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1 ABSTRACT

Polycentric spatial structure within a metropolitagion is a common understanding of important enoo
and social dynamics. These nodes occur due toietwaf explanatory theories that range from Gariga
edge cities, Krugman’'s self-organization of the duwwer function, to planned decentralization by
institutional authorities (e.g., London in the 189@stanbul in the late 20th century — from Howaod
Hadid). A new model — the Sprawl Repair Act —bising formulated by Duany Plater-Zyberk, the
architectural and urban design firm that specialireNew Urbanism. Instead of developing on virigind,
the SRA attempts to “repair” suburban morphologsstds into working “centers” much like Howard amod/
Hadid conceptualized. Here, the opportunity to ireftee suburban morphologies is through abandomed o
underutilized shopping centers and/or large boxelbgpment. The final portion of the paper is an
examination of the site containing the Palm Beadll M once the largest enclosed shopping centénen
southern part of the US — using SRA principlesyall as an assessment of the principles themseiveght

of current revitalization knowledge and practice.

2 INTRODUCTION

Despite overwhelming evidence throughout the 26étitwry, the dominant spatial image of the urbaimoreg
was a place composed of a single dominant corettamdrest” as a monocentric settlement. While this
assertion may be true at the scale of the “urbiris, not true at the scale of the “metropolitanfiere the
appropriate characterization is “polycentric”. kbgtolitan areas have been a fact of life for astelD0
years but this has been rarely recognized in fodisalussions of spatial structure.

Virtually every major and mid-size urban agglomierahas multiple centers or nodes. Among the “kmibw
properties are the polycentric spatial structueethe following: (1) there is a primary “centeglthough its
importance in terms of overall representation auitityato generate metropolitan-wide wealth is attating
downwards; (2) there is a hierarchy of centershges expressed as a Christallerian or Loschiarthar o
hexagonal landscape and/or as a Zipf power functiat consists of a number of “second order plaaes
larger number of “third order places”, and so drhis characterization is especially representdiivethe
spatial patterns of shopping and/or gathering glac&t a more general functional and larger scelel|
post-modern researchers provide a variety of viswethphors of this polycentricity (cf., Soja, 1989)

The idea that cities and regions — and their cuesit parts — have lifecycles focuses attentionthan
observable phenomenon that specific places andidmscfall “out of fashion” and into a state of Sdepair”

or “under-utilization”. These might be due to cbas in demand, changes in technology, or changes in
simply fashion. Places lose their “status” withhre tregional hierarchy of destinations. In suchesas
planners often attempt to “revitalize” worn outgea and functions.

The Sprawl Repair Act is not a government law @utation at all. Instead, it was first formulatas a
manifesto (e.g., http://www.walkablestreets.comé&3prepair.htm) directed at large shopping centergr(
1M sq feet) that have, according to the authorenhendergoing a period of distress. The authardts
architectural firm of Duany Plater-Zyberk (DPZ)saminal force in the creation of the Congress fewN
Urbanism and significant contributors to anti-spr&@wburban Nation (2000). The manifesto was foldw
by a Sprawl Repair Manual (Tachieva, 2010) thatce®wa variety of situations and techniques.

This paper is organized as follows. We begin ithrief overview of theoretical frameworks that lexp

the dynamics of polycentric formation within metotitan regions, concluding with the need to applgse
principles at lower order nodes or town centerse thén describe more fully the Sprawl Repair AGRAPD

and the subsequent Sprawl Repair Manual (SRM). ;Tivenattempt a skeletal “repair” of the abandoned
Palm Beach Mall (PBM), once the crown jewel of eseld shopping centers in the Southeastern US. The
final section of the paper is a discussion of thes@nd cons of the SRA and subsequent SRM, ghen t
range of considerations articulated in the thecaégection.

ProceedingREAL CORP 2011 Tagungshand ISBN:  978-3-9503110-0-6 (CD-ROM); ISBN: 978-3-9508%1-3 (Print) E
18-20 May 2011, Essen. http://www.corp.at Editors: Manfred SCHRENK, Vasily V. POPOVICH, Peter ZEILE



The “Sprawl Repair Act”: Realizing Polycentricity Metropolitan Spatial Structure

3 POLYCENTRICITY WITHIN METROPOLITAN REGIONS

There have been several attempts to theorize hdvafil grows to “metropolitan”. For example, Chaopi
(2001, p.664) demonstrated that there are threes wayvhich polycentric structures can emerge: (i) t
“centrifugal” mode, which is a spreading out pheraan creating new centers which eventually rival th
original CBD; (2) the “incorporation” mode, whergeowing urban place might incorporate smaller eent
and (3) a “fusion” mode in which independent cenevelop linkages and merge. This typology iy ver
similar to the discussion in Simmonds and Hack @0@hich is arguably clearer. Here, the distimatis
made among competing planning systems. In the Al€icrombie model), the polycentric structure foz t
region is by deliberately creating self-sustainiimgw towns” well beyond the fringe (a version ofth
“incorporation” mode at a later point in time). time Paris Region plan of 1965, new nodes are etaliely
planned but with the simultaneous expansion ofspart infrastructure (a version of the centrifugadde
without the spatial economic bid rent curve). HMnahe German experience is to “aggregate” folgner
independent places into a single place, usually faomarketing or economic development point of view
such as the Rhine-Ruhr.

In this section, we review both the internal antemal attributes of these nodes as well as sontbeof
dynamics that give rise to the polycentric spasimlicture. We then examine two possible “causes” or
dynamics of polycentric spatial structures: (1§ "dtonomics of agglomeration (cluster theory, cexip/
economics); and, (2) the deliberate attempt by opelitan-wide planning organizations — formal or
informal — to purposefully decentralize activityesunetropolitan spaces. From this review, a “gajihin
polycentric spatial structure theory and practiceeryes, this gap is that lower order nodes areergtwell
explored and understood. This gap in theory andtipeais what leads our focus towards the Spravgaie
Act and Sprawl Repair Manual is to reinvigorate tineerutilized and abandoned lower order placels asac
the Palm Beach Mall into local and regional powfitattraction.

3.1 Nodes

Nodes within polycentric regions often exist atioas scales and comprise of various functionalitiggée
review here some of the typologies in existingréitere to help gain some insight into exactly wimght
happen to potential lower order sites for “sprasgair” implementation.

3.1.1 Edge Cities, Etc.

Although multiple centers have existed in metrdpoliregions for a long time (Harris and Ullman, 894
the beginning of popular study of them is normalliributed to Garreau’s (1991) Edge Cities. Garnmeat
only generated the specific phrase “edge city”ditémpted to provide a precise definition: (agfiwillion
square feet or more of leasable office space wtitkplace of the Information Age; (b) 600,000 squBget

of leasable retail space; (c) more jobs than bedspgd) is perceived by the population as one placd (e)
was nothing like “city” as recently as thirty yeago (1991, p 6-7). Each criterion could provideaais for
analysis; and some, such as “perceived as one”ptacdd be equated with the branding of locational
attributes, a dominant feature of development ptanim the late 20th / early 21st century.

Ten years later, Kasarda (2001) introduced themaif “aerotropolis” — briefly defined as a newban
form comprising aviation-intensive businesses adted enterprises extending up to 25 km outwaoah fr
major airports —that has spawned another threadaadfications and implications (e.g., Stevens, &ak
Freestone, 2010; Prosperi, 2007, Schaafsma, 2003).

3.1.2 Employment Centers

Garreau and Kasarda focus on a single class oé placnumber of empirical studies have focusedhean t
pattern of all sub-metropolitan centers. For eXdam@iuliani and Small (1991) identified five diffnt
kinds of centers in their study of Los Angeles:dalized manufacturing; mixed industrial; mixed\dees;
specialized entertainment; and specialized serviéesupdated study (Guliano et al, 2006) reveaiedlar
patterns. Bingham and Kimble (1995) reported sinpktterns of differences among “edge cities” atbsix
Ohio cities. McMillen and Smith (2003) and Bogé006) apply trade theory and notions of compaetitiv
advantage and mutual dependency to characterizesigvs. This literature is satisfactorily reviewsd
Sarzynski et al. (2005).
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However, little attention is given within this mlysteconomic-driven literature the internal physical
morphology of places (Scheer and Petkov 1998).sgemd (2006) is among the few that have examined th
intersection of economic, physical, and politicedanization, in the case of four employment nodeSauth
Florida.

3.1.3 Town Centers

Town centers are something less of a regional tivale edge cities. By usual standards, town cenfeza
exist on smaller a physical area, they operate withuch smaller economic footprint and operate with
limited set of activities. There appear to be tweful definitions of “town centers”. The firstofn the ULI
where a town center is defined as an “enduringkaidé, and integrated open-air, multiuse develogimen
(Beyard, 2007) that is an identifiable and busyligpytlace, where citizens can strengthen their camity
bonds. Town centers are anchored by retail, dif@igpre, and residential uses and at least orex dthe of
office, hospitality, civic and cultural uses. Mositably, ULI describes a town center as a placedhalves
over time into the most diverse and integrated patbmmunity. The International Council for Shogpin
Centers’ (ICSC, 2011) definition of town centersspecified by the town center’s retailing structussd
spatial characteristics such as square footagantagpes, number of anchors and trade areas sipe.
example, Open-Air centers are classified as stip/enience, neighborhood, community, lifestyle, pow
center, theme/festival and outlet.

3.1.4 Themed Spaces

It is useful to consider any or all of the abovele®as centers of themed spaces. Both Kunzma6)(288
Hall (2001) have developed typologies of themedcepa More recently, Knox (2008) argues that
metropolitan areas are composed of nodes and redlased in part on the idea of urban realms first
developed by James Vance in the 1960s. Vancesdisdwrban realms as the result of a “general iape
of functions throughout the metropolis has cau$es! évolution of the geographical unit of dailyitig-
urban realm” (Vance 1990, p.502).

Lang and Knox (2009) argue that the number of reaknbased on the size of the metropolitan region,
natural boundaries, economic activity, and geogyraph transportation including highways and public
transportation and that larger metropolitan aredshave more differentiated realms and-based a@irth
economic characteristics and social mix-will hawveitt own identities. Another evidence of polycesityi

3.1.5 Complementarity

Finally, there is a general understanding thatetests of centers” act in a cooperative versusnapetitive
mode (most of the time). For example, Grant arjchal (2002) have demonstrated that Mumbai has three
downtowns: the Kalbadevi area, the Fort area,Nawgiman Point. While there may be some competition
among center, the major point is that the metrégolregion need all of these functions, and sonestim
more than one of each.

Similar patterns exist in many cities, as threengxas indicate. In New York, it is fairly to sdeetdifferent
functions accomplished by Wall Street, the ententaint district at Times Square, and the sportsagrém
the neighboring state of New Jersey! In Istanthd,development of Levent and Maslak representsueh
a desire not to infringe on the historic core (thstoric core is undesirable as a place for tratssnal
global companies) as it does of new sets of adméSss and locations. Even in (relatively) snesll
Wroclaw, the global business district, the majorming areas, and the new “trade center” are Idcte
away from the historic “center”.

3.2 Economics

A driving element behind polycentric spatial patters rooted in the economics of urban agglomaratio
Economic theories such as cluster theory and coatpléheory are vital in the exploration of dynamic
polycentric patterns and this paper uses theseiéisem understand the economic dynamics thatenfie
success or failure of a node.

3.2.1 Cluster Theory

Economic cluster theory is one explanation for kedized polycentric spatial structure. Economigsters
are not simply a concentration of economic actjvityt rely on complex internal organizational dymam
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Porter’s industrial cluster theory (2002) focusasow to know and measure the existence and vélaeet
of economic activities — and its application toamtareas (1995) appear most appropriate for tHgrde$
new cluster. Yet clusters are more than unsubatadtpolicy tools and can be empirically verifiéd.the
evaluation level, Van den Berg et al. (2001) presi@ clear set of intuitive criteria to assesstiegysand
emerging clusters. Focusing on different sectoudtral, electronics, telecommunications, heattiedia,
and tourism), Van den Berg et al. (2001) lay out¢hbroad potential criteria that include: (1) &pat
economic conditions (strong local demand, intrae amter-regional accessibility, quality of life, é&n
‘cultware’); (2) cluster specific conditions (iratisize and development, cluster engines, stratefgitaction,
and level of new firm formation); and (3) organgioapacity (strong shared vision, political/sosiapport,
and public-private partnerships). Mommaas’ (2004gca to evaluate clusters include: horizontgleass;
vertical aspects; internal organization factordemal organizational factors; integration and/pemness;
specific development paths; and spatial organimatidhese are all recognizable terms in the langudge
agglomeration and urbanization economics (cf. Bpd2006). Indeed, Kloosterman and Musterd (2001)
applied this mode of thinking to study polycentsian the Randstad region.

3.2.2 Complexity Economics

Another type of framework comes from complexitydtists (e.g., Krugman, 1995; Portugali, 2000; Batty
2005). Complexity economics rejects traditionasuemsptions - closed system, equilibrium - and argues
instead that economies are open, complex and adagptstems with endogenous evolution. Moreovas, it
built on a constellation of seemingly unrelatedmtive theories from behavioral economics, Marxian
economics, institutional or evolutionary economigstrian economics, and even Adam Smith.

In complexity theory, economic systems are intdally evolutionary, developing towards higher intar
organization but allowing for the possibility ofvimlution processes. Most importantly there is albeek
system that is similar to the ideas provided bgteutheorist, except control is derived from intérforces
instead of from the top or outside. There is adliegtempt to demonstrate macro-level rules anteipe
using micro-level behaviors without assuming thealtzed market actors (perfect knowledge, greedgéu
constraints) of traditional approaches. For examplreto’s law can be demonstrated to arise frdfn se
organization.

3.3 Purposeful Decentralization Policies

The second major cause of polycentric spatial adgweént is the direct result of planning policies,
particularly in Europe and Asian contexts (and gelhe not available in the US. Our purpose heréois
illustrate how planning hegemonies create everspatial structures.

3.3.1 London in the 1890/1900s and Ebenezer Howard

Ebenezer Howard prided himself on being the “ingenf the Garden City idea” and his tireless devotio
the project of decongesting the modern metropsk® (also Neuman (2005) on the compact city fallacy)
For the Garden City, Howard wanted to build sma#|f-contained, green belted cities in the rural
countryside. The Garden Cities of To-morrow iltagts the vision of “a group of slum less, smolsles
cities”. He wanted the cities to be cooperativayned and to be economically independent (not co@mu
suburbs).

These principles were never realized; instead thegame sub-metropolitan centers. Letchworth and
Welwyn are known places in the greater London nsetipe.

3.3.2 Istanbul in the 1990/2000s and Zaha Hadid

The Istanbul metropolitan region has experiencezl ghtire set of urbanization, industrializationdan
globalization processes within the last 50-70 yegmswing from 1M to 12-17M, depending on whoserdou
one believes. There is a deliberate plan, on #reqd the Istanbul Metropolitan Planning organaatto
decentralize economic activities in an attempt @gehtralize population. Significant “centers” d&ing
planned, such as expansion of jobs and residendhs direction of the Attaturk airport.

On the Asian side of the metropolitan area, tha afeKartal was designated to become a major “cénte
with a population of over 1M. The key to the ideas to commission Zaha Hadid to develop a concéptua
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master plan for the area. This volumetric, viguatunning, plan is now being marketed to potential
investors.

3.4 Gaps — Dealing with Existing Spaces

Aside from the “new” and “stunning”, it is oftendlplaces further down the hierarchy that becomekém”
and in need of planner intervention. These “brokgrdces are often former center spaces that hgdetech
their lifecycle as an active and central node aadsformed into a existing space that is negleetad
unused.

An example of this “broken” space is the Palm Bellall located in West Palm Beach, Florida. Once the
glittering icon of suburban retailing throughoué th0’s and into the 90’s, the mall is now closéds these
kind of unattended, former central nodes that ptanmnitiatives such as the Sprawl Repair Act ain t
repair.

4 RESEARCH PROBLEM

The research structure of this paper has thres.pé#itst, we review the formulation and principtdsthe
“Sprawl Repair Act”. Second, we apply its plannindpric and principles to the abandoned Palm Beach
Mall site. Third, we provide an assessment of #hedrcise in light of the theory of polycentric 8ph
structure.

5 THE “SPRAWL REPAIR ACT” AND SPRAWL REPAIR MANUAL

The “Sprawl Repair Act” is not a government lawregulation at all. It is instead a manifesto issbg the
architecture firm of Duany Plater-Zyberk (DPZ) isduin April, 2009 and was followed up by the Sprawl
Repair Manual (Tachieva, 2010). DPZ is most famfougts inception of the New Urbanism concept, as
illustrated by the Congress for New Urbanism (www.org) and various publications including Suburban
Nation (2000).

The Sprawl Repair Act itself is a manifesto that t& used to reduce sprawl in Florida and othéesta
was primarily drafted to help Florida officials adds the issue of dead and dying shopping cemermalls
throughout the state. The main goal of the acb isetitalize shopping centers by retrofitting thésener
nodes into dense, walkable, mixed-use, transit-eciea town centers. By revitalizing these deadespatto
robust commercial nodes, transit between thesesrwdald strengthen to create a viable polycenptial
region all the while preventing further urban spraecause of the recycling methods of reusing dpades.

The resulting Sprawl Repair Manual is a in deptidguwook for officials, planners and developerd tha
offers step by step methods of transforming deadlyong spaces (box stores, malls, neighborhoods,
communities) into revitalized nodes.

5.1 Where-asses

As with most manifesto’s there are a number of “wehesses” that provide the context for the resohsti
that follow. The “where-asses” contain a numbeproblem statements, as follows (some combined):

« Whereas the State of Florida aspires to retrcitnventory of auto-dependent suburban sparawl into
compact, walkable, diverse, and transit-ready coniti@s that are more socially equitable, consume
less petroleum and generate fewer greenhouse gases,

* Whereas the public servicing of suburban sprawprdigortionately consumes the tax base of
Florida’'s municipalities,

« Whereas the Baby-Boom Generation, the largest deapbigz among Florida residents, will not be
well served by being able to live only in auto-degent suburban areas, & Whereas the Millennial
Generation, the second largest group and the mygsirtant to the future workforce of Florida, has
shown that they prefer urban areas,

« Whereas the existing investment in suburban spmawdt not be allowed to become uncompetitive
and thereby lose value & Whereas the current filghiedsis has opened certain real estate assets in
Florida to transformation and that the principabaign them are underperforming malls and shopping
centers,
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* Whereas shopping malls are sizeable greyfield daege enough to sustain a rebalancing of
investment on their open parking lots, and thathstebalancing would entail the addition of
dwellings, offices, hotels, schools and civic staues, with the result being town centers,

« Whereas these town centers would revitalize thesihgusubdivisions around them that might
otherwise become obsolete,

* Whereas retail nodes have been overbuilt by as ras@®b0$ and that much of the land they occupy
is under single ownership and open to repurposing,

« Whereas such retail nodes are located along drteads with a great deal of already-committed
Right-of-Way, convertible to Urban Complete Strempacity,

* Whereas such retail locations are usually well gdacegionally for service by streetcar and bus
rapid-transit, as emerging transportation options,

« Whereas Florida’s focus on arterial highways hdg heaal mobility, but has not supported the finer
grained urban street networks that encourage mitales like walking, cycling, and transit, and,

* Whereas the immediate neighborhoods would be redasive to oppose the redevelopment of a
retail node than new greenfield development or ifieation by infill,

5.2 Resolutions

The SRA manifesto continues, as: The State ofidddBprawl Repair Initiative is hereby adopted alicp
and the Florida Department of Community Affairglisected:

» To draft policy and corresponding model ordinarioésnded to enable the retrofit of shopping malls
and shopping centers into dense, walkable, mixedasn centers,

« To establish protocols that encourage the incotfmoraof model policy and ordinances into
municipal zoning codes and subdivision regulations,

 To mandate that the associated policies be incatgdrinto the updates or amendments of local
Comprehensive Plans,

e« To develop Urban Complete Streets in cooperatioth e mandates Vehicle Miles Traveled
(VMT) reduction efforts of the Florida Department @ransportation (FDOT) and Florida
Metropolitan Planning Organizations (MPOs) to sdiwese centers with a balanced, diverse set of
travel modes,

e That the adoption of the amendments and the mad@ances be a condition of receiving Florida
and Federal infrastructure funding,

» That there be developed a set of legal incentivelsiding but not limited to: (a) permitting by-hg
(b) replace of traffic impact exactions and othtatesmandated assessments with a fair mobility fee,
(c) opportunity for special state taxing distrifds public improvements to sites, and (d) fundiog f
design and construction of the parking and transiastructure enabling development

« For the purpose of encouraging a human habitatigHadspitable and accessible to more Floridians
while lessening environmental impacts of the State.

The focus on the manifesto is clearly on shoppinters. The appendix contains references to 48nalg
enclosed malls in the State of Florida that “hagerbexperiencing significant declines in trafficasales
(sic, the list includes some of the most profitedohel organizational savy malls in the State)”.

5.3 The Sprawl Repair Principles and Subsequent Manual

Appendix 2 of the manifesto evolved into the pudticn of The Sprawl Repair Manual (Tachieva, 2010),
which covers a number of opportunities for impravihe urban design of underutilized suburban spaces
included shopping centers. The book is organizéd s parts. The first part covers the basic oemic
challenges and opportunities to move from sprawddmplete communities; the second part outlines two
models and techniques of the sprawl repair mettiiidi part discusses repair at the regional scaliding
sector mapping, tools, and void analysis; the fopért focuses on repair at the community sca#udting
various types of residential subdivisions, varicosmmercial land uses, and business parks and dilege ¢
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as well as Lang’s edgeless city buildings, pam fiNscusses repair at the street level. Chaptatesils with
repair at the block scale, while chapter severudises repair at the building scale.

6 PALM BEACH MALL

A brief history of the Palm Beach Mall is instruetiin understanding both the evolution of the “veher
asses” in the SRA and the “opportunity” for repdin. this section, we briefly describe its devel@mnand
history.

6.1 Initial Mall Growth and Decline

The Palm Beach Mall was once a grandly succességmng mall in West Palm Beach, Florida. As thstfi
fully-enclosed climate-controlled developed in Simte of Florida and the largest mall in the Scagtern
U.S., it has a prime location off Florida’'s majottdrstate and it has been renovated twice. However,
competition from newer shopping destinations, higime rate, and bad management (including tentative
speculations about redevelopment) caused the mdk¢line into an abandoned state. The shoppinigrcen
is perceived as a dead mall and it closed its dmoesrly 2010. As of this writing (February 201yt of

the 125 store spaces, three remain open: JC Pande@eorge’s Music, which have outdoor entrarmed,

a Firestone auto-aftermarket store on an out parcel

The Palm Beach Mall was opened in October, 196thbyDeBartolo Corporation. The founding anchors
included J.C. Penney (which moved from the histooie of downtown West Palm Beach, 5 km Southeast),
Jordan Marsh, and Richards. Soon after, the malufed Walgreens, Lerner Shops, the grocery stooe F
Fair, Woolworth, and a quadraplex movie. In 198@aor renovation and expansion included the amiti
of Burdines, with a parking garage, Lord and Tayod the replacement of Richards with Sears. ¥ 198
the grocery store was replaced with a food coune former terrazzo floors were replaced with teéesl
design concepts popular in the 1980s — includindigikts and high ceilings, were introduced. Follogia
murder in the food court in 1999, the 2000 ren@ratieplaced most of the malls interior featuresiggout
competition from both a new mall in Wellington (kfh Southwest) and a revitalized town center named
“City Place” in downtown West Palm Beach, createdrsupply and competition problems for PBM. High
crime rates in the area increased investor unogytand stores either chose shorter leases aradior |

Despite assertions from the previous owner, Simapétties that the mall would remain open, the Palm
Beach Mall closed for good in January, 2010. Siragentually sold the property to Orix and the stk s
remains inactive. Redevelopment is hampered inpaxdwnership issues: JC Penney still owns thd lan
where its store resides and two department staeetd and “land” are still owned by the companies.

6.2 Existing Solutions Ideas

Currently there are no active plans for the sitem@unication from the City of West Palm Beach Piagn
and Zoning Department is that no redevelopment gamder current review. Current owner Orix has no
submitted any development proposals for formal iappbn review. The legal issues regarding land
ownership in “portions” of the mall that they “owhave not involved any staff from the City’s Plampiand
Zoning Department.

Previously there had been discussion on a life&iid box mix as part of a knock down and rebuiahgor

the site that included luring IKEA and/or Bass Biwps into the mix. However, the owners never stibci
application or plans to the department for revide only “plans” seen were conceptual, shown aed th
taken back as part of a charette by the Treasussteegional Planning Council, who conducted the
exercise to look at what could be done to meet Bimprogrammatic needs. The Mayor of West Palm
Beach Lois Frankel has been quoted saying thatltdsng of Palm Beach Mall is “very exciting news”
because redevelopment could mean thousands ofqgoltise local job market; however the process sf ju
creating proposals has not received enough sdkdedst to proceed with redevelopment. This situatiimts
that there are other complex economic and spatramiics in the region that needs to be considersd f

7 “REPAIRING” THE PALM BEACH MALL SITE

Using the Sprawl Repair Manual (2010) as a guide following is quick “proposal” of a site analysike
application of urban design techniques, and a d&on of regulatory/management techniques and
incentives.
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7.1 Site Analysis

The Palm Beach Mall is an 80 acre site in West Hadaich. Within a 1 mile radius there is a strongteng
residential structure, along the corridor of Paleagh Lakes Boulevard between North Congress Ave and
Okeechobee Boulevard are commercial plazas andrseiut there is no urban core to serve the imatedi
neighborhood communities. This site is also welirgxrted in its transportation network, located aliye
east of 1-95, with easy highway access. The Welsh Bzach Tri-Rail Station is less than 2.5 mileghe
southeast. Local buses offer service between freasawest/east and north/south as well as the thecen
built West Palm Beach Intermodal Transit CenteguFé 1 shows the current over-use of surface parkin
space; the high visibility and high accessibilifytiee site.
ot 1Mi g x 2 =L E‘

Palm Beach M:
Residential
Commercial
Public Facilities

Recreational

Figure 1: Palm Beach Mall Site Analysis

The 2008 PCensus demographic estimates show thabiulation of West Palm Beach City has increased
from 82,103 to 99,186 between 2000 to 2008 (a 20rk¥ease); and, the population is projected tavgog
10.6% over the next five years. In 2008, 54.4%hefCity’s population was White alone, 33.6% welacB

or African American Alone, 21.4% were Hispanic @tibo and 5.4% were Some Other Race. The median
age for the City is 38.6 with an average age 00.3%he projected median age range for 2013 is 40.2.
Between 2000 and 2008, the number of householblgest Palm Beach grew from 34,769 to 42,428 (22%
increase); it is projected to increase by 11% alersubsequent five years. The average househubthin

in the City is estimated to be $64,463 in 2008 il projected to increase by 11.7% (to $71,998rdhe
next five years. The 2008 per capita income fos #rea is $28,164. It is estimated that 10.7% efwrest
Palm Beach population over 25 has earned a Magtarfessional, or Doctorate Degree and 17% hagéarn
a Bachelor’s Degree.

7.1.1 Evolution or Devolution

A sprawl repair assessment of the surrounding stieavs that the surrounding characteristics and dieen
create a potential for economic and urban evolutidhe existing neighborhood structure, viable
infrastructure/utilities and financial viability stvs that this site has the potential for an evotutinto a
complete community. The size of the site is ovemilion square feet and the mall's sprawl type is
categorized as “Regional Center” with the repapetyas “Town Center” at a community and/or regional
scale. This type of town center will have a senacea of 5 to 15 miles and is considered to hahela
repair priority because regional commercial nodesgetthe best locations for transit, employment gaetia,
and potential financial incentives.

7.2 Urban Design Techniques

Figure 2 describes applicable urban design teckesighat can repair the Palm Beach Mall site. These
technigues combined with the site analysis wilbteethe preliminary proposal for the Palm Beachl Mal
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Deficiencies of PBM Urban Design Techniques

v’ Convert site into a neighborhood town center
v Introduce mixed-use fabric surrounding the

Excessively large building.
footprint for single- | v Introduce national tenants and smaller local
use building businesses
v Keep mall structure and revitalize into a core
retail galleria

v Utilized surface parking area and construct
connecting pedestrian walkways and

Weak pedestrian thoroughfares
circulation and v Develop framework of streets, plazas and
walkability squares surrounding the core

v Introduce civic and green space uses
v Connect roadways to northern neighborhoads

v Replace surface parking with garage parkir
v’ Create blocks of mixed-use buildings
(office/retail/residential)

«Q

Excessive surface

parking v Use to build high building and occupant
density
T X X
The only defined Utilize excessive parking area to create green

space/civic space
v’ Create civic space within the core galleria
v’ Lengthen the northwestern canal into site tp
create a lake/park

public space is inside
shopping mall, lack
of civic space

Figure 2: Urban Design Techniques to Utilize fomP8each Mall Site

Figure 3 is a site proposal for Palm Beach Mallbasr Design techniques have been used to increase
circulation, reduce excessive parking, increasergend civic space and create urban density. Thizogal
is centered around commercial, retail and restasirf@ver 65%) and green space and civic space (25%)
Residential is kept at 10% because of the abundafnegrrounding suburbs. To accommodate the pragject
future demographic, civic space is recommendedetdheater house, library and/or art/cultural cernftae
urban core is recommended to be medium to highretall/dinning while the periphery contains larger
department stores, theater, offices and low to umedind retail. General urban zone is recommended fo
mix-use of mom and pop type local retail and medamd retail.
ol R T

Urban Core Zone

Urban Center zone
General Urban Zone
I Green Space
Hl civic Space
I Residential
EEE Parking Garage
— Surface Parking
== Maijor Pedestrian Path
=== Roadway
(O Entrance/Exit

@ Lake

Figure 3. Palm Beach Mall Site Proposal
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7.3 Regulatory and Management Techniques, Securing Inodves

Current single-use, segregated zoning and poléies hindrance to creating a thriving community.séen

in the past, these types of regulatory techniqdies gropel urban sprawl and create urban decag.Piddm
Beach County government should consider introducieqyy planning methods such as model ordinances,
form-based codes, and architectural standardsplaae existing land use plans and techniques. tivesn

for sprawl repair implementation at the Palm Beltell site may come from local, state and federaéle
such as density bonuses, and fast permitting, BIB, redevelopment grants, CDBG, tax credits, land
assembly initiatives and public-private partnership

8 CONCLUSIONS AND DISCUSSION

8.1 The Sprawl Repair Act is a Great Idea, Focuses Attgion

The urban landscape within South Florida is tritteded with underutilized land uses. For whateeason
(greed, bad planning decisions, stupidity, the ratifecycles of economic and other opportunitigspairs
must be done. DPZ is being very clever with inrmdg the “repair” notion. While the Sprawl Repair
Manual (Tachieva, 2010) contains a host of oppdits) it is clear from the “where-asses” and the
proposed policies that the shopping center reptedka prime target. The Palm Beach Mall siteeshpps
the iconic “opportunity” in the state.

DPZ's role in the creation of the New Urbanism moeat provides a unique stage from which to focus
attention on the problem of “sprawl repair” (Tal&@10). The eventual realization of a true, fumaai
polycentricity in our metropolitan areas mandates ieed for higher understanding of economic, desig
and management considerations. The “urban desi@nBPZ through its “sprawl repair” agenda are most
welcome.

8.2 The Sprawl Repair Act is Only a Partial Conceptualzation of What Needs to Be Done

While the urban design solutions contained in tBprawl Repair Act” and the SPR could be viable, the
approach is limited (or understated) in terms ofde®l economic and management considerations. For
example, symptomatic of the largely “architecturafiproach is the illustration in the SPR (p. 2#®tt
recommends a solution and an arrow to a formedimgjlwith the phrase “convert building for new Use.
Form follows function, someone once said and figdin‘new use” is the first question, before “reajt

the site. Below, we raise a humber of additiormisiderations that must be included in any attetopt
realize polycentricity through sprawl repair. Weeuthe Palm Beach Mall site as a case in point in
developing these considerations.

8.2.1 ltis, as the where-asses state, still somewhatoérket and real estate game

The Palm Beach Mall site is at a prime intersectibir95 and Palm Beach Lakes Boulevard. The inaker
spatial structure of West Palm Beach is usefullysitated as a three-pronged fork with the base in
downtown. The southern axis (Australian Avenuejl$eto a corporate park and airport. The middls axi
(Okeechobee Boulevard) leads to the western subufbg northern axis (Palm Beach Lakes Boulevard)
performs the role of both access and of a by-fsisse it merges with the middle axis about 1.5 kiesW\bf
[-95. The site has high visibility.

The greater West Palm Beach area is one of therrfrdes” that makes up the polycentric spatialcttire

of South Florida. In theory, the West Palm Beaoldenshould be both specialized, having “some dort o
competitive advantage over other nodes” and alsersié enough to allow for most local functions.
Evidence suggests that the competitive advantag&/edt Palm Beach is the government. It is a major
judicial center, with courts from all levels of gowment as well as being the home of Palm Beacmigou
government. Part of the answer to “what goes enntiall site” should be “what is needed to fill dbé
profile of this node.” To simply assert that a diffnt retailing solution is best is — as seemsding
demonstrated — perhaps short sighted. The “highes$tbest” use question has yet to be asked, st hga
the public sector planners (who seem to be quéetiree)! The proposed solution — create a “towneén-

is too generic.
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8.2.2 What exactly is a “Town Center”?

Town centers are a generic solution to many typeswitalization strategies. Every municipality ma one

— they seem to be “fashionable.” However, theyhalle one characteristic — they are a tough propogb
keep vital. Evidence is mounting that town ceme@blems appear from the concept of the optimak;ini
studies from Gerbich (1998) has reconfirmed that éimchor, food court and mall store categories are
heterogeneous groups. Each category retains its‘extarnality generating roles” so that shoppingtees
require a unigue combination to operate favoralilye SPM’'s assertion to find “new uses” does not
guarantee a successful shopping center. Apparegh#dydevelopment community has not gotten that down
yet. The “original mix” works for a short period time, but the “entertainment value” has a shifetdycle.
The ability to “evolve” (a desire, stated by thellJhecomes problematic and the evidence on thengkisi
that “town centers” generally fail (other than sost®pping centers called “town centers” that ateeitber

in “towns” or “centers”). Often a town center is rachan an architectural expression, should thera b
“town center” built in the PBM site? Perhaps!

8.2.3 Could the PBM site be “Something Else”

The PBM site could be a “sub-node” within the WRibde,” but the functionality needs to be worked out
There are a number of ways to find such functidyaticluding economic base or minimum requirements
analysis. Knowledge of why edge cities work, ecomormlustering techniques, and concepts from
complexity theory on circular causation and fee#baechanisms could also go a long way in finding
alternative uses.

Some back of the envelope calculations by the asithuggest that the WBP node is deficient in a rermb
industrial categories including wholesaling, wangsing, or light manufacturing. While these actastiare
clearly not as glamorous as a stunning new shoppémger, the high degree of accessibility of the si
suggests that critical functions within the oveeslbnomy could be accomplished on the PBM site.

8.2.4 Begin a Regional Dialogue About Polycentricity, kHiehical Structures, Etc.

Fixing idiosyncratic situations one at a time, whihice”, will not fix the overall problem of undganding
regional spatial structures and dynamics. Desggairformulated and ideal urban node will not gute@n
success if the current and future regional markenat carefully analyzed and plans are drafted in
accordance. A regional approach is necessary, @@sed and owners will have to have some undersigndi
of the potential of their resource (site). The pelytric spatial structure of a metropolitan reg®grounded

in its economic, social and market dynamics. The wegional nodes change over time (grows, dies,
sustains, interacts, overwhelms other nodes) aladad in numerous explanatory theories; theseritgo
need to be incorporated into the framework of “spreepair’ and revitalization strategies. It isalitto
recognize the functionality and dynamics betweeth within regional nodes; otherwise the lifecycleaof
newly repaired site may be vulnerable to furthenpature demise.
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