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When to apply the approach…

• Long term view and impacts 
• Answers not intuitively obvious
• Numerous divergent stakeholders





Yellow sticky photo of Driving 
Forces



Gateway 1 – Scenario Building –
Driving Forces : Societal
Givens

• Conversion of 2nd homes to 
year – round

• Aging of in-place & tourist 
pops

• Eco Tourism continues to grow 
inc. for older tourist

• Growth of information 
workers/footloose/amenity-
driven residents and spinoffs

• State pop continues to empty 
in center & north & grow along 
coast

Indeterminants 
• Influx of retirees – extent of



Gateway 1 – Scenario Building –
Driving Forces : Technological 

Infrastructure
Givens

• RT 1 no more than 2-lane typ. 
Section

• Private car remains primary 
transportation mode

Indeterminants
• Rail passenger service-

Portland to Rockland
• Community scale WWT plant 

technology



Gateway 1 – Scenario Building –
Driving Forces: Economic

Givens
• Portland, Augusta, Bangor & 

Bar Harbor remain fixed poles 
of pop & employment

• Extractive industry remains
• Tourism remains mainstay (but 

strength indeterminate)

Indeterminants
• Sears Island dvpt (port & other

uses)Brunswick naval air 
station 

• MBNA Shrinkage
• BIW Cutbacks
• Potential of R+D Sector (Rsch

Hosp/Univ. /rsch
labs/community college)

• Casinos
• Economic relationship 

w/Canada because of new 
highway

• Strength of tourism in corridor



Gateway 1 – Scenario Building –
Driving Forces: Political
Givens

• The home rule concept 
remains the institutional 
framework

• State funding is primary 
change lever

Indeterminants
• Home rule concept 

expandable to subregions
• State legislation favoring 

“smart growth”/ abandoning it
• Incentive $ from state for 

regional action & collaboration
• Willingness and ability to 

implement local plans.
• Tax reform to lessen reliance 

on property tax and inter-local 
competition for ratables.



Gateway 1 – Scenario Building –
Driving Forces: Environmental

Givens
• Acadia National Park remains 

a magnet
• Non-profit land conservation 

movement (trusts) remains 
strong

Indeterminates
• Fishing industry    

(groundfishing and shellfish 
and aquaculture)

• Water quality



Gateway 1 – Stakeholders

Residents
• Year round retirees
• Year round workers
• Seasonal residents
• Future residents

Businesses
• Local serving
• Tourist serving
• Local & Tourist serving
• Resource Ind.
• Regional/Nat’l Industries

Tourists
• Shopping/Touring
• Beach/Boating
• Fishing/Hiking

Developers
• Custom homes
• Tract homes
• Commercial

Environmentalists
• Preservationists
• Hunters/Fisherman

Government
• State DOT
• SPO
• Local Government
• FHWA



Stakeholder  Goals and Values

• These were synthesized from input at our 
previous community meetings,  surveys 
and our knowledge  of corridor 
communities. 

• They are organized  in relation to : Traffic, 
Land Use and Governance.

• they are also organized in relation to their 
stakeholders.



Stakeholder Values and Goals
Traffic Related

•Reduce Speeding
•Reduce Congestion/Backups
•Safer Intersections
•Reduce through traffic
•Reduce truck noise/vibration *
•Improve access management *



Stakeholder Values and Goals
Land Use Related

• Maximize tax base
• Slow growth*
• Reduce large lot 

residential development*
• Increase services for 

elderly
• Protect housing 

affordability
• Preserve rural  character

• Reduce unsightly strip 
development

• Protect/enhance Main 
Street

• Protect watersheds, 
wetlands, aquifers*

• Manage impacts from 
adjacent towns

• Neighborhoods as 
community 

• Neighborhoods as
privacy

• Attract young families



Stakeholder Values and Goals
Governance Related

• Maintain town 
autonomy

• Protect property rights
• Minimize government 

regulation
• Keep taxes low

• Accept some 
interjursidictional
coordination*

• Accept more state 
government 
intervention*

• Accept more local 
government 
intervention*



Deriving MOEs / Evaluation Criteria

• The values and goals just presented are 
converted into MOEs. Some will be 
quantitative, others qualitative. 

• Whether they are counted as positive or 
negative will depend on their context i.e. 
their role in a given scenario.



How do  we combine the driving 
forces and stakeholder values 
together to create Scenarios?

• This is the deliberative, creative and most
difficult part of the work ….

• We try to cluster mutually reinforcing 
Driving Forces with mutually reinforcing  
Values/Goals to create a plausible 
package that hangs together.



Creating the Scenarios



Organizing the Scenarios



Structure of Scenarios
 Rising Tide 

New Economy & 
Tourism 

Ebb Tide 
Retrenchment & 

Each for 
Themselves 

With State 
and Regional 
Support 
 
 

  

Without 
State and 
Regional 
Support 
 

  

 



Rising Tide: 
New Economy with State and Regional Support

Driving Forces
• Cutbacks in BIW – extensive
• Fishing industry – unstable
• Brunswick Naval Air Station 

closes
• MBNA – shrinkage
• Influx of retirees (mostly 

affluent) – sustained & strong
• Conversion of second homes –

substantial
• Influx of information workers –

strong
• R&D sector – takes off

• Sears Island – port and other 
strong ec.development uses

• Tourism, esp. eco-tourism -
actively nurtured

• Smart growth policies stay
• State tax reform reduces 

reliance on local property tax
• State $ for infrast. tied to

compliance with land use 
plans and  subregional 
collaboration

• State helps support passenger 
rail from Portland to Rockland

• State support of new clustered 
septic systems



Rising Tide: 
New Economy with State and Regional Support

Dominant Goals and Policies
• Preservation of rural character
• Reduction in extent of large  

lot development
• Implementation of clustered 

septic subdivisions
• Measures to  maintain 

affordability 
• State and local support of 

watershed, wetland and key  
acquifer protection

• Preservation and 
enhancement of Main Street

• Acceptance of some 
interjurisdictional coordination  

• Acceptance of more  gov’t
activism 

• Impacts from / on neighboring 
towns explicitly addressed

• Unsightly strip development 
curtailed

• Collaboration w/ State on 
tighter access mngmt

• State proactive on measures 
to reduce through traffic 

• State proactive on traffic 
backup  reduction measures

• State targets safety 
improvements on US 1 

• State targets speeding 
problem 



Ebb Tide
Retrenchment and Each for Themselves

Driving Forces
• Cutbacks in BIW extensive
• Fishing industry  unstable 
• Brunswick Naval Air Station 

closes
• MBNA shrinkage
• Influx of retirees – modest
• Conversion of second homes –

substantial

• Sears Island – local resistance 
defers any action

• Tourism begins to  decline 
after 2015 –little coordinated 
support

• State abandons its “Smart 
Growth” posture legislatively

• Tax  reliance on local prop. tax 
continues

• State  $ allocations for 
infrastructure based on 
perceived needs and safety 
and political pressures

• Casinos authorized



Ebb Tide: 
Retrenchment and Each for Themselves

Dominant Goals and Policies
• Maintain town autonomy
• Minimize state and local gov’t

regulation
• Protection of individual 

property rights
• Maximize ratables
• Expand “Compact Areas” to 

increase local control over 
access

• Continue to expand areas of 
large lot zoning on well and 
septic

• Affordable housing demand is 
met by unrestrained market 
supply

• Strip development continues  
as market dictates

• Casino development is 
supported and solicited

• State targets safety 
improvements on US 1 

• State targets speeding 
problem



A Scenario is not yet a Plan

• Plans are created to try and realize a 
given scenario in spatial , infrastructural 
and policy terms.

• This effort to produce a coherent and 
integrated plan may not be able to fully 
realize the scenario. 

• Scenarios are compared against the 
MOEs  and against each other.



The Gwinnett County Unified 
Plan: Scope and Process

Presentation to  the Plan Advisory 
Committee

July 20th, 2006 



The Scope and Scale of the County 
Plan includes……….

• A Comprehensive Development Plan
• A Consolidated Transportation Plan
• A Consolidated Housing Plan
• An integrated transportation/land use model
• A scenario building and evaluation model
• A fiscal impact model
• Financial analysis
• New socio-economic  projections
• Market analysis
• Neighborhood stability analysis
• Extensive GIS mapping and visual analysis 



The Schedule

2005

Task A - 
Community 
Assessment

Task B - 
Community 
Participation

Task C - 
Community 
Agenda

20072006

GWINNETT COUNTY UNIFIED PLAN TIMELINE

- Data Collection & Mapping
- Socio-economic Projections
- Market Analysis
- Land Capacity Analysis
- Develop & Evaluate Scenarios

- Public Hearing 
- ARC/DCA Reviews
- Visioning Process
- Scenario Refinement
- Select Preferred Plan

- Plan Development & Documentation
- Public Hearing / Board Workshops
- ARC/DCA/HUD Review & Response
- Revisions
- Final Board Action



Who We Are –
Project Firms and Roles

PB Prime Project 
Management

MA 
Data/GIS

Outreach & Transportation

PB 
Land Use

Transportation

HNTB
Land Use/Transportation 

(Municipalities)

Facet
Scenario Tool

Tom Hammer
Projections

R.C. Lesser
Market Assessment

BAE
Housing/Housing Plan

GSU
Financial Analysis

Dan Immergluck (Ga Tech)
Neighborhood Stability/

Housing

J. Cochran
Outreach

GCA Transportation
(Municipalities)

Ventana
Outreach



How the Process Will Work
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