documentation, maps, artifacts, historic
preservation, and methodology. There
is also an important section on how to
establish a history collection or repository.
Fortunately, Nearby History
does not oversimplify the archival or
curatorial fields, but instead stresses
the importance of utilizing professional
archivist and curators' training and
standards in setting up a permanent
repository.
Included in the book are several
valuable features such as: a solid

bibliography of sources at the end of
each chapter; an appendix which
includes numerous examples of forms,
agreements and ordinances, and a
comprehensive list of federal and state
archives, historical societies, and preservation societies.
Nearby History not only provides
help for the amateur historian wanting
to work in local history and a rationale
for dOing a good job, but it also helps
the professional historian more fully
realize the opportunities and importance the role of local history can play
in the study of history. -TIM ECKER T

Tim Eckert is a Regional Archivist for the
Washington State Archives.
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Do etailers in Small Towns
Plan (or Pray) for Success?
by lana M. Hawley
Jana Hawley is an Assistant Professor in the Department of Apparel
Merchandising and Interior Design (AMID), 238 Memorial Hall East,
Indiana University, Bloomington. Indiana, 47405.

ally-based economy that also features sparse population and
Although the need for business planning in order to survive
vigorous competition from larger trade centers. I
in small towns is well-established, few researchers have
A rural renaissance occurred in the United States during the
examined the planning practices engaged in by small rural
1970s when more people moved from urban to rural areas for
apparel retailers. A survey was conducted by the Center for
the first time in the twentieth century. At that time, income
Apparel Marketing and Merchandising at Oklahoma State
gaps between rural and urban residents narrowed while rural
University to identify the types of planning utilized by operaregions boasted economic growth levels matching or exceedtors of small rural apparel finns and the sources they used
when developing
ing those of their
those plans. Often,
metropolitan
the retailers excounterparts. Unpressed frustration
fortunately for
with the rural resmall communitailing arena and
ties, by the late
many of those sur1980s, this trend
veyed believed it
had reversed itnecessary to operself-with rural
ate intuitively,
population growth
rates plummeting
rather than followto half that of the
ing formal plans.
These retai lers also
urban rate. 2 In
relied most heavily
1920, approxion their employmately one-half of
ees, customers,
the nation's population lived in rutrade journals and
ral areas. Today.
sales representathe rural populatives for advice
tion has dropped to
when developing
less than 27 performal plans.
cent. 3 Evidence reThe stereotype Small town central business districts are beset by numerous changes in the 1990s. It is important for
downtown merchants to develop an understanding of the uses and misuses of strategic planning as
veals, however,
of the small busi- they operate their places of business, All photographs in this article courtesy of Jana M, Hawley.
ness entrepreneur
that many Ameriis of a person who
cans prefer the
quality of life that is offered away from major metropolitan
prefers not to engage in strategic planning-using a "seat of
areas, as long as job:;, consumable goods and services, and/or
the pants" method of planning instead. Time constraints and
outside sources of income are available. 4
a lack of managerial skills and management orientation all
Ruralness is a distinct condition defined by location and
contribute to the minimal attention presumably given to
isolation. It features unique social structures, economic bases,
planning activities by these small firm owner/managers. Morepolitical structures, moral commitments, technological comover, the environment for smaIl business in rural America is
plexity and cultural distinctions. Therefore, conducting busihampered by the sudden changes common in an agricultur-
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ness in a rural environment is radically different from doing so
in an urban area--especially when many rural business owners have little. if any, formal business training. To maintain
competitiveness (or. for that matter, merely to survive) in an
environment that may seem less than desirable. it is imperative for the rural retailer to hone his or her management skills.
A healthy retailing environment can directly affect the social
and economic future of residents of these communities, as
well as attract new residents to the area.'

What Is Business Planning?
Business planning creates a framework for managers that
helps guide them toward their goals. Research has shown that
engaging in the process of planning strongly influences the
level of success of a business. However, most of the prescriptive literature for business planning focuses on large businesses and implies that small firms should just use the same
management practices on a smaller scale.
Specific information for the small business retail environment is somewhat limited by comparison.1> Megginson. Scott
and Megginson identified some of the advantages and disadvantages of operating small versus large businesses. Small
business owners are usually better able to maintain close
contact with customers. employees and suppliers. In addition.
they usually have more intimate knowledge of their communities: therefore. they understand them and take a personal
interest in their welfare. A smaller business enterprise also has
more flexibility to expand and contract than does a large
business. and, ultimately, to succeed or faiP
Our study was designed to investigate the extent to which
small rural apparel retailers plan, the sources they consult
when developing the plans and the types of planning they
employ.
Some researchers have suggested that owners of small
firms should implement formal strategic planning in order to
develop a long-term view of their businesses. The structure
created during this process will lead to better chances of
success. s Planning ahead does not guarantee success, but it
could lead to a better coordination of company efforts.
Those small business managers who engaged in longrange planning realized an improved competitive position,
more timely information, more accurate forecasting, better
employee morale, reduced feelings of uncertainty and increased sales.9 On the other hand, the results obtained by other
researchers seem to indicate thatthe implementation offormal
strategic planning has no effect on the financial performance
of small firms. 10
Richard B. Robinson found that when small firms utilized
the expertise of professionals (such as lawyers. consultants,
accountants and bankers) in their strategic planning process,
they achieved a significantly increased level of effectiveness. 11 Professional planning consultants may supplement an
owner's lack of planning skills and time. Dollinger studied the
owner/managers of various types of small business firms and
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The long-standing image of the typical small town merchant doing business
on the town square is one 01 a person who subtly understands the needs of
community residents. In this era of big box retailing (Wal-Mart, K-mart, etc.)
that Image may not tit the new reality.

also found that these firms increased the probability of success
when professional consultants were utilized. 12 Often,
however, the rural firm is so small and geographically isolated
that the owner either has no access to or can't afford such
assistance.
The small business entrepreneur is often envied as an
individual in control of his or her own destiny, but there are
many variables that are beyond the owner's control. Among
these are an increasingly competitive retail environment,
changing tax rate structures, declining productivity, poor
economic conditions and changing legislation. Also, the rural
retailer may face losing customers to regional shopping and
discount centers. Thus, a successful management style forthe
small rural apparel retailer must be a flexible one.
A study conducted by Star and Massel on the survival rates
of Illinois businesses revealed that rural retailers have a
slightly better survival rate than their urban counterparts. The
study also revealed that over a five-year period, men' s apparel
retailers had a 41.3 percent survival rate, while women's
apparel retailers had only a 31.8 percent survival rate. The
overall retailing average is a survival rate of33.2 percent. One
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reason for the lower survival rate of women's apparel stores
could be that frequent changes in fashion of women's clothes
requires higher stock turnovers (and, therefore, an increased
need for planning) in order to meet consumer demands. 13

businesses. For this reason. financial information collected in
this survey measured financial success by comparing sales
and profitability over several years. IS
To determine the types of planning activities that small
rural retailers engage in,
the survey asked responThe Research Method
dents to indicate. on a fivepoint scale ranging from
The research for this
study was supported by the
never to always. how often
Center for Apparel Marketthey used sales projections,
ing and Merchandising
promotional plans, pricing
plans, personnel plans,
(CAMM) at Oklahoma State
marketing plans, inventory
University. A five-point
Likert-scale questionnaire
control plans and financial
was developed to determine
analysis.
the extent to which indeThe term "outside propendent owners of small
fessionals," as used in the
apparel stores plan, the
questionnaire, included
types of planning activities
bankers. attorneys and acthey conduct and their percountants. Other informaceptions of the level of suction sources included staff
cess achieved.
of buying offices, friends,
More specifically, quesrelatives, sales representations on the survey included
tives, customers, employwhether or not these small
ees and trade journals. The
rural business owners had
survey collected informadeveloped written plans and
tion on the extent to which
objecti ves and if these plans
small rural apparel retailwere periodically anaers utilized all of these inlyzed. 14 ln addition. the surformation sources.
vey sought information
Each respondent was
about specific planning acasked his or her age, positivities such as projecting
tion with the company,
sales volume, break-even
education level and the lepoints and inventory, plangal status of the store. Fining promotions, advernally, the questionnaire
tising and customer
ended with a request for
preferences. Demographic A study conducted by the Center for Apparel Marketing and Merchandising at
voluntary information conOklahoma State University identified the types of planning utilized by merchants in
data were also collected.
cerning other planning
typical small town central business districts. The owners of small shops often rely
The questionnaire consisted on hunches instead of strategic planning when they make marketing decisions.
practices of the firm. This
of five parts pertaining to
provided a venue for reformal planning, business success characteristics, planning
spondents to freely comment about the kinds of plans that
activities, information sources used in making planning decithey do make, as well as offer any other observations or
sions and demographic characteristics.
remarks that they felt were pertinent.
Formal planning was measured by determining whether or
Midwestern towns with popUlations of25,000 or less were
not the retailer made plans, committed them to writing,
identified in the U.S. Department of Commerce Statistical
allowed time each month to prepare and analyze the plans,
Abstract ofthe United States. The questionnaire was then sent
prepared monthly budgets, set short-term objectives, preto 1,011 small apparel retailers in towns selected from this list.
pared long-range plans, compared sales results to sales quotas
Apparel retailers were chosen for this study because of their
and compared actual financial results with projections.
importance to the total retailing sector. The rural economic
One of the most difficult parts of small apparel retailing
base was selected because of the shifts in population from offresearch is the collection of financial data. Previous research
farm employment affecting retailers in the rural sectors and
indicated that owners of small firms are reluctant to provide
because of the large proportion of independent small retailers
this sensitive information, leaving researchers to rely on
found in the rural sector. A total of 21 0 usable questionnaires,
profitability and sales to measure the effectiveness of small
representing a response rate of 21 percent, were sent back.
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Making the central business district attractive to local shoppers and tourists otten involves restoring the fine old business blocks that form the downtown.
Beautification can mean sustained prosperity, but the restoration of the charm of an attractive district is just one element In a total marketing strategy that can
lead to success tor the local merchants.

The Results
Of the 210 respondents who sent back the survey. 56.2
percent indicated that they were both the owner and manager
of the firm. Half of the businesses were classified as sole
proprietorships and 97.1 percent were independently owned.
The majority (60 percent) of the respondents were female,
with over 50 percent falling into the 40-59 years of age
category.

Strategic Planning and Subjective Success
The overall research question was whether small rural
apparel retailers implemented formal planning. what types of
planning activities were made and what sources they used in
making those plans. More then 50 percent of the retailers
surveyed indicated that they often or always made plans; yet,
only 31 percent committed these plans to writing. And, 19
percent never made written plans. This supports previous
research indicating that small business owners do make plans
although many of them operate intuitively. Fewer than one
fourth of the respondents regularly set aside time to plan.
Almost 50 percent indicated that they often or always
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prepared a set of short-term objectives but only 28 percent
prepared long-range plans. Furthermore. over 50 percent
indicated that they seldom or never made long-range plans.
This might suggest that owners/managers of small rural apparel firms place more emphasis on short-term planning than
on long-range planning as a way to maintain flexibility in their
management style. Even though overall strategic planning
was limited. most of the owners/managers (61 percent) indicated thatihey often or always prepared a set of sales goals and
53 percent would then compare their sales results to their
projections.

Planning Activities
The planning activities used by most (80 percent) of the
small rural apparel retailers included a pricing plan, the
summarization of bookkeeping records and regular ordering
of men:handise. Over 70 percent said they often or always
analyzed customer needs and wants and made purchases
according to the numbers of units sold. Sixty-five percent of
the retailers followed markdown plans. These results indicate
that small rural apparel retailers do engage in many day-today planning activities.
Small Town
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bookkeeping purposes and shopped their competitors. Information sources that were least used included professional
consultants. buying offices, bankers and attorneys. The results indicate that, although small rural apparel retailers do use
outside information sources to some extent, they do not use
them as much as retailers in more populated areas.
Information Sources Used in Making Plans
Rural small business owners tend to take on most, if not all,
of the responsibilities
The use of informainvolved in running
tion sources outside
their businesses. This
the firm to supplement
self-reliance may conthe owner/manager's
tribute toan unwillinglack of planning skills
ness to seek outside
and time allocations is
advice. Independentwell-established in the
minded owners may
literature. In Accordinstead solicit advice
ingly, respondents were
from those closer to
asked to indicate the
them such as employextent to which they
ees and customers.
used various outside
This helps to exresources when making
plain why past research
planning decisions.
has indicated that small
For this study, "outrural business owners
side" professionals inclaimed thatthey don't
cluded accountants,
need any assistance
attorneys and bankers
A great advantage that small town business owners have Is the nearness of management
and could meet the
to their customers. Small town business owners, like their urban counterparts, use the
who have been trained
advice given in trade journals when making their decisions, but they also talk to their
challenges of their
in areas of expertise
customers and ask their opinions about the directions that the stores should take.
business without adrelated to small busivice from professionals. It must be noted, however, that even
nesses. The study revealed that 71 percent of the small rural
apparel retailers seldom or never used the advice of an
though there may be an elevated level of trust from such
attorney when making planning decisions and a vast majority
"outside others," seldom do these employees or customers
(59 percent) never used the banker's advice. The use of
have management expertise.
Hoy and Vaught cautioned that perhaps it was frustration
accountants, however, was evenly distributed across the
with the rural situation that explained these responses and
response categories.
subsequent behaviors. Compounding the situation, they also
More than 50 percent often or always considered advice
found that when the managers finally did seek outside profesfrom their employees and customers, while 67 percent indisional assistance, their perceived needs did not correspond
cated that they used trade journals when making planning
with their requested needs. 17
decisions-yet, more than 65 percent seldom or never used
advice from friends, relatives, buying offices and chambers of
Business Success Characteristics
commerce.
Although Robinson and Dollinger both found that small
Even within a faltering economic base in the area sampled,
business owners could benefit from the use of professional
consultants, it was not surprising that over 80 percent of the
53.1 percent of the respondents reported at least some increase
in sales and 49.1 percent reported an increase in profitability
retailers surveyed indicated that they seldom or never used
advice of professional consultants. One voluntary response
over the previous year. In addition. over 50 percent were able
from a retailer revealed that such information sources were
to consistently budget a salary for themselves and over 70
percent were able to take advantage of trade discounts by
not available in towns in their locale or size of community.
When asked whether or not the owners shopped competitors
paying invoices on time.
to gain information, 43 percent said that they often or always
Most of the planning literature urges business owners and
did. However, when it came to networking with these firms,
managers to set goals or objectives which also allow for
only 15 percent engaged in this activity.
performance evaluation. Even though the results of this study
The study also indicated that many small rural apparel - indicate that small rural apparel retailers set short-term objecretailers used trade journals and advice from employees and
tives, evidence also supports previous research indicating that
customers when making planning decisions. Evidence was
they also operate intuitively. Furthermore, the presence of
provided that these retailers also used an accountant for
long-range planning was not nearly as obvious as the use of
We also learned, however, that using sales per square foot
as a measure of productivity was seldom or never practiced by
most (70 percent) respondents. Furthermore, projecting income was seldom or never practiced by over 60 percent.
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Many studies, including the one detailed in this article, have found that the owners of small businesses in rural communities strongly believe that a major part
of the solution to the problems of inadequate sales and uneven cash flows is to engage in more promotion and advertising in order to bring in more customers.
However, they are often reluctant to hire consultants to analyze their businesses.

short-term objectives. These retailers must be able to adjust to
what they perceive as an economically-deprived environment; whereas, large corp orale retailers in urban areas depend
on detailed plans to guide them to success, especially in
economically difficult times. Having written plans may be
seen as a hindrance to the flexibility and autonomy of the small
business entrepreneur.
Retailers in this study face a difficult task in implementing
formal planning as part of their management process. Respondents indicated that the day-to-day pressures of small firm
management create an environment that is not conducive to
formal planning, although they are aware of the need to plan.
One retailer said that she needed a plan rather than relying
on "gut feeling." On the other hand, several small rural apparel
retailers commented that they have neither the time nor the
skills that it takes to make formal plans. Additionally. one
retailer suggested that, in too many instances, small retailers
in rural areas fail because they over-plan when, instead, "time
would be better spent not only listening to, but hearing what
is being said by customers and employees."
Earlier research has revealed that promotion and advertising is seen by small business owners/managers as a solution
to the problem of inadequate sales and cash flow .18 Voluntary
responses to the open-ended question on the survey suggested
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that there appears to be a firm belief among many of these
owners/managers that adequate promotion is an important
key to survival.
Although Robinson found that utilizing the expertise of
consultants resulted in significantly increased levels of effectiveness. this study indicates that rural retailers do not use
outside professionals on a regular basis. '9 Instead, they consider advice from employees, customers and trade journals.
Perhaps the reason for this is a fear of "leaks" of sensitive
financial information and management styles. Another reason
for the lack of use of outside information sources could be that
this type of resource simply does not exist in the rural sector.
The use of consultants, therefore, becomes an inconvenience
when the retailer must correspond long-distance to obtain
assistance.
Small rural apparel retailers are faced with constraints in
using professional outside information sources because of
their location. In fact, more than one respondent suggested
that the use of such professionals was a detriment to their
business. Instead, they considered the advice of employees,
customers and, to some extent, sales representatives to be
more useful and reliable. Since most of these retailers did not
use outside professionals when seeking advice, perhaps small
rural apparel retailers would benefit more from using other
Small Town
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Many small town retaiJers believe that planning flexibility is the key to achieving success In their communities. That means that they must continually keep in
tune with their customers and their wishes. Ironically, this also implies that much of the planning that owners do involves seat-of·the-pants decisions that
emphasizes their intuitive responses to the needs of their customers.

information sources.
Most respondents suggested that the rural retail arena requires flexible planning because a "change in the weather or
market prices can drastically affect sales in a matter of days."
One retailer suggested that doing business in a rural area
requires a trial-and-error-style of management. She expressed
concern over the overwhelming challenge of "trying to keep
[her] store viable in a poor. rural economy with tremendous
competition." Finally, one frustrated retailer said that, in order
to stay in business in today's rural economy, "Seriously [one
must] pray a lot."

Conclusion
After a decade of decline, the popUlation in many rural areas
is growing. a result of renewed interest in the perceived quality
of rural life. This is good news for the small town retailer.
However, unless rural retailers work to develop management
skills that enhance their business acumen. they may not succeed.
in spite of an increased customer base. Furthermore. the unstable nature of rural economy places increased importance on
honing management skills.
Apparel retailers in the rural sector face problems that differ
from those found in an urban environment. A comparison of
small. independently-owned and operated apparel firms located
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in metropolitan areas with those in rural areas would contribute to a better understanding of the similarities and
differences between these two retailing groups.
Rural entrepreneurs are faced with a variety of challenges in their efforts to achieve success. The prospects of
continued international competition. high interest rates,
government intervention and high levels of inflation may
dramatically change the conditions under which small businesses must operate. Planning effectively for the future may
be the key to survival.
Voluntary responses to the open-ended question showed
that these small business owner/managers recognize the
importance of planning ahead, but feel thata lack of time and
skills keep them from doing so. Because of their geographic
location, they also may not have access to reliable and
trustworthy professional consultants or professional development opportunities.
Few programs are available to assist small rural retailers
at a price compatible with their limited resources. While
Robinson concluded that small firms benefit from use of
outside professionals, his study did not focus on the rural
retailer. 20 Retailers in this study indicated that they rely on
advice from employees, customers, trade journals and sales
representatives rather than professional consultants. Perhaps this points to the importance that professional consultMay-June, 1996

ants should place on developing good working relationships
with their skeptical small retailer clients.
A better understanding of the planning practices of small
rural apparel retailers would aid bankers, accountants, consultants and small business development centers in their
efforts to assist small retailers in plan development.
It is obvious from this study that small business owners in
rural areas are perplexed by their situation. Although their
comments indicate that they would like professional assistance. they may not be willing to invest in the effort it takes to
receive it. However, without developing management skills
and professional support systems, owners and managers of
small firms may significantly lessen their chances for success.
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Main street businesses can survive into the next century. Understanding the
practices of small town merchants will give bankers, consultants and the
operators of small business development centers the information that they
need in order to better help merchants survive the challenges of the 1990s.
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The Role of Community Viability
nalysis in Revealing the
Elements Contributing to
Sense of Place:
A Case Study of Olsburg, Kansas
by Gary Mattson
(]my Malison is an AssocUJJe Professor of Community Planning and

Public Policy in the Department of Landscape Architecture and
Community Planning, College of An:hitecture, Design and Planning at
Kansas State University, 302 Seaton Hall, Manhattan, KDnsas, 66502.

Olsburg is located within the northwest quadrant of
Pottawatomie County in northeastern Kansas between Topeka and Manhattan. It is typical of many rural settlements
located within the Great Plains. Such rural settlements are part
of a continuous network of hamlets, villages and small towns
that have sprung up successfully since the mid-19th century at
the intersections of river crossings. railways and roads.
Founded as a rural service center, Olsburg has traditionally
served the social and economic needs of a largely agrarian
hinterland. Thus, the history of Olsburg, like that of many
other Great Plains communities, has been tied to its agriculturally-based economy. As the demand for goods and services
increased. these communities grew and prospered by serving
the social and commercial needs of the many farm families
residing just beyond its municipal boundaries. Over time,
however, with the technological transitions that have
occurred in transportation and communication systems,
employment opportunities in towns such as Olsburg
have dwindled.
With these transitions Olsburg'S commercial vitality has
undergone a dramatic restructuring. For instance, an improved road network has reduced travel time and has increased accessibility to larger and more diverse urban markets.
Today, it is quite common to hear local residents of any Great
Plains community speak of commuting long distances for the
purposes of "outshopping" in one town, working in another,
and worshipping in a third. I
14
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Geographic Location and Demographic Trends

Olsburg is located on Kansas State Highway 16 which runs
east and west through its corporate limits. Five miles to the
east, Route 16 intersects Kansas State Highway 13, while 8
miles west it intersects U. S. Highway 77. US 77 runs north
and south through Kansas, while Route 13 goes south to
Manhattan, the largest community within the immediate region, and terminates at the crossroads of Blaine (an unincorporated settlement) and State Highway 99. Olsburg is
approximately 27 miles from Interstate Highway 70, a highway which _allows Olsburg residents access to the large
Topeka market trade area.
As a minor civil division (hamlet) within Pottawatomie
County, Olsburg serves primarily as a bedroom community.
It had a population of 192 persons in 1990. At that time,
Pottawatomie County's population stood at 19,194 people.
which is a 29 percent increase over the county's 1980 census
of 14,782 persons. By the year 2005, a cohort survival population analysis estimates the county popUlation will be about
23,520 persons.
According to the Pottawatomie County Development
Plan, in 1990, the county experienced "some degree of
undercounting." Even making for allowances, by
utilizing computerized county official records (Le, property
appraisals, voter registrations and vehicle motor registrations,
etc.), the "cumulative difference" in the county's
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Figure 1

OLSBURG'S OPTIMAL CATCHMENT MARKET AREA
Waterville (C)

Blue Rapids (D)
Frankfort (E)

Westmoreland (A)

Optimal Catchment Area

w

Junction City

Map by Gary Cumrrisk, 1996. Sources: Mattson, 1995; Rand McNally Road Atlas. 1994.

population should be considered an "unacceptable error."2
In 1990, the age/gender ratio for the county was 50.2
percent male and 49.8 percent female, with the number of
individuals over the age of 65 being 2,830 (1,249 male and
1,581 female) or about 14.7 percent of the county's overall
population. By the year 2005, it is estimated this part of the
population will be 3,464 (1,415 male and 2,049 female)
residents, which is still approximately 14.7 percent of the
county's overall popUlation. This estimate suggests that although the percentage will remain stable, there will be a
"graying" of the county's population in the next decade.
Interestingly, based on building permit trends and the
cohort survival study, the hamlet of Olsburg will see a moderate population increase to about 243 persons, or about a 26.4
percent increase. Given the demographic trends for the community, much of this increase will be attributed to "stay at
homes," who are likely to-be elderly.)
Housing analysis is. an important indicator of acommunity' s
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vitality. According to the Pottawatomie County Appraisal
Office, the typical homeowner has lived in the county for
nearly 17 years. Yet, approximately 40 percent of all
homeowners within the county had moved into their present
dwelling between 1980 and 1989, with a total of 6,472 unit
records surveyed. This indicates a healthy and active real
estate market in the county. Within Olsburg's city boundaries, there are 76 units, of which 25, or 33 percent of all units,
have been built since 1960. And, 80 percent of all units have
been constructed since 1945. Moreover, all of the units are on
central sewage disposal, and none are classified as unsound
or dilapidated. 4
In Pottawatomie County, the median household income,
in 1990, was $25,305 and the median family income, in 1990,
was.$29,932. When compared to the State of Kansas, with a
median household income, 1990, of $27,29-1 and a median
family income, in 1990, of $32,966, Pottawatomie is below
both statewide indexes. OveraU this suggests that the county,
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TABLE 1
THRESHOLD OF COMMUNITY ECONOMIC VITALITY

OLSBURG
COOPIFEED Mill
BULKOIUGAS
AUTO SUPPLIES
CAR WASH
SPORTING GOODS
AUTO SALES
MEAT MARKET
LUMBERYARD
PHOTO STUDIO
FUNERAL HOME
FLORIST
GIFT SHOP
ANTIQUES
DOCTOR
MEDICAL CLINIC
HOME IMPROVE
VCRIPOOLHALL
PLUMBING
FURNITURE
CLOTHING STORE
BOOKSTORE
TELEPHONE EX.
VET CLINIC

BEAUTYIBARBER
RESTAURANT

GAS STATION
GROCERY STORE
TAVERN

B

1
1
1
1
1
1

COMMUNITY
C
0

3

:2
3
1

:2

E

:2

:2
1
1
1

1

3

1

RANDOLPH

1
1

1

:2
1

:2
:2
1
1

1
1

1

1
1

1

1

1
1
1
1
1

1

1

1

1

1

1
1

HARDWARE
AUTO REPAIR
DRUGSTORE
LAUNDRY/CLEANER
LIQUOR
MOTEL
PRESCHOOL
ATTORNEY
PIZZAIDELI
INSURANCEIREALTV

BANK

A

2
1
1

2
2
2

1
1

1

1
1
2
1

1

2
2

1

2
1

1

1

2
1
1
1
2

1
1

2
1

1
2
1
2

1
:2
2

1
2
2

3

:2
1

1
1.

1
2
1

2
1

2

2

1

2
2

2
2
2

1
1

1

SOURCE: FIELD SURVEY, MAY 1994
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and most likely Olsburg, lags behind the state in disposable
income.
Moreover. the county is above the state's norm for most
poverty categories, with 11.5 percent of the population falling
within Federal categories of poverty. Of this group, about 25
percent of all households are headed by single female parents.
Equally important is the second largest category. This group,
which is the number and percentage of households where all
members are 65 years of age or older, comprises 20 percent of
all households in poverty.s
This set of demographic trends paints an image of a town that
is in decline. With the exception of a somewhat healthy housing
stock, most indicators suggest that, like many other hamlets on
the Great Plains, Olsburg is fast becoming a "ghost town" with
a popUlation of "left behinds." But, is this really the case? One
way to find out is through the use of a technique that is gaining
popUlarity: community viability analysis.

The Community Viability Analysis Concept
Conventional wisdom holds that a "geographic area from
which community businesses draw their customers" is a key
factor in the long-term survival of a community.6 Originally
devised by Reilly in 1929, and subsequently modified by
Converse and Huff, the "trade area/spatial interaction gravity
model" stresses the importance of an analysis of market retailing sheds for determining a community's vitality. Without
extensively discussing the theoretical basis of hierarchical
analysis, the basic notion is that human settlements are organized into a hierarchy ranging from the smallest basic service
center (the hamlet-Olsburg) to the next higher level market
center (the village-Wamego), which is then linked to the next
higher market (the small town-Manhattan), which, in turn, is
linked with the urban center (Topeka). Each of these communities has a set of commercial establishments consistent with its
role within the hierarchy of popUlation centers.
For instance, Olsburg is expected to have a "threshold" of a
few basic business enterprises (gas station, grocery and a cafe/
tavern). In theory, popUlation size is the controlling factor. The
larger the popUlation size within the spatial area, the more
structurally diverse the community will be in terms of social
and economic differentiation.
As an analytical tool, the presence or absence of certain
economic activity within the spatial setting determines the
viability ofthe community. Thus, according to a simple version
of central place theory, a trade area/spatial interaction gravity
model is based on the following assumptions for consumer
choice behavior.7 First, the size of a community's market are
a is dependent on the size of its population and the nearness
of competing communities. Second, all of the communities
are arranged in a hierarchy. Third, the largest community
(by population size and spatial size) in the region duplicates
all of the retailing functions of the next largest community
and has additional functional goods and services. Or, as

January-February, 1996

regional economist John Crihfield writes,
Neighboring towns of similar size are assumed to
distribute similar commodities and therefore compete
among themselves. Larger towns are assumed to have
cost advantages relative to smaller towns and, consequently, have larger market areas. s
Over the past two decades, scholars have asserted that the
vitality of a rural community cannot simply be explained by
the community'S population size, its downtown business
district or its distance from other communities. If other
towns offer equal or similar goods and services, then at
least two other factors besides a community'S accessibility
(location) and size (population or spatial) come into play.
These two additional factors are the community's sense
of scale or self-image (aesthetic quality of life image),
and the community's horizontal linkages (social functional activities).9
Based on social impact assessment literature, this tool
attempts to integrate both the conceptual underpinnings of
central place theory with other socioeconomic aspects of
consumer behavior. In many respects it is an attempt to
provide a broader brush for the community's quality of life
canvas or sense of place. As an analytical technique, community viability analysis, therefore, tries to provide a broader
perspective.
A major assumption is that unlike their urban cousins,
small towners with strong ties to their agrarian past are
highly place oriented. Moreover, rural service centers supplying these small towners have tended to modify their
functional hierarchical limits. Thus, rural communities no
longer are expected to provide the spectrum of business
activities that they provided in the past.
Instead, these communities have become a patchwork of
rural service centers, often sharing trade areas for specific
types of merchant goods, suggesting interdependency rather
than distinct trade areas based on earlier competitiveness. At
the same time, each community still retains a degree of
independence and social sufficiency. Thus, to remain viable,
a hamlet such as Olsburg must also have a basic set of
socially functional activities such as a fire station, a church
and a post office.
The determining factor for community functional vitality
is no longer simply tied to population and distance. Rather,
it constitutes a composite of community attributes, including
a community'S built characteristics (scale and arrangement
of streets and buildings), its sociocultural characteristics
(social linkages such as churches, lodges and so on) and its
amenity structure (level and type of municipal services such
a fire stations, post offices and libraries).'o Or, as rural
sociologist Roland Warren notes, a community is no longer
simply tied to the function of "production, distribution and
consumption" oflocal goods. Instead, in his eyes, the vitality
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TABLE 2
CATCHMENT COMMUNITY SOCIAL
SOLIDARITY MATRIX (HORIZONTAL liNKAGE)

FUNCTION
AMBULANCE
ADULTEDUC
SENIOR CENTER
SENIOR HOME
YOUTH CENTER
MEDICAL SVCS
UBRARY
HOSPITAL
CHURCHES
LODGES
POST OFFICE
FIRE STATION
MUSEUM
THEATRE
SOCIAlSVCS

OLSBURG

A

B

C

D

1

1
1

1

1
1
1

1
1
1
1
1

E

1
1

1
1
1

2
1
1
1

1
1
1
2
2
1
1

2
1
1

1

2
1
1
1
1
1

3
1
1
1

1
1

2
3
1
1

1

SOURCE: FIELD SURVEY, MAY 1994
of any hamlet. village, or small town is tied to its "emphasis
on people, their institutions and their mutual interrelatedness."" Today, we frequently see this perspective in newspapers and magazines as being defined as a sense of place.
The community functional analysis approach attempts to
define this elusive concept by describing the interplay between a community's vertical and horizontal linkages. A
vertical linkage is described as those connections that are
often part of a town's extracommunity activities. Examples
are branch banks, a chain store and local offices of state or
federal agencies excluding the post office. These vertical
linkages provide the formal symbols of urban-rural
connection.
In contrast, a horizontal linkage is concerned with the
social units within a town that promote voluntary social
interaction. Most notable examples are churches, volunteer
fire departments, a local lodge, a community center, the post
office and even a local cafe. Since horizontal linkages promote social participation and integration, the better the ratio of
social functions per population, the better the chance for longterm community vitality.
Horizontal linkages are equally important to the viability
of any community because these local connections promote
solidarity. The term social solidarity means "the extent to
which a community offers its members a place to-belong."'2
Horizontal linkages serve the function of defining a
community'S self-image. Or, as Warren claims, they are
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necessary for promoting "the dimension of a psychological
identification within a locality." In essence, important factors
include the extent "to which inhabitants consider the community as a significant reference group and have a sense of
relationship with one another."13
Methodology

Presently, in the federal game of grantsmanship, there is an
implied assertion that communities with populations below
2,500 persons are not viable candidates in the long run to
obtain grants. In essence, this says that communities the size
of Olsburg are not economically diverse enough to justify
federal funding. But, is this really the case? To determine the
vitality of communities such as Olsburg, we undertook a
community viability analysis to ascertain the strength of both
the community's vertical, as well as, horizontal linkages.
The first phase of our analysis involved the performance of
a catchment area analysis which determined Olsburg's market
trade area in relation to its surrounding communities. Next, we
conducted, by field survey, a commercial threshold analysis
of Olsburg and the surrounding catchment communities,
which determined the vertical linkages (Table 1). Then. we
conducted by field survey an analysis of Olsburg's horizontal
linkages, as well as the identified catchment communities
(Table 2). Finally, we made a comparison of horizontal and
vertical linkages among the selected communities (see Tables
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ticket appliances), while a low order or minimum good is an
everyday commodity for which a customer is likely to frequently purchase and/or travel only a short distance (gasoline,
milk, or commonly used maintenance items). A middle-range
or middle-order good is a commodity that is usually moderately priced and mayor may not be purchased locally (toys,
clothing or beauty care items). Outer boundary communities
are those communities in which residents are likely to travel
to the study community for high order or middle range goods
or services.
For instance, for Olsburg, outer boundary communities
were determined by asking the following questions. From
what other communities do people travel from to bank at
Olsburg Union State Bank? From what other communities do
people travel from in order to worship at either of the two local
churches? From what other communities do people travel
from to eat at either of the two local restaurants?
An outer boundary community is an incorporated entity on
the compass with a popUlation equal to, or larger than, the
community under scrutiny.14 The availability of adequate
financing is often seen as an indicator of a town's overall
viability. Local banks provide such a measure. Indeed,

3 and 4) to ascertain each community's viability status.

Community Catchment Area Analysis
The assumption that travel behavior involved in consumer
choice is tied to population and distance has come into dispute
as being too simplistic. Besides population size, some other
socioeconomic factors appear to influence market behavior
patterns. Subsequently, an alternative approach known as
community catchment area analysis has emerged.
Often utilized to locate public facilities (schools, libraries,
fire station, hospital clinics, etc.), it is a compromise between
destination-specific and origin-specific perspectives. To ascertain a rural community's overall market trade area, this
technique requires the analyst to determine the outer boundary
communities. The technique assumes two things. First, small
towns within the region do not provide the full spectrum of
business activities; and, second, two or more towns may share
'an overlapping trade area. However, each town will specialize
in one or two high order goods.
A high order good is a commodity that attracts customers
from a greater distance (automobiles, farm machinery, large

TABLE 3
SOCIAL SOUDARITV AND
COMMERCIAL ANALYSIS SCALE

CITY

POP 1990

SF

P:SF

CE

P:CE

OLSBURG

192

7

24.4

9

21.3

WESTMORELAND (A)

541

12

45.0

27

20.0

LEONARDVILLE (B)

374

6

62.3

22

17.0

WATERVILLE (C)

601

12

50.1

26

23.1

BLUE RAPIDS (0)

1131

11

102.8

25

45.2

FRANKFORT (E)

922

11

83.8

36

25.6

RANDOLPH-

129

..

32.2

5

25.8

SOURCE: FIELD SURVEY, MAY 1994
P:SF =: POPULATION PER SOCIAL FUNCTION
P:CE POPULATION PER COMMERCIAL ESTABLISHMENT

=

- RANDOLPH IS NOT A CATCHMENT COMMUNITY BUT IS WITHIN
OLSBURG'S IMMEDIATE TRADE AREA. THE REGIONAL HIGH SCHOOL
IS LOCATED IN RANDOLPH.
Janua~February,
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FRANKFORT (E)

922
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25.6
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4

32.2

5
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=POPULATION PER SOCiAl FUNCTION
=POPULATION PER COMMERCIAl ESTABLISHMENT

- RANDOLPH IS NOT A CATCHMENT COMMUNITY BUT IS WITHIN
OLSBURG'S IMMEDIATE TRADE AREA. THE REGIONAL HIGH SCHOOL
IS lOCATED IN RANDOLPH.

customer banking is a symbol for place specific loyalty in
consumer trade behavior. and, thus. is a surrogate variable for
community stability. 15
According to data derived from a patron survey list for the
Olsburg Union State bank, we identified the following outer
boundary communities as seen on the accompanying map:
Westmoreland (A), Leonardville (B), Waterville (C), Blue
Rapids (D) and Frankfort (E). In addition, we included
Randolph in our analysis because· it is part of US School
District 384, known as Blue Valley. and local young people
attend junior high and high school there. This provides a direct
formal horizontal connection between Randolph and Olsburg.
Once the outer boundary communities were determined,
we calculated the market trade area for Olsburg. Olsburg's
market trade area included the unincorporated areas of Fostoria
and Blaine, and the incorporated hamlet of Randolph, as well
as significant portions of several townships. Overall, Olsburg's
market trade area is 62.7 square miles and includes approximately 789 persons.
This trade area is quite reasonable. Other studies of rural
counties both within the midwest and the west support this
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apparent size,I6 Richter notes that community trade area
boundaries for catchment areas are likely to vary depending
on location within the country. He writes, "Communities
within Wyoming and Montana would likely serve a larger
hinterland, even under the 10,000 popUlation class, than a
community of similar size in Wisconsin and Georgia."17

Community Threshold Inventory Analysis
The commercial vitality of a town can be analyzed by
conducting a threshold analysis. A threshold value is the
minimum population required to support a business establishment. A business function is a type of business, whereas a
business establishment is a place of business. The size of a
particular threshold will vary according to the type of good or
service.
Tied to a threshold analysis is the concept of range, defined
as the distance that patrons are willing to travel in order to
purchase retail goods and services. A high ratio indicates less
availability of local shopping opportunities, whereas a low
ratio indicates the converse. Residents of ranching and farm-
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ing communities are more willing to travel farther distances to
clothing, drug, furniture and hardware stores than are residents of other types of towns (i.e., recreational towns, retirement towns or transitional towns).
Knowing that specific values are tied to specific types of
goods and services, we can classify and rank communities into
low-order functional to high-order functional communities. IH
Tables 1, 3 and 4 reveal the diversity of character and functions of commercial opportunities. For instance, Olsburg
demonstrates considerable economic diversity for its population scale (Table 1). This observation is further supported by
the data in Tables 3 and 4. Overall, as indicated by these three
tables, Olsburg is commercially far from being a ghost town.
Olsburg seems to be quite viable, with acceptable population/establishment and population/function ratios. Indeed,
Olsburg not only has four business establishments within the
intermediate and middle range of functional activities, but
also has specialized high-order functional activities (a lumberyard, a hardware store and a cabinet and furniture maker).
Moreover, its population per commercial function (P:CF)
and its population per commercial establishment (P:CE)
is on a relative equal footing with its competitive outer
boundary catchment neighbors (Table 4), indicating its overall long-term viability.
Furthermore, in the survey conducted by Olsburg's bank it
was noted that about 71 percent of its patrons reside beyond
Olsburg's immediate jurisdictional boundaries. Because of
the long distances that many of these customers are traveling,
as an intermediate or middle range functional activity, banking indicates that Olsburg appears to have at least one of those
activities necessary to sufficiently retain its vertical linkages.
On the other hand, Randolph, which is lacking such a necessary linkage, is likely to decline.
Functions, as noted in Table 3 and Table 4, with low
threshold value ratios reflect the need for basic goods and
services required by a scattered hinterland popUlation. Moreover, by contrasting towns, we find a diversity among specialized functions. As far as popUlation is concerned, the functional
and establishment ratios among these communities indicate
that there is a similarity for certain low-order goods, but the
business types appear to change as the popUlation size and
distance of towns vary.
This provides some evidence of the blending of the trade
areas. Leonardville and Westmoreland, the next two hierarchical communities, provide some insight into this phenomenon. Both are likely to remain viable and competitive with
Olsburg, however, for different reasons. Leonardville is also
a bedroom community for two transitional communities,
Manhattan (Kansas State University) and Junction City (Fort
Reiley). Over time, Leonardville's size and variety of functional services may make it more attractive to homeowners.
Westmoreland, on the other hand, is highly competitive
with Olsburg. There is no direct physical boundary and it is the
county seat. Thus, many of Westmoreland's services cannot
successfully be duplicated in Olsburg (attorney, doctor, drug
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store). In contrast, Randolph is a retirement community with
no zoning and a considerable number of mobile homes. With
the exception of plumbing and auto repair establishments, its
commercial activity is in direct competition with Olsburg.
Without a local bank, certain types of commercial investment
are likely to be discouraged in Randolph in favor of Olsburg.
Subsequently. there is a greater likelihood of demise similar
to Fostoria and Blaine.

Social Functional Solidarity
For any community to remain viable it must maintain its
sense of place. A community's vitality is not only tied to its
physical characteristics (the conditions of its buildings) or its
commercial functional aspects (such as a business mix). It is
also tied to how well the community is socially integrated. Or,
as Dr. Edwin C. Nelson, President-Emeritus of Nebraska's
Chadron State College, has previously written in Small Town,
"A community's future depends far more on the leadership
and attitudes of its citizenry than it does on geography or
climate."19 In other words. the strength of a town' s horizontal
linkages is essential for a community's stability and security.
In essence, a small town's viability evokes images of a place
where everyone participates to make things work.
Tables 2, 3 and 4 provide some insight as to the status of
social vitality for Olsburg in relation to its outer boundary
communities. Although not as extensively integrated as several of its competitors, Olsburg, for its population size, is
socially integrated.
Within the community, itself, Olsburg appears to have
acceptable levels of social solidarity and viability. For instance, an examination of Tables 3 and 4 does indicate that its
population per social function ratio is quite low. This is highly
suggestive that it requires fewer people to ensure social
participation. Presently. there are two social lodges in town,
the American Legion and the Lion's Club. Both demonstrate
that the town can draw membership, not only from the
immediate community, but, also. from the surrounding countryside, indicating strong horizontal activity.

Concluding Remarks
The provision of goods and services is vital to the residents
of nonmetropolitan communities on the Great Plains. Consequently, retail activities are a critical part of the calculus of
viability. Now that people can travel longer distances for
these goods and services, hamlets such as Olsburg have
become less diversified. Subsequently, some have either
lost retail sales and declined (Blaine), while others have
benefited from specializing :0 accommodate a changing market which favors overlapping trade areas (Waterville and Blue
Rapids. or Olsburg and Leonardville). Another factor, more
elusive but apparently critical to community success, is the
need to maintain social solidarity, which comes under the
rubric of "sense of place" or "community spirit." For Olsburg,
Small Town
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this elusive concept so far has helped the community to
remain viable.
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Great Plains communities such as Olsburg, Kansas can still, in the late 20th century, provide numerous services to both residents and people who live in the
su"ounding area. Reasons include specialization of services and the maintenance of social solidarity or community spirit. Communities that have ties that
bind the people together, show support of those people when residents patronize the goods and services that offered loce/ly.
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Creative U e of pace
In Arizona lbwn
by TONDA GORTON

More and more Arizonans participate in the arts-as
professional artists, as amateur performers and as dedicated
audiences. Dance, theater and music groups are springing
up in even the smallest communities and painters, sculptors
and craftsmen are seeking more exhibition opportunities.
As more people fmd pleasure in the arts, cities and towns
must look for homes for the activities-places where
participation and celebration help turn towns into more
livable communities.
Communities are beginning to think of arts spaces as
attractive amenities not only for touring and local performing artists, but also for hometown residents who
demand an active cultural life. Communities also are developing an awareness that the arts are one element in an
economic development effort. Cultural facilities can be a
selling point for the community and a validation that the
town has come of age.
In Arizona, the movement to create performance spaces
began in the late 19th century when new settlements
dotted the frontier landscape. Then, towns built opera
houses and theaters to attract the touring troupes that
crisscrossed the country. Today, the search for arts spaces
can, in many cases, again focus on these historic buildings.

Tonda Gorton is a Public Information Officer for the Arizona
Commission on the Arts. For further information on the
Cultural Facilities Program, contact the commission, 417
West Roosevelt, Phoenix, Arizona, 85003. The commission
suggests that people interested in developing cultural facilities obtain the book, Building for the Arts: A Guidebook for
the Planning and Design of Cultural Facilities, by Catherine
R. Brown. The volume (reViewed in the November/
December, 1984, issue of Small Town) is available from the
Publishing Center for Cultural Resources, 625 Broadway,
New York, New York, 10012.
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Those opera houses and theaters are often unused reminders
that communities have a century-old cultural tradition of
presenting the performing arts.
By reviving historic buildings for use as performance
facilities, communities can affirm that tradition and provide
for its continuity. Examples of revitalized historic properties for the arts may range from spectacular rehabilitations
of grand movie palaces to the adaptive use of industrial
spaces as galleries. Churches, schools, courthouses or even
fruit packing houses can be converted to performance or
exhibition facilities.
In searching for places to present the arts, communities
find that the research and planning that precede design and
construction make the difference between a lively, useful
facility and a building that fails to meet the artists' or the
audiences' needs. Between the formation of the dream and
the reality of construction or renovation, many tough
decisions must be made. It is at this stage that the Arizona
Commission on the Arts as well as many other state arts
commissions can provide assistance.
To help the communities planning cultural facilities
reach the right decisions, the Arizona Commission on the
Arts, in January, 1984, sponsored "Places for the Arts," a
two-day symposium designed to help community groups
involved in facilities planning. Fifty-five attendees representing twenty Arizona communities heard experts discuss the
importance of facilities to the growth of the arts; creative
use of space; revitalization of historic properties; preplanning, feasibility studies, design and construction. The
participants' enthusiasm was matched by the excitement of
the symposium leaders and everyone engaged in wide ranging
discussions. Participants left with basic planning information and an awareness of the resources available for
assistance.
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The commISsIOn's Cultural Facilities Program gives
technical assistance to communities and nonprofit organizations seeking to develop housing for the arts (performing
arts centers, galleries, museums, cultural parks or artists'
spaces). This involves all stages of the facility development
process from garnering citizens' comments to hiring consultants. A combination of staff and professional conI sultants are used and the program offers one-day consultaI tions with knowledgeable arts facility planners. Assistance
is available in organizing plans of action, establishing effective community committees and preparation of grant
applications for feasibility studies and prearchitectural
planning.
The Cultural Facilities Program has provided technical
assistance to the communities of Mesa, Sedona, Kingman,
Douglas, Chandler, Yuma, Sun Cities and Sierra Vista.

I

I Chandler
I

Initial discussions with Chandler (popUlation 30,000)
city officials focused on building a performance auditorium
but evolved into a vision of downtown revitalization
undertaken through a national competition to redesign
the central bUsiness district.
With commission staff
assistance the city of Chandler won a 529,700 National
Endowment for the Arts grant to conduct an urban design
competition focusing on the adaptive reuse of San Marcos
Park and the Civic Center Plaza. The city committed
another $29,450 and staff time to the project.
The competition attracted 163 entries from forty states
and three foreign countries. California designer Charles A.
Rapp of Rapp and French, Inc. won the competition. His
design, Chandler Square, includes wide, tree shaded walkways in the original motif of Chandler's historic San Marcos
Hotel throughout the downtown and many outdoor seating
and recreational areas. The city then contracted with Rapp
to implement his vision.
The Chandler Arts Commission selected internationally
known sculptor Richard Fleischner from nearly forty
artists nationwide to construct an environmental work of
art for Chandler Square. Fleischner's plan features a 100·
foot diameter circle, 2 feet high and made of marbleized rose
granite enclOSing a square area of white and green granite
and a triangular area of rose and green marble. Plans also
call for six granite sculptures that can be used as resting
places.
Fleischner's environmental work will cost $100,000 and
is funded by a grant of $20,000 from the National Endowment for the Arts as well as the city of Chandler's
Municipal Arts Fund. The fund receives monies from
Chandler's 1 percent for art ordinance. Fleischner's
environmental work will be "one of the most elegant
sections of ground in all the state of Arizona," according
to Rudy Turk, director of University Art Collections at
Arizona State University.
From the initial planning to the present as the downtown revitalization becomes a reality, Chandler has exhibited
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an optimistic spirit. Citizen committees from many community sectors continue to work cooperatively to make
Chandler, their city, a special place to live.
Sierra Vista

Sierra Vista (population 25,000). meaning "mountain
view," has the most diverse ethnic makeup in Arizona. The
southern Arizona community has no public art facilities
except for a small high school performing arts auditorium, a
small community center and a small library used for art
exhibitions.
In 1982, the Sierra Vista Arts and Humanities Commission appointed a facilities committee to gather information
from the public on space needs and potential support for
an arts and conference center. The committee included
representatives from the city council, Cochise County,
Cochise College, the chamber of commerce,Sierra Vista
Public Schools and Fort Huachuca (a military installation
adjacent to the city).
Cochise College developed the survey instruments and
analyzed the results. Citizens attending an annual arts
festival were polled and volunteers conducted a random
telephone survey of 432 households. The results showed
strong support for construction of an exhibition/convention
hall and a fixed-seat community theater.
Seven facilities committee members attended the "Places
for the Arts" symposium and presented their arts and
conference center project as a case study. They returned
home ready to undertake the steps necessary to build a
successful facility.
On the facilities committee's recommendation, the Arts
and Humanities Commission proposed that the city contract with consultants to conduct a study to determine the
needs and space usage of the various organizations in Sierra
Vista and Cochise County, to identify and analyze possible
sites and to produce a prearchitectural conceptual design.
The Arizona Commission on the Arts awarded $2,000 to the
project, the Western States Arts Foundation contributed
$1,000 for technical assistance, a local group gave $200 and
the city of Sierra Vista allocated $17,500 for a total budget
of $20,700.
To find a successful solution, the various factions and
organizations needed to. plan together and support each
other. These entities included the city of Sierra Vista,
Cochise County, Fort Huachuca, Huachuca City, Buena
School District, the Sierra Vista campus of Cochise
College, the private sector and business community. None
of them could successfully build and economically maintain a complex and support its programs alone.
At every step of the study, citizens of Sierra Vista and
Cochise County and the potential user organizations were
encouraged to become involved. The consultants met with
300 local residents in fifteen group meetings, in personal
interviews and during four workshops. One workshop
included a three-day intensive public brainstorming session.
A final public hearing presented the study team's fmdings.
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for the project, the study team proceeded to develop
more detailed specifications and sizes for the spaces and
facilities. From this information they projected an estimated
capital construction budget and gave suggestions for
financing.
The study process carried out by the consultants in
Sierra Vista produced comprehensive plans which, when
achieved, will significantly and positively effect the local
quality of life. The foundation laid for the future is a welldesigned, well-thought-through plan which can impact not
just Cochise County but the state of Arizona as well.
Yuma

Yuma's Territorial Prison entrance. The Arizona Commission
on the Arts supported the building restoration and gave planning advice lO the Yuma Crossing National Historic Landmark through its Cultural Facilities Program. All article
photographs courtesy of the Arizona Commission of the Arts.

The primary findings concluded, ''The Sierra Vista area

I is rich with possibilities for the continuing growth of
I cultural, civic, educational and conference activities if it

had adequate facilities to support them. Strong needs were
identified for several kinds of high quality spaces to accomII modate burgeoning local activity and the potential for
. greatly expanded cultural and conference activities from
outside the area. The amount of annual usage documented
for the needed spaces is more than enough to justify their
development."
Study participants were cooperative, enthusiastic and
imaginative. Strong support emerged for an activities and
events hall, an BOO-seat theater and an art gallery /museum.
The study team believed that these facilities hosted
complementary activities and therefore should be clustered
in one location but designed as separate buildings. As one
consultant said, "The greatest of all reasons for clustering
the three facilities together is to enhance the 'sense of
occasion' about the entire complex. The more events that
are happening in one location, the more people who are
coming together, the more hustle and bustle, the more
exciting the place becomes for people. The more they
want to be there. The feeling can be increased enormously
if the three facilities are located together."
The placement of a cultural facility can playa critical
role in shaping a community's public image. Eleven possible
sites were analyzed using the criteria of general suitability,
access, surrounding land use, relationship to open space,
compatibility with the needs of the potential users and the
ability to create a strong town center image. The site
recommended as the strongest lay directly north of the
city park.
Having ascertained the needs, space usage and the site
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Across the state from Sierra Vista, the Yuma Crossing
Park Council sponsored a "Conference on Revitalization"
to initiate a process to design a master plan for an historic
park within the boundaries of the Yuma Crossing and
Associated Sites National Historic Landmark on the ArizonaCalifornia border in the city of Yuma (population 43,000).
i
The historically significant site was a vital transportation
I and communication link across the Colorado River between
I California and the Southwest for over three centuries. It
was, therefore, imperative that the master design reflect
sensitive, innovative ideas that would enhance the site's
unique historical, cultural, architectural, natural and
recreational qualities.
Recognizing their responsibility to protect and manage
this national resource, the city of Yuma, the Quechan Tribe,
the Arizona State Parks Board and the U. S. Department of
the Interior joined with the Yuma Crossing Park Council to
develop the master plan and engage in historical research.
An interdisciplinary team of landscape architects, archaeologists, planners and historians addressed restoration,
interpretation and design of new park facilities.
The Cultural Facilities Program gave technical planning
advice to the Yuma Crossing Park Council and assisted it in
obtaining $30,000 from the National Endowment for the
Arts to design the master plan.
In announcing the NEA grant, Governor Bruce Babbitt
said, ''The park will be a big, splendid asset, not only for
Yuma, but for Arizona and all the Southwest." The grant
was matched by a commitment of $15,000 from the city of
Yuma and $5,000 from the park council.
The master plan incorporates cultural and recreational
opportunities for tourists and local residents, and economic
benefits for Yuma and the Fort Yuma Indian Reservation.
The basic elements include the historic and natural
resources of the property (Fort Yuma, the Quartermaster
Depot, the Territorial Prison), the ferry crossing, the
mouth of the Gila River and the Colorado River. ''The
Colorado River, simultaneously separating and unifying the
historic resources, is the dominant feature of the site and
the essence of the master plan."
The U. S. Department of the Interior awarded $10,000
and the Arizona Historical Society added $5,000 for
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The Sun Cities Art Museum is the first art museum in America built by and for a retirement community. The Arizona
Commission on the Arts provided planning assistance for the project during its three-year gestation.

extensive archaeological research to trace activity at the
crossing back to prehistoric times.
The Yuma Crossing Park project is an example of a
federal, state and local partnership working to preserve and
develop a regional park of national historic and cultural
significance at the western gateway to Arizona. The Yuma
Crossing Park will be a place for people-to walk. picnic,
play, or simply sit in the sunshine to view what nature
creates on the desert shores of the Colorado River.
Sun City

West of Phoenix, the Sun Cities Art Museum is the first
art museum in America built by and for a retirement
community. The 44,000 people who live in Sun City and
Sun City West come from all fifty states and over sixty
foreign countries. They bring with them the resources of a
vastly diverse population, homogeneous in age, but different
in every other aspect. Now their cultural, educational and
recreational opportunities are enhanced by their own art
museum, a testimonial to the hundreds of citizens who had
a vision and who gave money, time and hard work to make
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their dream a reality.
The Sun Cities Art Museum is adjacent to Arizona State
University's Sun Cities campus, between Sun City and Sun
City West. Support came from the Del Webb Development
Company, the Gannett Foundation, Maricopa County and
local citizens through fund-raising efforts conducted by the
Sun Cities Art Museum League and the museum's board of
trustees. The Arizona· Commission on the Arts' Cultural
Facili ties Program provided basic ongoing technical servicesstaff assistance, planning consultants and use of the
commission's Arts Resource Center-throughout three years
of planning. The commission will continue to offer its
technical services to the museum as it begins to research
programming, exhibitions, and acquisitions.
The Cultural Facilities Program of the Arizona Commission on the Arts offers an important service that helps
Arizona communities navigate the unfamiliar territory of
planning and designing a cultural facility. The result may be
the restoration of an historic park or revitalization of a
downtown-all significant steps toward the creation of more
livable communities.
:§:1
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Growth in Rural
Recreation/Retirement
Communities:
The Case of Mohave County, Arizona

by JOOCHUL KIM and GAl L HARTWIGSEN

In Western Arizona, between two ragged, wind carved
mountain ranges, is a stretch of flat desert called "the
Golden Valley." Not much used to live there except
jack rabbits, cactus, and sagebrush, but now there are
50,000 people as well, in little houses that speckle
the sand. . .. The transformation of once desolate
Mohave County is part of a national phenomenon
of the 1970s . .. (The New York Times, December 28
1980).
'
As with many rural areas and small towns experiencing
unexpected rapid population growth since 1970, Mohave
County, Arizona, boasts no densely populated areas. It has
a very small industrial base, only three major communities,
each with less than 16,000 people, and a lower per capita
income than most other regions of Arizona. In 1960,
Mohave County had a total population of approximately
8,000. By 1980, the population surpassed 55,000 for an
approximately 700 percent increase in twenty years.
Between 1970 and 1980 alone, the population grew by
115 percent. This increase is consistent with a national
trend which shows a population increase since 1970 of
15.4 percent for nonmetropolitan areas compared with that
of 9.1 for metropolitan areas.
Two schools of thought address this unusual develop-

Joochul Kim is a member of the Department of Planning
and Gail Hartwigsen serves on the Department of Home
Economics faculty at Arizona State University. For further
information on the Mohave County study contact the
authors in care of their respective departments, Arizona
State UniverSity, Tempe, Arizona, 85287.
January-~ebruary,

1986

ment. One calls it a simple continuation of past trends, an
expansion of metropolitan areas into adjacent suburban,
exurb an or rural counties. The other says it is a clear
movement away from conventional metropolitan and urban
concentration: a definite, unique trend occurring in a
significant number of rural counties.
Whatever the cause, this apparent popUlation shift from
urban to rural areas is by no means indicative of the end of
metropolitan growth in the American urban structure.
Based on the statistical definition of Standard Metropolitan
Statistical Areas (SMSAs) by the Bureau of the Census,
many growing rural areas will emerge as new SMSAs in
the future. Presently, the destinations for the new group of
urban to rural migrants are sparsely populated. Therefore,
the newcomers' present impact on their new communities
can be important in shaping regional development policies
that will affect communities for decades to come.
A heavy concentration of popUlation is no longer considered an important prerequisite for better accessibility to
the urban system. Following are some of the factors that
seem to influence the present population shift.

Environmental and Quality of Life Amenities
One of the most widely discussed findings of the
emergent population phenomenon is that economic incentives such as job related factors do not seem to play an
important role in explaining this reversal trend of migration.
Environmental or physical amenities which enhance the
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quality oflife among migrants have emerged as the dominant
factors influencing the decision to migrate. Nonmetropolitan counties affected by the population shift tend to be
places with recreational facilities, pleasant climate and a
rural atmosphere.
Some studies based on household level surveys have
indicated that most migrants want to turn away from a high
density neighborhood environment toward a more quiet
and peaceful rural lifestyle. The migrants have frequently
given the following reasons for selecting nonmetropolitan
areas as their final destination:

*
*

more outdoor recreation opportunities,

*

less crowding and congestion,

safety from crime and violence,

* less air pollution,

,

*

friendliness of community people,

*

better atmosphere for raising children, and

* better quality of religious life. 1

I

Our nation has experienced a steadily increasing trend
toward earlier retirement during the 1960s and 1970s. It is
believed these retirees and semiretirees have expanded their
role as consumers, thereby creating service-oriented jobs for
others wherever they migrate. Also, environmental and
quality of life factors can be important in understanding the
current population movement.
This article attempts to isolate factors contributing to the
current popUlation redistribution and their main effects on
local area growth based on household level analysis of
Mohave County, Arizona.
The Mohave County Study

The data for this study came from a survey of Mohave
County, Arizona, residents. In the spring of 1983, approximately 300 heads of households from its three major cities
(Kingman, Lake Havasu City and Bullhead City) were
selected based on a systematic proportional random sampling technique. The total number of households for each
city was estimated using a computer list provided by a local
telephone company. The desired sample size of each city
was estimated according to its relative proportion to the
total number of households in the three cities. This
procedure produced sample sizes of 110 each for Lake
Havasu City and Kingman, and 80 for Bullhead City.
The three towns chosen present unique characteristics
since they represent the Mohave County seat (Kingman), a
planned community (Lake Havasu City) and a retirement
community (Bullhead City). Since the two main reasons
for the county's development since the 1960s were retirement and recreation, these special characteristics will
permit a close look at various types of popUlation and
socioeconomic strata. A small number of service jobs and
industrial jobs in the county industrial park were also
created over time, allowing young couples to settle alongside
the retired popUlation.
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The "London Bridge" channel in Lake Havasu City, a
planned retirement community in Arizona. All photographs
in this article courtesy of loochul Kim.

FollOWing the original participant selection process, the
proportion of homes without telephone service or with nonpublished telephone numbers was determined based on
conversations with the telephone company. In addition, a
small number of screening calls identified nonworking
telephone numbers. It was estimated that the survey would
miss about 5 to 10 percent of the communities' total
residents.
Budget and time constraints prohibited a
complete survey by foot that could have increased the
possibility of locating this particular popUlation segment.
Nevertheless, it was felt that the results would not be
severely skewed.
Community volunteers conducted person-to-person interviews that included questions on socioeconomic background,
attitudes and expectations toward growth and public
services, basic demographic characteristics, moving decisions
and quality of life amenities. One hundred forty-two
residents responded to the survey, a response rate of
47 perc en 1. Due to an enthusiastic community effort,
Lake Havasu City had the highest rate (83 of 110).
Kingman and Bullhead City had 42 and 17 respondents,
respectively. However, most of the completed surveys
maintained high quality and covered a wide spectrum of
popUlation characteristics.
Table 1 describes the sample population's basic characteristics and indicates that while they are 59 percent retired,
only 34 percent are aged 65 or over. This indicates a
tendency toward early retirement. Supporting this trend
are the findings that while 82 percent of the respondents
were married, 62 percent of the households consisted of
1 or 2 people and 73 percent had no children.
Fifty-one percent had completed at least one year of
college. Despite this relatively high level of education,
January-J7ebruary, 1986
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TABLE 1

DEMOGRAPHIC CHARACTERISTICS OF THE
SAMPLE POPULATION (N = 142)
Descriptor

Percentage

Age
Under 25

The Survey Results
5

25 - 34

17

35 - 44

14

45 - 54
55 -64

10
20

65 -74

26

75 or over

50 percent of all annual incomes were $20,000 or less_ This
appears to be a function of their retired status.
That 87 percent of the population is white is in keeping
with Arizona's racial distribution. While the low minority
figures do not reflect the state as a whole, they do reflect
the population distribution found in planned and retirement
communities.
Table 2 shows the reasons given for living in Mohave
County. Environmental pull factors account for fully
61 percent of the responses. A predominance of "climate,"
"health," "retirement" and "previous vacation place"
reasons all indicate that residents sought a particular life-

8
TABLE 2

Sex
Male
Female

II

I

52
48

RESIDENTIAL CHARACTERISTICS OF THE
SAMPLE POPULATION (N = 142)

Race
White

87

Descriptor

12

Resident Status
Full-time

92

82

Seasonal

8

Percentage

Nonwhite

N/A
Marital Status
Married
Single

4

Divorced

4

Widowed

11

Education
High school
Some college
College degree
Graduate degree

50
31

11
9

Income

Length of Residence
Under 1 year

16

1 - 2 years

20

3 - 5 years

25

6 - 9 years

16

10 years or more

22

N/A
Tenure

Under $10,000

19

Own

84

$10,000 - $20,000

31

Rent

15

$20,000 - $30,000

20

Other

$30,000 - $40,000

9

Over $40,000

4

N/A

18

Number of Persons in Household
3-4

62
26

5-6

9

1-2

7 or more

3 or more

21

6

Working full-time

28

Working part-time

6

Temporarily laid off

4

Retired

9

·Vacationed or visited before

10

·Climate

28

"Health

11
11

.. Job tra nsf er

6
12

11

Other

73

Present Job Status

Other

1

Family ties

"Retirement

Number of Children in Household

1-2

Born here

"Job-looking for new/better job

N/A

°

Reasons for Living Here

N/A

1

Intention to Move

9

Yes
Maybe

13

No

76

N/A

59

2

" Amenity related.
•• Job related.
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style in their choice of a community. Simultaneously viewing the "length of residence," "tenure," "resident status"
and "intention to move" responses, it is clear that residents
largely intend to remain living in Mohave County and are
satisfied with their choice. Employment related migration
accounted for only 17 percent of the responses, definitely
reinforcing the notion that job seeking was a minor
considera tion.
Table 3 describes the respondents' level of satisfaction
with the current level of county services. The characteristics
rated highest in terms of satisfaction describe quality of life
preferences. The "friendliness of people," "pace of daily
life," "a place to raise children," "housing density," and
"recreational opportunities" are lifestyle preferences. while
"satisfaction with air quality," "fire protection." "safety
from crime and violence." "law enforcement" and "school
quality" show enVironmental pull factors that support the
pleasant lifestyle.
I None of the top ten items listed in Table 3 are
I traditionally associated with reasons for moving; none are
, employment related or indicative of previous ties to the
area. Indeed, "job opportunities" only appears as the last
item in the list.
I

TABLE 3

SATISFACTION WITH PUBLIC SERVICES"
Rank

Description

N

Mean

Std. Dev.

1

Air quality

.46

Friendliness of people

139
141

1.21

2

1.50

.79

3

Pace of daily life

140

1.55

.83

4

Fire protection

128

1.58

.73

5

Safety crime/violence

140

1.70

.81

6

Place to raise children

130

1.74

.96

7

Housing density

137

1.83

.97

8

Recreation opportunities

138

1.92

1.17

9

Satisfaction/law enforcement

137

2.03

1.07

10

Quality of school

108

2.16

1.12

11

Sewer service

92

2.22

1.28

12

Parks and recreation

131

2.28

1.19

13
14

Sanitation/landfill

122

2.38

1.22

Local taxes

128

2.39

1.15

15

Shopping facilities

141

2.41

1.21

16

Health care

134

2.52

1.27

17

Med ica I services

135

2.57

1.29

18
19

Cost of living

141

2.60

1.20

Water quality

139

20

Local government

124

3.17
3.31

1.19

21

Transportation

127

3.40

1.24

22
23

Road maintenance

141

3.03

1.39

Job opportunities/feeling

113

3.67

1.12

1.45

"A five-point Lickert scale was used to ascertain these questions.
The value of one represents the highest satisfaction while that of
five indicates the least satisfaction.
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Respondents ranked "health care," "medical services"
and "transportation" 16th, 17th, and 21st respectively. This
may explain why more and more migrants to rural areas are
demanding such services. In fact, a recent Florida study
indicates that some older migrants are returning to their
places of origin because they provide better health care and
social services. 2

Discussion
The major motivation for migrating to Mohave County,
Arizona, is the pursuit of an improved quality of life.
Quality of life indicators are clearly more important than
employment related ones.
Coffin and Lipsey, in a study that describes a sample
of "back-to-the-Ianders," stated that their subjects
sought self-sufficiency and ecological responsibility in
their relocation. While the individuals in the present study
live a different kind of lifestyle than Coffin and Lipsey's,
there are some similarities. 3 Tables 2 and 3 indicate that
the Mohave County sample rated high for environmental
quality and related amenities. This projects an image of
ecological responsibility. Additionally, when asked about
Growth in Arizona's Mohave County has brought many of
the problems associated with larger communities. Left:
Strip development and the prolzferation of fast food
franchises are found in Bullhead City. Below left: A new
subdivision in Kingman. Below right: The beginnings of
suburban sprawl are evident in this view of Kingman.

---------- ------- -
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Above: Unfinished subdivision homes sit forlornly in the desert near Kingman, but will soon house retirees escaping the
winter snow and cold of northern climates. Right: Booming Lake Havasu City as seen from the water's edge.

types of future industrial development, most respondents
preferred nonpolluting light and high-tech industries instead
of traditional heavy industry. This response shows that
residents are cautious about industrial development and
believe that it should not infringe upon the primary reason
for their relocation to Mohave County: the environment.
When asked about the county growth rate, about 57 percent indicated that the rate was just right, while 20 percent
said the area was growing too fast. This attitude does not
vary between inrnigrants and long-term residents. In fact,
the majority of respondents want to maintain a rural
atmosphere with sufficient public services. Since such
traditional reasons for moving as employment and previous
ties to the area are mainly absent, quality of life descriptors
and ecological responsibility emerge as important motivators.
The fact that a large percentage of the population is
either retired or semiretired gives further credence to the
residential choice trend documented here. Among these
groups, environmental and quality of life amenities tend to
be more important than employment as pull factors. This
finding is consistent with other stUdies that noted an
increasing tendency for urban to rural migrants aged 45 tv
64 to be disengaged from the work force and thus move for
amenity reasons. 4
However, among the recent young
migrants are many highly trained professionals or craftspeople who are closely related to the building and service
industries.
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The exact type of migratory trend described here is a
topic of inquiry. Is it mere.ly the result of the actions of
people who would traditionally move to rural areas in order
to assert their long-standing values or is it a clear movement
away from urban areas toward a perceived better lifestyle?

Conclusions and Recommendations
If the present trend of inmigration to Mohave County
continues, the area will doubtless experience two major
occurrences: overall increased population density and
the aging of the semiretired and retired populations. While
inc-ieased population densityW:ilfmtensify development of
the area's physical characteristics, the aging of the retired
residents will necessitate new services, particularly in public
transportation and medical care. The financial costs of such
development necessitate the continuation of bringing
younger migrants into the area. Whether the inmigration
to Mohave County will continue, and whether it will
continue along the same broad age range will play major
roles in directing local growth.
Many of the rural areas experiencing this sudden population growth are small and sparsely populated, so they
generally lack resources for creating public amenities and
are not well-equipped to deal with the increased needs of a
rapidly growing population. If the demand for public
services by recent inmigrants continues to increase independently of the wish to pay higher local taxes, small local
January-~ebruary,1986

governments such as in these three Mohave County cities
must find an alternative way of meeting and financing
expanded demands.
Since most recent inmigrants to small rural areas appear
to be deserting an urban lifestyle, how well these urbanites
adjust to a rural lifestyle without destroying the rural
culture is another important aspect of the present trend.
Since many communities such as those in Mohave County
have inadequate zoning and limited manpower, it is quite
possible that no coherent patterns of land uses will guide
this rapid flow of migration.
If more and more migrants locate in areas rich in
environmental amenities, such as along lakefronts, the
natural beauty which has been one of the main attractions
will deteriorate. Moreover, if commercial strip developments are allowed along major highways, there will be a
definite increase in population densities which could
become similar to or even higher than those found in some
urban areas.
The rapid increase of populations with diverse socioeconomic characteristics also implies that local communities
should study existing patterns of housing development as
well as the potential of available housing stocks for the
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future. If the local stock is limited, the flow of inmigration
will undoubtedly increase housing costs so that the rise
will squeeze local residents out of the housing market. On
the other hand, if new migrants decide to settle down just
outside municipal jurisdictions, due to unfavorable local tax
systems (high property tax, income tax, etc.), it will result
in unanticipated sprawl development. Thus, the process of
assimilation fuUst be carefully studied and understood as an
important facet in the recent population movement.
If small communities affected by this current population
redistribution wish to plan for future growth, a regional
level growth policy which guides both housing development
and environmental quality is needed. Additional study is
required to determine how to implement such policy.

!5H

1 P. Brown and 1. M. Wardwell, New Directions in Urban-Rural
Migration.New York: Academic Press, 1980.
'2 C. F. Longino, "Aged R"turn Migration in the United States,"
All Things Considered, National Public Radio News Program, 1984.
3 R. 1. Coffin and M. W. Lipsey, "Moving Back to the Land: An
Ecologically Responsible Lifestyle Change," Environment and
Behavior, 13(1),1981, pp. 42-63.
4 Tim B. Heaton, William B. Clifford and Glenn V. Fuguitt,
"Changing Patterns of Retirement Migration," Research in Aging,
2(1),1980, pp. 93-104.
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Key COIl11TIunicato
An Unsophisticated Approach
1b Informing Citizens
by B. NICK DiGRINO and EDWARD E. BROWN
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In their best seller, In Search of Excellence, 1 Peterson
and Waterman identify an important management fundamental that is often ignored: staying close to customers in
order to satisfy their needs and anticipate their wants. In
the business world success rests upon a phenomenon
called a "sale." Since the "sale" relies on an exchange
relationship between the sener and buyer. the better we
understand the customer (or prospective customer) the
more effective we become.
These observations. while directed toward the private
sector are relevant for local service organizations, such as
leisure service agencies, as well. Most of these agencies
employ various needs assessment techniques in order to
better understand the wants and needs of the community.
These same organizations usually voice pained frustration
when public hearings and advisory board meetings go
unattended and community surveys remain unanswered.
All the while, small special interest groups work diligently
toward their self-serving objectives and the silent majority
remains "too busy to get involved."
Without abandoning some time-honored approaches to
needs assessment and communicating with our various
publics, it is appropriate to examine a strategy that many
public schools are adopting and adapting across the land:
the "key communicator" concept. This is a powerful idea
with unlimited potential.
Key communicators are people in all walks of life whose
opinions are respected by their neighbors, co-workers and
friends. The key communicator network. simply put, is an
informal network of these people who receive information
from an agency and who are expected, in the course of
their everyday activities, to share it with the people they
normally interact with. The concept is simple: in fact, it is
rather obvious. But it works well in disseminating information to the community and encouraging increased citizen
participa tion.
Elgin Community College. in northeastern Illinois, was
one of the first organizations to successfully implement a
key communicator program. Since the institution provided
credit and credit-free programs at seven major centers in
four different school districts, administrators found it
difficult to obtain citizen input. The communities and
rural areas served ranged in popUlation from 700to 65,000.
For Elgin Community College, key communicators represent a vital link with the people residing in the local
neighborhoods. They form a network for citizen input

I,
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the Leisure Studies Program at Iowa State University.
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Spartan Drive, Elgin, Illinois, 60120.
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Key communicators are vital in maintaining community
support for such activities as youth soccer and swimming.

which helps the college determine what to offer, where to
offer it and when to offer it. By becoming key communicators people help provide the best possible programs for the
community.
The preceding application of the key communicator
concept could be appropriate for a local recreation and
park department or a voluntary agency such as a boy's club
or YMCA. The concept implies that potential consumers
will place more confidence in recommendations of a friend
or neighbor than in recommendations by the organization
sponsoring or selling a particular service.
Prospective consumers often view sophisticated Madison
Avenue advertising efforts, even when used by public
agencies, as significant investments designed to influence
their thinking-to "sell" them on the product. However, a
friend or neighbor who voluntarily shares product inform a-
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tion has little to personally gain. As a result, those who
receive the information are less skeptical.
Most leisure service agencies, for example, spend considerable time cultivating good relations with media representatives and keeping them informed of upcoming programs
and special events. But in efforts to disseminate program
information, administrators often overlook individuals, the
key employees and community members who have the ear
of the community-at-large.

Who Are Key Communicators?
I

Key communicators are people who talk to-and are
by-lots of people. They are not necessarily
I members of the community power structure. They even
often work in the program's sponsoring organization. They
are people that some members of the community consult
with and believe. These individuals can also hold the ear
I of other employees. The clerical and maintenance staffs in
sponsoring agencies, for instance, usually have one or more
i individuals who fit the definition of a key communicator.
i It is not even uncommon for one or more seasonal or
I part-time contractual employee(s) to emerge in this role.
J
Who are the "key communicators" in your area? One
might be surprised to learn that the list of individuals is
'
much larger than originally anticipated. Key c.ommunicators are ordinary people commonly found working in barber
shops, beauty pariors, neighborhood grocery stores, gas
I stations, post offices, newspaper offices, drinking establish, ments, doctors' and dentists' offices, and churches. The
above mentioned sources represent the tip of the iceberg.
Known communicators help identify other prospective
communicators.
One informal method of identifying prospective key
communicators for the network is to assemble representatives from various segments of the community in order to
brainstorm about prospective members. A more formal
approach is to randomly sample citizens and ask them to
name five individuals who talk to-and are believed by-lots
of people. In this case, frequency of response would determine who would receive invitations to become a key
communicator.

I believed

I
I
I

The Function of the Key Communicator Network
The kinds of decisions made to develop the informal
network depend upon the organization's primary and
secondary purposes. Key communicators represent an
excellent sounding board for program and policy related
decisions. If this is a primary purpose, consider obtaining
representation based on locale, age, ethnicity and socioeconomic status. It is Elgin Community College's position,
however, that no one should be refused "membership."
The network also serves as an effective means to
reliably disseminate program information. It will eventually
reach a number of people. "When Oara the grocery store
checker recommends a program, people listen!"
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The network can also provide an excellent rumor-control
mechanism. When key communicators witness inaccurate,
irrational or questionable comments or reactions, they can
dispell them and label them rumors or distorted facts and
seek clarification through the staff office if necessary. With
this in mind, key communicators should have quick and
easy access to the program administrator and cannot receive
the administrative runaround.
Key communicators should not be exploited as "buffers"
between the agency and the community. It is preferable
that they be viewed as an extension of the community,
rather than an extension of the agency. They should be
made to feel important, but not as a member of the staff.
In fact, if the community views the communicators as
organizational representatives, their credibility can become
suspect.

Getting the Prospective Key Communicator to Say Yes
Prospects should be formally invited to serve by the
director of the agency and/or the board president. Initial
contacts can be fairly time consuming and involve relatively
high indirect costs. But, a letter alone usually attracts about
half of those invited. A letter, followed by a phone call
from the agency director often yields an acceptance rate of
over 90 percent. A secretarial follow-up to "confirm"
acceptance represents a compromise that could yield a
healthy rate of acceptance.
A strong selling point is that the key communicator will ,
not be burdened with meetings. In fact, the agency should
schedule only one meeting lasting approximately an hour in
order to introduce the concept. Stress that it will be the
only meeting that he or she will be asked to attend other
than possible social or recognition gatherings. The meeting's
purpose is to provide an overview of the rather minor
responsibilities.
Another effective recruitment technique is to ask the
prospective key communicator to attend a meeting to
"assist the local leisure service agency to improve communi·
cations with the public." He or she could be asked to serve
while learning about the process. This method might result
in a greater sense of "ownership" in the process. In a more
formal approach, Elgin Community College developed an
attractive brochure that outlined the purpose and responsibilities of the key communicator, briefly described the
services provided by the college, delineated its service area,
and provided a space for interested persons to apply for
key communicator status.
Establishing the network can be time consuming for
professional staff since, in order to be effective, they should
limit each· meeting_to a dozen prospects. The director
should introduce the concept and explain why it is being
initiated. Examples of "image barriers" and problems
attributed to rumors should be shared. Staff should
mention recent accomplishments in a manner that will avoid
creating an impression that the agency is putting its best
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foot forward while hiding deficiencies. As information is
shared, participants will provide "Oh, I didn't realize!"
responses. These reactions by prospective key communicators reinforce the importance of creating the network.

Expectations
The key communicator should expect the agency to keep
him or her abreast of new program offerings. Communicators should be on the mailing list to receive all
brochures and program announcements. And. the agency's
annual report should be made available to everyone in the
network. Elgin Community College utilizes a newsletter
titled 011- Target, that is distributed quarterly to its more
than 800 members. Key communicators should expect and
I receive prompt and courteous responses from the agency
I regarding their questions and inquiries.
I In return key communicators are expected to contact a
specific member of the professional staff who serves as
"information officer" when a question arises or if the key
I communicator gets wind of a rumor gaining momentum
in the community. If a severe situation with a great deal of
rumor potential exists. a postcard clarifying the incident
can be sent immediately to the key communicators.
One very positive aspect of the key communicator
concept is that the agency is not asking key communicators
to change or adopt new behaviors. By "being themselves,"
and just talking to people in their normal circle of friends
and acquaintances, they contribute a worthwhile service to
their fellow residents.

I
I
I

Other important benefits include rumor control and
avoidance of irreparable damage to programs caused by
distortions and inaccuracies. When leisure service organizations, for example, provide a variety of special interest
programs for a heterogeneous community, they predictably
run the risk of accusations of inequitable provision of
services.
Sometimes it is more effective to have key
communicators rather than agency officials take public
exception to these types of unwarranted criticisms. TIle
communicators will less likely be accused of bias in defense
of administrative decisions. Likewise, key communicators
should be encouraged to voice the dissatisfactions of their
peers. Fortunately, because of the trust already fostered.
criticisms by key communicators are usually leveled in a
constructive fashion.

Costs
Other than postage expenses, the costs of the materials
sent and the preliminary meeting time invested by the
director and staff. the process is relatively inexpensive.
Because Elgin Community College relies heavily on its
key communicator network, the institution can comfortably
invest more staff time and fiscal resources for follow-up
activities. Along with dissemination of program and policy
related information, the college systematically surveys its
key communicators. Administrators also acknowledge their
contributions by providing social functions in conjunction
with public forums.

Summary

Benefits
An obvious network benefit of creating this network is
the dissemination of information to the public by word of
mouth by highly visible and credible individuals. It is
important that the key communicators not receive halftruths and whitewashed accounts of program outcomes and
organizational improprieties.
These individuals earned their informal stature among
peers by their ability to sort through the chaff and arrive
at the facts. It would, therefore, be difficult for the best of
administrators to manipulate a single key communicator.
It would spell disaster for that administrator to attempt to
manipula te an en tire group. Hundreds of "walking billboards" can result from a carefully established and welladministered key communicator network. But if that
network is deliberately miSinformed, the result may be very
detrimental to the program. Not only will increased
information be distributed. if the network is properly
handled, it will be conveyed in a persuasive manner.
Key communicators can be excellent ambassadors in
bridging gaps and creating relationships with various community organizations. As a number of other organizations
cultivate involvement, one's key communicators will tend
to surface as credible, useful advocates for the Original
service organization.
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The key communicator concept lacks the structure,
sophistication, and cost normally attributed to needs
assessment and dissemination of public information. For
these reasons, administrators tend to be skeptical. This
networking system can also be threatening to the agency
that prefers to operate from an autocratic posture; it is not
designed to be a one-way administrative tool. If agency
staff members cringe at the thought of criticism (however
positive it might be), the key communicator network is not
for them! Thin skinned administrators and key communicators are also not very compatible.
Some agencies will dismiss the key communicator
network as dangerously capable of providing them with a
"bad" image. Such organizations, in their quest to avoid a
bad image, exist quite comfortably with no image. However,
for the agency seeking to become more visible and better
understood, the simple, yet effective key communica!£~
concept just might be the answer.
!~i:

1 Thomas J. Peterson and Robert H. Waterman, Jr., In Search of
Excellence. Warner Books, Inc" 660 5th Avenue. New York, New
York, J 0103. This edition is published by arrangement with Harper

and Row, Publishers, Inc., 10 East 53rd Street, New York, New
Yark, 10022.
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lbwn/Gown Relation
A

urvey of College lbwns
by ROY H. LOPATA

The problems of America's cities
generate considerable attention, but
little material has been gathered concerning specific issues associated with
university communities. In order to
gather such information and begin
developing a university and college
town network, the city of Newark,
Delaware, in 1979, in conjunction with
the National League of Cities surveyed
university communitIes across the
United States. Questionnaires were
sent to 81 cities and a 1980 published
report summarized the replies of the 40
municipalities that responded.
In 1984, in order to further expand
the data, Newark and the National
League of Cities, conducted a followup survey. In this case, 139 cities
received a somewhat revised and
expanded survey and 56 replied (a
40 percent response). These 1984
results made it possible to ascertain
trends in university/municipal relations
over the last five years.
The 1984 sample included all of the
cities that responded to the 1979
survey, other cities associated with the
University Communities Caucus of the
National League of Cities and several
additional communities chosen to provide geographical balance. Very large
cities were excluded because, while they
have many colleges and universities,
their politics, history and development
are clearly less dependent upon or
related to these institutions than is the
case with smaller localities. While the
population of the cities ranged from
4,000 (Wake Forest, North Carolina)
to 396,440 (AUstin, Texas), the following results will focus on two groups of
smaller communities, those with 25,000
or fewer people and ones with populations between 25,000 to 50,000.
Thirty of the 56 cities sampled fell
within these categories. Table I gives
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profiles of those responding. This
table reveals several characteristics.
First the residential vacancy rate of
3.92 to 4.78 percent is considerably
lower than the national average of
6.92 percent reported for 243 standard
metropolitan statistical areas in 1980. 1
This probably reflects the impact of
students living off-campus. Beyond
that, the large percentage of rental
units (47.14 percent) for the 25,00050,000 category is interesting in light
of the traditional image of small cities
as predominately owner/occupant in
housing type, and compared with the
national average of only 34.4 percent
rentals. 2

Service Provision
Although the sample size was
relatively small, we believe that the
questionnaire provides an excellent,
albeit impressionistic, overview of
'current important university/city issues.
For example, one of the more trouble-

some problems for these towns results
from the impact of tax-exempt university property upon municipal finances.
Moreover, municipalities are often the
sole source of, or are obligated to
provide, services on campus without
any corresponding payment. Table 2
contains the responses when cities were
asked to evaluate whether they received
fair payment for the individual municipal services provided.
In general, the responses indicated
that direct payment is most often
received for quantitative services
(water, refuse, electric and sewer).
As Table 2 shows, most communities
indicated that the university does pay
its fair share for these. Problems arise,
however, with achieving satisfactory
cost recovery for police and fire
protection which is usually provided on
an as-needed basis. Payment is sometimes governed by a mutual aid agreement which provides for a negotiated
annual fee, but most often the city
receives no payment for services

TABLE 1

COMMUNITY DEMOGRAPHIC PROFILES
Cities Less than
25,000 People
Cities in sample
Average population
Average number of students
Average number of students in dorms
Average dwelling units

14
14,318
7,664
3,297

6,296
11,926
7,096

Average single family units

2,897
1A81

Percentage rental units

16
33,187
15,708

4,269

Average multifamily units
Vacancy rate

Cities with
25,000-49,999 People

4.78%
25.32%

4,570
3.92%
47.14%
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TABLE 2

FAIR SHARE PAYMENTS
Cities with Less than 25,000 Population
Services Provided
Police
Fire
Water
Sewer
Refuse
Electric

71.4%
78.6%
64.3%
92.9%
14.3%
21.4%

rendered.
Responses indicated the
least municipal satisfaction with this
arrangement.
Situations do exist where the absence
of monetary reimbursement for city
services causes no problem.
For
instance, Yellow Springs, Ohio, reports
that city-supplied services (police,
electric, water, sewer, street maintenance and parks and recreation) to
Antioch College represent a "fair trade"
because city residents use the college
facilities (libraries, sports, etc.) at no
cost. Other communities note that
their colleges and universities help
stimulate or foster economic growth
which benefits the city as a whole. In
such cases, a mutually agreeable arrangement to deliver city services to a
university does not necessarily depend
upon cash payments.
Table 3-A indicates municipal generators of revenue and the percentage
of cities in each category that receives
funds from each source. It shows that
municipal property tax is the one
revenue source common to all cities
surveyed (loa percent).
For the
25,000-49,999 population group, utility revenue (85.74 percent) was the
second most prevalent revenue generator followed by state supplements
(71.4 percent), sales taxes (64.3 percent) and university subventions (31.2
percent). For the under 25,000 category, utilities also represented the
second most common revenue source,
followed by state supplements (57.1
percent) and sales taxes (42.9 percent).
By and large, the small communities
sampled do not rely on wage taxes or
special taxing and licensing (liquor,
sporting events), but the larger ones
did significantly utilize entertainment
taxes (62.5 percent) and university
subvention (31.2 percent).
We also asked cities to indicate the
proportion of their incomes that came
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Fair Share (Yes)
37.5%
37.5%
100.0%
91.6%
100.0%
100.0%

from each of the principal sources.
Since responses were not uniform or
complete, percentages cannot be added.
For example, Tables 3-A and 3-B
indicate that the 42.9 percent of cities
of under 25,000 population that have
a sales tax derive 10.8 percent of their
revenue from this source. This is not,
of course, an average figure for all
cities of less than 25,000 since 57.1
percent of them have no sales tax.
To put the information in a larger
context, we compared the data in our
survey concerning municipal revenue
with nationwide statistics based on
19,073 cities)
For example, cities
nationwide derive 17.8 percent of
total revenue from property taxes.
Table 3-B shows a somewhat higher
range of figures (24 to 25.9 percent)
for the surveyed cities. Nationwide,

Cities with 25,000-49,999 Population
Services Provided

Fair Share (Yes)

68.7%
87.5%
68.7%
81.2%
25.0%
31.2%

0%
50.0%
83.3%
75.0%
25.0%
100.0%

sales taxes provide municipalities with
8.7 percent of their revenue. The
university communities surveyed reported a higher reliance on this form
of revenue, ranging from 10.8 percent
to 20.8 percent. In terms of utility
revenues, the national average of 16.6
percent of total municipal revenues is
considerably lower than our sample
(41.2 percent for cities less than
25,000 and 35.1 percent for the 25,000
to 49,999 category.
The 1984 survey also included
questions concerning muniCipal services
and programs, especially for those
areas where the city and its local
institution of higher education normally
interact. For instance, many of the
cities mentioned cooperation between
the city and university police particularly in providing back-up assistance,

Colleges and universities often have a great impact on the communities in which they are
located. Photograph courtesy of Central Washington University, Ellensburg, Washington.
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in criminal investigations and with
extra crowd and traffic control during
special events.
Interestingly, in 1979 only 8 percent of the localities reported that they
coordinated or cooperated with local
universities or colleges on public transit.
Today, however, the percentage is 57.1
percent for those with less than 25,000
popuiation, and 62.5 percent for the
larger category.
Fifty percent of the smaller cities
and 93.7 percent of the larger have
some form of local transit, with 35.8
percent and 50.0 percent within each
category indicating that the university
also operates on-campus systems. A
number of communities indicated that
the university contracts with the city
or the local transit authority to provide
public transit.

Economic Development
Both the 1979 and 1984 surveys
asked if the cities cooperated with
their colleges and universities in
economic development. In 1979 only
one city (Macon. Georgia) specifically
indicated that it had joint town/gown
economic development efforts. The
1984 survey showed a dramatic increase-57.1 percent of the cities with
less than 25,000, and 50 percent of
the 25,000-49,999 category said that
they engaged in some form of joint
economic development effort. This
may reflect the combined effects of
back-to-back recessions on municipal
finances and cutbacks in federal and
state funding on university budgets.
When combined with the current
enthusiasm for "high-tech" industries,
which naturally promotes links between
cities and university, these factors lead
to greater cooperation in the economic
development field.
Many cities report that they have
established or are actively considering
various forms of university/municipal
research parks or economic development incubation laboratories modeled
primarily on North Carolina's Research
Triangle Park or Stanford's Industrial/
Research Park. Other cities have built
Jointly-financed sports arenas, utilized
university research data for economic
development programs, coordinated
small business recruitment through
university auspices, arranged internships for university students working
in city offices and provided for the
sharing of university information and
facilities.
The communities reported a variety
of joint ventures. St. Cloud, Minnesota,
for example, indicated that the city
and University are involved in a small
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TABLE 3·A

LOCAL REVENUE SERVICES
Cities Less than
25,000 People

Revenue Source

Property tax

100%

Cities with
25,000-49,999 People

100%

Sales tax

42.9%

64.3%

Wage tax

14.3%

21.4%

Liquor tax

14.3%

25.0%

Entertainment tax

14.3%

62.5%

Sporting events tax

14.3%

Utilities
University subventions

64.3%
7.1%

0
85.7%

State supplements

57.1%

31.2%
71.4%

business institute, which provides
counseling services to local businesses.
In Bowling Green, Ohio, the municipality and university jointly undertook
a successful litter control program.
Carbondale, Illinois, reports that capital projects such as street construction
and sanitary sewer extensions represent
city juniversity cooperative efforts. It
is evident in reviewing these responses
that considerable interaction currently
occurs between cities and universities
to improve the local economy.

student-related off-campus housing,
and almost 75 percent of the respondents indicated that automobile parking
by students and university personnel
led to problems in nearby residential
and business areas. In 1984 we also
asked the cities to comment on problems related to student use of drugs.
See Table 4 for 1984 results.
University and college towns still
encounter significant problems with
student-related drinking, and with
parking associated with the university
presence.
The increase in cities
Problems
reporting problems with alcohol may
While universities and colleges gener- actually reflect increases in abuse at a
ally enhance their communities, their local level, but may also reflect
presence also generates problems not intensified nationwide concern about
found in other locations. This survey, this abuse, especially as it relates to
therefore. included questions regarding drunken driving.
difficulties that municipalities attribThe municipalities consistently reuted to their local colleges. In 1979. pon problems with overcrowded housbased on similar questions, 55 percent ing, parking and, to a lesser extent,
of the cities reported that student i drug abuse. Other problems frequently
consumption of alcohol resulted in i include university expansion into resispecial problems, 62 percent of the ! dential areas, university purchase and
communities noted problems in en- : conversion of taxable to tax-exempt
forcing occupancy restrictions in ! property, fire safety in off-campus
TABLE 3-9

PERCENTAGE OF REVENUE FROM INDIVIDUAL SOURCES
Portion of Total Revenue
Derived from

Cities Less than
25,000 People

Cities with
25,000-49,999 People

Property tax

24.0%

25.9%

Sales tax

10.8%

20.8%

Wage tax

20.0%

16.0%

Utilities

41.2%

35.1%

19.4%

12.8%

1.0%

University subventions
State supp lements
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housing including fraternity and sorority houses, upward market pressure on
rental housing caused by students,
traffic, university water wells depleting
the local supply, competition between
university bookstores, hotels, etc. and
local businesses, and the disposal
of hazardous and solid waste.
Several respondents report other
interesting coliege-related difficulties:
Durango, Colorado, indicates that one
of its biggest problems is bad checks
from students at the end of semesters
and Pullman, Washington, notes that
campus dormitories compete with local
private apartment owners. Happily,
Northfield, Minnesota, informs us that
its most significant college problem is
"getting to know students."

Conclusion
The 1984 survey again found that
college and University cities and towns
have special problems and unique
opportunities. The growth and expansion of university facilities. inadequate
payment for city services, overcrowded
housing conditions and related difficulties associated with the abuse of
alcohol remain serious problems for
many academic communities. On the
other hand. the trend noted in 1979
toward town/gown cooperation in
developing effective mechanisms for
solving problems and exploring common areas of interest has gained
momentum. In particular, many communities have begun to work together

TABLE 4

MAJOR TOWN/GOWN PROBLEMS
Cities Less than
25,000 People

Cities with
25,000·49,999 People

Problems with student drinking

64.3%

93.7%

Drugs

28.6%

62.5%

Housing enforcement

62.5%

85.7%

Parking

50.0%

93.7%

in public transit and economic development. Other examples of cooperation
include ambulance service, land use
planning, recreation programs, sewage
treatment and community centers.
Relatively good working relationships
are also reported between local police
and campus security forces, and, of
course, college towns almost uniformly
report that faculty members participate on city councils, commissions and
boards. Overall, 57.1 percent of our
smallest city category and 50 percent
of the larger grouping report good or
improving town/gown relations.
Obviously, through improved communication and cooperation, university
and college communities can foster
better relations and develop mutually
beneficial solutions to present d ifficulties. We hope that our surveys will
contribute to this effort by strengthening the developing university-college

town information network. Moreover,
the University Communities Caucus of
the National League of Cities provides
a national forum for the exchange of
ideas, solutions to current problems and
the development of new opportunities
for improving town/gown relationships.
I
U. S. Bureau of the Census, Statistical
Abstract of the Un iced States, 1982-83,
p. 751.
2 Ibid., p. 757.

3

Ibid., pp. 294,297.

Roy H. Lopata is the Planning Director for
the city of Newark, Delaware, home of the
University of Delaware. For further information on the surveys and their results, contact
Lopata at the City of Newark Planning
Department, P. O. Box 390, Newark, Delaware, 19715-0390.
Also, the National
League of Cities University Communities
Caucus can be reached at 1301 Pennsvlvania
Avenue, N. W., Washington, D. C., 20004.

How Accurate was the 1980

Census for malllbwns?
by DAVID A. SWANSON and JO VAN PATTEN

Following the release of the 1980
census figures many local govl:>rnments
expressed concern over the possibility
of undercounts within their jurisdictions. A number of cities even initiated
litigation against the U. S. Bureau of
the Census in an attempt to adjust
their 1980 population counts upward.
For the most part, these were very
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large cities and possessed the technical
and political resources to engage the
bureau's attention.
While the media focused on the
census problems of large cities, studies
concerning the accuracy of the 1980
census, carried out by the state of
Alaska, indicate that undercounting and
other inaccuracies occurred in that

state's small towns. In 1981, the state
of Alaska made special efforts to
evaluate the accuracy of the 1980
federal census. A special study of the
overall quality of the 1980 census in
Alaska was conducted bv the Institute
of Social and Economi~ Research of
the University of Alaska 1 and the
Alaska State Demographer made six
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special census counts, one of which was
conducted specifically for the purpose
of evaluating the potential undercount
in a small town. 2
This article provides a summary of
the special census count findings used
to evaluate the potential 1980 undercount and discusses the results from
the other five special counts. While
these results can not prove deficiencies
in other counts in small towns elsewhere in the nation, they do indicate
that concern over undercounting should
not be confined to large cities.

The record of net changes in housing
stock came from three sources: the
city of Wrangell, which through its
permit process could identify housing
units constructed or demolished between the two dates, the harbor
master, who, through his records, could
determine which people who lived
aboard boats in the 1981 census were
also present in 1980 and vice versa;
and the managers of each of the five
mobile home courts, who, through
their records provided the net change
in mobile homes between the two
census dates.
City records showed a net gain of
6 units; the harbor master showed a
net gain of 1 unit; and the five trailer
park managers showed a collective net

The 1980 Undercount
of Wrangell, Alaska
In May of 1981, the city of Wrangell
requested the State Demographer's
assistance in conducting a special 1981
census. City officials believed that the
1980 federal census which reported a
final, official population of 2,184
represented a substantial undercount.
Personnel in the state-assisted effort,
after a five-day period for map preparation, training and office organization,
started canvassing on June 1st.
This census, which was only a
"head count," simply reported the
number and names of persons by
housing unit. However, it used federal
concepts and definitions regarding
residency, occupancy, and housing unit
identification. The only major differences between the federal and stateassisted census procedures lay in two
operational areas: the manner enumerators were paid and the way they
contacted households.
These two
differences may have played a critical
role in the disparity between the
federal and state-assisted census results.
Workers completed all field work,
canvassing, call back clearing and postcensus field checking (a quality control
procedure for the 1981 special census)
on June 6th.
On June 9th, they
completed the final edit procedures
and 'made an official determination of
2,345 people and 885 housing units. 3
Although the special 1981 census
was not-nor could it have been-a
"recount" of the 1980 census, it, in
conjunction with other information,
developed a basis for generating a
controlled comparison with that census.
Fortunately, this basis represents a
virtually perfect accounting process of
changes that occurred between the two
census dates. It examines the 1980
count of housing units, adds the net
change in housing units that took place
between April 1st, 1980, and June 1st,
1981, and compares this figure with
the number counted as of June 1st,
1981.
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gain of 1 unit. This totals 8 units,
which added to the 1980 census count
of total housing units gives 835 + 8.
Therefore, census takers expected to
count 843 housing units as of June 1st,
1981.
Whereas the expected number of
housing units for June 1st, 1981, was
843, the special 1981 census found
885. The difference of 42 housing
units is too large to attribute to
reporting errors in housing stock
changes.
Conservatively, it appears
that the 1980 census did not count at
least 4 percent of the town's housing
stock.
It is highly likely that the 1980
census undercount of population was
higher than the 4 percent undercount
of housing units. According to city
officials, a Youth Conservation Corps
facility closed in July, 1980, subsequent
to the federal census and prior to the
special 1981 census.
A check of
records indicated an enrollment of
about 100 students in April, 1980.
Further, in early May of 1981, a local
sawmill laid off 40 peopie. By the
time of the 1981 special census some of
these people may have already departed. Even more important, the 1980
census found a substantially higher
vacancy rate than the 1981 special
census. City officials could not explain
this. This difference, also occurred in

the other five towns that conducted
special 1981 census counts.

Comparative Census Results
for All Six Towns
Table 1 provides information compiled for each of the six cities from the
federal and the state-assisted census
results. Each city shows a population
gain over the 1980 federal census,
ranging from 161 persons for Wrangell
to 2,923 for Fairbanks. This reflects
three factors: actual population increase
subsequent to the federal census,
federal census undercounts and seasonality and duration-the federal census
started in late winter and early spring
and ran, in many cases, through the
summer while the state-assisted ones
occurred in the summer and fall and in
no instance required more than three
weeks.
While it is impossible to completely
determine the separate impact these
three factors had on the population
counts, several things indicate that
federal undercounting played the
largest role. There are two primary
sources of undercounting error:' misclassifying occupied housing units as
vacant and not locating all lived-in
Notice in Table 1 that the
units.
federal census reported substantially
higher vacancy rates. This is due to an
operational procedure that resulted in
misclassifying occupied hOUsing units
as vacant.
The government paid federal census
enumerators on a piece rate basis.
This encouraged them to declare a
housing unit vacant if nobody was
home during the initial visit.
By
declaring a house vacant after one
visit an enumerator could make the
same amount of money as by going
back repeatedly to determine the unit's
true occupancy status. 4 The stateassisted census program, on the other
hand, paid enumerators on an hourly
basis which encouraged the extra work
required for clearing call backs and
accurately determining the occupancy
status of a housing unit.
Another source of error that contributed to the federal undercount in
the six cities was simply not counting
some housing units. While this is not
as significant as the vacancy problem,
it was found in Wrangell.
The housing unit undercount is also
associated with a Bureau of the Census
operational procedure for certain rural
areas, including Alaska. It discarded
traditional "door-to-door" canvassing
in favor of the mail-out/pickup method.
Many enumerators failed to pick up
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TABLE 1

SUMMARY COMPARISONS, BY CITY BETWEEN FEDERAL CENSUS RESULTS IN 1980
AND STATE-ASSISTED CENSUS RESULTS IN 1981*

City

1980

1981

Vacancy Rate
(in Percentage)

Housing Units

Population
Difference

1980

1981

Difference

Average No. of Persons
Per Housing Unit

1980

1981

Difference

1980

1981

Difference

1,879

2,223

344

728

854

126

9.75

5.39

-4.36

22,645

25,568

9,853
1,022

16.15

7.40

-8.75

2.67
2.60

2.62
2.58

121

Petersburg

3,039
3,001

9,714
901

139

2,301
2,821

2,923
738
180

1,074

1,104

22.64
8.85

9.69
4.08

'12.95
-4.77

3.24
2.84

3.20
2.76

Unalaska
Wrangell

1,322
2,184

1,944

323
835

469

5.88

10.23

2.50

885

9.22

6.55

+4.35
-2.67

2.38

2,345

622
161

30
146
50

2.82

2.81

+.12
-.01

All cities

33,152

38,120

4,968

13,575

14,187

612

14.99

7.22

-7.77

2.67

2.65

-.02

Cordova
Fairbanks
Nome··

-.05
-.02
-.04
-.08

• From Alaska, state of, Alaska Population Overview 1981, Table 7.
"'The 1980 federal census defined the boundaries of Nome to be those established in 1905. The 1981 census certified by the state shows
the results for Nome according to the boundaries established in 1901.

census questionnaires that failed to
reach an existing household during the
mail-out phase because of addressing
error and improper techniques for
listing housing. s

incident but it certainly raises a
In the one town
cautionary flag.
examined in depth, results indicate
serious housing stock undercounting.
Third, the agreement between the
. federal and state-assisted census results
What About Other Small Towns?
in terms of average household size (see
Table I) indicates that this is not a
In many respects, Alaskan small problem area for undercounting. Once
towns are very different from those in
the lower 48 states. However, with the
exception of Unalaska, the towns conducting the state-assisted census in
1981 closely resemble the majority
ofU. S. small towns.*
Given the argument that the 1980
federal census resulted in moderate
to substantial population undercounts
in these six Alaskan towns, what
can be said about other small towns
First, the
in the United States?
consistency of the inflated vacancy
rate problem in the six towns indicates
that this may have affected many
other towns ~here the bureau used
the "piece-rate" method of payment.
Second, a housing unit undercount
may have occurred where the bureau
used the mail-out/pickup procedure.
Since this procedure was not used in census takers identified a housing unit
large metropolitan areas, it may repre- and classified it as occupied they missed
sent a potential source of under- virtually no one residing in the housecounting unique to rural settings hold.
lacking complete mail delivery and
where not all households have a post Preparing for 1990
Decennial census results represent
office box.
In this regard, the housing stock an irreplaceable source of data. As
undercount found in Wrangell is stated in the University of Alaska
troubling. This may be an isolated study, "For all its faults, the Census
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Bureau is uniquely qualified to design
and implement a full-scale census (for
a given state)." However, an accurate
count requires the active participation
of citizens and local officials.
While large cities may be wellprepared for the 1990 census in terms
of media access and the government
attention resulting from their political
clout, it could easily be the case that
small towns are better prepared to
obtain an accurate count.
It is relatively easy for a small town
to obtain an accurate housing count of
its own around the time of the 1990
federal census. It is also relatively
easy-and inexpensive-for a small town
to conduct its own census about the
same time as the federal one. In fact,
41 small towns in the state of Washington did just that in 1980-they
conducted their own head count census
in accordance with federal definitions.
Many provided this information to the
Bureau of the Census to insure an
accurate federal count. 6
Given the importance of the decennial federal census for reapportionment, redistricting, and funding
allocation and, further, the evidence
the allocation of federal revenue-sharing
funds is biased against small towns,7
*The exception to this is the city of
Unalaska, which is unique among the six
cities in terms of its status as a "group
quarters" town affected heavily by seasonal
flows of substantial numbers of people working in Unalaska's fish-processing industry.
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communities should take advantage of
their ability to verify the Census
Bureau's count and provide empirical
evidence of an undercount, if one is
suspected. * This possibility, is, in fact,
encouraged through the Bureau's Local
Review Program.

*Procedures for conducting a head count
census in accordance with federal concepts
Slate Demographer, Research and Analysis
Section, Alaska Department of Labor,
Juneau. Alaska, 99802-5501: Alaska Census
Section, Alaska Department of Labor,
Juneau, Alaska, 99802-5501: Alaska Census
Administrator's Manual; Alaska Census
Enumerator's Manual; and Standards for

Economic
Development
Studied
Community Economic Development
in Wisconsin: Special Conference
Report, published by the Department
of Rural Sociology, Gene F. Summers,
Chair, University of Wisconsin-Madison,
1450 Linden Drive, Madison, Wisconsin,
53706,1984; 35 pp_ (paper), unpriced.

Community Economic Analysis: A
How to Manual. by Ron Hustedde,
Ron Shaffer and Glen Pulver. Published by the North Central Regional
Center for Rural Development, 108
Curtiss Hall, Iowa State University,
Ames, Iowa, 50011, 1984; 84pp.
(paper), unpriced.
As the title suggests, Community
Economic Development in Wisconsin
is a conference proceeding concerning
an individual state program. Usually,
these efforts are so limited in scope as
to have little applicability or interest
outside the region. This publication,
however, is particularly well-done and
is deserving of a quick review by those
responsible for coordinating state and
regional development programs.
The manuscript is slick in a positive
sense. It is well-done from the standpoint of content and presentation. It
is a continuation of a statewide resource
directory combined with a call for
action.
No mistaking, neither the professional or lay economic developer will
find much new in this publication.
They will be left with the strong
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Conducting a Population Census in Small
Alaskan Cities.

1 John A. Kruse and Robert Travis, A
Technical Review of the 1980 U. S. Census
in Alaska: Interviews with Census Workers,
Anchorage: Institute of Social and Economic
Research, University of Alaska, 1981.
2 David A. Swanson, "A Restricted Evaluation of the 1980 Federal Census of Wrangell,
Alaska," Special Report No.3, Juneau,
Alaska: Population Studies Unit, Research
and Analysis Section, Alaska Department of
Labor, 1981.
3 Alaska, state of, Alaska Population Overview 1981, Juneau, Alaska: Alaska Department of Labor, 1981.
4 Kruse and Travis.

impression that in WisconSin, local
economic development is serious business and the land grant university is
both committed and involved.
Hustedde et al. have written a
monograph "for the individual interested in the analysis of a community's
economy." While stating that it is not
intended for direct use in citizens'
meetings, the inference of the title is
one of direct application. To the
extent that a lay person might expect
a cookbook approach to economic
development, the mark has been missed.
However, the authors have assembled
analytic tools that are usually found in
disparate sources taken from the
economist's world. They have been
comprehensive and thorough in their
compilation. The product is a primer
in regional analysis-one that might
appropriately be directed towards
planners, chamber of commerce staff

I

5 Ibid.
6 Washington, state of, 1981 Population
Trends for Washington State, Olympia:
Office of Financial Management, 1981.
7 Fred J. Hitzhusen, "Federal Revenue
Sharing and Non-Metropolitan Governments," Small Town, 8(10), April, 1978,
pp.4-7.

David A. Swanson serves in the Department
of Sociology at Bowling Green State University while Jo Van Patten is in the Research
and Analysis Section of the Alaska Department of Labor. For further information on
this study contact Swanson at the Department of Sociology, Bowling Green State
University, Bowling Green, Ohio, 43403, or
Jo Van Patten, Research and Analysis
Section, Alaska Department of Labor,
Juneau, Alaska, 99802-5501.

and local government officials not
steeped in economics.
The lay planner or community group
member is not likely to have the
patience necessary to benefit fully
from the publication, as a complete
and thorough reading is required.
Hence, it should be added to the
reading list of some involved in
economic development, but will require
careful interpretation to the citizen
developer. -WILLIAM H. ORA Y

William H. Gray is the Program Administrator of the Partnership for RUral Improvement
headquartered at Washington State University. PRI is a consortium of educational
institutions, public service agencies and
citizens that acts as a catalyst for community
improvement in the state of Washington.
Gray can be reached care of the Office of
Continuing Education and Public Service,
Pullman, Washington, 99164-2134.

COIllDlunity Forum
Community Forum enables small town citizens to exchange information and
ideas. If you have a local problem, try telling other Small Town readers about it
here. Addresses are given so readers can contact writers directly.

Computer Network
I am writing on behalf of the New
England Association of Resource Conservation and Development (RC&D)
Areas, Inc. The association links a
number of established networks comprised of broad partnerships of private,
academic, and local government sponsors and are structured through 12
individual RC&D Councils.

We are establishing a New Englandwide microcomputer communications
network. We wish to conveniently
access entrepreneurs, venturists, and
local officials to data they need to
successfully establish natural resourcebased enterprises. These data would
include: market gap analyses, growth
projections, parallel industry scenarios,
distribution systems, sources of equity
funding, sources of technical advisors,
etc.

January-l'ebruarY,1986

-We are assembling and orgamzmg
information for the purpose of business
plan development within an industrial
sector that has growth potential, but
lacks adequate marketing data to
substantiate viable start-ups.
Our
association is developing such a data
base specifically for this sector.
To round out our data base, I am
writing to obtain information about
organizational services. I would"iike
to ask that any related organizations
send me promotional literature, annual
reports, or other material which will
best describe your services to a potential entrepreneur. With permission, we
will include each organization's name,
address, and service offerings in the
Referral and Help section of our data
base.
I thank you in advance for your
assistance and look forward to receiving
your lit erature.
Michael A. Whalen
Berkshire-Pioneer Resource Conservation
and Development Area, Inc.
4 Whalley Street
Hadley, Massachusetts 01035

Theme Towns
I am a third year Masters degree
student, studying Urban Design at
the Faculty of Environmental Design.
I am conducting research on the
Bavarian theme in the town of
Kimberley, British Columbia, exploring
the theme's role in the promotion of
tourism. I understand that this concept has been adopted from the town
of Leavenworth in northern Washington
State. I was wondering if a similar
study has been conducted in the past
for this town or another town with a
theme design. For my project, I'll also
be looking into the evolution of the
concept of theme design for small
towns in North America. I would
appreciate it very much if members
could forward any information to this
effect, or even provide references that
could lead me to them.
Bela Syal
c/o Faculty of Environmental Design
10th Floor, Earth Sciences
University of Calgary
Calgary, Alberta, Canada T2N 1N4

Cooperative Farming Projects
I am investigating some of the land
tenure effects of agricultural zoning,
as part of a Masters program in the
College of Agriculture at Washington
State University. My thesis research
is focused on the question of exclusive
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farm use zoning's impact on lowincome city dwellers' access to productive farmland.
One innovative
approach that may be facilitating such
access is the creation of seasonal, cooperative farming projects-essentially an
extension of community gardening
efforts into rural areas.
My thesis is concerned with two
aspects of this new strategy: One, I
am testing its feasibility in restrictively
zoned farming areas of the Palouse
region of Washington State; and two,
I am trying to contact people who are
implementing such projects in other
areas, in order to learn what effects
agricultural zoning ordinances have had
on their projects.
I would greatly appreciate it if
you could send me the names and
addresses of any group farming projects
with which you are familiar. I am
especially interested in contacting
people who are working to establish
alternative farming patterns within
"prime" agricultural areas.
I hope that my research will contribute to an understanding of agricultural zoning's impact on efforts to
restructure American farming along
cooperative and human-scaled patterns
and that this knowledge can contribute
to efforts to include the disenfranchised
urban poor in the creation of sustainable agriculture. And that's to say that
I'll be happy to share my findings with
anyone interested in them.
Laird Hastay
P. O. Box 1269
Albion, Washington 99102

Australian Farm Crisis
I am working as a financial counselor/adjustment counselor, with a
community based group, called the
Sunraysia Growers' Advisory Group.
We provide a service to approximately 2,000 fruit-growing families,
irrigating properties from the Murray
River in N. W. Victoria and S. W. New
South Wales. Whilst the service is
predominantly one of financial counseling to families in financial difficulty,
we do, through a network involving
other welfare agencies, encompass the
broader service of family and social
counseling.
Most of our clients are dried vine
fruit growers, who had experienced,
until 1985, three years of poor prices.
Many growers have properties which
are not sufficiently productive to meet
operating costs, living expenses and
service financial commitments. Since
the S.G.A.G. started the service in

October, 1984, our emphasis has been
directed to the families with "no
prospects" of long-term viability.
However, we plan to develop the
service so that in the near future we
can work more closely with the families
who are presently at risk and who
may, without assistance and counseling,
slip irreversibly into the "no prospects"
category in the next recession.
The S.G.A.G. is the only organization of its kind in rural AUstralia,
providing a financial counseling/adjustment counseling service to farm families in financial difficulty.
Because we are on our own, in
Australia, we would benefit considerably from the opportunity to learn
more about related services operating
elsewhere in the world.
I would be delighted to receive any
material Small Town Institute members
might provide and would appreciate
knowing of other agencies that I should
contact.
I do hope you can help.
Russell Witcombe
Financial Counselor
The Sumaysia Growers' Advisory Group
31 Deakin Avenue
P. O. Box 1142
Mildura, Victoria 3500
Australia

Resource Catalog
The University of Missouri-Columbia
is undertaking a project on alternative
economic development. As a part of
this, a resource catalog of innovative
ideas implemented by communities
around the country is being compiled.
The catalog will be used by cooperative
extension personnel and community
groups throughout the state to illustrate
local self-reliance principles.
Descriptions of Small Towns Institute member organizations will be
important to include in the resource
catalog and should be very useful to
many people in Missouri. I would
appreciate their sending as much information as possible, including publications lists.
Also, we would like to include a
contact person who could provide
additional information if someone has
further questions about your work.
However, a contact person will not be
listed unless permission to do so is
given.
Carolyn Cook
Research Associate
University of Missouri-Columbia
Department of Community Development
7th Floor, Clark Hall
Columbia, Missouri 65211
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MANITOU SPRINGS, COLORADO

MANITOU AVENUE MASTER PLAN

THE DO

PLAN

TO

A SENSE OF PLACE

GOALS of TIlE DOWNTOWN PLAN

Few communiti es the SilX and agc of Manitou Springs C<in compan: with il'> "Sense of Place".
Over time. cenain aspects of the city's historic fabric have been lo st. however, much remains.
Thai which does remain imparts on Manitou Springs one of the most unique environments in the
Rocky Mountain west. The rich combination of numerous historic architectural styles placed
on the lush and articulate mountain landscape creates a place of unique and special character.
The preservat ion and enhancement of these attrihutes was an early goal of the steering
committee. A review of Manitou Springs' history and thc study of hundreds of historic
photograph:;provided the inspirotion-for-much of the ..,lanning-lInd design inclujed--in the
Downtown Plan. The key elements include:

The Manitou Avenue Steering Comm ittee and thc communi ty~Cit·larg.l' estahli shed Ihe following goals:
•
•
•
•
•
•

Re-establish the street tree as a dominant visual element in the Downtown area:
Remove and/or relocate existing o~erhead utilili es to reduce the visual pollution along Manitou Avenue ;
Establish 8 street and traffic plan wllich will proviJe more efficiency and safety:
Provide for comfortable and safe pedestrian ways lmd street crossings within the downtown area:
Provide amenities aJong the street to enhance the C'omfon and quality of the "place": and
Restore . rehabilitate and-crest o..a strec1scape-........h: ....," -()()n'p~'m""-.....' IC<.;"h;sk>"·""...""''''-."''''''''..~Qlr pl."''--_ _ _ _~_
of Downtown Manitou Springs and environs.

The e sse nce of THE PLAN is to improve the overall safety/comfort and visual quality of Manitou Springs for the visitors and res idcnL<;
alike. The Plan will accomplisll its goals through a set of simple improvements to the physical environment along Manitou , Canon.
pan: and RuxtonAvenues, and along Fountain Creek within the designated project area

THE WATERS: The mineral springs are at the root of Manitou Springs' existencc. From
prell istoric times. it was the springs that attracled indians. early selders and tourists to the
"place". The springs were called, "Manitou, the Great Spirit~. in the Algonquin tongue. Many
believed these springs possessed magical llewing power.; whicll could cure everything from
liverand kidney disease; to alcoholism and e~en cancer. By establ ishing anew plaza around the
Shoshone Springs building. and by revitalizing and expanding the plaza around the Cheyenne
Spring building. the Plan re-establishes some of the mineral springs' earlier significance. Both
of these spring structures have been and will continue to be icon s of the community for many

The PIIUl proposes to re.organize vehicular use paUems on the main thoroughfare of Manitou Avenue by reducing the curb--to-curb
cross section from sixty to fifty feet (see Cross Sections C & D). This will pro\'ide an additional five feet on each side of the street to
create enhanced pedestrian ways of trees, shrubs, flower plantings and !lite furnishings. The street roadway wil l provi de for parallel
parking on either side of the street, It vehicular travel lane adjace nt to the parking lanes and a center rum/maneuvering lane. At major
intersections with side streets along Manitou A\·enuc.thc street will be narrowed to prov ide an expanded pedestrian wait ing area (sec
Cross Section A). Canon Avenue will be narrowed to provide fllra wider sidewalk and" tree lawn on thcsouth side of the street. It will
remain a one· way sueet with parallel parking on one side (see C ross Section B). Park Avenue will remain with its existing diagonal
parking and one~way traffic flow. Tlle existing plantingarca on the park side of the attaclled si dewalk will be utilized to rc-cstabli"h a
lrec: lawn and trees along the: street from the Soda Springs Spa " est to the Fountain Creek stone brid~e. Ruxton Avenue will be: slightly
narrowed from Manitou Avenueto Osage Avenue to allow for sidewalk improvements on either side of the street.

years.
THE STONES: The Red Rock Canon Quarry at Colorado City. the James Quarry in Stone
Cottage Canon, and The Manitou Green Stone Quarry located near the Rainbow Falls bridge.
have supplied masl of the material for retaining walls, loridges and buildings throughout the
community of Manitou Springs. The structures created from the stone of these quarries possess
a sense of solidity and an appropriateness that is both rich in feel ing and powerful in character
The Plan recognizes these very un ique resources and proposes a restorati on eifon for the Green
Stone Bridges found along Fountain Creek throughout the downtown area. The plan. wllen
further developed, will continue to re.introduce and reinforce the use of native stone materials
whereverappropriate .

Sidewalks along Manitou Avenue, from Pawn~ A~enueto Ruxton Avenue, will be expanded to allow for the placement of street uees,
site furni shings. str~t and pedestrian lights. and shrub and fl ower beds. Most street trees will be planted in planters with an iron gratc
cover and tree protector stan d. In some areas tlletraditional tree lawn area will be established to provide a lawn border to the street and
an area to plant street trees. At intersections the roadway wi ll be narrowed to provide planter beds for trees. low shrub masses.
groundeovcrs and flowers. There will be a eontinuou!I canopy of street Uees along Manitou Avenue except in thc central area oflbe
downtown area between the ArCl:lde building and the Soda Springs Spa building. In this section, there will be an open public.: plaza
de~eloped Blong the street. A promenade will be de~eloped frorn th is plaza north to the Cliff House. SidewBlks along Manitou Avenue
will use an enhanced paving design of an all-weather material which will complemen t the architecture of the streetscape. In !Ktdition,
siuing benches, trash receptacles, bollards, wrought iron I(neing and informationaVdirectional signs will be incorporated to
complement and give human sca le and interest to the street.

FOUNTAIN CREEK: Fountain Creek. is the geographic spine of Manitou Springs. It was
named "Fontaincqui Bouille", or boiling fountain, by early French trappers in the 1700's. Over
time it has lost its continuity and some of its hi!>1oric purpose. By de\'elopinga trail aJong muctl
of Fountain Cree~ the )Jlan intends to re--cstabli sh the ereek as an imponant and pleasant
pedestrian corridor througll the community. The trail will also provide a connection to the
larger trail network of the region .

Within the downtown area, specific locations will bedesig.nated forthcd isp lay of "Obj ects of An". These display areas will be located
in the expanded public pla7.8 areas along the Avenue and othe r prominent locations in the area. Thc stone spring structures and
pedestrian stone bridges will be restored as pan of the project. Fountain Creek is a lineal focal point witllin the downtown project area
and is an important aspect of the Downtown Plan . The Fountain Creek Trail is Ii designuted segment ofa regional trail system. It will
be developed to provide for pedestrian c irc ul ation linkages throughout the project area to the Avenue. Throughout the implementation
of the Downtown Plan. overhead utilities will be placed underground and/or relocated 10 locations otTthe Avenue. The final result o f
the implemented plan will bean urban streetscapeenvironmenl wtlich will be safe. utilitarian. maintainable. pleasant toexperienceand
v isually stimulating to the vi si tor and resident alike.

THE TREES: A revi ew of historic photos will qu ickly tell the observer ttl"t something vcr)'
imponant has been 10Sl from Manilou Avenue. The historic use of the shade sueet tree provided
wonderful tree lined strects. which establ ished a gracious and civilized imagc for Manitou
Springs and a comfunable and plea..ant environment for its pedesuians. These tree lined streets
were 0 place where a person would like to be, to stroll. 10 linger. to window shop. or enjoy a
pleasant meal or sootlling beverage. By reconstructing the street cross section, and especially
the pedestrian space on either side of the street, the Plan seeks lore·introduce the stn:et tree in 8
vel')' significant wily to regain the historic imBgeand feeling of Manitou Avenue .
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THE PLANNING PROCESS
From the outset-Ofthe Manitou Avenue-planning efforts , it was the-goal of the Citizen s.teering CommiHee and the
Planning Team to have an all inclusive, public participatory process . To acromplish this goal a schedule af nine
citizen public forums were established at approximately monthly inlervals throughout the planning timeline. In
additton to these forums the Citizen Steering Ccmmittee hosted a special Historic Preservation and Community
Developmmt forum as part of a wcek~loog on·site planning wort. session.
AI the outset of the project an on·site planning office was established in a commercial office space on Ruxton
Avenue for the duration of the planning process. This office was staffed pericxlic:ally 00 8 scheduled basis 10
provide citizens and other interested parties a means for individual input to the p lanning team. The Citizens
Steering Committee also established a special communications sub--committee to funher disseminate information
regarding the planning project via a news IcUer fonnat. The news letter. "1he Avenu es" was published twi(X and
distributed to over five thousand addresses al each printing. In additim , the sub-oomminee conducted community
surve),s as input to the planning proc.ess.
The plwming process included extensive project site inventory and analysis, the creation of planning concept
alternatives and the select ion of consensus Plans which included design guidelines and potential funding options for
ttle implementation of the Downtown and Gateway Plans.
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FOR ADDITIONAL INFORMATION
CONTACT THE MANITOU SPRINGS
CITY PLANNING OFFICE
@ (719) 685-4398
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MANITOU AVENUE MASTER PLAN

THE GATEWAY PLAN
GOALS of THE GATEWAY PLAN
The Manitou Avenue Steering Committee and the community-ai-large establ ished the following goals:
•
•

•

To re-establish the street tree and tree lawn. wherever feasible, asa major element along Manitou Avenue from the
East and West Gateways to the Downtown"area;
Provide safe and comfortable pedestrian ways (alleast on one side ofthe street and on both sides wherever feasible)
and street crossings along the Avenue;
Working with private landowners. establisna publiclprivate pannership tocxpand and develop irrigated landscape
~

planting areas along the Avenue; and_ .
~·----.'-'-- Restore. rehabilitate and create streetscapt: amenities

which will complement the eclectic chaJ1lcler and sense of

place of Manitou Avenue from the East and West Gateways, to the Downtown Area.

The essence of THE PLAN is to improve the overall safety. visual quality and pedestrian access along the Avenue for both the
visitors and residents of Manitou Springs. The Plan will accomplish its goals through 8 set of simple improvements to the
physical environment at each Gateway. along Manitou Avenue and at the interchange with Highway 24.
The Plan provides. wherever possible, acontinuous detached or attached pedestrian sidewalk on both sides of the street along
the Avenue. The plan recommends an attached sidewalk from the East Gateway along the north side of the Avenue to the
Highway 24 interchangc(ste Cross Section D). The City in cooperation with adjacent property owners, will establish lineal
irrigated landscape planlingarcas atappropri31e locations along the sidewalk and Sb'eet. Street trees will be the predominate
plant in these landscaped areas. The Cit)' will finance the establishment of these landscape areas with the agreement that the
property owner will maintain the landscape area once established. In addition., pedestrian street lighting, street furniture and
informationaUdirectional signagewill be provided.
Existing sidewalks on either side of the Avenue from the Highway 24 interchange 10 City Hall will be n=habilitated. A narrow
tree lawn exists on the north side of the strect{see Cross Section C). This lawn area will be: preserved and expanded, irrigaled
and planted with street trees to provide a continuous tree line from the Highway 24 interchange 10 City Hall. The attached
sidewaJk on the south side of the Avenue will remain. The City will work. with the adjacent land owners to establish lineal
irrigated landscape areas wherever feasible. These areas will provide an area to establish a tree line along the south side of the
Avenue (see Cross Section 8). In addition., pedestrian street lighting will be added at appropriate locations along with slreet
furniture and informationaVdirectional signage.
Two Gateway monumenls will be placed at strategic locations in the Highway 24 interchange as visual landmarks to identifY
the entry to Manitou Springs. Each monument will consist of 8 vertical wrought iron pylon_ One will be placed within the
northeast clover leaf of the interchange. The other will be placed on the south side of Highway 24 at the east hound on ramp.
Both pylons will be visible to travelers on Highway 24.
Pedestrian s idewalks will be established on both sides ofthe Avenue from the West Gateway to the Downtown Area. As in the
Downtown Plan. Manitou Avenue will be reduced to a fifty foot curb-t(H;urb cross section dimension. This will allow for an
expanded pedestrian area along the east side of the Avenue to accommodate a detached curb, a tree lawn and sidewalk(see
Cross section A). An attached sidewalk will be established on the west side. The City would work with the adjacent land
owners to develop irrigated landscape areas for the planting of street trees. Pedestrian street lighting will be added at
appropriate locations along with street furniture and infonnationaVdirectionai signage.
Fountain Creek parallels Manitou Avenue from Gateway to Gateway and is a significant natural element which has been
designated as a regional trail corridor. The Fountain,Creek trail, as it is established. will be a linearpcdcstrian way which will
link with the Avenue pedestrian circulation system.
The existing historic East and West Gateway Arehes will remain in place. They will be refurbished and have a stone base
pedestal at each leg ofthe archway. Large letters will be incorporated across the archway to spell oul "Manitou Springs."
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THE PLANNING PROCESS

From the outset of the Manitou Avenue planning efforts, it was the goal of the Citizen Steering Committee and the Planning
Team to have an all inclusive, public participatory process. To accomplish this goal a schedule of nine citizen public forums
were established al approximately monthly intervals throughout the planning timeline. In addition 10 these forums the Citizen
Steering Committee hosted a special Historic Preservation and Community Development forum as part ora w eek-long on-site
planning work session.
At the outset of the project an on-site planning office was established in a commercial office space on Ruxton Avenue for the
duration of the planning process. This office was staffed periodically on a scheduled basis to provide citizens and other
interested panies a means for individual input 10 the planning team. The Citizens Steering Committee also established a special
communications sub-committee 10 further disseminate information regarding the planning project via a news letter format.
The news letter, "The Avenues" was published twice and distributed to over five thousand addresses at each printing. In
addition, the sub-comm ittee conducted community surveys as input to the planning process.

The planning process included extensive project site inventory and analysis, the creation of planning concept alternatives and
the selection of consensus Plans which included design guidelines and potential funding options for the implementation ofthe
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