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PLACE3S and the Use of GIS Analysis

 Overview

Phase One of Tool Development
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PLACE3S is a five step planning method focused on information based decision making via strong and diverse partnerships.  It employs an interactive computer analysis tool.  This tool runs inside Arc/View GIS software.  The PLACE3S analytical process uses a real-time GIS state-of-the-art tool developed to be easily accessible to planners, policy makers, citizens and students. In its current form, the PLACE3S GIS tool allows a person with minimal training to develop a many alternative views of their community, city or region.  The level of understanding of how an their community functions and responds to change is increased by looking at how each alternative affects a broad set or economic, social and environmental parameters.  PLACE3S will generate as many future scenarios as desired and present the information as a series of digital maps, data tables, pie charts and bar charts.  Alternatives can be compared against each other, against existing conditions, and against a baseline scenario created to represent the future if no actions are taken to create change.  PLACE3S also can calculate how well each scenario compares to one or more sets of indicators designed to identify how well each scenario accomplishes the values held important by the community and decision-makers.  
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The PLACE3S analytical tool is being developed and applied in San Diego, Sacramento and San Luis Obispo, California.  It is designed to be useful in regions, cities and communities throughout the country.  Each user can tailor the indicators to measure locally important values.

To operate the PLACE3S tool, the user steps through several screens like the one above.  This screen shows the “Palette” that allows the digital zoning map to be changed to reflect a land use pattern or future scenario.  The user simply clicks on the shaded bars with the cursor, then every parcel clicked on becomes the color from the palette and the associated zoning information is applied.  This real-time application of zoning has to this date only been available in video games such as Sim-City.
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This screen capture from the PLACE3S tool shows the type of information that linked to each parcel through the zoning palette.  In this chart, Floor Area Ratio (FAR) can be changed to represent different types of development allowed by the zoning code.  With this portion of the tool, even very small “text” changes to a zoning code can be measured.  

Alternative development scenarios built using this method are then analyzed using local economic and investment data to determine how much of each plan a community can expect to be attractive to investors.  If key parts of the plan “don’t pencil out,” the community can use the method play with economic redevelopment options such as tax rates and subsidies to pull important portions of the plan into economic feasibility.  In this way plans are not just plans, but integrated into local economic development reality, to help ensure that the hard work of public involvement creates living plans that result in desired change.  
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Identifying Vacant and Infill Redevelopment Opportunities
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A region’s land supply, the amount of land available to be developed or redeveloped, is an integral component of any future analysis.  If carefully studied, much new housing and employment can be placed within existing urban areas both revitalizing the urban economy and helping to take sprawl pressure off of farmland and open space.  

In the neighborhood shown above, there is no undeveloped land but there are many options for adding housing and employment.  The PLACE3S tool helps communities see investment opportunities by disassembling complex economic redevelopment formulas into component parameters.  In this case all future development will occur as in fill redevelopment, carefully guided to minimize gentrification and displacement.  Often there exists local knowledge that isn’t reflected by the output of our computer redevelopment tool.  PLACE3S is flexible and allows the user to place conditions on each parcel.  To use this component of the PLACE3S tool, the user simply clicks once to “flag” a parcel for redevelopment or a second time to specify that a parcel is unlikely to redevelop.  
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After the inputs to zoning and land supply are made, the user clicks on the “running man” icon which directs the tool to recalculate all associated data describing the new view of the future and generate maps of the outcomes.  There is no limit to the number of alternative cities, or scenarios, that can be generated.  Each scenario is stored on the computer’s hard drive for quick and easy retrieval, enabling efficient comparisons among saved scenarios.

It is important to understand that, while this example is an inner city urban redevelopment project, PLACE3S can use GIS to perform similar sorts of analyses for entire regions.  In these larger scale studies, regional and inter-regional job/housing balance, open space and farmland development are often key issues.  Infrastructure assessment, road costs and utility service cost also are greatly affected by altering the growth scenarios.

Alternative Futures
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Households

[image: image10.png](2 0 5 [ e 2 s = et 4

Ok b aaRfEZ[E[CT]-] [Z

iy |k
HL




Employees

The scenarios mentioned above are stored as separate digital maps for both households and employees.  From these maps, PLACE3S measures key indicators to assess the effects of each new plan on the goals and values of the community.

Following is a sampling of graphs that are produced from the PLACE3S tool.  These charts show the comparison of the Existing Conditions Scenario with two alternative growth scenarios.  

These charts make complex information readily available to both the decision-makers and the public and enable the use of real-time analysis of alternative growth scenarios in the public process.
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Indicators related to infrastructure costs and energy use. 
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Along with charts and maps, all the derived data is output to for use in spreadsheet and database programs allowing PLACE3S results to be easily used by other city departments or service providers.

Red parcels are most likely will be attractive to investors under the land use plan and zoning of this scenario.  The location, type and amount of redevelopment can be redirected by altering the land use plan and zoning in additional scenarios until the community achieves the desired outcome. 
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