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New Partners for Smart Growth
Denver 2006

Retrofitting 
the Suburbs

Many if not all of the projects 
that we most admire 

and refer to as models of 
what we are trying to achieve 

are projects built 
on greenfield sites or 

on large, assembled greyfield
sites.
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Commercial Strip Corridors

Regional Shopping “Areas”
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Disinvested Downtowns

Business Parks
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Greenfield/Large Greyfield vs.Restructuring

• Master planning & building 
mixed use town center on 
assembled “dead mall” site 

• Planning new primary 
corridors 

• Building a new Town 
Center on a large assembled 
property

• Designing a new city or 
village

• Grafting urbanism onto a 
“live mall” -anchored 
regional ctr. 

• Restructuring a strip 
corridor

• Revitalizing a disinvested 
historic downtown core

• Instigating the shift from 
CSD/sprawl to a 
multinucleated settlement 
pattern.
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Beyond Business Parks:
Planning the Workplace District 

of the 21st Century

Large Scale, Single/Separated Use

Low Site Coverage
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Super-blocks; Few Streets

Aesthetic Uniformity

100% Off-Street Parking & Loading
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Inwardly Focused

Plenty of Open Space; no Public 
Space

Separate Precinct
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This model was formalized in 
zoning early in the 20th Century, 

as a way to keep dirty, noisy, 
dangerous industry away from 
view and separate from homes, 

shops and pedestrians.
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The business park no longer 
applies

Environmental regulation and 
technological innovations have made even 
many heavy industrial uses much less 
noxious.  Also, much of the large-scale 
heavy industry has moved out of the 
country, chasing cheap labor and raw 
materials.  Remaining industrial uses are 
often the types that make much better 
neighbors – more information-intensive 
and quality-focused light manufacturing 
and assembly.  Many of them are here 
precisely because they thrive on access to 
new ideas and an educated work force.

Nearly a century later, the 
continued implementation (i.e. 
institutionalization) of this early 

20th Century zoning concept 
continues to direct the 

development of the suburban 
workplace.
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Current zoning practices that 
separate the workplace 

environment from shops, meeting 
places, services, and housing are 
based on the requirements of an 

economy that really no longer 
exists in metropolitan America.

How do we use the land that 
houses the primary drivers of 
our economy, in the light of 

research into the needs of the 
contemporary workplace?



14

Fast Growth + High Land 
Values
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Slow Growth + Low Property 
Values
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. . . This situation represents a 
unique opportunity for cities & 
property owners that can offer 
a setting that the most sought-
after employees - “knowledge 

workers” - are most 
attracted to.

Left to their own, many new 
investors will continue to build 
workplace districts in danger of 

becoming obsolete.

Until a new pattern of development is 
established, new investment will take its cue 
from the existing development types, and/or 
from the developer’s standard “template.”

Left to their own, institutionalized 
zoning concepts will continue to 
require the creation of workplace 
districts in danger of becoming 

obsolete.
Until a new pattern of coding is established, 

code content will take its cue from the 
existing/accepted code practices, and/or from 

the code industry’s standard zoning code 
“template.”
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Restructuring the Regional 
(Shopping) Center

Grafting Urbanism onto 
Regional Centers 

Anchored by “Live” Malls
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Tukwila Urban Center Subarea Plan

Tukwila Urban Center Subarea Plan
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1. To motivate stakeholders, call 
attention to the forces of change

conditioning the prospective 
economic fortunes of the mall 
and properties in the regional 

shopping center. 

Forces of Change
• Shopping industry preferences have been evolving 

dramatically – we appear to be in a period of explosive 
hybridization and experimentation. Current preferences 
appear to be increasingly focused on “lifestyle center”
arrangements featuring typical mainstreet shopfront 
arrangements enfronting public streets, squares and 
greens, and, more recently, mixing uses.  

• Consumer buying patterns have shifted: the lines 
between shopping, eating, and recreating are blurring.

• Baby Boomers’ children have begun to leave home; 
station wagons, mini-vans and lawn mowers are being 
left behind for bookstores, cafes, and meeting places –
“exhibiting a preference for what used to be thought of 
as CITIES.”
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2.  Respond to shopping industry 
& consumer preferences by

grafting urbanism onto the mall to 
bolster the success of the 

regional center and to fend of 
competition from (and 

overbuilding of) new centers.

Tukwila Urban Center Subarea Plan
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3. Create linkages to primary 
destinations/generators of activity 

walled off by typical suburban 
development patterns.

Position vulnerable properties 
advantageously in relation to 

catalyst projects.

Tukwila Urban Center Subarea Plan 
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Tukwila Urban Center Subarea Plan 
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4. Prioritize investment of staff 
resources and limited capital 

improvement funds to catalyze 
short term investment to kick off 

the restructuring.
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5.  TOD:  Enhance ridership and 
stimulate pioneering residential 

development by aggregating 
values that housing investors 

respond to within primary station 
“pedestrian shed.”
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Codes

Development Framework to 
Orchestrate Separate Private 

Actions over time
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Tukwila Urban Center Subarea Plan 

Tukwila Urban Center Subarea Plan 
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Implementation Strategy: Policy Tools


