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The Purpose of the CPAT Program
The purpose of the Community Planning Assistance Teams 
(CPAT) program is to serve communities facing limited 
resources by helping them address planning issues such 
as social equity and affordability, economic development, 
sustainability, consensus building, and urban design, among 
others. By pairing expert urban planning professionals from 
around the country with residents and other stakeholders 
from local communities, the program seeks to foster educa-
tion, engagement, and empowerment. As part of each 
team’s goals, a community develops a vision that promotes 
a safe, ecologically sustainable, economically vibrant, and 
healthy environment. 

APA staff works with the community, key stakeholders, 
and the host organization(s) to assemble a team of plan-
ners with the specific expertise needed for the project. The 
team meets on-site for three to five days, during which time 
a series of site visits, focused discussions, and analyses are 
performed. On the final day, the team reports their results 
back to the community. A more detailed report is issued to 
the community at a later date.

Guiding Values
APA’s professional institute, the American Institute of Certi-
fied Planners (AICP), is responsible for the CPAT program. 
Addressing issues of social equity in planning and develop-
ment is a priority of APA and AICP. The CPAT program is part 
of a broader APA Community Assistance Program, which 
was created to express the value of social equity through 
service to communities in need across the United States.

Community assistance is built into the professional role 
of a planner. One principle of the AICP Code of Ethics and 
Professional Conduct states that certified planners shall as-
pire to “seek social justice by working to expand choice and 
opportunity for all persons, recognizing a special respon-
sibility to plan for the needs of the disadvantaged and to 
promote racial and economic integration.” Another principle 
is that certified planners should aspire to “contribute time 
and effort to groups lacking in adequate planning resources 
and to voluntary professional activities.”

Program Background
In recognition of the key role urban and regional planners 
play in shaping vibrant, sustainable, and equitable commu-
nities, the APA Board of Directors established the Commu-
nity Planning Team initiative in 1995. This initiative resulted 
in a pro bono effort to assist an economically struggling 
African American community in the East Market District of 
Greensboro, North Carolina. APA has continued to develop 
a pro bono planning program that provides assistance to 
communities in need.

In 2005, program efforts were increased after Hurricane 
Katrina in the Gulf Coast region to include a number of ini-
tiatives, including planning assistance team projects in the 
affected cities of Henderson Point, Mississippi, and  
Mandeville, Slidell, and New Orleans in Louisiana. Another 
Gulf Coast recovery project included the Dutch Dialogues, 
which brought American planners together with Dutch 
experts to transform the way that Louisiana relates to and 
manages its water resources.

AICP broadened the scope of the CPAT program with its 
2009 project in Buzzard Point, a neighborhood in Southwest 
Washington, D.C. Completed projects since the program’s 
official relaunch in 2011, including Matthews, North  
Carolina; Story County, Iowa; Unalaska, Alaska; La Feria,  
Texas; Lyons, Colorado; Brooklyn/Baybrook, Baltimore; 
Germantown, Philadelphia; and others are all important 
landmarks in the development of the CPAT program as a 
continued effort. That list now includes the Yarborough 
neighborhood of Belize City, Belize, which marks the first 
international project for the CPAT program. CPAT is an 
integrated part of APA’s service, outreach, and professional 
practice activities. 

More information about the CPAT program, including 
community proposal forms, an online volunteer form, and 
full downloadable reports from past projects, is available at: 
planning.org/cpat.

http://www.planning.org/cpat


5     AMERICAN PLANNING ASSOCIATION        planning.org

EXECUTIVE SUMMARY
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Executive Summary
The city of Marianna along with Jackson County requested 
the services of the American Planning Association’s (APA) 
CPAT program to conduct a planning study of the Penn-
sylvania Avenue corridor, a significant gateway to the city, 
extending from Interstate-10 to U.S. 90/Lafayette Street. 
An initial site visit by the volunteer team leader and APA 
program manager occurred in April 2017 to meet with city 
and county staff and tour the study area and surrounding 
county. APA then recruited four other volunteer team mem-
bers from around the country with additional expertise in 
transportation, urban design, economic development, com-
munity planning, and public engagement. This final report 
includes a review of existing conditions, including economic 
and transportation data as well as land uses and character, 
followed by the team’s recommendations.

Five goals were established for the planning project, 
including: (1) to transform the Pennsylvania Avenue corridor 
into an attractive, welcoming gateway to the city; (2) to 
identify a job-growth strategy for economic development 
of the corridor; (3) to ensure continued free-flowing traffic 
conditions while enhancing comfort and safety of pedes-
trians and cyclists; (4) to provide a strategy for addressing 
revitalization of West End neighborhood; and (5) to identify 
appropriate uses for the Dozier property.

The full team visited Marianna from February 24–March 
2, 2018. During the visit, the city held the first-ever “Marry 
Marianna Celebration,” where nearly 1,000 attendees from 
the city and county enjoyed food and festivities and en-
gaged with the team about the West End and Pennsylvania 
Avenue corridor and filled out a short survey. The survey re-
sults, informal discussions, and focus group discussions with 
more than 100 community members revealed commonali-
ties, including that: (a) the corridor is a poor introduction 
to the city; (b) recruitment of employers and jobs is a major 
priority; (c) there’s a need to change negative perceptions 
about the area both within and outside the community; 
(d) the West End neighborhood must be included in any 
corridor revitalization efforts; (e) the natural beauty of the 
area is an asset and should be emphasized and promoted; 
(f ) a welcoming, flexible, and cooperative environment is 
needed to support and attract businesses; and (g) imple-
mentation should focus on short-term, achievable victories. 

Marianna lost 300 jobs between 2006 and 2015. And 

the city’s population is declining. Evidence suggests popula-
tion and household loss will continue into the near future. 
As a result, housing vacancy is also very high. The concen-
tration of jobs in Marianna is high relative to the county, 
but many working in Marianna live elsewhere. In short, 
Marianna needs more households in the city to attract more 
desirable businesses. However, there’s a need for additional 
data on real estate performance to convert potential job 
growth into housing demand within the city. 

The West End Corridor is an auto-centric environment. 
With limited connectivity, no sidewalks and bike infrastruc-
ture, and inadequate signage, it is difficult for pedestrians 
and bicyclists to get around safely despite a significant 
percentage of residents in Marianna that do not have access 
to a vehicle. Public transportation options are also limited. 
A resurfacing project on Pennsylvania Avenue is planned 
with the Florida Department of Transportation (FDOT), but 
no detailed plans exist yet; this presents a near-term op-
portunity for the city to explore a variety of transportation 
improvements detailed in this report. 

Summary recommendations of the report include: (1) 
work to attract more residents to Marianna to enable re-
cruitment of desirable businesses; (2) add landscaping and 
signs throughout corridor, but especially at I-10 interchange, 
to welcome and guide people to downtown Marianna; (3) 
use the right-of-way to add sidewalks and bike facilities; (4) 
prioritize renewing West End Neighborhood to strengthen 
the corridor; (5) focus on institutional uses at the Dozier 
property, while continuing to market distribution park and 
other available commercial properties; (6) concentrate initial 
efforts on the north end of corridor (US 90 interchange) to 
gain momentum; (7) highlight outdoor recreation assets in 
marketing materials; and (8) review city permitting process-
es and identify opportunities for streamlining.

The report includes more specific recommendations 
that divides the corridor into five physical segments: (1) the 
I-10 interchange; (2) the Dozier property; (3) the middle 
school and West End neighborhood; (4) the Old Cotton-
dale Road intersection; and (5) the U.S. 90/Lafayette Street 
intersection. Finally, also included are key economic data 
findings and store location criteria for two example busi-
nesses that were mentioned among stakeholders—a Publix 
grocery store and a Starbucks. 



INTRODUCTION AND BACKGROUND
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Introduction and Background

Image 1: The Marianna County, Florida study, area. (Google Earth, modified by Ryan Scherzinger, aicp)

The city of Marianna and Jackson County submitted a joint 
proposal to APA’s CPAT program in November 2016 to assist 
with a planning study of the city’s West End corridor. Fol-
lowing approval, APA selected the team leader, Ellen Heath, 
faicp. Heath and APA programs manager, Ryan Scherzinger, 
aicp, conducted a short site visit to Marianna April 27–28, 
2017. They met with city and county staff and toured the 
study area and other parts of the city and county. 

Following the visit, Heath and Scherzinger recruited 
four additional team members with expertise in community 
planning, urban design, transportation, economic develop-
ment, and public engagement. The four team members 
included: Peter Costa, aicp, ptp; Sonja Ewing, aicp; W. Thomas 
Lavash; and Mary Morton, aicp. Additional information on 
each team member is included in Appendix A. 

The study focused on the Pennsylvania Avenue corridor 
extending from I-10 to Lafayette Street. The interchange 
at I-10 is one of only two exits for Marianna. The corridor 
is therefore an important gateway to the city. The city and 
county sought expertise from the CPAT program to “engage 
in planning and design efforts focused on land use and 
transportation along the corridor that will benefit busi-
nesses, residents, motorists, pedestrians, and bicyclists, while 
also bringing traffic from I-10 into the downtown area.” 

Marianna’s local economy waned over the last few 
decades. It lost many major employers over that period—
most in manufacturing and government. The recent closing 

of the Arthur G. Dozier School for Boys in 2011, after 111 
years of operation in Marianna, was particularly significant. 
Two hundred jobs were lost, but moreover, the negative 
light cast on the community amid the “White House Boys” 
abuse scandal, one that attracted national media atten-
tion, remains difficult to recover from. Much of the Dozier 
School campus sits vacant along Pennsylvania Avenue and 
provides a constant reminder.

The state-owned land, hereafter referred to as the 
“Dozier property,” is a critical part of the Pennsylvania Avenue 
corridor and offers a new opportunity. The property is very 
large—1,400 acres in all. The south side campus still contains 
an array of scattered buildings, many, if not most, of which, 
are deteriorated beyond any further use. The decaying south 
side, still a state liability, is completely fenced off and guarded 
around the clock. The state leases parts of the north side 
property to several tenants with uses including a Jackson 
County corrections facility, the Jackson Alternative School, the 
Partners for Pet Adoption Center, and a University of Florida 
Extension that provides educational programs on agriculture, 
home gardening, natural resource management, food pres-
ervation and nutrition, family financial management, health 
and wellness, and youth development. 

Other tenants along the corridor include a Jackson 
County bus depot, Marianna Middle School (which is 
relocating to another part of the city), Florida Public Utilities, 
a church, and residential homes. Between Old Cottondale 
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Table 1: CPAT Schedule

Date Time Activity

Sunday, February 25 Evening Team members arrived in Marianna; team dinner meeting

Monday, February 26

7–10 a.m. Met with city/county staff

10 a.m.–noon Toured city and study area

Noon–1 p.m. Lunch

1–4 p.m.
Team set up work space at city hall; discussed initial  
observations and findings 

4–8 p.m.
Attended “Marry Marianna” celebration; team collected  
surveys and spoke with residents

Tuesday, February 27

8 a.m.–3 p.m.
Team divided and conducted stakeholder interviews  
concurrently (at the Agricultural Center and City Hall)

3–5 p.m.
Team discussed findings from stakeholder interviews  
and prepared for public meeting

6–8 p.m. Public meeting at the Agricultural Center in the West End

Wednesday, February 28 8 a.m.–2 p.m.
Team divided and conducted additional stakeholder  
interviews (at the Agricultural Center and City Hall)

2–8 p.m. 
Team discussed findings from stakeholder interviews and  
began work on organizing findings and outlining  
preliminary recommendations

Thursday, March 1 9 a.m.–5 p.m.
Team worked to finalize public presentation highlighting  
the team’s main findings and recommendations

6–8 p.m.
Final public presentation at the Agricultural Center  
in the West End

Friday, March 2 Morning Team departed

Road and Lafayette Street, there is a cluster of businesses 
that front the street. Many social and health service provid-
ers comprise much of the space in two small business parks. 
There’s also an active railroad crossing just before getting to 
Lafayette Street. 

Planning Process
The CPAT team visited Marianna from February 25–March 2, 
2018. The week included site and city tours; public meetings 
and events; numerous interviews and meetings with city 
staff, local leaders, and citizens; team work sessions; and the 
final presentation. See Table 1 above for full schedule.

Marry Marianna Celebration
On Monday evening, the city welcomed close to 1,000 
residents to Madison Street Park for the “Marry Marianna” 
celebration. Designed as a fun, engaging way to kick off 
the planning process, the celebration included free food, 
games, and a commitment ceremony in which citizens 
pledged their civic pride, loyalty to the community, and 
willingness to work toward a better Marianna. The event 
provided the CPAT members with an excellent opportunity 

to talk to residents about their ideas for the West End and 
Pennsylvania Avenue. Upon entry to the event, each partici-
pant received a short survey. Attendees submitted almost 
500 completed survey forms. Many citizens discussed their 
responses and other ideas about the future of Pennsylvania 
Avenue with the team throughout the event. (See images on 
page 10.)

Survey Results
The survey asked respondents to think about the desir-
ability and suitability of housing, retail, industry, offices, 
institutional uses, traffic management, sidewalks and bike 
lanes, and beautification and welcoming on the study 
corridor. While all the items received positive ratings, the 
potential for adding retail and industry had the most sup-
port, along with beautification of the corridor. Table 2, on 
page 11, illustrates the average scores for each suggested 
land use and improvement.
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Image 2–5: Around 1,000 residents came to enjoy the Marry Marianna 
celebration, which helped the CPAT gather input about the study area 
through almost 500 completed surveys and open discussion. (Photo by 
Ryan Scherzinger, aicp)
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Table 2: Survey Results

I would like to see more . . . Rating Percentage of respondents

Housing 1–Disagree 8%

2–Somewhat Disagree 4%

3–Neutral 19%

4–Somewhat Agree 16%
69%

5–Agree 53%

Retail 1–Disagree 3%

2–Somewhat Disagree 4%

3–Neutral 10%

4–Somewhat Agree 16%
83%

5–Agree 67%

Industry 1–Disagree 5%

2–Somewhat Disagree 4%

3–Neutral 11%

4–Somewhat Agree 17%
80%

5–Agree 63%

Offices 1–Disagree 7%

2–Somewhat Disagree 8%

3–Neutral 25%

4–Somewhat Agree 18%
60%

5–Agree 42%

Institutional Uses 1–Disagree 6%

2–Somewhat Disagree 6%

3–Neutral 17%

4–Somewhat Agree 21%
71%

5–Agree 50%

Traffic Management 1–Disagree 4%

2–Somewhat Disagree 3%

3–Neutral 19%

4–Somewhat Agree 20%
74%

5–Agree 54%

Sidewalks / Bike Lanes 1–Disagree 4%

2–Somewhat Disagree 4%

3–Neutral 15%

4–Somewhat Agree 17%
77%

5–Agree 60%

Beautification and Welcoming to 
Marianna

1–Disagree 3%

2–Somewhat Disagree 2%

3–Neutral 11%

4–Somewhat Agree 13%
84%

5–Agree 71%
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The survey also included two open-ended questions:

 ■ If you could KEEP one thing about Pennsylvania Av-
enue, what would it be?

 ■ If you could CHANGE one thing about Pennsylvania 
Avenue, what would it be?

The planning team used the written responses to create 
word clouds, which illustrates the frequency of various answers, 
with the most frequent words appearing the largest. By far, 
the most popular feature of the existing Pennsylvania Avenue 
is the new traffic light at Old Cottondale Road. Other popular 
answers included the scenery, businesses, and institutions such 
as the Ag Center, middle school, and churches.

As for what people would like to change, “more business-
es” was the most popular answer, which is consistent with the 
high rankings of retail and industry in the previous questions. 
Widening the road, better paving, and redesigning the High-
way 90 intersection also received numerous mentions.

Stakeholder Interviews
Not including numerous discussions at the Marry Marianna 
celebration on Monday evening, members of the CPAT 
interviewed more than 100 citizens and community leaders 
about the future of Pennsylvania Avenue, the West End, and 
Marianna generally. Appendix C lists the schedule of inter-
viewees. Although the primary focus of the planning effort 
was on Pennsylvania Avenue, the economic health and 
general development climate of the city and county were 
necessarily part of the conversation. Several general themes 
emerged from these conversations:

 ■ Pennsylvania Avenue is a poor introduction to the 
city of Marianna. There is tremendous opportunity 
to enhance the corridor as a true, welcoming gate-
way to Marianna for travelers entering the city from 
I-10. Improvements should include better signs and 
beautification elements at the freeway exit as well as 
along the corridor.

Image 6:  Word cloud showing what residents like and want to keep on Pennsylvania Avenue.
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 ■ Recruitment of businesses and jobs remains a 
major priority for the community. The distribution 
center at the I-10 exit is the focus of recruitment of light 
industrial employers, and we don’t want to compete 
with that facility on other parts of Pennsylvania Avenue. 
There is plenty of room, however, for other types of 
businesses to locate on the corridor, and employer 
recruitment is a priority for the city and county.

 ■ We need to change the image of Pennsylvania 
Avenue inside and outside of the community. The 
negative press related to events at the former Dozier 
School for Boys has reflected poorly on the overall com-
munity. Plans for revitalization of the corridor generally 
and for the Dozier property specifically need to reverse 
this story and celebrate the positive aspects of Mari-
anna and Jackson County.

 ■ A strategy for revitalizing Pennsylvania Avenue 
must include the West End neighborhood. A strong 
community will support a strong corridor. The neigh-

borhood needs a master plan, a strategy for revitalizing 
small businesses at Orange and St. Andrews, and a 
stronger housing rehabilitation program.

 ■ Outdoor activities should be a focus of promot-
ing the community to tourists and potential new 
residents. Jackson County features an outstanding 
natural environment, including two state parks and 
numerous other parks, trails and water resources. These 
are a definite asset to the community and should be 
emphasized in marketing efforts.

 ■ The city needs to be welcoming, flexible, and  
cooperative in recruiting and supporting local 
businesses. Interviewees shared concerns about com-
munity institutions, including city and county govern-
ment and other major institutions, working in “silos” and 
needing to cooperate more on civic efforts including 
business recruitment. Permitting needs to be more flex-
ible to attract businesses in some cases, and ongoing 
support of existing businesses is also needed.

Image 7:  Word cloud indicating the changes residents would like to see on Pennsylvania Avenue.
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 ■ Plan implementation needs to focus on short-term, 
small wins. While continuing to recruit major employ-
ers, the city and county should also look for areas where 
smaller gains or enhancements can generate positive 
energy around Pennsylvania Avenue and communicate 
to citizens that good things are happening. Examples 
include traffic enhancements like the new traffic light, 
beautification efforts, and recruitment of new and 
expansion of existing small businesses. 



WEST END COMMUNITY  
AND CORRIDOR PROFILE



16     AMERICAN PLANNING ASSOCIATION        planning.org

West End Community and Corridor Profile
Jackson County and its county seat, Marianna, are located 
in Florida’s northwest panhandle, near the Alabama border. 
Known as “The City of Southern Charm,” Marianna boasts 
antebellum architecture and a strong civic tradition, as well 
as a surrounding natural environment that offers outstand-
ing outdoor recreation opportunities. Chipola College and 
Jackson Hospital are major institutional assets in the com-
munity. In recent years, however, the closing of the Dozier 
School for Boys and several manufacturing facilities have led 
to job losses and a stagnant population.

Pennsylvania Avenue is a major gateway from I-10 to 
downtown Marianna. The image of the roadway is fairly 
utilitarian, with few signs or other features welcoming 
travelers to the city.

Demographics and Economic Profile
Population and Households. The city’s population and 
number of households is declining. Over the past seven 
years, the city’s population dropped by 230 residents and 
128 households. 

Over the next five years, forecasts prepared by Esri’s 
ArcGIS Business Analyst (a demographic forecasting service) 
suggest that the city will continue to lose population and 
households, but that the rate of decline will moderate—
with a loss of (155) residents and (74) households. 

Table 3: Growth Projections

City of Marianna 2010 2017 2022

Population 6,312 6,082 5,927

Households 2,552 2,424 2,350

 ■ In 2017, Marianna comprised 13 percent of Jackson 
County’s 50,086 residents. This is known as “fair share”; 
in real estate market analyses, this metric is typically 
applied to guide future opportunities, such as the 
city’s future share of employment growth (in Florida, 
employment forecasts are made only for counties or 
“workforce” regions and not municipalities).

 ■ Esri forecasts suggest that population losses in Marianna 
over the next five years will be focused in particular age 
cohorts—including children (0–14) and young adults 
(15–24). Other losses are anticipated among those in their 
prime earning years (45–54) and empty nesters (55–64).

 ■ Since 2000, Jackson County’s population increased by 
more than 3,330 new residents in over 730 new house-
holds. In 2017, the county contained 50,086 residents 
in 17,358 households. Over the next five years, the 
county’s population is expected to decline slightly—
with a drop of (389) residents and (209) households. 

Employment Trends and Forecasts. Job growth is 
a key barometer of demand for “workplace” uses such as 

multitenant office space, industrial parks, retail centers, and 
the like. After examining trends and forecasts in employ-
ment growth, utilizing data provided by various sources, 
including the U.S. Census Bureau, the Florida Department of 
Economic Opportunity (DEO), the state’s labor agency, and 
Dun & Bradstreet, Inc., key findings are highlighted below.

 ■ Jackson County contains 17,300 total jobs distrib-
uted across various sectors, such as services (27.5 per-
cent), retail trade (20.9 percent) and other services (11 
percent). “Services” is a broad category encompassing 
professional and business services, medical care, educa-
tion, and leisure/hospitality. “Other services” includes 
automotive.

 ■ The city of Marianna contains 6,800 jobs, reflecting 
a 40 percent share of the county’s total employment 
base. Jobs are distributed across services (43 percent), 
retail trade (14 percent), and other services (12 percent).

 ■ According to data from the U.S. Census Bureau, be-
tween 2006 and 2015, Marianna lost 300 jobs. Losses 
occurred in fully 11 of 15 industry sectors, including 
manufacturing, health care (470 jobs), and wholesale/
retail trade.

 ■ The largest gains occurred in transportation and ware-
housing, which added more than 550 new jobs dur-
ing this 10-year period. This reflects such industries as 
Family Dollar and its large distribution facility located in 
the 1,000-acre distribution center at the Kynesville Road 
(Pennsylvania Avenue) interchange with I-10.

 ■ The city’s current jobs-to-population ratio is a very 
high 1.12; that is, there are over 1.1 jobs for every 
resident of the city. By comparison, the ratio in Jackson 
County is 0.35 (meaning there is one-third of a job for 
every county resident).

 ■ According to U.S. Census Bureau data, in 2015 (latest 
data available) the city exhibited a net gain in daily 
employment, with 5,713 workers who live elsewhere 
working in Marianna, and 1,801 residents leaving the 
city daily to work elsewhere.

 ■ For reporting purposes, Jackson County is part of DEO’s 
“Workforce Development Area 3,” comprising Calhoun, 
Holmes, Jackson, Liberty, and Washington Counties.

 о DEO employment forecasts suggest that this region 
will add 1,630 new jobs between 2017 and 2025.

 о Jackson’s 17,300 jobs comprise fully 55 percent of 
the region’s 33,350 jobs. If the county maintains its 
share of jobs into the future, this will translate into 
890 new jobs countywide by 2024. Further, if 
the city maintains its 40 percent share of the 
county, this could be expected to translate into 
more than 350 new jobs.

Real Estate Market Conditions. Based on limited 
available data, the CPAT conducted a cursory review of real 
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Table 4: Demographic Trends & Forecasts—City of Marianna, 2010–2022
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Table 5: Business Mix—City of Marianna, 2017
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Image 8: The concentration of 
jobs in the city is much higher 
than in the rest of the county. 
Source: Esri ArcGIS Business 
Analyst

Image 9: U.S. Census data shows 
that 5,713 people commute from 
elsewhere to Marianna for work 
while 1,801 city residents travel 
outside the city for work. (Source: 
Esri ArcGIS Business Analyst)
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estate market conditions in Marianna and Jackson County 
to understand how recent market trends, current economic 
conditions, and future growth affect opportunities for redevel-
opment and revitalization of the Pennsylvania Avenue corridor. 

In a full market study, real estate conditions would 
be evaluated as the basis for measuring opportunities in 
specific land uses. Key metrics would include historic and 
current building inventory, occupancy and vacancy levels, 
annual absorption (leasing) activity, historic development 
trends, and other appropriate market indices for housing, 
workplace (office, industrial, etc.), and supporting commer-
cial (retail) and lodging/hospitality uses. 

Housing
According to data provided by the U.S. Department of 
Housing & Urban Development, on average, there are 70 
new housing starts in Jackson County annually.

 ■ As illustrated in Table 3, Marianna contains 3,126 hous-
ing units; tenure includes 41 percent owner-occupied 
units, 37 percent renter-occupied units and 22 percent 
that are “unoccupied.” Consistent with patterns across 
the U.S., owner-occupancies have been declining—in 
Marianna, this has been in evidence since 2010 and is 
forecast to continue over the next five years.

 ■ Almost 70 percent of the city’s housing stock is com-
prised of single-family detached units, and average 
value of owner-occupied units was $133,725 in 2017.

 ■ Netting out seasonal units and those for sale, the 
number of “truly vacant” houses in 2010 was estimated 
at 455 units, reflecting a true vacancy of 14.6 percent. 
According to the 2016 American Community Sur-
vey, true vacancy in the city has increased—to 14.9 
percent. We note that stabilized occupancies are met if 
vacancy rates are five percent or lower.

 ■ This data reinforces the importance of generating net 
new population and household growth in the city as a 
means of reducing its vacant housing stock.

Workplace (Office and Industrial)
The CPAT reviewed property data for properties located 
within the city limits based on data provided by the Jackson 
County Property Appraiser. Note that no information was 
readily available on performance metrics such as net absorp-
tion/leasing activity, rents, etc. These metrics are critical in 
understanding the overall health of the city’s real estate 
markets. Summary information for office and industrial uses 
is summarized below.

 ■ Total office inventory of 979,800 square feet of gross 
building area

 о Low-density office (28 percent)
 о Medical office (27 percent)
 о Professional buildings (23 percent)
 о Large office buildings (11 percent)
 о Service office (10 percent)

 ■ Total industrial inventory of 2.61 million square feet of 
gross building area

 о Distribution center (35 percent) (includes the 
908,500 square-foot Family Dollar facility)

 о Storage warehouse (23 percent)
 о Warehouse (17 percent)
 о Light manufacturing (12 percent)
 о Heavy manufacturing (10 percent)
 о Mini warehousing (two percent)
 о Utilities and maintenance shops (one percent)

Commercial Retail
Summary information for all retail uses is summarized below.

 ■ Total food and beverage uses of 118,200 square feet of 
gross building area

 о Fast food (20 percent)
 о Restaurants (80 percent)

 ■ Total retail inventory of 721,705 square feet of gross 
building area

 о General retail (59 percent)
 о Banks (10 percent)
 о Supermarket (nine percent)
 о Discount stores (nine percent)
 о Convenience stores (six percent)
 о Other retail (six percent)
 о Drug stores (two percent)

As an example of the type of analysis that would be 
conducted as part of a full market analysis (and considering 
the city’s interest in attracting a full-service Publix Grocery 
Store), included below is a performance review of the city’s 
grocery stores based on available data.

Table 6: Performance Review of  
Marianna Grocery Stores

Annual sales (2017) $28,941,000

/ Gross square feet 67,340

Estimated performance: $430 per square foot

This preliminary analysis suggests that annual sales 
are insufficient to attract a full-service grocery store such 
as Publix. The grocery industry – particularly for industry 
leaders such as Publix – typically seeks annual performance 
levels in the range of $600 per square foot or higher when 
considering potential store locations. 

Mobility in the West End
The transportation environs throughout Marianna, and 
the West End Corridor in particular, are generally limited 
to a street network that prioritizes auto use as the primary 
means to access desired destinations. Residences and busi-
nesses are scattered along the corridor and situated along 
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Table 7: Housing Profile—City of Marianna, 2010–2022
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Auto Circulation Conditions
The West End Corridor comprises a series of streets that stem 
from Pennsylvania Avenue (State Route 276) that provide a 
direct connection between Interstate 10 (I-10) and Lafayette 
Street (Highway 90) in Marianna’s downtown core. The char-
acter of Pennsylvania Avenue transitions along its southwest-
northeast orientation. From the I-10 interchange, the roadway 
is a two-lane, divided arterial with a spacious, vegetative me-
dian that necks down to an undivided two-lane roadway north 
of Pooser Road. The street experiences intermittent widening 
at intersections to accommodate for turning vehicles and is 
generally a two-lane roadway along its entire extent. Speed 
limits along Pennsylvania Avenue also vary as the roadway 
serves different purposes, with respect to access and connec-
tivity to adjacent buildings and neighborhoods. Specifically, 
speed limits range from 55 mph at the I-10 interchange and 
within less developed areas, to 45 mph nearing South Street 
and then down to 35 mph at Cedar Street and to points further 
north into downtown, where the corridor is more developed 
and populated with businesses and residences. 

The overall function of Pennsylvania Avenue is to chan-
nelize auto traffic between I-10 and downtown Marianna. 
Traffic controls are limited and intersections along Penn-
sylvania Avenue are generally uncontrolled and no traffic 
signals are present along most of the roadway. Motorists 

a fragmented street network with limited non-auto connec-
tivity and thus, without a car, it is rather difficult and unsafe 
to get where you want to go. Correspondingly, travel mode 
choice in Marianna is mostly via private auto, as nearly 90 
percent of residents of working age (16 years or older) drive 
or carpool on a daily basis while the remaining 10 percent of 
residents work from home, walk or bike, or find other means. 

Although most people in Marianna drive or carpool to 
work, the number of vehicles per household in Marianna is 
lower than greater Jackson County. Less than 10 percent of 
households in Jackson County do not have a vehicle available, 
whereas in contrast, 21 percent of households in Marianna do 
not have an available vehicle. Based on these numbers, there is 
a need to move around by means other than a car and a desire 
to identify other transportation options and opportunities.

Commute travel behavior for Marianna residents and 
workers is mostly captured within Jackson County, as ap-
proximately 85 percent of Marianna residents/workers travel 
less than 20 minutes to work and only five percent travel to 
and work outside of Jackson County. 

Compared to residents and workers throughout 
Jackson County, most travel between 20 and 30 minutes 
to work and over 23 percent work outside the county (and 
travel to neighboring communities in southern Alabama 
and adjacent counties in the panhandle). 

Images 10–13: More city residents versus county residents travel by other means, have shorter commute times, do not have access to a vehicle, 
and work within the county. (Source: U.S. Census)
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traveling along residential streets that intersect with Penn-
sylvania Avenue are required to stop and yield to oncoming 
traffic as vehicles along Pennsylvania Avenue have the right of 
way. The recent installation of a traffic signal at Old Cottondale 
Road provides traffic control for both cars and pedestrians. The 
streets that intersect with Pennsylvania Avenue comprise two-
lane, residential streets that are generally narrow to support 
slow vehicle speeds (25 mph or less) and less vehicle traffic.  

Traffic volumes along I-10 and Pennsylvania Avenue are 
relatively low compared to other interchanges and arterials 
in Jackson County1. Based on recent traffic data counts, I-10 
experiences an average of between 20,500 and 24,000 daily 
vehicles west and east of the Pennsylvania Avenue inter-
change. For comparative purposes, I-10 experiences between 
24,500 and 31,800 vehicles at the State Route 267 and I-10 
interchange near Quincy, Florida (about 40 miles east of 
Marianna). Pennsylvania Avenue experiences an average of 
8,000 daily vehicles between Old Cottondale Road and South 
Street and an average of 11,000 daily vehicles between Old 
Cottondale Road and Lafayette Street. The increase in vehicle 
trips between these two segments is largely attributed to 
the more concentrated area of local-serving businesses and 
residences situated along Pennsylvania Avenue between Old 
Cottondale Road and Lafayette Street, and these develop-
ments generate higher vehicle trips than less developed areas 
further south along Pennsylvania Avenue, respectively. Penn-
sylvania Avenue is adequately designed from an operational 
standpoint. FDOT and the Transportation Research Board’s 
Highway Capacity Manual, the maximum daily volumes for 
a two-lane roadway is between 18,000 and 24,000 vehicles2. 
Based on the current daily traffic volumes along Pennsylvania 
Avenue, the roadway experiences the highest amount of traf-
fic about 30 percent of the day and thus motorists experience 
‘free-flow’ conditions with minimum delays.  

Lafayette Street (U.S. 90) serves as Marianna’s down-
town main street. West of its intersection with Pennsylvania 
Avenue and outside the downtown core, Lafayette Street 
experiences an average of 6,300 daily vehicles and, closer 
into downtown, the street experiences around 16,900 daily 
vehicles. Further east and near the State Route 71/I-10 
interchange, the street experiences an average of between 
16,000 to 21,000 daily vehicles. This west to east traffic 
pattern is mostly attributed to the number of destinations  
located southeast of Marianna and access to I-10.

Public Transportation. Jackson County Public 
Transportation (JTrans) is a privately owned and operated, 
nonprofit company that provides public transportation 
(including paratransit) for residents. JTrans provides two 
services for county residents and workers: a fixed-route “City 
Bus Program” and a dial-a-ride (or on-demand) service3. 

1 Existing average daily vehicle traffic (ADT) along I-10 and Pennsylva-

nia Avenue available online at Florida Department of Transportation 

website: http://www.fdot.gov/statistics/gis/default.shtm. 

2 Transportation Research Board, Highway Capacity Manual (2010).

3  JTrans service information available online at: jtrans.org. 

City Bus service
This fixed-route service is available within Marianna on Tues-
days and Fridays and no advance reservations are required 
to use it. There are approximately 25 designated bus stops 
located within Marianna. 

In the West End Corridor, there is an inbound and out-
bound route. The inbound route starts along Lafayette Street 
east of Marianna and travels into downtown Marianna and 
neighborhoods north of downtown, and then south along 
Pennsylvania Avenue to the intersection at Old Cottondale 
Road. The outbound route starts along Old Cottondale Road 
and heads south along Pennsylvania Avenue to east along 
South Street and then traverses north along Orange Street 
and Milton Avenue to neighborhoods north of downtown. 

Along Pennsylvania Avenue, there is a bus stop (for 
outbound service) located at the Old Cottondale Village 
Apartments, east of the intersection of Pennsylvania Avenue 
and Old Cottondale Road, and a bus stop (for inbound 
service) at Jackson Square (at Pennsylvania Avenue and 
Lafayette Street intersection). One-way fares are generally $1 
for adults and $0.50 for riders 10 years and younger. 

Dial-a-Ride service
Any Jackson County resident can request services and be 
picked up and taken to their destination. Although ser-

Image 14: Recent traffic counts show that Pennsylvania Avenue is 
adequately designed for current traffic volumes. (Source: FDOT, 2018)

http://www.fdot.gov/statistics/gis/default.shtm
http://jtrans.org/
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vice is 24 hours a day and seven days a week, any request 
for service must be done in advance. The fare structure is 
dynamic and varies based on the length of the trip and by 
the sponsoring agency/program (subsidies are available for 
specific program participants).   

Commuter Services of North Florida provides assistance 
to commuters and provides ride matching and vanpool 
support and assists workers with their daily commute and 
grouped travel schedules4. For example, if a group of work-
ers live and work in the same vicinity, they are paired up and 
share a vanpool to get to and from work on a daily basis. A 
Guaranteed Ride Home program is also available. It provides 
free emergency transportation home to persons who car-
pool, vanpool, walk, bike, or take public transportation. 

Bicycle and Pedestrian Network. Given Florida’s 
climate and Marianna’s average monthly temperature 
that ranges in the mid-80s, these weather conditions are 
conducive to supporting an active lifestyle for community 
residents. However, the West End Corridor, much like most 
of Marianna, does not provide a well-established walkable 
and bikeable network that allows for active living or related 
recreational activity. 

There are no bicycle facilities along Pennsylvania 
Avenue or adjacent residential streets, with the excep-
tion of a striped bicycle lane located along Pennsylvania 
Avenue south of the I-10 interchange (from Fairview Drive 
to the eastbound I-10 on ramp). The current roadway 
speed limits along Pennsylvania Avenue do not allow 
for safe bicycle travel and there is no physical separation 
provided between bicyclists and moving vehicles. The 
residential streets that branch off Pennsylvania Avenue 
are narrow and typically have low levels of traffic and 
speeds, therefore allowing both bicyclists and motorists 
to effectively “share” the street, but no signs or pavement 
markings are present to distinguish the shared-use nature 
of these streets. 

There are no sidewalks along the majority of Pennsyl-
vania Avenue in the West End Corridor. Recently, sidewalks 
have been installed at the intersection of Pennsylvania 
Avenue and Old Cottondale Road, along with a new traffic 
signal; however, these sidewalks have not been fully con-
nected and portions of these sidewalks are incomplete. 
Intermittent sidewalks on both sides of Pennsylvania 
Avenue are present near the intersection at Lafayette Street. 
There are no crosswalks at intersections along Pennsylva-
nia Avenue, except for the intersection at Lafayette, which 
provides crosswalks along the south, west, and north legs 
(or intersection approaches).

There is an approximately three- to four-foot-wide 
buffer along Pennsylvania Avenue that can accommodate 
pedestrian or bike travel; however, the presence of multiple 
driveways and no physical barrier or substantial separation 
between moving vehicles and non-auto users create an un-

4  Commuter Services of North Florida information available online at: 

www.commuterservices.org. 

safe experience for those on foot or bike. In addition, the at-
grade railroad crossing located along Pennsylvania Avenue 
south of Lafayette Street includes conventional warning 
lights and a drop-down gate to prohibit vehicle travel while 
a train is crossing but there are no pedestrian notification/
safety treatments or barriers to prevent pedestrians from 
crossing the tracks. 

Land Uses and Character
The current character of the corridor can be broken into two 
transects. The first area stretches from the I-10 interchange 
to the South Street intersection near Marianna Middle 
School. This area can be characterized as rural with large 
setbacks, old growth long-leaf pine forests, and institutional 
uses. The second area, stretching from the South Street 
intersection to the US-90 intersection, is progressively more 
dense and developed, with uses ranging from single-family 
residential to office parks and retail. 

The character of Pennsylvania Avenue is consistent with 
its function as a connector from I-10 to downtown Marianna, 
although there is little to welcome or alert visitors that they 
are traveling toward a historic downtown. Numerous mem-
bers of the public noted the natural beauty of the corridor, 
particularly in the area closer to the interstate. In that area, 
the former Dozier School property is a low-density campus 
and travelers are afforded views of hills, trees, and land. Other 
institutional uses, including the Agriculture Center, U.S. Social 
Security office, and others, continue the relatively low-density 
pattern in the southern portion of the corridor. 

At the intersection of SR 176, the Marianna Middle 
School dominates the landscape and provides a sense of 
entering a more populated area. Moving toward downtown, 
the uses become more residential with several homes in the 
West End neighborhood fronting on Pennsylvania Avenue. 
North of Old Cottondale Road, the commercial land uses 
become noticeably denser, including the Toyota dealer-
ship and several commercial establishments that are much 
closer to the right-of-way. 

The Dozier School property, as well as the middle 
school that will be closed within the next year, represent op-
portunities to rebrand the corridor, maintaining the natural 
character that residents enjoy. The area between Old Cot-
tondale Road and US 90 provides the potential for business 
improvement and recruitment, creating a true gateway into 
downtown Marianna.

http://www.commuterservices.org
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PROJECT GOALS AND RECOMMENDATIONS
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Project Goals
By analyzing the city and county’s proposal to the CPAT pro-
gram (which outlined key issues and provided background 
information); discussions with staff, citizens, and county 
leaders; site visits; and demographic data, the members of 
the CPAT developed goals for the project listed below.  

1. Transform the Pennsylvania Avenue corridor into an 
attractive, welcoming gateway to the city.

2. Identify a job-growth strategy for economic develop-
ment of the corridor.

3. Ensure continued free-flowing traffic conditions while 
enhancing comfort and safety of pedestrians and 
cyclists.

4. Provide a strategy for addressing revitalization of West 
End neighborhood.

5. Identify appropriate uses for Dozier property.

Recommendations
This section presents the planning team’s recommendations 
for economic development, physical improvements  
including beautification and transportation improvements, 
and recommended land uses along the corridor. Aside from 
site- or area-specific recommendations, the team agreed 
upon the following general big ideas:

1. Work to attract more residents to Marianna to enable 
recruitment of desirable businesses.

2. Add landscaping and signs throughout corridor, but 
especially at I-10 interchange, to welcome and guide 
people to downtown Marianna.

3. Use right-of-way to add sidewalks and bike facilities.
4. Prioritize renewing West End Neighborhood to 

strengthen corridor.
5. Focus on institutional uses at Dozier property, while 

continuing to market distribution park and other avail-
able commercial properties.

6. Concentrate initial efforts on north end of corridor (US 
90 interchange) to gain momentum.

7. Highlight outdoor recreation assets in marketing ma-
terials.

8. Review city permitting processes and identify opportu-
nities for streamlining.

Transportation
Transportation is not an end by itself, but a platform for 
achieving broader community goals of mobility, equity, 
economic development, and healthy living. Creating a 
walkable, livable, and attractive area that enhances the user 
“experience” can bolster economic activity to support local 
businesses, increase home values, and open up new op-
portunities for growth and development along the corridor. 
These efforts combined with placemaking strategies can 

create an attractive “sense of place” for those traveling off of 
I-10 and heading towards Marianna—all of which can sup-
port social and economic vitality.  

The following describes the city’s overall transpor-
tation and current efforts in improving the transporta-
tion environs along the West End Corridor. A number of 
corridor-wide and specific segment-by-segment recom-
mendations are also discussed. 

City Transportation Goals
The need for a complete and connected transportation 
network that can accommodate all persons with any ability 
is expressed in the city of Marianna’s Comprehensive Plan. 
One of the key goals embedded in the Traffic Circulation 
Element is to provide and encourage a high level of invest-
ment in providing the Marianna community with a “safe 
and efficient transportation system” for all modes, both 
motorized and nonmotorized. Furthermore, the city has 
established key transportation policies and objectives that 
strive to prioritize modes along their streets, allowing for a 
walkable and bikeable environment, creating better access 
opportunities and vehicle circulation for vehicles (including 
transit) and people, and aligning new infrastructure invest-
ments with planned development.  

Coordination with FDOT
The city has been coordinating with FDOT in exploring 
improvements along the West End Corridor. Recently, a new 
traffic signal was installed at the intersection of Pennsyl-
vania Avenue and Old Cottondale Road to better control 
vehicle movements, manage traffic flow, and allow for safer 
pedestrian crossings (the intersection is also slated for new 
sidewalks along Old Cottondale Road by 2020). The city is 
also starting discussions with FDOT on the planned resurfac-
ing project along the entire extents of Pennsylvania Avenue 
from I-10 interchange to Lafayette Street. No detailed designs 

Image 15: Several FDOT projects are near completion or planned for 
the corridor. (Source: FDOT, 2018)
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have been approved at the time of this report’s release, but 
community outreach and additional design review will be 
required prior to construction activity, as appropriate. The 
recommendations outlined in this report are to support the 
city and community in exploring and implementing these 
transportation improvements along Pennsylvania Avenue. 

Corridor-Wide Improvements
The following recommendations pertain to the entire 
Pennsylvania Avenue corridor stretching from the I-10 inter-
change to Lafayette Street and adjacent residential streets. 
 
Biking on Pennsylvania Avenue: Multiuse Trail and  
On-Road Buffered Bike Lane
The current bike lane along Pennsylvania Avenue termi-
nates south of the I-10 interchange. Pennsylvania Avenue is 
designed primarily for cars and has limited connectivity op-
tions that are safe, comfortable and convenient for people 
who choose (or desire) to travel by other modes. Installation 
of a separated multiuse trail along the east side of Penn-
sylvania Avenue from South Street to Pooser Road would 
provide a biking-walking connection for residents. Multiuse 

trails are designed to accommodate bicyclists, pedestrians, 
skaters, wheelchair users, joggers, and other users and, 
importantly, support people with all abilities and purposes 
(e.g., recreationalists or commuters). These trails are gener-
ally a minimum of eight to 10 feet wide with adequate 
space for walkers or bicyclists to pass others along the trail 
without conflict. These trails are completely separated from 
the roadway and moving vehicles by a physical buffer that is 
a minimum of five feet wide. 

From South Street to Lafayette Street, a buffered bike 
lane can be installed along both sides of Pennsylvania 
Avenue and additional striping can be painted at the inter-
section of Pennsylvania Avenue and South Street to allow 
for safer crossings at this transition point and sidewalks can 
continue along both sides of Pennsylvania Avenue. A buff-
ered bike lane provides a painted buffer (minimum of 1.5 
feet wide) between the vehicle travel lane and the bicycle 
lane and provides additional separation between bicyclists 
and moving vehicles than a standard painted bike lane. The 
provision of a buffered bike lane is to be supported with ad-
equate signage to notify drivers of bicycle activity, and there 
is delineation between auto and bike travel lanes.

Images 16–18: A buffered bike lane and multiuse trail along Pennsyl-
vania Avenue will provide safe pathways for a full range of users and 
promote physical activity in the community. (Source: CPAT, 2018)
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Pennsylvania Avenue is a state route facility and under 
FDOT jurisdiction. Therefore, FDOT is responsible for any modi-
fications between the current right-of-way and not responsible 
for any improvements outside these boundaries. Therefore, 
installation of buffer bike lanes within the current right-of-way 
will require coordination between the city and FDOT, including 
additional analysis and evaluation to securely install the lanes 
along Pennsylvania Avenue. This effort can coincide with the 
upcoming resurfacing project for Pennsylvania Avenue and it is 
recommended that the city explore the feasibility of buffered 
bike lanes during these discussions with FDOT. 

The installation of a multiuse trail is outside the current 
right-of-way and the city will be responsible for the plan-
ning, design, and implementation of this facility. Additional 
coordination with FDOT and community members will be 
required to assure that the trail is planned for and constructed 
in accordance with all applicable standards and procedures. 

Traffic- Calming Measures
According to Smart Growth America’s Dangerous by Design 
2016, Florida has been the most dangerous state since 2009 
with the most car collisions with bicyclists and pedestrians 
than any other state in the U.S. The top six metro regions 
out of 104 studied are in Florida.5 

5  Data available online at: https://smartgrowthamerica.org/dangerous-

by-design/ 

Roadways strictly designed for the movement of ve-
hicles and regional travel have consequences for residents 
that are reliant on walking, bicycling or public transporta-
tion, or desire to travel by other non-auto means for recre-
ational purposes or commuting. The number of travel lanes 
and posted speeds along Pennsylvania Avenue illuminates 
the challenging conditions that many residents face on a 
daily basis when walking along and across Pennsylvania Av-
enue. Although the speed limits gradually decrease from 55 
mph at the I-10 interchange to 35 mph near Old Cottondale 
Road, this does not correspond to actual or perceived ve-
hicle speeds. There are no intersection controls or roadway 
treatments along the majority of Pennsylvania Avenue that 
encourages slower vehicle speeds, and attempting to cross 
on foot or bike or entering onto Pennsylvania Avenue (even 
in a car) can be unsafe and dangerous. The effects of vehicle 
speed on pedestrian injuries and fatalities is a major con-
cern, as is the fact that the likelihood of survival of being hit 
by a vehicle traveling 40 mph is less than 20 percent for an 
able-bodied adult. Therefore, it is critical to reduce speeds 
along Pennsylvania Avenue if the desired outcome for the 
West End Corridor is to provide for a balanced transporta-
tion system that makes walking and other active modes 
more enjoyable and safe.

There is a focus to create a desirable, attractive, and 
lively gateway along Pennsylvania Avenue that is welcom-
ing to those traveling into Marianna. Motorists traveling at 

Image 19: Buffered bike lanes provide a safer separation between bicycles and motor vehicles and often improve the sense of safety for both riders 
and drivers. (Source: CPAT, 2018)

https://smartgrowthamerica.org/dangerous-by-design/
https://smartgrowthamerica.org/dangerous-by-design/
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speeds above 45 mph are traveling too fast to effectively 
take in the sights or to be fully aware of their surroundings, 
including other roadways users on foot or bike. The faster 
a driver travels, the narrower their vision becomes and es-
sentially, a driver’s peripheral vision decreases. 

Recommended traffic-calming measures include 
speed cameras, median bumps, and hit posts (or related 
vertical treatments) to notify motorists to slow their travel 
speed along Pennsylvania Avenue. Slowing down speeds 
benefits all users of the corridor. Traffic calming treatments 
such as hit-posts or bollards provide a physical separation 
that can be placed within the median strip along Penn-
sylvania Avenue to notify drivers to reduce speeds and 

slightly narrow the travel lane to make drivers cautious of 
their speed. Installation of these hardscape features will 
require coordination with FDOT and to ensure that these 
treatments are permitted per FDOT standards.

Other temporary measures, such as speed cameras, 
can be installed along Pennsylvania Avenue that monitor 
and record vehicle speeds and visually notify the driver of 
their speed. This effort is typically very effective in reducing 
speeds. It is recommended that the city conduct a tempo-
rary pilot program along Pennsylvania Avenue and install 
speed cameras in:

 ■ Areas that are experiencing high vehicle speeds relative 
to posted speed limits 

 ■ Areas where gaps in the traffic stream are limited and 
create difficulty for vehicles to turn onto Pennsylvania 
Avenue from residential streets

 ■ Areas of known conflicts between vehicles and  
other vulnerable roadways users, such as pedestrians 
and bicyclists

The pilot program can allow the city to properly notify 
community members of their initiative and desire to reduce 
vehicle speeds and improve public safety along Pennsylva-
nia Avenue. Vehicle speeds can be monitored and evaluated 
over the course of the pilot program and feedback from 
community members is to be collected and recorded. This 
effort will require additional coordination with FDOT and 
the necessary approvals.

Economic Development Transportation Fund
Coordination with FDOT is paramount as the city transforms 
the West End Corridor to bolster the economic and social 
capital along this part of Marianna. The Economic Develop-
ment Transportation Fund (through Enterprise Florida) is a 
funding tool to alleviate transportation problems that hinder 

Image 20 (left) and Image 21 (above): The chances of severe injury and 
fatality for pedestrians increases quickly with vehicle speed; a driver’s 
field of vision decreases rapidly with speed. (Source: Nelson\Nygaard)
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the creation or retention of jobs for Florida communities. By 
identifying a clear nexus between employment growth, job 
creation, and transportation needs, the city can apply for fund-
ing through this program and seek the necessary approvals by 
FDOT to obtain up to $3 million to implement improvements. 
This money can be applied to the transportation improve-
ments presented here as well as contribute to current improve-
ment efforts along the corridor, as previously described.

Image 22: Specific traffic calming 
treatments along Pennsylvania 
Avenue will increase safety and 
force drivers to observe more 
of the corridor surroundings. 
(Source: CPAT, 2018)
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Image 23: The team broke the corridor up into five sections for the purpose of analysis and associated recommendations. (Source: CPAT, 2018)
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I-10 Interchange Segment
The area around I-10 can really be seen as Marianna’s “front 
door.” This area provides visitors with their first impression of 
the city. Currently, when exiting the highway there are no 
clear visual cues that direct visitors further into the city. The 

landscaped medians provide some aesthetic beauty, but 
the lack of signage and wayfinding do not provide informa-
tion about what the city has to offer. 

By focusing on improving wayfinding and creating 
opportunities for placemaking, Marianna’s front door has 

Image 24 and 25: Left: Place-
making, wayfinding, and safer 
pedestrian and bicycle access are 
key elements to focus on around 
the I-10 interchange.  Below: 
As Marianna’s “front door,” the 
exit ramp from I-10 provides an 
opportunity to welcome and in-
trigue visitors with beautiful and 
functional landscaping along 
with wayfinding signage to city 
attractions. (Source: CPAT, 2018)
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Image 26: A new institutional 
use for the south campus of the 
Dozier property is likely the best 
use; while the north campus 
currently has various uses, master 
plans are needed to evaluate 
conditions and alternatives for 
both north and south areas. 
(Source: CPAT, 2018)

the potential to not only be beautiful, but authentically 
Marianna. Placemaking focuses on the community’s existing 
assets, history, and vision for the future. It’s more than just 
improving the physical design of the interchange, it’s about 
creating a connection to the space for residents and visi-
tors. Our recommendations for this portion of the corridor 
include gateway “Welcome to Marianna” signage, improved 
wayfinding signage, and the strategic installation of rain 
gardens planted with native plants for stormwater manage-
ment. Improved signage should focus on minutes, not just 
distance. Visitors exiting the highway want to understand 
the time commitment for traveling to key destinations. For 
example, how long will it take to reach a gas station, a place 
to eat, or a popular tourist destination?

Dozier Property Segment
The Dozier Property is divided into two areas—north and 
south—bisected by Penn Avenue. The south portion of 
the property is currently leased by the Florida Department 
of Juvenile Justice. This portion largely retains many of the 
original buildings from the Dozier School for Boys, which 
was closed in 2011. Some of the newer buildings, including 
the former high-security juvenile jail facility, has the poten-

tial to continue use as a juvenile facility with access from 
Old Airbase Road. The buildings on this portion of the cam-
pus will require additional study and evaluation to deter-
mine the potential for rehabilitation and reuse. In addition 
to building studies, environmental review of the campus to 
identify any potential brownfield sites and sensitive habitats 
should be conducted. Our recommendation is to create a 
comprehensive master plan that fully evaluates site condi-
tions and proposes potential development options that 
are sensitive to the environmental and cultural context of 
the site. Based on stakeholder interviews and a preliminary 
assessment of the site, it is likely that an institutional use 
would be the highest and best use of the site. Potential 
uses include a regional training facility, a workforce train-
ing center, a medical campus, or a camp facility catering to 
individuals with autism. 

The north portion of the site is currently being used for 
a variety of functions. The area that once housed the former 
school buildings is currently occupied by the Alternative 
School, a pet rescue center, and a Jackson County school 
bus depot. The rear wooded portion of the site is currently 
unoccupied and used for timbering. As with the southern 
portion of the site, we recommend the creation of a master 
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Image 27: Improvements to 
the South Street intersection 
include squaring off the corners, 
wayfinding signage, and creating 
a welcoming gateway to the city. 
(Source: CPAT, 2018)

Image 28: Finding a new use 
for the vacant middle school is 
important to the vitality of the 
neighborhood, and improve-
ments to the South Street 
intersection will increase safety 
and opportunities for beautifica-
tion and welcoming wayfinding 
signage. (Source: CPAT, 2018)
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plan to fully evaluate the condition and alternatives for the 
site. However, based on our initial assessment, the site could 
be used for a variety of uses. For example, the historic cha-
pel building near the entrance could be used as a welcome 
center to provide information about historic Marianna. The 
wooded area behind the school could be partially con-
verted into an ecotourism area focused recreational area 
or a retirement community that would allow for continued 
balanced timbering operations. 

Middle School and West End  
Neighborhood Segment
As the character and vitality of Pennsylvania Avenue are key 
to the image of Marianna, the character and vitality of the 
middle school property and the West End neighborhood 
are key to the image of Pennsylvania Avenue. The planning 
team sees the reuse of the middle school as a community 
and youth center as the best use for the property, which can 
serve as an anchor to the redevelopment of the community. 
The middle school is an important institution that provides 
stability to the area, and the city should act quickly to en-
sure that the site does not remain vacant for a long period 
of time. The team envisions the site as a hub of after-school 
recreation and tutoring activities, classes for seniors, and 
community meetings. A library is another potential use that 

would complement these activities.
Reuse of the middle school should be accompanied 

by a master plan for the West End neighborhood. The 
master plan should include specific strategies for  
housing rehabilitation, commercial revitalization in the  
Orange Street/St. Andrews area, and attracting new  
residents and businesses. A healthy West End neighbor-
hood will contribute greatly to support businesses and 
other institutions that are essential to the success of 
Pennsylvania Avenue.

The intersection of Pennsylvania Avenue and South 
Street is relatively undeveloped and intersection im-
provements are recommended to better activate the in-
tersection, allow for aesthetic enhancement, and become 
a potential gateway site. Key improvements include 
squaring off the corners and reducing the turning radii 
for vehicles turning from Pennsylvania Avenue to South 
Street. By doing so, drivers will be required to lower their 
speeds prior to attempting to turn onto South Street, 
which is more conducive to the low-traffic, residential na-
ture of South Street. Drivers along South Street attempt-
ing to turn onto Pennsylvania Avenue will also have 
greater sight distance of oncoming traffic, which will 
create a safer environment for motorists. Any potential 
redesign of the intersection that encroaches the Pennsyl-

Image 29: A new pedestrian-level drop-down gate and other treatments at the railroad crossing on Pennsylvania Avenue would increase safety. 
(Source: USDOT, Federal Highway Administration, Railroad-Highway Grade Crossing Handbook, 2007)
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vania Avenue right-of-way will require coordination and 
approval by FDOT, accordingly.

Old Cottondale Road Segment
The character and overall image of the Old Cottondale Road 
intersection has been improved by the installation of the 
traffic light and lane improvements. The area surrounding this 
intersection should continue to house auto-oriented busi-
nesses and other small light industrial uses and businesses.

The intersection of Old Cottondale Road and Pennsylvania 
Avenue has been upgraded with a traffic signal and raised 
concrete sidewalks. In the effort to further enhance the inter-
section, it is recommended that the city continue to explore 
completing the sidewalk network along Old Cottondale Road 
and along Pennsylvania Avenue to allow for convenient pedes-
trian travel and connectivity for residents and businesses.  

There is an at-grade rail crossing along Pennsylvania 
Avenue. The current design of these crossings does not 
accommodate for comfortable or easy pedestrian or bicycle 
activity with little crossing control and uneven surfaces. Be-
cause these conditions present safety risks and hazards for 
bicycle or walking trips that cross the train tracks, pedestrian 
infrastructure and safety treatments are recommended. It is 

recommended that the city explore the feasibility of install-
ing specialized pedestrian signals, high-visibility signage, 
and pedestrian-level drop-down gates to prohibit pedestri-
ans from crossing while trains are passing. 

Modifications to the current traffic signal timing, phasing 
and optimization will be required to account for new and im-
proved pedestrian crossing phases. Coordination with FDOT 
and the Federal Highway Administration and Federal Railroad 
Administration will be required to plan, evaluate, and install 
new safety treatments at this crossing location. 

U.S. 90/Lafayette Street Segment
Approaching the Lafayette Street (U.S. 90) intersection, pedes-
trians, motorists, and cyclists begin to feel they are entering 
a small downtown. This area should be the focus of the city’s 
efforts to recruit new and enhance existing small businesses. 
These efforts may include technical assistance to existing and 
prospective business owners, as well as small grants or loans 
to improve the buildings’ appearances. Expansion of the des-
ignated downtown Community Redevelopment Area (CRA) 
into this area could provide funds for streetscape and other 
public improvements that would enhance attractiveness to 
business owners and potential customers.

Image 30 (left):  Extending 
sidewalks and increasing walk-
ability for area residents will help 
improve the area along with a 
focus on mixed use development. 
(Source: CPAT, 2018)  
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Image 32: Improvements to the 
intersection of Pennsylvania Av-
enue and Lafayette Street would 
provide both safety and economic 
benefits. (Source: CPAT, 2018)

Image 31: The U.S. 90 intersec-
tion is a significant gateway to 
downtown and new placemak-
ing improvements should signal 
one’s arrival to Marianna and in-
crease pedestrian safety. (Source: 
CPAT, 2018)
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The intersection of Pennsylvania Avenue and Lafayette 
Street is the central node that connects the West End Corridor 
to the western boundary of downtown Marianna. The intersec-
tion is currently incomplete and does not provide crosswalks 
along all approaches and the presence of the separated, chan-
nelized right-turn lane from Pennsylvania Avenue to eastbound 
Lafayette Street creates heightened turning speeds and a 
hazardous environment for pedestrian crossings. 

As an economic benefit for this node, and to boost 
multimodal activity, connectivity, and access to nearby 
businesses, it is recommended that the city coordinate with 
FDOT to redesign the intersection that allows for additional 
pedestrian crosswalks, shorter crossings, and create new 
north-south connections for non-auto users. Realigning 
northbound Pennsylvania Avenue approach lanes will also 
allow for the elimination of the right-turn lane, creating 
shorter crossing distances and lessening potential vehicle 
conflict points for pedestrians while maintaining adequate 
turning distance for vehicles (including semitrucks) onto 
eastbound Lafayette Street. 

Creating a more compact and functional intersection 
that generates and accommodates both auto and pedestri-
an traffic can support the economic potential for businesses 
in this part of the corridor. Foot traffic is equally, if not more 
beneficial, to local businesses than auto traffic.

Economic Development
The economic data included above in the community and 
corridor profile section is intended to illustrate the critical in-
formation necessary to inform a more detailed revitalization 
and redevelopment strategy for the Pennsylvania Avenue 
corridor. Based on the data as well as stakeholder interviews 
conducted during the planning team’s visit, several key find-
ings emerged regarding economic development. 

 ■ The city’s population is declining, as the lion’s share of 
population and household growth over the past 17 years 
has been in outlying parts of Jackson County.

 ■ While historic trends in countywide employment were 
beyond the scope of this assignment, employment in 
Marianna declined by 300 jobs between 2006 and 2015. 

 ■ If Jackson County maintains its 55 percent share (17,300) 
of all jobs (33,350) in Workforce Development Area #3, it 
would translate into 890 new jobs based on DEO’s fore-
cast of 1,630 new jobs in the five-county region by 2024. 

 ■ If the city maintains its 40 percent share of all jobs in 
Jackson County in the future, it would translate into 350 
new jobs. While the types of jobs in specific industry 
sectors is unknown, such job growth may translate into 
demand for new construction of “workplace” uses such 
as office buildings, industrial parks and/or retail centers. 

 ■ However, to convert job growth into actual demand for 
specific types of real estate, key information on real es-
tate performance is necessary. This would include exist-
ing vacant space, annual net absorption (leasing activity), 
rental rates/concessions and other metrics that illustrate 

the overall health of workplace uses. That is, if there exists 
a significant amount of vacant space in Marianna, job 
growth may not necessarily translate into demand for 
new construction. 

 ■ Moreover, before allocating future demand for such uses 
to specific locations, such as the Pennsylvania Avenue 
corridor, it is also necessary to understand the amount 
of remaining (net) developable land (i.e., “shovel-ready”) 
available for immediate construction. This would include, 
for example, acreage surrounding the general aviation 
airport in Northeast Marianna as well as parcels in the 
1,000-acre Distribution Center, located at the inter-
change of I-10 proximate to Pennsylvania Avenue. 

Examples of Store Location Criteria
The city of Marianna has expressed interest in understand-
ing whether there is sufficient support to attract various 
types of retailers. As such, below is store location criteria for 
two examples—a Publix Grocery Store and a Starbucks. 

 
 
 
 
 
 
Publix Grocery Store

 ■ Typical size: 45,000 square feet; largest: 61,080 square 
feet

 ■ New prototypes:
 о Urban/downtown: 20,000 square feet
 о GreenWise Markets: 21,000 to 30,000 square feet
 о First Greenwise opens on W. Gaines Street in Tal-

lahassee, September 2018; includes coffee and 
beer bars

 ■ Site requirements:
 о Median household incomes: $50,000 or more
 о Growing regional population
 о Road networks/intersections must meet Publix 

traffic count requirements-usually minimum 
20,000 to 25,000 vehicles per day

 о Prefer locations on the double “Going Home” side 
of roads

 о Available parking at five spaces per 1,000 square feet
 о Presence of other competing and complementary 

stores
 о Compatible zoning, available utilities
 о Meet customer location characteristics: demograph-

ics, growth trends, age and income cohorts, etc.



39     AMERICAN PLANNING ASSOCIATION        planning.org

Starbucks

 ■ Site requirements: 
 о Average store size: 1,500 to 1,800 square feet 
 о Neighborhood median household income of 

$60,000 and higher 
 о Prefer high resident population densities 
 о Target population cohorts: ages 15 to 40 
 о Proximity to employment centers 
 о Prefer high traffic locations (pedestrian and vehicu-

lar) 
 о Nearby mix of national and regional retailers 
 о Average daily traffic counts of at least 25,000 

vehicles per day 
 о Prefer signalized corners with high visibility, easy 

in-and-out 
 о Preferred locations include: 

• “Going to Work” side of commuter arterials 
• Morning commute/peak traffic hour between 

7:15 and 7:30 a.m. 
 о Dedicated parking for at least 20 vehicles
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Appendix A: Meet the Team
Ellen Heath, FAICP | Team Leader
Ellen Heath is principal for AECOM Design and Planning. She is a certified planner with 
over 30 years of experience in visioning, land use, transportation and recreational plan-
ning, and historic preservation planning for both public and private clients. Heath also has 
significant experience on projects involving public participation and consensus building. 
Her experience includes plans for corridors in Fort Lauderdale, Fort Myers, and Nashville, 
as well as neighborhoods throughout the southeast. Prior to joining EDAW/AECOM, Heath 
was employed by the National Park Service, where she served as the community planner 
for the Martin Luther King, Jr. National Historic Site in Atlanta. She received a Master of City 
Planning degree from the Georgia Institute of Technology and a Bachelor of Arts from the 
University of Delaware.

Peter Costa, AICP, PTP | Team Member
Peter Costa is a principal with Nelson\Nygaard Consulting Associates, Inc. Costa has over 
a decade of experience in transportation and environmental planning. His experience ex-
pands across the U.S. and he has served as project manager and lead planner on a number 
of multimodal transportation projects, land-use development, and infrastructure projects, 
and assisting major cities develop transportation demand and parking management 
programs. Costa specializes in building community investments through strategic transpor-
tation planning. His knowledge of community-based plans, development impact studies, 
multimodal corridor projects, and comprehensive parking management plans throughout 
the U.S. exemplify his commitment to putting people first and educating stakeholders 
about the connection between transportation and the built environment. His educational 
background includes a master’s degree in urban planning and public policy and a bach-
elor’s degree in political Science from the University of Illinois at Chicago.

Sonja Ewing, AICP | Team Member
Sonja Ewing is supervisor of the Park Planning Section of the Prince George’s County Parks 
Department of the Maryland-National Park and Planning Commission. Ewing has a rich 
background and extensive experience as an urban planner, urban designer, college profes-
sor, and urban planning consultant in both urban and suburban settings. Her work focuses 
on community engagement, placemaking, participatory design, and sustainable develop-
ment. Ewing holds master’s degrees in urban design from the Washington University School 
of Architecture in St. Louis and in community planning from the University of Cincinnati. 
She holds a bachelor’s degree from Washington University in architecture and African 
American studies.

W. Thomas Lavash | Team Member
Tom Lavash brings 32 years of experience in real estate and economic development con-
sulting on behalf of public and private clients, including municipal and state governments, 
institutions, investment funds, and developers on 450 projects across the U.S. and in the 
Caribbean. His firm, WTL+a, has experience throughout Florida, completing more than 150 
projects for public and private clients over the past 15 years. He directs market, financial 
feasibility, tax increment financing, and cost/benefit and fiscal impact studies for revitaliza-
tion and redevelopment projects, with an emphasis on economic development, small area 
plans, downtown mixed use, waterfront, suburban corridors and commercial districts, in-
town neighborhoods, and transit-oriented development projects.
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Mary Morton, AICP | Team Member
Mary Morton is an urban designer and planner with a background in architecture. She has 
Bachelor of Architecture degree from the University of Miami and a Master of City Planning 
from the University of Pennsylvania. Her work focuses on the nexus between the built en-
vironment and communities. She is passionate about designing public and private spaces 
and developing plans and strategies that enhance the environment and serve the com-
munity. She seeks to empower residents and build capacity in communities by organizing 
interactive workshops, charrettes, and meetings. Morton currently works at the multidisci-
plinary firm WRT.

Ryan Scherzinger, AICP | APA Project Manager
Ryan Scherzinger is programs manager for APA’s professional practice department and is 
based in Chicago. He manages and has worked extensively on the Community Planning 
Assistance Teams program, providing direct technical assistance to communities around 
the country and abroad with multidisciplinary teams of experts. He has managed myriad 
programs and special projects for APA for over 10 years, including community workshops, 
case studies, federal grants, symposia and lecture series, study tours, international events, 
allied outreach and coalitions, and interactive public exhibits. He holds a master’s degree in 
public anthropology from American University.
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Appendix B: Picture Gallery

From left to right: The volunteer team members posed for group photo during the Marry Marianna Celebration. From left: Tom Lavash; Ellen 
Heath, faicp; Mary Morton, aicp; Pete Costa, aicp, ptp; and Sonja Ewing, aicp. The Marry Marianna Celebration was very popular, with close to 1,000 
people in attendance. The city served hamburgers and wedding cupcakes. To get a free food ticket, attendees needed to enter the APA CPAT booth 
and fill out a survey about the Pennsylvania Avenue corridor. The CPAT members talked to many attendees throughout the event (photos by Ryan 
Scherzinger, aicp).

From left to right: The CPAT members presented findings and recommendations at the end of the visit at the Agricultural Center on Pennsylvania 
Avenue. Residents and other stakeholders asked questions and offered additional input to the team. Both the Marianna City Council members 
and the Jackson County Board of Commissioners attended the event and provided feedback (photo by Ryan Scherzinger, aicp).; Following the 
team’s final presentation at the Agricultural Center, the team members mingled with attendees. Many thanked the volunteer professionals for 
their contributions, including Elmore Bryant, who showed Sonja Ewing, aicp, his appreciation (photo by Angie Cook).

The project was a group effort. The CPAT volunteers worked closely with city and county planning staff and city manager Jim Dean to organize 
and carry out the project. Kay Dennis, aicp, served as the primary local liaison and coordinator of the project. From left: Jim Dean (Marianna city 
manager); Pete Costa, aicp, ptp (CPAT volunteer); Kay Dennis, aicp (Marianna municipal development director); Tom Lavash (CPAT volunteer); Jeanne 
Davis (Marianna planning technician); Ellen Heath, faicp (CPAT volunteer); Ashley Bradie (Marianna code enforcement officer); Mary Morton, aicp 
(CPAT volunteer); Sonja Ewing, aicp (CPAT volunteer); Wilanne Daniels (Jackson County community development director); and Ryan Scherzinger, 
aicp (APA programs manager).
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Appendix C: Stakeholder Interview Schedule
The members of the CPAT split up and held meetings with small groups of stakeholders on February 27 and 28 at City Hall 
and the University of Florida Extension Agricultural Center. The following is a list of the groups, interview times, and location.

Stakeholder Group Time Location

February 27

Corridor business owners 8 a.m. City Hall

Corridor and minority business/property owners 8 a.m. Ag Center

Business owners 8:30 a.m. City Hall

Realtors, Police Chief, Marianna building official, property owners, clergyman 8:30 a.m. Ag Center

Habitat for Humanity, business/property owners 9 a.m. City Hall

Jackson County NAACP 9 a.m. Ag Center

Developers, business owners 9:30 a.m. City Hall

Economic Development Council, business owners, church 9:30 a.m. Ag Center

FDOT, engineering/planning, school board, environmental 10 a.m. City Hall

Media, police department 10 a.m. Ag Center

Citizens 10:30 a.m. City Hall

Florida Public Utilities 10:30 a.m. Ag Center

Sunland, Jackson County 11 a.m. City Hall

City officials 11 a.m. Ag Center

Chipola College 11 a.m. City Hall

Jackson Hospital 11:30 a.m. Ag Center

Banks, realtors, lawyers 1 p.m. City Hall

Police department, property owners 1 p.m. Ag Center

February 28

Churches 8:30 a.m. City Hall

Churches 8:30 a.m. Ag Center

Churches 9 a.m. City Hall

Churches, property owners 9 a.m. Ag Center

Jackson County employees 9:30 a.m. City Hall

Property/business owners 9:30 a.m. Ag Center

JTrans, FDOT 10 a.m. City Hall

West End residents 10 a.m. Ag Center

City Fire Department, Public Works 10:30 a.m. City Hall

Business owners, developers 10:30 a.m. Ag Center

Jackson Hospital, property owners 11 a.m. City Hall

Chamber of Commerce, engineer, Jackson County staff 11 a.m. Ag Center

City Planning Board, attorney 11:30 a.m. City Hall

County Planning Board 11:30 a.m. Ag Center

Property owners, developers 1 p.m. City Hall

West End residents 1 p.m. Ag Center
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Appendix D: APA Planning Advisory Service QuickNotes:  
Planning to Support Small Businesses

Planning fundamentals 
for public officials and  
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Downtown Greenville, South Carolina, 
exemplifies a well-designed, amenity-rich 
environment for growth-oriented Stage 
Two businesses. 

Planning to Support Small Businesses
Traditionally, economic development practice has focused disproportionately on attracting and retain-
ing large employers. In some communities the potential rewards associated with business attraction 
make the investment worthwhile. In many others, though, focusing on supporting small businesses is 
a better bet than competing against neighboring or peer communities for the “big fish.” The following 
sections explain the economic importance of small businesses, describe the three basic stages of small 
business development, and highlight three broad strategies for supporting small businesses through 
local planning efforts.  

Background
According to Youreconomy.org, the percentage of workers in the U.S. employed by businesses with less 
than 100 employees increased from 56 to 62 percent between 1995 and 2013. This means the average 
business is getting smaller. While much of this trend has been driven by corporate downsizing, there is a 
distinct silver lining for most cities and counties: small business growth.

Homegrown businesses can have catalytic effects beyond those of traditional large employers. Luring 
big businesses is often a zero-sum game. The “winning” community gains jobs, but the employer’s for-
mer home loses the same number. Meanwhile, local entrepreneurs create new jobs, and those jobs lead 
to increased local spending and wealth creation. Small businesses are more nimble than large employ-
ers. They can respond to market or technology changes more quickly, and if they fail, they have a much 
smaller proportionate effect on the local economy. Finally, homegrown businesses that make it big are 
more likely to invest in their communities through civic participation and philanthropic support than 
large employers that chose their location after shopping for tax incentives. 

Virtually all communities have opportunities to nurture local entrepreneurs. Because it’s hard to predict 
which specific businesses will succeed or fail, it makes sense to approach small business development 
like gardening. The goal is to create a supportive environment for starting and growing businesses 
without overestimating local control over individual business success or failure. 

When considering strategies to support small business growth, it can be helpful to think about small 
businesses in three distinct phases: Sole Proprietorships, Stage One Businesses, and Stage Two Business-
es. Successful small businesses may remain small, or they may progress through these stages of growth 
on their way to becoming major employers. In the Sole Proprietorship stage, there is no distinction 
between the business and the owner. In Stage One, the business has between two and nine employees. 
Finally, there is Stage Two, where the business has between 10 and 99 employees. While the businesses 
within a particular stage can vary dramatically in terms of the goods or services they provide, they often 
have similar business development needs.

Make Space
All businesses need space to operate. For Sole Proprietorships this often means a home office or a 
live-work space. For Stage One businesses this might mean a small office or storefront, or it could mean 
a shared office space or production facility. Meanwhile, most Stage Two businesses require traditional 
office suites or production facilities.

Making space for small businesses starts with identifying appropriate locations for different types of small 
business activities in the local comprehensive plan. Then it’s important to make sure antiquated zoning is 
not stifling start-ups and small business growth. This may require updating regulations for home-based 
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businesses and other types of live-work spaces, or adding new definitions and use permissions for mobile 
retail, flex space, small-scale manufacturing facilities, shared offices, and business incubators. 

Some cities and counties may also invest in publicly owned incubator spaces, community kitchens, or 
open workshops for industrial designers and craftspeople (i.e., maker spaces). These facilities can be 
helpful in nurturing specific small business sectors and helping promising Sole Proprietorships and 
Stage One businesses make the leap to the next stage of development. 

Invest in Place
Talented entrepreneurs and workers are attracted to communities with a strong sense of local iden-
tity and a high quality of life. Sole Proprietors often need access to coffee shops or parks for informal 
meetings. Many Stage One business owners are looking for transit-accessible neighborhood business 
districts that help them meet, share ideas, and build relationships with customers and competitors 
alike. Meanwhile, most Stage Two businesses want high-status or high-visibility locations in areas where 
related businesses cluster. Often these are locally or regionally significant business districts with distinct 
architecture and well-designed streets and public spaces. 

Investing in place starts with identifying a vision for each business district in the local comprehen-
sive plan and supplementary subarea plans as necessary. Then it’s important to align the local capital 
improvements program with these visions. Strategic investments in infrastructure and the public realm 
can improve quality of life by making it convenient and attractive for small business owners and workers 
to walk, bike, or take public transportation work and by improving access to parks and other public 
open spaces. Similarly, investments in streetscape improvements, public art, and special events can help 
reinforce local character and foster a sense of community.

Lend a Helping Hand
Most small businesses need technical or financial assistance in order to grow. Sole Proprietorships often 
need help navigating licensing and permitting processes. Growth-oriented Stage One business owners 
may need training and help in identifying capital investors. Similarly, Stage Two businesses may need 
specialized market research, peer-to-peer learning opportunities, and information about potential fund-
ing in order to expand.

Lending a helping hand starts with identifying target sectors for assistance in the local comprehensive 
plan. Then it’s important to design economic development programs that address correctable market 
failures. Not all small businesses can or will succeed. The goal is to grow an entire sector without invest-
ing too heavily in any one specific business, and not to prop up marginal businesses with little growth 
potential. As a result, local incentives should only be offered for a limited time; perpetual need for a 
specific incentive is a sign that the market isn’t ripe.    

Summary
Rather than simply competing with peer or neighboring communities for large employers, it often 
makes more sense to redirect economic development efforts toward fostering and nurturing home-
grown small businesses. While local governments have relatively little influence over the markets for 
most specific goods and services, they can play important roles in creating a supportive environment 
for small business growth. For example, planners, local officials, and others engaged in the local plan-
ning system can make space for small businesses to grow, invest in capital projects and special events 
that improve quality of life, and provide technical or financial assistance to targeted sectors. 
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