Southcenter Plan Book 1: Community Intent

1.1. ORIENTATION

This Plan is both an implementation and a policy document, in that it is intended as a strategy for
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center, SouthcenterThis Subarea Plan estabks a planning and design framework to further the

vitality, functionality, and sustainability of tH&outhcenterareain accordance witlmarketforces
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orchestrate as new investment creates change. This first section of the Plan also outlines the means

by whichthe community intends to support and promote the realization of the vision of the future
Southcenter. Finally, Book 1 is intended to provide guidance for actions not specifically covered by

the development regulations or city actiotfsat are contained irBooks Il and Ibf thisPlan.

Planning Principles for Great CitleBuilding Blocks for Redeveloping Southcenter

This plan recognizes a set of integrated principles that have produced the best placeseand citi
throughout the world. In Book I, these principles are translated into objectives and short term
strategies directing reinvestment and new developmtrat successfully transitions Southcenter
from a suburban to a more urban center. The planning ppiesifor great cities are as follows:

o Make great streets Street design dictates the form of individual blocks and buildings that
SyOof24aS SIFOK aiNBSGaolFlLISod a/2YLX SGS aaNBSias
automobile movement according their location and necessary function in the overall area.

Streets of various types are designed to further improve pedestrian crossing safety and balance
automotive speed with the needs of nanotorized transportation. Where appropriate, streets
haveon-street parking in order to provide a buffer between the moving traffic and the
pedestrian, thus diminishing perceived and actual danger. Further, in key commercial
environments, orstreet parking plays a critical role in the daily and loegn viability of

businesses.

e Break up the super block3.he most effective redevelopments will be those that retrofit the
streets, blocks and lots to provide a compact, connected, walkable mix of uses and housing
types. Retrofitting the underlying layout of the streeand blocks transitions auto oriented
suburban patterns and behaviors into more sustainable ones. A fine network of interconnected
streets, rather than super blocks and limited number of roadways, encourages pedestrian
movement. Such a network also proggimultiple routes that diffuse traffic, increasing the
options for travel to various destinations, improving safety response time and creating
alternatives for emergency access.

lAdapted from the Santa Ana Renaissance Specific Plan, 2007
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e Create a memorable built environmenthe buildings, blocks and streets of area are
interdependent and contribute to an overall pattern of unique and related places. Each one
contains in part the ingredients of all the others. Buildings of a particular quality can define the
block that contains them and the street that surroumntthem. Design is the matrix that helps
either to create or destroy the quality and character of a place. Buildings are the smallest
increment of growth. A variety of architectural types, and their relationship to each other,
largely determines the charaet of a place as they define the streets and open spaces they
face.

e Make great public spacedJrban areas can be much more than a place to eat, work and spend.
Part of what makes a place more valuable and beloved are the public spaces. Well designed
publicspaces enhance community identity and foster civic pride. Public spaces are the visual
punctuations along the greater public realm of streets that give identity to the various districts
in the area. This will contribute to a unique character, and disistgit from other regional
centers and commercial areas.

e Live near transit and where you work, shop & plajdding more residential density in an
urban center is a way to support goods and services and a means to enhance a sense of
community. The opportury to live above stores and businesses and in close proximity to
transit access points encourages residents, shoppers and employees to drive their cars less and
increases their ability to take advantage of the proximity of uses, services, transportation
opi A2y &> LINJ&a YR LldzoftAO LI OS&d LINPJGARSR Ay a
appeal while providing for a 24/7 rhythm of uses.

e Get the mix of uses rightA compact mix of transupportive land uses such as offices and
housing within walkingidtance of transit will help generate ridership, reduce the need for
parking, and help reduce the number of automobile trips.

e Get the retail right.Retailers are encouraged to facilitate pedestrian storefront shopping. A
successful pedestrian oriented rétaore is typically located around a more urban pattern of
streets accommodating cars and-street parking. Offtreet parking is ideally located in a
combination of shared and paince lots and structures with buildings to the back of
sidewalks.

e Get the parking right. The compactness, mixed use nature and walkability of an urban area
entices customers to park just once and complete tasks on foot. This reduces the average trips
and parking in a traditional setting by half over strip retail. The transébion of drivers into
walkers is the immediate generator of pedestrian life: crowds of people that animate public life
in the streets and generate the patrons of strdaendly retail businesses. It is this scene that
provides energy and attraction to ga a thriving environment.
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1.2. COMMUNITY INTENT

The Southcenterarea SNIPS& Yl ye FdzyOlAzya TFT2NJ 6KS OAGAT Sy 3
commercial hub, drawing customers from within the community and all ovePtlnget Sound

region. It is a wonlace center, providing jobs to residents and nearby communitiés.a major

contributor, through property and sales tax, to local government and the services it provides to all
citizens.

It is the intention of the Tukwila community and the purposela$ Plan to bolster, extend and
build upon these valuabléunctionsand to realign the Plan Area as needed with new forces of
OKFy3S YR YIFENJSG RSYFIYRO® a2NB aLISOATFAOIff@sx A
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entertainmentcenter for South King County.

2. Establish a planning framework that insures that each increment of new investment adds to the
long term sustainability of Southcenter as a pafrthe city and region.

3. Encourage the eventual redevelopment of underutilized properties and oversized parking lots
Ayiad2 | LI GGSNYy GGKIFG O2yy &@has Waskifld Malyi®l 2 SOl | NB |
overlooked amenitiegsuch as Tukwila Ponah@the Green Rivetp each other and to new
infill commercial, residential and public spaces.

4. Substantially enhance the walkability of the northgrortion of the Southcenter area,
augmenting the exclusively autwriented environment with pedestriannaenities, transifand
bicycle facilities.

5. Stimulate pioneering residentiahd officedevelopment in walking distance of ttf@outhcenter
(bus) Transit Center and the Tukwila Longacres Sowutemuter rail Amtrak station and
ensure itisconfiguredto provide safe and comfortable pedestrian routes to and from the
stationsand other Southcenter destinations.

6. Enhance the convenience, visibility, accessibaity visual character of the transit
infrastructure in Southcenter, and integraitewith the pattern of development in the urban
center.

7. Realign policies conditioning development in Southcenter with contemporary consumer and
investor preferencesresulting in buildings and spaces that contribute to an identifiable sense
of place and attraicnew types and forms of development envisioned by the community

8.a! YSINIKeg ¢dzZl gAfl t2yR YR GKS LR2NIA2Yy 2F (KS
restoringtheir natural health and beauty, and featuring them prominentsyaamenities that
enhance the identity and drawing power of Southcenter.

9. Enhancehe visual character of Southcenter to reflect the special landscape and architectural
heritage of the Pacific Northwest region.
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10.Manage expected growth in a gagable way, ensuring thahe regional benefits of growth
management do not come at the expense of livability, by focusing growth and density in
environmentally suitable areas and adequately servicing it with improved infrastructure,
including nommotorized facilities, transit and enhanced access to parks and natural features.

1.3. STARTING POINT: EXISTING CONDITIONS SUMMARY

The condition of the Plan Area at thieme of theSubarea t | Yy Q & is Rehilled i Appendix, A
documenting and dscribing the physical and structural conditions of the area that have informed

the recommendations of the PlarAs change occurs, the community intends to measure those

changedi 2 Y2y AG2NI GKS tflyQa &adz00Saa IyR (KS RSINEB
summary of conditions, challenges and opportunities is provided below:

Land Use

¢ An economically successful regional
commercial, shoppingnd employment -
center

e Major contributor to City revenues & local
services through sales & property taxes

e Suburban pattern of development
e Very little vacant developable land

e Low density developmersurrounded by

parkingpoints towards redevelopment PO :
opportunities Regional shopping & employment center

() [ 1

e

¢ No residential or mixed use development
need more amenities to attract

e Predominantly singkstory buildings

¢ New investment will increasingly entail
redevelopment of buildings and site

North
e Auto-oriented commercialwith retail, office,
andlodging

e Large regional shopping Mall surrounded by
parking and rings of associated smaller scale,
low-rise, surfacegparked commercial
buildings.
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CIRCuUIT
cITty

Supercenter retail along Southcenter kwy

Low densitydevelopment surrounded by parking Zoning
provides opportunities for redevelopment e Current zoning is the same for the entire
planning area; TUC
South & West e Nearly every kind of retail, entertainment and
e Primarilywarehouseand distribution center restaurant use permitted
serving the mall & region e Commercial services, warehouse & light
e Some outlets (especially furniture), along with industrial uses permitted.
some lowrise office. e WSAARSYGAIE dzaSa LISNNAGGS

e {2YS G0A3 opericénteidBang A f 9 v body.
Southcenter Parkway.
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Primarily warehouse, industrial & big box retail \‘
uses in the southern parf arban center o 7 A

Existing building pattern
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Transportation & Circulation

e Located at the intersection of 2 major e Street network designed solely for
freewayg(l-5 & F405) automobile traffic

e Few access points into Southcenter area e Oversized blocks limit internal circulation

e Limited street network, especially east/west ¢ Inadequate facilities for large ridership latis
routes transit station on Andover Park West

o

1 N |

F16.1.7. EXISTING STREET NETWORK F1G.1.8. PROPOSED STREET NETWORK
Non-motorized Circulation
e The regional Interurban & Green River Trails 5 ]
serve as a pedestrian/bicycle spine through 7,

Southcenter \
e Block size too large to walk :

e Lacking bicycle infrastructure/routes on
streets

e Lomg distances between destinations

e Narrow, unprotected sidewalks along highly
trafficked & higher speed corridors

¢ Inconvenient pedestrian access to Sounder N P
commuter rail station from Southcenter area Inadequate transit facilities

W:\Long Range ProjetBouthceter PlanPlan 2011Book AFINAL Book 1_12.7.2011_PC.docx Page6
12/7/2011



Southcenter Plan Book 1: Community Intent

o Difficult to find and acess parks, trails & open Architectural & Landcape Character

spaces  Buildings separated from street by large
o Little effort made to create site layouts parking lots, with entrances difficult to find
oriented to pedestrians  Buildings generally reflective of autmiented
e Access (driveways) management needed in development
key pedestrian oriented areas e Construction before design review

implemented (1982):

0 Unarticulated buildings with little
ornamentation or design
o Simply massed buildings with a box
like appearance
o .dzAf RAy3aa R2y Qi NBFESO
character indigenous to City or region
e Since 1982:

o Well designed buildings are lost in the
overall mix

Lacking sidewalks & pedestrian amenities 0 Too few well designed buildings to

create a sible theme or provide
Streetscape district identity

e Site layouts and streetscap@rimarily » No landmarks
oriented to needs of motorists

e Overall impression is of large, simple buildings
fronted by asphalt

e Lacking individual street identityeasy to get
lost

All streets Iok the same & are oriented to needs
of motorists
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Examples of Desired Urbarofm

ClaimJumperg new construction built to the ~ Acme Bowg redevelopment of warehouse
Corner of Southcentek®y and 188 Street

405 Baker Blvd; redevelopment of warehouse Fatigue Technologyredevelopment of warehouse
with public frontage impreements
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————m

T

Warehouse redevelopment Pad building on Westfield Sibeiilt to the back of
sidewalk on Strander

Southcenter Square Shopping Centbuilt to the back of sidewalk with
plaza spaces and clearly delineated pedestrian paths, constrivetedew
half streets
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1.4. THE VISION FOR SOUTHCENTER

TheSouthcenter are@omprisesf approximately 250ndividual privately held properties, and over

8 miles of public rightsf-way thatare under the ownership and control of the City. The

overarching purpose of the Subarea Plan is to orchestrate individual public and private investments
to produce greater value than any separate project could practically achieve by providing a
commonvision that all investors can rely upon, contribute to, and derive value ffdms section
describes the common purpose to whichadtions andnvestments shall be directed: the

realization of a vision of the future that is sufficiently specifiptovide a common purpose, yet

loose enough to respond to opportunities and changes in the marketplace that will inevitably arise.

1) District Structurec FromSuburbanCommercial Area to Urban Center

The forces of market demand and land availability that producedtthieent characteristicof
{ 2dz0 KOSy (i SN a havezavohied siyyifidantlydh yiew Sliyections. The primary driving
forces conditioning the fan of new investment in the Plan Area will:be

1) ¢ KS &K 2 LILIA shit away/friardzatermaly ©éused shopping centers in favor of
more open air and amenitgriven formats;

2) Rising gas prices afmtreasing regional commitment to trait;

3) A rapidly growing demand for walkable urban environments for living, working and
shopping; and

4) Therising economic importance andilue of propery in the Suthcenter area as a result of
the expansion of the regional mall and the disapaeeare of easily developgaroperty in
the area.

The implementation of thi®lan is intended to enable Southcenter to benefit from these primary
conditioning forcesResponding to these forces of change, the community envigjaiing
development and change to create differentiated areas where the character, forms, types of uses
and activities benefit, complement and support each ot{féxe Figire 1.1. Evolution of Envisioned
District Structureand Figure 1.2. Envisioned District Structi@AF)
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To Seattle To Seattle
& Jo Renton .
Figure 1.1

Airport — Evolutionof
’ Envisioned District
Structure

Southcenter encompasses
a relatively large area
containing a wide variety

Jf xoinder of uses. To creatermore

T station coherent urban form and
SYyKIFyO0S GKS /SyidSsSt
long-term competitive

edge within the region,

the City intends to guide

development and change

to create distinct areas

where the character,

forms, types of uses and

activities benefit,

- complement, and supmt

T each other. City of

Tukwila Comprehensive

"Kem jo sub proaey Jene T

Plan)
To Tacoma To Tacoma
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Regional Center

The area in the vicinity of Westfield Southcenter Mall, with easy access to the new bus Transit Center, will continue to
infill and intensify to a more walkable and compact fornde¥elopment extending southward toward Strander
Boulevard, ultimately extending to the edge of Tukwila Pond and eastward across Andover Park West.

10D District

Plan Area Boundaries

e« e ¢ o Project Study Area
wosnsussns Tukwila City Limits

!
|
|
!;
!

Transit Oriented Development (TOD)
Neighborhood

Ly NBalLkyasS (2 GKS NBIA2Yy QA
commitment to transitservice, a new Transit
Oriented Development Neighborhood will
extend from the upgraded bus transit center on
Andover Park West, eastward towards the
Sounder commuter rail station. Public
investments that will serve as catalysts for the
redevelopment of thé area include a new
pedestrian bridge over the Green River and
frontage improvements along Baker Boulevard.

PondDistrict

City improvements to public frontage, water

quality and pond amenities will help instigate

GKS adzySINIKAY 3£ ofoRly ¢ dz] 6 A f |
F& | LddzotAO YSyAdGes odzi | a
for the southern edge of the Regional Center

and as the center of a new mixed use Pond

District.

Workplace

The large southern portion of the Plan Area will

continue to provide a wide range of didiution,

g NBK2dzaAy3as fA3IKGEG AyRdzadNR
and furniture outlets, with incremental infill by

office and other complementary commercial

uses.

Commercial Corridor

Southcenter Parkway will continue to feature
auto-oriented retail and services a manner
similar to the existing patterns of development
in that area.

Figure 1.2. Envisioned District Struct®@RAFT)
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The particular characterists envisioned for each of these distriat provided below:

The Regional Center

The Regional Center portion this Planis the primary shopping and entertainment digsttion for
South King County, and the centerpiece of the Southcenter area. It occupies the highly visible and
accessible northwestern quadrant of Southcenter, which is nestled snugly up against the
intersection of Interstate 405 and Interstate 5. The iRagl Center owes its success to and is
anchored by theecentlyexpanded and refurbished Westfield Southcenter Mall. The drawing
power of this retail powerhouse will continue to bring investment in redaill servicesoriented to
an expanding regional tradelust to the east, Acme BowlAFitness and-Fly will serve as
complements to the Mall and strong attractors for new entertainment venues in the dileanew
Transit Center with service to the Sounder commuter rail BINK light rail stations, local and
regional bus routes, and bus rapid transit (BRT) is prominently located between the Mall and
existingentertainmentvenues

As new investment continues to flow into the Plan Area, the community envisiorentieegence

of an increasingly urban district that uses its progressively more valwaidenith greater
efficiency, whictcan be comfortably explored not only by automobile but also on foot or bicycle.
The area surrounding thiglall maybegin changing from the exclusively parklotsurrounded,
auto-dominated developmento an increasingly walkable and amenity driven pattern reflecting
contemporary consumeaind investor preferenceslowever, ensuring excellent access for all
modes of transportation into the Regional Center will be key to its continued success.

Over time, public investments combined with markitven infill may instigateew development
increasingly characterized by a pattern of walkastaled city blocks with key street frontages
lined with visible storefronts and active sidewalks (Plsdtp2) Buildingsnaybe oriented to
public spaces and sidewalk areas with higher levetsyanity (Photd3). Abundant and
convenient parking will be provided, but will no longer dominate the view from the road or the
sidewalk.

LS

1

|

|
)

‘ORDERS.

1. Smallerretail with visible storefronts andctive sidewalks 2. Anchor retail with visible storefrontsnd active
sidewalks
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3. Example of buildings oriented to amenities 4. Envisioned mixed use retail/office development

As the Regional Center continues to grow in response to the growth of the region, the market,

public investment, and escalating prapevalues, the district may continue to intensify with upper

stories containing offices (Phot#), homes (PhotoS) or hotel roomsOver the long term mfill

development on the higivalue property of the Mall may continue the transition from surface

parking to structured parking, and may be increasingly characterized byis@ar highrise

building components built over the retail base. This process of increasing land use efficiency,
development intensity, synergy and mix, will be combined with pulsiit @rivate investments

increasing walkability and accessibility befitting a true regional center. The increased intensity and
gAGlrIEAGE OFy O2yiAydzS (KS LINRPOS&da 2F ONRIFRSYAyYy:Z
adding customers, residentsiployees and safety to the dynandenter of the region.

5. Example of mixed use residential development
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" 08.07.2011 10:00
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Tukwila Pond

In the long term, theMall the entertainment area, and the Sthcenter Transit Centewill continue

to be the armature fothe ongoingescalation of value, activity and investment. Eoeess points

and internal street®f the regional shopping mall wilkelybe extendeddeveloping intdoustling,

high amenity spias that connect shopping anchors and shopfronts southward to the north shore

2F ¢dzl ATl t 2y R 0 dz (0 APkdto6) Srid @astwayd taivardyaslditibnial hopsy O K 2 NE
in the direction ofSouthcenter Transit Cent¢Photo7).

The Pond District

{2dzi KOSY (i SNDa 3ANBIFGSad | YSyAlenasréndetedwirfudlly t 2y RY ¢
invisible, will become the prized center of an entirely new part of SouthcerfRather than turning

its back on the Pond in the manner of development thasoccurredin the past new

development willultimately orient toward the pond with active doors, windows, and public

walkways facing the water. Surrounding streets and development will provide not only views to the

water, but clear, legible and frequent connections to enhance public access to Tukwila Pond and its
surrounding park.

Degradation of water quality and natural eranment thathasoccurred will be carefully reversed.
The natural setting and wildlife amenities will be protectadd proximity to and views of the Pond
will add substantial value and character to nearby real estate development.

The Urban Waterfront

Along the northern edge of Tukwila Pond, development will take cues from its location adjacent to

the Mall and to the retail corridor of Strander Boulevard, resulting in a more urban environment

focused toward a paved waterfront esplanad@ver the longerm, the Mall may grow toward the
Pond(Photo8)> Y I {Ay 3 GKS y2NIKSNYy akK2NB FTdzyOUuAz2y Ay L
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AN

8. EnvisionedViall to TukwilaPond Connection 9. Envisionedvaterfront esplanadgCarillon Point, WA)

Thewaterfront esplanade will ultimately run along the northern Pond shore, featuring restaurants

and entertainmenjwith storefronts spilling out ontdhe active pedestrian promenadaiong the

waterfront (Photes9,10. ¢ KS dzLJLJSNJ a2 NARSa 2F (GKS t2yRQa y2NI
feature homes, offices and/or hotel rooms (Phdtb) that benefit from the activities belovgs well

as from enviable views and accesstwop trail around the Porktl Y { Ay 3 Al 2yS 2F {
most coveted places to live, work, or visit.

10. Esplanadeharacter & elements 11.Envisionedth ESR dzd S oghedge 2 y RQ& Y

W:Long Range Projet®outhcerter PlanPlan 2011Book AFINAL Book 1_12.7.2011_PC.docx Pagel6
12/7/2011



Southcenter Plan Book 1: Community Intent

The Natural Waterfront

The eastern, western, and southern edges of the pond will be characterized by a more natural park
environment,preserving habitat for pond wildlife. & y S O | édeshish Hath2 fibatinhg
boardwalksand sidewalksvill connect the edges of the pond. Tukwila Pond Ratkprovide
benchespverlooks shade trees and informal landscaping. Buildings will be separated from the
pond by streets along theastern and southern edges. Building heights will be lower along the
southern edge to insure plenty of sunlight for the Pond itself; buildings will also step down toward
the water to preserve views as well as a phklke character. Ground floors will rga from office to
support servicegsetail, and lunch options for workers, to newer housing types like\waek on the
ground floor, with more private uses like office and residential a@retosl12, 13, 14).

Envisionednixed-use developmentacingsouth end ofTukwila Pond
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TheTransit Oriented DevelopmenfTOD Neighborhood

Southcenter will continue to evolwas the region continues to embraseart growth and liveable
communities strateges,and deepens its commitment tivansit. The northeastern quadrant of
Southcenter wilbenefit from its enviable location between the Regional Ceng&wuthcenter
Transit Center and the TukaiLongacres Statiomand from the potential amenity value of the
segment of theGreen River that runs through the district.

The community will leverage the rail station and bus transit center to bring new investment to the
previously underutilized propées within walking distance of these facilities. The emerging new
TOD neighborhood district will eventually be increasingly characterized by a compact and vibrant
mix of housing, office, lodging and supportive retail and service usesl workers, comuters,
shoppers, and residents will benefit from the easy access and converaedte anincreasingly

wide variety of transit offerings accessibile the urban center

Parking will be accommodated by a combinatadroff- and onstreet parking spaces/lots. Compact
and coordinated mixedise development will provide opportunities for shared parking facilities.
Such facilities can be shared between public and private ¢iaesl between different private uses.
As the aea redevelops and intensifies, and as the value of land increasestrexdt parking may
begin to transition into weltlesigned parking structures, such as those constructed by the Mall.

A growing network of streets, public spaces and pedestrian cororectvill provide a fingrained

scale to the district, and connect it more readily to adjacent areas. A new pedestrian bridge across
the Green River will provideraore directconnection betweerthe Soundesstation and the rest of
Southcenter, and a new sawest pedestriaroriented corridor along the Baker Boulevard

alignment will complete the connection between the Regional Center and te&vila Longacres
Station

The overall structure of the TOD Neighborhood will be characterized by higher develbpme
intensities and building heights close to thakwila Longacres Statiplowerrise buildings along

the river, increasing again to higher development intensities and heights where the district overlaps
with the edges of the Regional Center.

Between the Mall and the River, changes will include a more urban mix of compatible uses
spanning retail, high density residential, lwerk, office and lodgin¢gPhotos15, 16, 17, 18 19).
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Examples off OD Neighborhood Development

17. Residential 18.0ffice

19. Mixed use retaildffice
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