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e nation’s fiese regional malis and freewavs were grected with
unabashed enthusiasm and virually ne criticism, although—
and perhape bhecause—ihev were v radical break jrom metro-
poiin deveiopment patterns of the past. The construction of
the King of Prossia Mall and the schuvldll Expressway in the late
Foats and earlv 1Yo, Tor instance, suggested the possibibity that
someday Philadelphia would become a modern atv, foliowing the
lead of 1 os Angeles. Americans sceepted what 1s now referred to as
conventional development without challenge because it was new and
exciting and difterent from the industrial city of the carly 1900:—
and o that matter, from cvery ciiv that had been built in the pre-
vious 3,000 vears. Industrial cities were, {or the most part, dirty,
crowded, end noisye People lived so clase 1o their neighbors that, as
Mark Twaii anee said, “You could hear them change their minds.”
The new vision of tow o build cities was proclaimed by many
futurists but none so well as Norman Bel Geddes, the leading vi-
stonary of the 19305, who designed General Motors’ 1GMY T Futu
rana exhibit at the 1929 New York World's Tair, Bel Geddes and
AT proposed that i the "distant vear of 19607 Americans would
own houses with broad lawns, drive private cars an wide super-
expresswavs, and enjov personal privecy at home and in their ars.
T also wus 1o hea future of clean air, unimpeded automobile trav-
¢l due to electronic controls in the roadwav, and 120 mile-per-hour

spreds. Gbviously, they did not get evervthing right,

America accepted conventional development because it was so different

from the crowded industrial citles of the early 1900s Hacing page), as

. were the nation’s first regional malls, such as Pennsyharils's King of

Prussia Mall {boltom left); freeways, like the Schuykill Expressway
lleft); and nelghborhood developments, such as Levittown {below).
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Aler World War 1 the Futiransa visioen

was inplemented with o passion. Federa
Horrae nsuranc seas eiacted for new de-
velopments i the "right neighborhoods- -
or those that conformed to the Fararama
vision—such as the Levittowns in New Yok
and Philadelphia, as well as the San Fernan-
do Valley punside Tos Angeles and other fivst

ving suburbs aoross the country The outs
put of cars was inereased wmake ap for the
scarcity al the early 1940s— and then some,
Mostimportant, hawever, the fergest con-
structicon progrant in werld history was be-
sun: the building of the inferstate highway svsten, Thue system was
supposed to link the major cities together butalso plaved amajor
role in remolding previous conceptions of how to build Oties.

The 16905 have seen an increase in the puce of Futuramas-in-
spired conventionat developroent. As avesult, land in metropoliitan
areas is being consumed ten o 20 times faster than the populabion
is growing, Metropolitan Adanta tor example, was 05 miles north
to south in 19907 1L Is 110 miles north to south woday. fris altogether
probable that in terms of fand area Adanta is the fastest-growing
liman settlement n history,

Ihese huge expanses of fand are being consumed by develop:
ment in g numbingly sterile, could-he-anywhere stvle of archited-
Lure on 4 ever-more-inhanan scale, which is appropriately named
“strip commercial” Even public schools do not escape this fate.
Woodland Elementary, a new school in the northern suburbs of
Chicago, has 5,000 students, including 19 kindergarten classes, and
twor acres of buses parked bumper to bumper.

The Futurama vision has now been standardized and com-
moditized. For real estate developers, this has taken the form ot 19
product types that can be casily and cheaply financed, built, traded,
and managed in today's financing market, For instance, a “neigh-
borhood center” one of many misnomers in real estate today, always
comprises @ 12- to 13-acre site with 20 percent building coverage
and 80 percent parking lot coverage. The center is anchored by a
30,000- to 70,000-square-foot grocery superstare, a 20,000~ 1o 30.600-
square-foot drugstore, and in-line shops occupied by the usual sus-
pects. [t draws rom the “neighborhood” within a three- to five-muile
radius, or approsimately 20000 households. Builders must con-
struct this standard product if they want linancing, creditworthy
tenanes, aid the abilitv to sell or tradu it onee itis complete,

The Futurama vision certainly has delivered a number of bene-
fits: increased privacy, a higher standard of living for the average
family, and the least-costly food distribution system and housing in
the waorld. But this has come about with the hidden costs o increased
pollutdon; homaogeneous, isolated environments; environmental de-

struction; decreased productivity and quality of lite due to longer
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coriutes: mdrastrucrare decss

rosalils

runt the mabilicy 1o

i obd wstems while com-
pilsivel expanding to the Iringe:
and mussive social proélems as
the poor become mors olied
than ever hefore, As aresult. the
markel, as well as public policy,

is demanding a now visior of

low melropalitan arecs shouid
be built,

Conventional developrienis
highly modular. Different prod
uct Lepes are separater housing in housing areas, retwl in retail areas.
Projects are dropped onto sites with little thought to the previous or
existing natural or built envirenment. For retail, office. industrial,
hotel, and apartment projects, the most critical locational eriteria are
visibility from higa-speed highways and access by car. This Kind or
development is best suited to “greentields” since obtaining the amount
of Lund needed tor inexpensive surface purking in already developed
arcas s very difficult. The touchstone of the conventional develop-
ment vision is simplicioy: master plans—the actual plats ~that call
for the complete segregation of different read estate products, There-
sult is highlv efficient but sterile, with unintended hidden costs that
diminish the common good and quality of life.

The suburbs butlt i the 19405, 19305, and 1960s are beginning,
t show the same signs of decay that central cities have been expe:
riencing over the past generation, yet neighborhoeds still are be
ing built on the lringe that probably will be thrown away in 20 vears.
The new vision is not a complete rejection of conventional devel-
opment. The human desire for privacy, for example, is undeniable.
but conventional development took that desire teo far The equal-
Iv hurnan needs for communily, a sense of place, and for conve-
nient and meaninglul connection to nature have been sacrificed.
The ideal of walking out one’s back door for privacy, walking ot
one’s front door for community, and walking down the street to go
to work or Lo enjov nature is not impassible to achieve,

‘The touchstone of the new vision ts complexity. A six-dimensional
understanding of development is required to build fulfilling and
economically vital environments. This not only includes the two
horizontal dimensions of conventional development but also the
third through the sixth dimensions.

The third dimension—the vertical built environment—nearly al-
ways s composed of single - purpose siructures. The new vision calls
lor more mixed uses within walking distance of one anotaer. Walk-
iny distance, which has not changed in thousands of vears, 18 within
a 1,300-foot radius from the conter of town, Having more varied
tvpes of uses, such as housing over retail or & combination ol office,

retail, and hotel within connected structures, creales a mix ol uses



that beth enriches the common experience
and, not unimportant, enriches the develop-
er. The kev is shared parking, as well as tran-
sit and walking options for commuting.

The tourth dimension—time—is ig-
nered by conventional development because
business 15 assumed to be open onlv during
a set number of hours each day. For exam-
ple, since many conventional retail devel-
opments are enclosed so that the interior
climate can be controlled, seasons also can
beignaored.

The new vision recognizes that a place is
nrany things, depending on the time of Jay,
dav of the week, or season of the vear. There
is the pulse of activity during the workday,
Thu clegance of the carly-evening dinner
hour, The romantic late evening. The lone-
fingss of late night. The awakening of carly
morning. Being open 1o the elements makes
a place different with each scason, and all of
the ditferences can be experienced in the
same place. The recent success of places like
Reston Town Center in Reston, Virginia;
Mizner Park in Boca Raton, Florida; and
Horten Plaza in San Diego, California, all
atlest to this. “

The Hifth dimension—human historv—
cither 1s bulldozed by conventional develop-
ment or acknowledged with atoken, almost
laughable gesture. By updating historic struc-
tures for current use, vne can endlessly ex-
plore the mystery of those who came before,
both consciously and subconsciously, and the
virtues of sustainability and responsibiline o
future penerations can be reinforced. Because

of the legitimacy of age, historic buildings al-

T
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nent natural attributes of an area,
senerally swater features like rivers,
lakes, and aceans, into the down-
town, as 11 downtown Chatta-
nooga. Portland. and San Diego.
The new viston ultimately is
about place making: creating
towns and cities that have iem-
orable qualities, And they can he
extremely successful financially,
as countless special places that st
exist after 50 vears of copventional
development in the United States
demonstrate. Consider Palo Alto,
California; New Cannan, Con-
necticut: Midtown, New York;
Princeton, New Jersey; Seaside,
Florida, and manv other such
places that have high financial val-
ue, Even as such, places that fol-
low this new six-dimensional vi-
sion need not be the exclusive
domain of the rich. All Americans
should be able to enjov the plea
sures of a special place to call

home that preserves and enhances
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mature. It should be onby a mat-
ter of demanding better,
Immediately after World War
11, most jobs i American met-
ropolitan arcas were located in
or near downtown. Downtown
was characterized as the first-
generation “metropolitan core,”
a concentration ol retail, com-
mercial, and high-density resi-

dential space. Mass transit and

s0 add character that cannot be created new.

The sinth dimension

case of access to nature—is destroved by
maost conventional development, or nature is tamed to the point of
being ennatural. Onlv recently has the need o preserve and en-
Lance natural features heen well understood by Americans, but it
does not need to cost the developer a great deal, For example, res-
idential lots that front the marshland at Hilon Head Island i South
Carolina sell for more than lots that front the golf course, vet golf
courses cost from 56 million o 315 million to build; marshes re-
quire only that the developer has the intelligence not 1o destroy
what nature already put there. Most recent downlown success sto-

ries include cleaning up and physically incorporating the promi-

surface streets all tocused on

Jowntown, creating great vitality but also dirt, poise, and cengestion,
The increased automobile production. building of the first ur-
ban freewavs, growth of personal wealth, and desire 1o implement
the Futurama vision of the post=World War 1] era set the stage for
second-generalion metropolitan cores to emerge inthe 1960s, Typ-
ically located three to seven miles from the original metropolitan
core, thev were the first alternatives to downtown for jobs and com-
mercial development and included White Plais, New York; Bala
Cainwyd, outside Philadelphia; and Mid-Wilshire in Tos Angeles.
somie of the second-generation cores have prospered, but most huve

not, as subscquent growth has oceurred fariher out,
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The third-generaiion metropolitan cores emerged i the 1970s
and exploded insize in the 19805, Places like Perimeter Center 1o
Atlanta; Tvsons Corner, outside Washingron, 12.C5 Bellevue, near
seattle; and Newport Beach, near Los Angeles, becane the location
of uver 70 percent to even 110 percent of all net job growth. Down
towns and second veneration cores, however, may have gained jobs
but still recorded net losses or mayv have lost jobs outright. Third-
gencration office-oriented metropolitan cores were in or near the
major concentration of upper-cnd housing. with predominantly
white households, which was where the executives lved—they had
simply moved thelr businesses close to their homes. The direction

of growth las come to be called the “favored quarter” of the met

ropolitan area—the 9U-degree arc starting in the downtown and
gronying out, where most jobs are locating or relocating.

The third-generation cores are seven to 12 miles from down-
fown, Since every mile from the center means a geonetric increase
iy land available for urbanizaton, development trends of the 19705
and 1980 muant that every 1 percent increase in population gen-
crated ae peraent o 12 percent wicredse n kand consumption. Be-
tween 1970 and 1990, the population of metrepolitan Chicago in-
creased by 1 percent, but it land mass inereased by nearty 30 peraent.
Similarly. the popudation of the Los Angeles arca increased by 45
percent, but it knd mass imcreased by 285 pereent.

The 1980s also saw the beginning ot fourth-generation metro-

politan cores. another tive to nine miles out from the third-generation
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cores but still in the favored quarter. The 1990s real estate boon s
taking place primarily in the fourth generation: the third-generation
cores have become nearly built vut due w the overwhelming need
for land o construct highways and parking lots. Places like Reston;
Route 202 in Philadelphiy Valencla, near Los Angeles; and Red-
mend, near Seattle, are the location of most job growth in the 19905
in ever-lower density, sprawling, campuslike settings.

With jobs 15 to 23 miles from downtown n the fourth-generation
cores, huusing moves another 15 10 26 miles farther outinto ares
that were either farmland or second-home communities. The
mountains of north Georgia, which had been the location of sec-
ond homes for generations, now are being converted into primary
residences for people working in the nearby fourth-generation cores,
New second-home communities are emerging in North Carolina
to serve Atlantans looking to get away for a weekend.

The 19905 also are witnessing the emergence of fifth-generation
metropelitan cores 30 o 60 miles from downtown n certain Last-
grow th areas, such as Dallas, Houston, and Atlanta. While so far the
impact has not been great, recent history indicates thal these new
cores will deain jobs from the first- second-, and third-generation
cores while putting greater distance between the location of new
iobs and atfordable housing. For all practical purposes. workers can-
netcemmute from lower- and lower-middle -inceme housing con-
centrations to fourth- and fifth-generation cores, and these cores

are difficult tu reach from many middle-income housing areas.



I the Tast few vears, there has been a growing markel reaction
e conventional development patterns. Many downtowns are ex-
periencing a revival of in-town housing, fueled by empty-nester
babv boomers and single households. Relatively quickly, former
nine-1o-Ave downtowns like Chatanoaoga, Denver, and San Diego
have become models of the 24-hour downtown, Bven unlikely places
iike downtown Dallas, Houston, and Atlanta, in the sprawl-orient-
ed Sunbelt, are beginning to see Class C oftice buildings being con-
verted to loft living units and grocery stores being budlt in town,
something no one would have forecast even five vears ago.

Some third-generation cores are urhanizing by intilling with
high-density office und housing projects. Places like Buckhead and
Perimeter Center, both in the Atlanta metropaolitan area; Reston
and Tysons Corner, both near Washington, InC. and West Los An-
geles are becoming extremely urban—and urbane. In a few in-

stances, se

-cend-generalion cores are reviving because of their close-
in locations, such as Bethesda, Marvland, and Ballston, Virginia,
both vutside Washington, [.C., which were alded by the location
of subway stops in their area, Within a decade, all of these exam-
ples will be among the most urban, mixed-use metropolitan cores
in the country.

There has been a recent revival in pre=World War 1 single-family
neighborhoods inthe favored quarter bat close 1o first-, second-
and third-generation cores. Over the past two vears, cose-in hous-

ing prices have increased up to 20 percent annually in Washington,

.C., Attanta, and Dallas. In contrast, new house prices on the Iringe
arc appreciating only 3 to 4 percent per vear, hardly enough 1o cov-
er cost increases and putting homebuilders in a profit squeeee in
spite of the brisk housing market. With much of the new housing
heing hutlt on the edge of the favored quarter, many of the quarter’s
new and existing residents are not feeling particularly favered, as
traffic congestion and commutes continue te Increase.

It seems possible that the market is beginning to signal o desire
for less sprawl and more concentrated developnients, which would
bea mdamental shift in development patterns for the country and
the real estate industry as a whole, Such a shilt would require con-
siderable change in planning and zoniig codes; in tinancing for-
mulas for banks, Wall Street, and the secondary debt market; and
in the strategy of development companies. Because it is likely that
these changes eventually will be legislated for environmental, fis-
cal, and social reasons anyvway, it is a good thing the market is be-
ginning to demand them now, The “carrot" of the market [s always

better than the “stick” of government intervention. E
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