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ABSTRACT: 

, This thesla may be of interest to three group~ of people: (1) 

Those with a specifie ~nterest in the subj ect of ~1ixed Land Use 1 (2) 

those with an interest in New York Ci ty and Montreal, and (3) those 

with an interest in the evoiution of the zoning r~ws in North 
\ 0 

America in general and in New York City in particular, where 

it aIl started. , 
" / 

Persans in the first g~oup will find Part 1; fart II, 

~art IV and Part VI to be of the greatest use. Part 1 provi-
" . 

des a definition for Mixed Land Use. Part II traces Mixed Land Use 

œek ~to Greek 'llorâ., and' gives a historical perspective.\ Parts 

IV and VI i11ustrate sorne suecessful projects in New York 

City and Montreal, including the Rockeieller Center and Citi-
, , 

corp in New York, which are multi-use centers rather than 

mixed-use developments but nevertheless are ineluded for 

their ingenuity in" design and contributio~to their irnrnediate 

environment. 

Parts III and V provide a description of'the 

l ' , , 

of Hontrea1 and New York. J 
The Zoning Ordinanee i8 the principle mechanis availab1e 

, 
to New York City to co~trol, its physical forro. III' pro ... 

vides an an~lysis of the inf~ial Zoning Ordinan~6/adopted in 
//;, 

1916, the Comprêhensive Rezoning Resolution of'1961 which con-

,tained innovative improvements such as' the Floor Area Bonus 
\ 

and Tower Provisions, culminating in the Special Zonlng and 
\ \ 

Mixed-use Zoning Districts, 
h ... > 

A glossary of relevant terminology and a bibliography 
l' 

follows the case s.tudies. 

! 
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RÉSUMÉ:: 

\ La présente th~se peut in t,êresser trois groupes de 

personnes: celles qui se préoccupent tout spécialement de 
Î 

'lluti~,isation multiple du sol, celles qui s'intéressent aux 
.' 

villes de New York et de Montréal, et enfin celles que 

tOuche l *évolution des 'lois sur le zonage en Amérique' du 

Nord et plus partic~liêre~ent dans la ville de New York, 
.q), 

où elles ont pris nalssance. 

Les sections l, II, IV et VI seront tout particuliêrement , 

utiles aùx personnes du premier groupe. La section l 

définit l'utilisation multiple du 501., La s~ction II la 

situe depuis l' ag?ra grecque et offre une perspective 

historique. Les sec~ions IV et VI e?CPOsent certains projets· 
& 

sur l'utilisation multiple qui furent couronnês de succês 

dans les villes de New York et de Montréal, y compris le 
" 

Rockefeller Center et le Citicorp de Nèw York gui sont des 
" ~ 

centres ~ utilisation "multipl~ plutôt que des projets 1 mais .J 

qui ont néanmoins êté étudiés pour l'ingéniosité de leur 

conception et leur apport au milieu. 
, 

Les s~ctions Il! et <,y décrivent le centre des v~lles de 

Montréal' et de New York. 

Le règlement de zonage con$titue, pour la ville de . , 
New York, 1e pnncipal mêcanisme de contrôle de sa configuration. 

La section III analyse le premier règlement de zonage adopté 
, 

en 1916, la proposition de rezonage complet de 1961 qui \ 

apportait qes améliorations telles que prime de rapport 
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plancher-sol et dispositl0n, concernant lès tours 1 . pour 
... 

. terminer avec les quartfers ! zoh~ge spécial et â utilisation - , 

mul tiple du sol'. 

Un lexique terminologique a~nsi qu'une 'bi,bli?9raphie ,,~ 
'1 " , 

suivent ces études. 
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INTRODUCTION 

l' 

.. 
Ta a certain extent, land use separation has 'alwàY8 been 

'~. practised in history, Militaristic priorities, so~ialdif-

1 
1 1 

\1 

A / \ 

1 
• J 

1 

, '1 

ferences .and the inherent desire of 'peroetuating these social 

differen~es always resulted in segregational planning atti-

tudes even'in th~ earliest form'of urban settlements. Modern 

land-use ,separation p'olicies, as weil know of and experience 

in, our everyday lives,,~re a by.-product of the Industrial Revo

lution. 
" 

Jane Jacobs is one' of the first-generation campaigners 
,0 

ho ad~ocate'd' mixed la~d-use as an' 'alternative ta land-use 
/ . ,,-

s~paration, 'Sh,\! observed that in the citi.es, whieh were either 
, ' 

creat, ed, or, readjus ted to the tùne of. indus trial progress, the 
, <1 

10fr-cIas~ 'éonununitie~ which ~lere spared b~ the <~o.fio-e~.onomic 
trend of land-use separation by sheer neglect·; showed a vita-

, • 1 . (' " 
l{ty which was l~cking in the newly created middle-class envi-

" ' 
ronments.. While the sociologieal reasons for the land-use 

sèparation, which' was eage;rly sought after by the 'n~wly born 

middle class, can be Elummed up as the ,.ge~e CO--élssoc±atë--wilfi--
.. -~----

one' s own kind ~he---eêOnOmic reasons weighed heavier, The house 

_"'!!~;.:;~:. place to ·live. It was an economi~ lnvestment. 

and the investor, for wliom ~his was a life-long commitment, was 
, ~ 

obviously moet unwilling to see a, different land-use next to 
. 

his house which might have the potential _of reduciqg the value 
l, 1/' 

Thus the way was paved for the sterile of the investment. , ,\ 

neighborhoode, ' 

lt can be said that the current -land-use separation poli-
\ 

- -1 
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des had: affected the European cHies less while' for'the North 

cHies wit'h the addition of suburban sprawl, the ,out .. , 
, f 

come has béen urope, economic limitations and 
~-

searee energy resourees have led ta urban- planning solutions 

where mixed land-u~e has always b~en a major planning tool. In 
1 

new ,develop'ments ann redevelopments, availability of local ~oods 

and services.within a walking distance has inevitably resulted 
~ , 

:Ln a nii:x:tcure of lJ.ses; local commercial activity lS fôllowed 
\ 

by ~ntertainment and recreational activities. Co~p~rativelYJ 

the following statistic illustrates·the condition bf the subur-
'" \ 

ban communities in North America where land-use.. sepa1;"ation poli .. 
1 

\ ' 

cies are strictly enforced. - Less than 20 percent of àll car 
\ 

trip~ are work-~elated and over half of aIl car tr~ps a~e over 
1 • 

\ ,1:) 1 • 

f a dista,nce of under 5 miles. . In other words, () lmpulse 'shoppinp" 

weekly shopping, and for that matter any kind. of activities /' 
• ,1 ;1 

are restri"éted ta a remote ar~a which is accessible" only by luto-' 

mobiles. By now there has been enoup,h literature written/on 

the dèvastating ef~ects of land-use separation on t~e~th 
Ame~ican'cities. perpetra~ed by the advance of suburbia, mo

dern large-scale dormitories,which drained the valuable tex-. ' 

dollars needed for the functionine of the city along with the 

middle class -a much'needed human resourCe for the vitali~y of 

a city- thus leaVing the poor behind in the décaying inner 

cities-, who, besides contributing to the..,sity, 'depénded on it 

for its very existence. ' 
/

0 . , 
The truth,is that even tod y still single-familv deta-, , 

. 
chedvhouses in the suburbi ~re being built more than, any other 

1 
i 

1 
1 -, . 

i 
·1 

1 
1 

! ' 

1 

-

j 



0\ 

1 

1· 
1 

o 

() 

l , 

- 1 ,;r 

/ 

) 

type of construction an anathema to the mixed land-use concept. 
\ ~ 

" Meanwhile the cities, which theqretically should be the show-

cases of Americah civilizatlon are continuing to decay and the 
1 

scat"1:ered ~orporate office towers can at best be the showcases 

of the American engineers. 
" 

Mixed land-use manifests itse1f in urban setclements. It 

.l.mplies a way of life where certain industr,ial land-uses excep-

1 , 

ted, the coexistence of a variety of uses,· conùnercia1, residen- r' 

t~al, recreational & cultural, is not only compatible but in 

fact desirable and sought after. It '~l1so implies easy accessibility 

to ,these uses for everyone who is willing -ta benefit from a1l 

these services. Horizon~al integ~atio~ of diffe~ent uses 

within a precinct, whether it consists of retail shops, schools, work

mops, theaters or residences, is one way of achieving it, but ver

tical integra~ion of commercial, office and residential uses 

in a singl,e building has become a 'necessary alternative for the mel 

cities where land and development costs are prohibitive for 

residential development alone. 

Histori--cally', befor.e the ~odern land-use separations 

came into effect, mixed land-use was part of the definition 

of the, "city" per se. That the "city" should take mixed land-

use into consideration went without saying. So .in, a way j' a 

concept had to be reinvented and labeled in arder to be able 

to define whàt the city should be. 

As this study will show,mixed land use was a basic ingr~dient in 
w ' 

Ancient Greek cittes whére the roots of the western civi~iza-, , , 

tian can be traced ,as weIl as in Veniee md Florence W1en they were t:he 

t • l 
l Il 

f.. 
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centers of an exciting era of art and civilisation unsufba8sed 

in history. vJhat' makes European cities unique i8 the conti

ntlation of an urban tradition where mixed land usè ls a woay ~f life 

, t"athe~, tha,n a zoning tool. It has produced a superioJ;' quality of 

'life and a most habi-table environrnent full of vita~ity. The s~mple 

truth o i8 that, like the French on Champs -Elysee 1 the Americans and 

Canadians also enjoy sitting onaa side-walk cafe,get into a con-

\ versation or just watch pas sers-\by. 

As a result of the case studies of this research, New York 

City and M:>ptreal are the continuation ofthis Europ,ean tradition onto 
, , 

the North American continent. These are the twO' eities where 

this tradition has been preserved and improved upon. For aoy-

one who is connnitted to urban life and eivilization, they"offer 

the most habitable environments. These eities have always thri-

ved upon mixed-use bui ldings, and now they are pioneering the 

re\Tivalofmixed land use zoning in North America. 'While M::ntreal 18 richer li 

examples of mixed-use buildings, New York is c-atching up with 
1 

the introduction of special mbed-use zoning districts. 
1\ 

New York City wasdestined ta become the internati'onal cen-

ter of the 'service,ind~stry'. As an English writer put it:"it 

will be the place where brains will meet". The indications are 

already here and the percentage of profe~sionals living in the 
'" 

inner city is rapid1y growing'. In urban planning terms. this 

has wonderful implications ~ for these, aré' the. people who are 

connnitted to urban life. Thé examples are few" but the trend, 

is legible a1"l, across;'the city., The reviva1 of old neighbor-
• • ' - j 

, . 
hoods, i's p~dently bèing ul'idertaken by those people who ref\1se 

\" ':'. ,-, 
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to comply w-ith the short-term" cornforts of ,the Buburbia. 

With aU its vices and vi-r:tues, New York City ié the IIcéipita1: 
- ~ 

eity of this century" and, like Athens of Hellenic Civ<iliza-

tion &- Veniee of Renaissance 1 it is the showcase of twentieth-

eentury civilization, 

The author must confess t'bat while tois study was going on, 

he painfully got awareo of how restricted the role of urban planners 
J 

and architects was in shaping the urban-seape. Politieal conside-

rations, çoupled with the real estate market/its ut:lpre'dic'table-cyel< 

legal technicaHties 1 availability 'ot funds by· banks and trusts J 

Q , 

private interests as~ weIl as federal requirements / local commu-
<. • 

nities &non-profit orga~izations, aIl with thefr respective 
~ -

a'tt'rndent problems demanded priot~ty. 1 r would .like to 

express my deep admiration for a11 those "anonymous planners of 

New York City and Montreal to 'he able to cope wit:h aIl 

these giants 
~; 

and produee ingenious solutiqps for,what 

to be insurmountable problems. 
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DEFINITION' : 

Christopher Alexander; in liA Pattern Language" defines 

the mechanism responsible for mixed land use in the inner city 

as fol10ws: 

"Urban services tend to agglomerate. Restaurants, 
theaters, shops, carnivals, cafes, hotels, night clubs, 
entertainment, special services ten~ to cluster. They 
do so because each one, wants to locata in that position 
where the most people are. As soon as one 'nucleus has 
formed in a city, each of the interesting services -
especially those which are ~ost interesting and~require 
the largest catch basin - locate themselves in this one 
nucleus. The one nucleus keeps growing ., ,., it becomes 
rich, various, fascinating." 

But unchecked growth and urban sprawl can limit the 

accessibility to the inner city -

"As the metropolitan area grows, the average distance' 
from an individual house to the centerncreases; and 

,land values around the center rise so high that bouses 
are driven out from there by sbops and offices - unti1 
soon no one, or almost no one\ is any longer genuinely 
in touch within this solitary center. The preblem is ,~ 
clear. On the one hand, people will on1y expend so 
mùch effort te get goods and services ànd attend cul tu- ' 

, raI 'events, even the very best ones. 

On the other hand, real variety and choice can 
only occur where there is concentrated, centralized activi-; 

- tYi and when the concentration and centralization 'become 
too great, then people are no longer willing to take the' 
time to go to it. Il 

At a lecture delivered at the McGill University, Norbert 

Schoenauer explained the relationship of the' 24-hour use cycle 

(Fig. l-A) and its component mixed urban land use 'and the inner 
of 

city: f 

"The limer City i8 characterized by mixed urban land use. 

) 

It is an agglomeration or mosaic of commercial, office} 
institutional, transportational, 1ight industrial. recrea
tional, and residential land uses.' The' magnitude and inten
s'ity leve]:' of these, various 'land uses determines the' character 
of the Inner City and on1y,a particular range of maritude . 
and intensity levels bring about balance of. optima land use, 
Each land use generate$ daily ac~ivities in a particular 
time spani sorne of these activities over1ap each other, ~thers 
are complementary; ,--B.Ome are of long duration, others have a 
short time span; sorne are sporadic,others are intensive.But, 
the composite picture of super-imposed diurnal and nocturnal 

" activities of each particu1ar land use found in the Inner 
City covers aIl hours of the daily cycle. " 

~ 

,~ 
J 
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Mixed land use development can be défined under the 
o 

following three categories: 

1 - Unitary complex or megaJtructure: Tnese are typical

ly high-rise, mixed-use buildings. Physically, t~ey ~re con

ventional structures built in the forrn of the typical CBD 

high-rise tower. Typical examples a~e the John Hancock Center 

in Chicago (Fig. 1-1), Olympie Tow~r in New' York , and _the Place 

J---B0n~enture in Montreal. AlI unitary mixed us-e complexes have 1 

:;~' common characteristic of the verticft integration of the °----1 
? ' 

uses, and consequently having the elévator as the main 'transpor-

! tation system. While the unitary complex located within the 
( 

inner city cuts the amount of traveling drastically, within the" 
, G -

develo~ment itself, pedestrian movement is a180 greatly reduced 

c by the vertical integration of the uses. 

By combining the re8idential, commercial and office com

ponent~ underc'one roof. in the words of Swedish architect Ake 

Arell-"You can live your entire life here and never go outside". 

But according to statistics less than IS percent of the resident 

population 9f such a complex has been employed there as weIl. 

2 - Conv~ntional Building Grouping: These are multi

'building mixed-use projects, aasembling a number of separate, 

buildings usually containing a sinRl~, land use. Physically, it 

resembles the ~rdinary parcel-by-parcel development. There are 

important ractors favoring this type of devel'optTIent to the 

unitary complex which ,has the obvious'advantage of tight, effi-

aient pedes~~ian movement. One reason for favoring this type 

i8 the possibility of phasing the project. This way. with-

o 



, i 
l 
1 

! 

1 
1 
{ 

! 
J 
~ 

, 1 

f· 
J 
1 

. Figure i-1 

o. 

* ~ 
r' 
~ 

- - T 

L.:. 

f---- -- -
-------.. --

4 

(-IF --.----:.'I .. ~ .. :~ ... 
~I:~.;::". ••• '. 
~f."! .... ~ •. : • 
•• Ir ••• • ••• 

Ihl •• I"" .,UI, !il .".,.,." 

. .. -

. ... _; 

: .. 'I.-.:",I.:: .. '''.'IIUI 

t.~-.!~ ... ".~_ ..... " ... 
~- . 
..... ,+h' ........... c ....... 1 

.li: . 

r ' 

Section' through the JQhn"Hanc~ck Build{ng, " 
Chicago, 1·1 shoV1ing the vertical' i):'lt~grat:iôn of - I~' 
land useè in a unitary complex· (meg~struçt:ureJ .. 
Skidmore, Owings and Merrill, architects;· 
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Section through T-later Tower Plac~, Chica~Cl' One 
of the mqst commercial1y successful ~~D projects 

in United 'St.ates. Loebl, Schlossman, Bennètt and 

Dart, architects. 
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out a lon'g-term, unalterable commitment, the proj ect can be 

developed in accordance ~ith the changing financial objectives 

over the years. 

A" secQ~qd reason is 'merely the need of ext.ernal visi-
, 

bility. Specially, the commercial use, in most cases,relies 

heavily not only on in-house clientele, but to the passïng 

motorist as weIl. Examples of this category are Rockefetler 

Center, and Place des Jardins in Montreal. 

3 - Urban-sca~e development or New Towns: The underlying 

concept is a developmen"t with an optimum size, where dependence 

on transportati~n is eliminated for a self-contained community, 

by providing enough work opportunit'ies internal1y. The opti-, 

mum size has varied from 30,000 in British New Towns to half 

a million in France. \-lhile it .. ,has been virtually impossible 

to attain diversity of employment, a new trend has emerged, 

namely one-industry towns, like university towns where the main 
1 .. 

industry is education and to~rist towns whose main function ~s ' 

recreational. 

New Towns are beyond the scope'of this study, the two 

categories; the unitary comp1ex and conventional building 

~rouping while differing in their physica1 manifestation, àre 

conceptually similar and will be elaborated under the common 

titl~ of Mixed Used Development Projects (MUDP). 

The Urban La~d Institute's 1976 publication "Mixed 

Use Developments: New \-lays of Land Use" defines' a mixed use 

devélopment as a relatively large-scale real estate characteris-

ed by: 
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• 
Three or m07e major uses (e.g., signi~icant ~evenue 

producers such as retail,'office, residential, hotel/motel -

which in well-planned projécts are mutually supporting); 

~/ Sign1ficant functional and physical integratiôn of 

project components (e.g .• inter-connèction of uses with pedes

trian",ways)j 

Development in,conrormity with a' coherent plan 

(which frequently stipulates the type and scale of uses, per-
, 

mits depsities and related items). 

MXD projects have in common a multi-functiona! charac~ 

ter and a compact configuration of project components which 

res~lt in a highly intensive use 'of urban land. Among factors 

determining the success of a MXD projeet, the size of the) pro .. 

ject is an important~one. There ia a·minimum size or "eriti-
.1 

ca! mass" for •. }JXDs somewhere in the vicinity of 500, 000 square 

feet, inclusive o~ parking. As mentioned earlier,- large size 

is necessary to provide an adequate mix of uses, pr9ject a .. . 
significant public image and cap~ure a.large mar~et area. As 

a rule of thumb, a minimum- floor area ratio of'- 3. a ia needed. 

Otis Duncan in "The Optim~ Size of eities" remarks on 

the relationship of a minimum population and. "the ma&ic or 

an inner city"". H~. says that: "Gities "with mor~ than 50",000 
, • L 

people have a bl.'g enough market to sustain 61 d-ifferent kinds 

of retail shops and that eities with over 100,000 'people can 

support sophisticated jewellery, fur and fashion stores. H~ 

shows that cities of 100,000 can support a university, a museum, 
1 .. 

a library, a zoo, a symphony orc~estra, a daily newspaper, AM 

and FM radio, but that it takes a population of 250.000:to 
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500,000 th, support a 'spepialized professional school like 

a medical school, an opera, or aIl of the T.V. networks." 
l 

(Christopher Alexander, liA Pattern Language", pg.60). 

Advan~a~e. : 1 
MXD offers dist:inct advantages relative 'to other 

r 
types of real estate in the following respects: 

-. ,~ 
\ ..... 

Undêr sorne circumstances, a successful development 

requires creation of a large-scale, esse~tially new 

physical environment in order to overcorne blighting 

influences of adjacent areas. Th~s has been the câse with 

,the $600-million Renaissance Cente~ in Detroit. 

Cotnparing wit~ the single-purpose "Euc7i~ean" zoning, 

the application of ~p can result in a d~ve~sity?f uses, 
, ' 

and significantly htgher- densities and thus higher land , 

values. Planned unit development's (a term used for housing 

developments) illustrates this' case. 

By sparing' the infra-structure (e. g. parking)', MXD 

t'akes full advantage of its scale and the 24-hour use of its 

,functions. 

The economics of the operation and ownership of,MXD 

projects differs signtficantly'from single~purpose projects 

in the following respect&: 

High~r rent or priee levels, and higher occupancy 

rates are rules rather than the exception in MXD. ,This often 

results from tue market synergy - purchases at retail faci

lities by on-site residents or office work~rs' as weIl 'as by 

the creation of a special place or quality address 

price and rent premiums. 
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MXD acts as a means for realizing ope~ational 

efficiencies. A central plant results in lower heating and 

'cooling requirements. 
r 

MXD proj ects, as compare,d wit,h single-purpose proj ects 1 

can have a greater and more positive effect on community, 

development 
\ 

by their seale and functional dive~sity: 

By introducing residential, transient and/or 

reereationai aetivities to areas that are "dead" during non-_ 

working hours (e. g., Embarcadero Center in San Fra~cisc(»; 

By maintaining and Êproving their own environ· , 

ment over time (e. g., the eontinuing "internaI regeneration" 

at Rockefeller Center)j 

By blending with established residential neigh

borhoods (e.g., W~stmount Square in Montreal) where- other types 

of'high-density developments were tinacceptablej 

By having a far .greater "catalytic" effect on 

community development than single-purpose projects' (e.g., 

Charles Cen~er'in Baltimore) which has triggered a $l-billion' 
( 

revttalization throughout the rnetro center); 

By"providing a means for organU:ing metropolitan 

growth (e.g., the Ga~leria, which serves as a focal point for 

a large and rapidly-expanding urban center located in suburban 
1 

Houston and known as City Post Oak). 

One of the early advoeates of mixed land use, Jane Jacobs, 

saw "'diversity" as the basic ingre,dient which made the difference 

beti.Ween "stagnation and decay'~ and "vitality 'and livelin~ss" 

in the inner cHies. In "The Death and Life of Great Amèrican 

Cities" she lista fQur indispensable conditions necessary to 

j 
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I 

i 
l 



! 

i 
i 
1 
1 

G 

1 ( 

j 
J 

~--------------. - -

10 

-generate diversity in a ,çity 1 s streets: 

1 - The district and indeed as many of ,its internaI parts 

as possible l must serve more than one primary function - pre

ferably more than two. These must ensure the presence of' 

people who go outdoors on different schedules, are in. place 

for different purposes and are able to use ~any facilities in 

common. 

r')' 2 - Most of the blocks must be short. that i8, streeta 

and opportunities to turn corners must be frequent. 
1 

3 - The district must mingle buildings that vary'- in aie 
, 

and condition, including a good proportion of old ones so 

that they vary in the economic yield that they must produce. 

This mingling must be fairly c10se-blended. 

4 There 'ibtust be a sufficiently~ dense concentration of' 

people for whatever purposes they may be present there. Thi~ 

includes dense concentration of residents. 
o 

She sub-divides "diversity" into two parts: Primary . , 
uses and Secondary uses. "Primary uses are those which them-

selves bring people to a specifie place because they are-
J 

anchorages. _ Offices' and factories are primary uses', So are 
1 

dwellings, Certain places of entertainment, education and 
( 

recreation are primary uses, To a degree, 50 are many 

museums, libraries and galleries, but n~t aIl ... ,. 

"Any, primary use whatevèr, by itsel\f is relatively in-
CL ..~. \ 

"effectuaI as a creator of city diversity. If it ia combined 

with another primary use that brings people in and out and puts -.. 

them on the street at the same time, nothing has been 

accomplished... . . . However, when a primary use 18 combined 

1 
1 1 

1 

1 

1 



o 

l ' 

),' 
1 
t 
1 

• ! 

i· 

() 

, 

t 
• l' 

Il . 

effectively with another that puts people on the street at 

different times, then the effe,ct Jean he economically stimulating: 
, 

a fertile environment for secondary diversity. 
. ~, 

"Secolld?-ry divetsity ls a name for the enterp'rises that 
, . , , 

grow in response to the presepce o~primary uses, to serve the 

people the'primary uses draw. If this secondary~iversity 
A IJ 

~erves single primary uses, no matter what the type of use 

is, ft is innately inefficient. ser~ing mixea primary uses, 

it can be innately' efficient and if-the other three conditions 

for generating diversity'are ravorahle also, it cân 

- je ,,~xuberant." 
~ II 

Ta il1ustrate her point, Jacobs examines Lower Manhattan; 

" ..... Firm after fi~ h~s ~ft f~';' mi~~d"':'use midtown 'Manhattan •. 1, 

otitside of the big offices that forro the breath-taking. skyline 
""\ 

of lower Nanhattan is a t'lng of stagnation, decay,' vacancies: ' 
r :7 

and vestigial industries. Consider this paradox: Rere ~re 

plenty of people, and people moreover who want and~alue city: 
- '" diversity badly enough sa it is difficult or sometimes impo~sible 

tI-
to keep them from scooting away elsewhere to, get it. And 

here, check-by-fowi wi~h the demand, are pienty of conveni~nt 

and even empty places for diversity to grow in . .,what can-Abe 

wrong? 

"To see what ls wrong, ft ls only neces~ary to drop in 

at any ordlnary s~ôp and observe the' contrast between the ' 

mob scene st lunch snd the dullI1ess 'at other times. It i's only 
/' 

necessary to qbserve th~ death-like stillness that settles 

. on the' district after fi;ve-thlrty and aIl day Stl.turday and 

: Sunday ..... 
. ';_\ "., • 

:' ... -~, ,'~ "Lower l1anhattan 15 in really seri.ous trouble and the 
" , 
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routine. reasoni~g and remedies of orthodox'planning mere~y 

, ~ 

compound the trouble. What cou.1d be done to 
~ 

ameliorate 

effectively the district's extreme time unbalance of users, 
t' ' 

, .. 
which is the root of its trouble? 

"Residenc~, no matter how introduced, can no,t help, effec-
i 

t1veiy. The,~ay-time use of ,the district.is so intensive that 

residents, even at the highest densities·possible~ ~ould always 
" 

be ineffectually ~mal1 in their proportionate numbers and 

1., woùld PFe-empt terllitorles of ,a size utterly disproporti0":late 

to the economiç con~ributio~ they co~ld renderhere. 

"The infu"sion would, obviously have to result in the pre-' 

sence of a maximum numbers of'pers?ns at the times when the 

district.needs th~m most for time balancé:' mid-afternoons 

~ (between two and fiv~ o'clock), evenings, Saturdays and Sundays. 

'The only possible concent~ations large enough to make any dif-

ference'would consist of great numbers of visitors at those times, 
, ,\ 

,and ~his in turn has ~n tourists to~ether' with any peô~le of 

the city itself, com1.ng back over and,over again in their 

lê!sure 'time ..... . 

!, 1\ 
tO'I ! \ 

"The nèw uses 'ought to be in accord wi th the district' s 
. , \ 1 

.. charac~er and certainly not a ~ross purpose ta· it. It is the 

character of Lower Manhattan to be intensive, exciting,dramatic 

and this iB one of its greatest assets ..... 
o 

" ... ~ .• The watérfront itself is the first wa'sted asset 

capable of drawing people at leisure. Part of the district's 
o ." 

~aterfront should become a great marine museum - the permanent 

anchorage of spécimen and curiosity ships. '" Other features of 
, 

tbe"shoreline sn~ld be the embarkation points for pleasure 
" 

l ' 
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voyages in the harbor ..... ' A new aquarium should be built ...•. 

That public library branch which i5 needed so badly should be 
> > 

built ..... 4 Special events based on aIl. these attractions should 

be concentrated in evenings and weekends; inexpensive theater 
" 

and opera ought to be added,.... As the distric,t livened. up 

during evenings and weekends, we could expect some new resi

dential use to appear spontaneously ..... 
~ ~ 

"Unless a plan for a district "Thich lacks' spread of 

people through time of day gets at the cause of the trouble,. 
~ 

the best that can be* done i8 to r~ace old stagnation with 

new. It may look cleaner for a while, but that is not much 

to buy with a lot of money." 

Challenges: 

A major challenge in the success of a MXD project is 

to ~hieve the scale and density of development sought,while at 

the same,time creating an attractive, >fùtictional environment ta 

meet the needs of each cotnponent. The case stutUes at 

the end of this st~dy w~ll i1lustrate examples which have been 
. . 

successful in doing SO-, From the initial concept to .the time 
~ t 

'when it reaches the drawing boards. there are p'r~blem areaa the 

successful solution of which will be of vital importance:, T 

. - Land Acquisition: Lartd must be acquir~d on a scale and 

at a priee as weIl as on associated purchas~ terms which reflect 

develop~ent opportunities that result in supportable-land values 

together with a necessary.time period required ta develo~ the 
n, . 

. . 
L' • project • . ' . 

Market Potential: The development'programm~st be 

~'.~ r' j~' '1 
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formulated on the basis of sound estimates of market poten-
, . 

tials in each individual care and the coniplement~ry demand, 

creating the effect of multiple uses. The key here is to 

neither exaggerate nor understate the creation of ad'ditional 

development potentials through the integrà-tion of severa1 uses. 

- Desig~ Plan: The development program must be weIl 

conceived nel: only in terms' of unit and building scale but also 
J 

in the context ~f an overall physical design which provides 

_\ appropriate emphasis to eash individual eompQnenJ: within the 

context of a~ffi~iently functionai whole. This design plan 

is primarily the responsibilityof the architect, but the dêve

lqper himself and his economic cons'ultant should work together 

with the architect-planner- to en s,ure , that the resulting plan . 
fulfi1ls ·its objective,s. 

- Infrastructure: Within the overall project design 

plan, the details' of an efficiently functi0ning infrastructure 

service system must be thoroughly resolved. 

- ,Phasing: The more intricate and physically intimate 

the integration of the various uses, the more 'crucial it becomes 

}o define and plan each individ~aJ. building phase carefully to 

'ensùre that upon completion of each phase the project remains . , 
, 2 

functionally viable while accomod~ting subsequent phases. 

Future RaIe: 

There are 88 MXD's in North America, 56 of these were 

completed between ~966 and 1975. l' " Public authorities are a1so 

increasingly interested in providing urban renewal lanq for 

MXDs.' MXD projects continue to pl-ay an increasingly, important 
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role in the revitalizati-on of downtown areas becoming'itool s for 

treati~g blight and decay". In th~ words of J. Portman Itlndeed, 
1 

mixed usa has proven the only approach under sorne circumstances, 

where fragmented .uni-functional developrnentswere not feasible". 

The solution ta the problems that suburbia has created 
> 

will bé through MXD as w~ll. Planned Unit Developments, p~ovi-

ding efficient and economic utilities and infrastructure within 

a sound environment 1.s the only solution for the survival of \. 

the suburban living 7ompatib1e with human needs and require

ments. The regional shopping center has the patential to be-
~ 

come a MXD project by the addition of office andentertaiqment 

spaces as weIl as residential accommodation. 

R. Witherspoon of Gladston~ Associates has made the 

following recommendations for making the MXD a more attractive 

and viable alternative: 

- The usual approach to land-use regulation (zoning 

through single-purpose districts) is particularly ill-suited_ 

to mixed use development and should be supplemented by rnix~d

use zçming, even if nC\t precisely ma~ped., 

- The conventional approach to provision of public infra

structure (whereby costs are split betweenocommuniç~ and deve

loper on an off-site, on-site basis) places mixed-use projects 

over a multi-block area at a distinct disadvantage, and would 

need to be thoroughly re-evaluated. and 

- The full range of public redevalapment incentives, 

ranging from traditional tools te more innevative techniques, 

should be re-assessed and rankèd using. c~st-effectiveness 
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anàlyses so as 'to ,permit selection of the incentive' most 

effective in attracting private investmènt at the lowest puq-

lie sector cost. 
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Exhlblt 3 Mixed U~e Oevelopment Prototypes, 1975 

MXD Prototype 

3mall Mlxod Use D.evelopment 
GIOSS BUilding Area • 
Land Arca 
Devclopment Span •• 

Medium Mixed Use Developmenl 
Gross Burldmg Area 
Land ArcA 
Development Span 

Large Mlxed Use Development 
Gross BUilding Area 
Land Area 
Dcvelopmcnl Span 

Very large ~Lxed Use Devefopment 
Gross BUilding Area 
land Area 
Developmenl Span 

Prototype Characleristics 

Under -1,000,000 square leet 
1 5 la 2 acrêS 
2105 years 

1.000,000-2,500,000 square feet 
3- 10 acres 
5-1.0 years 

2,500,000·5.000.000 square leet 
10-50 acres 
10- 15 years 

5.000,000 squa-re feet or more 
50 acres and up 
15-20 years 

Specifie Exampl~s; 
Project Name-Metro Area 

Kalamazoo Center-Kalamazoo 
360,000 square leel ••• 
~ acres 
3 years 

Wast mount Square-'-:Montreal 
1,300 000 square feel 
45 acres 
4 years 

Charles Center-Baltimore 
46,75.000 square feet 
202 acres 
15 years 

Crystal Clly-Washington. O.C. 
9,000.000 square feet 
72 acres 
14 years 

----------- --------------_._-.. - _._-----~ ------- -- ->----------
• Gross Building Area represenls ail bUilI space Inclusive of common areas. parku1Q. elc 

•• Developmenl Span represenls Ihe per/od Irom starl of consltue1Jon 10 subslanLlal complelion 
... Ooes nol lOelude parking. wllh parking laclhllcs GBA = 675,009 square fect 

Source Gladstone Associates 

Exhibit 4 Mixed Use Developments Stratlfled by t..ocatlon ànd Construction Oatel 1956·1975 
____ ~ __ ._.1. __ ._._---- ---------

Date Construotlon Was Starfed 
Locallon 01 Mlxed Use 1956- 1961- 1966· 1971-

Development 1960 1965 1970 1975 Planned 
... _-~ 

InCaD 7 14 20 8 

ln Central City 5 5 12 a 
ln Suburbs 1 1 4 \, 

Total 8 7 20 36 17 , 
Source' Gladstone Assoclalas. 
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,Exhlbit 5 Mixed Use Developments Stratlfied by Metro Size ahd Construction Date, 1956-1975 
---~-- ------ --------. - ---- -. ----------. --- -------- ---'-... _--

Date Construction Was Slaried 
Metro Size 1956- -m61- 1966- 1971-

(1970 Population) 1960 1965 1970 1975 Plânned Tolal 
~-~----- -------. -_. 

Small matras 
(under 500,000) 2 S 4 11 

Medium metros 
'(500,000-1,000,000) 2 2 2 7 

Large met ras 
(1,000,000-3,000,000) 4 4 13 22 8 51 

Very large melros 
(3,000,000 and above) 2 3 4 7 3 19 

Tolal 8 7 20 36 17 88 --, "-

Source' Gladstone A$soclates 

\ 

. ~ 

Exhibit 6 Mixed Use Oevèlopments Stra1ifled by location and Metro Size, 1975 
Size of Metro (1970 PopulatlOI}) ----- ----_.,:---- -----~----:.. --~-------

Smali Medium Large Very"Large 
Location of Mlxed Use (under (SOO,OOo- (1,000,000- (3,000,000 

Development 500,000) 1,000,000) 3,000,000) and above) Tc;>tal 
------.,..- --__ ----' ----r---"------ -____ -_... ______ _ 

ln CBDs 1() 6 
ln Central CIlies' 
ln Suburbs 

Total ' 11 7 ---_ ...... ---
Note' Includes 17 planned projects 
SOI/Ice. Gla~slone ASloclàles. 
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PART TWO 

MIXED LAND USE IN HISTORY 
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HELLENI C TOVmS AND THE AGORA 

"As YQU walk along them (s(:reets of Antioch) ,yoù find a suc-
. J . f ' the' 

œss1.6n 0 private rouses with a bath estab,lishment • at such distances that / 

are handy for each qU'arter and in each case the entrance. i8 in 

the ~~nade. ,vlhat does that mean, and what is the bearing 

of t~is lengthy description? Well"it 8eems to me that the 

pleasantest, yes, and most profitable side of city life i8 

society and human intercourse, and that, by Zeus, is truly a 

çity where these are most found, It is good to ta1k and bet .. 

ter to listen, and best of a11 to give advice, to sympathize. 

with ?ne' s (riends 1 experiences, sharing their' joys 'and sorrows 

and gettin~ like sympathy from them ..,' these and 'counÙess 

((ther blessings ,corne of a 'man' s meeting his fellows .... ', Where-. 
as pe,9ple. in cities 10se the h'abit of intirnacy the further' they 

Li v~: apart. wah us, on the other" hand , th~ habit of friendship 

/ is matured ,by cons,tant intercourse and develons hêre as much' 

àS' :i.t' diminishe~ there, ,,3 observes Libanius' i~ his oration on 

Antioch arovnd A. D. 360, Antioch with ather less kt10wn towns 

• • of Asia Minor and Syria, Palmyra, Phillipopol~s, Eohesus to 
, ' 

" name a few, were rivalling Rome and Athens YJ'ith thei~ advanced 

town-planning a~d social complexity. Antioch had sixteen 

miles of colonnaded streets with a mixture of private and pub

llic buildings. These streets were commerCial. strips to b~girt 

with. The co~rcial spirit produced its own charac~~ristics 

such as street-lighting, while in Rome at the-hèî~ht of t'he· 

Empire the streets .were dark and 'people went out at the risk of 

thei·r liv~s. A utilitariall service ,combined. with a socia~ly 
• 1 

functioning integration of residential and commercial use, 
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made both day and' night iiving in 'Antioch attractive. 

As Libanius observes" .... -.with us night di,ffers from day on1y 

in the kind of liEht~ng. Trades go 'on as before; sorne ply 

. their \:lan,dicrafts, while others give themselves to laughter 
, 

and song." It srou1d be noted that it, was only after the late 

nineteenth century tha t, Piccadil1y Circus or Fi fth Aven\le could 

live up, to Libanius' description. 

Tracing the t1XD concept hack ta the Greek -eities will 1ea4 
. , 

to the most dominant factor in these eities and their dynamie 

center, the agora. Even at the beginning' when the temple and 

the agora were closely integrated, there was an effo,rt to sepa

rate them from éach other (to separ'ate the prayer t~ Gods '~rom ' 

mere exchange of .v~ews), In the fifth century, the agora became 
~ , 

a market ptàce, a banking center and was separated from the temple 

prectnct, re-taining its original function as, a comn\Una~ meeting 
, . 

Here the' interehange of ~ews ~nd o1>\nio~s was as i~ 'plac'e. 

portànt as the intercha~ge df goods. The fourth century Greek 

poe't Eubohs observed that: "You will find everything sold toge

ther in the same place in Athens: figs,' witnesses to summonses 1 

~ . 
bunches of grapes, turnips, pears, apples, givers of evidence, 

rO,ses, medlars 1 porridge, honeycombs 1 chick-peas 1 law suits 

, ... , _allot-ment' machines 1 lamps 1 water-clocks, laws. inÙctment." 

The early agora had' an irregular form. It was sometimes an 
, 

open square or sometimes the widening of the main street. The 

buildings surrounded it in' an irregular pattern~ In th~ middle 

were the temporary stands' which ~~dicated the market day', The econo 

m~è fun,Ct19ns of th~ agora bègao. to expand ,increasingly. Over-
/ 

sea~ tr~de. export and wholesale operations s.ubstitut~d the 
/ -
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mere exchange of goods for basid necessities, but still it 

continued to function as a market, a place of ·assembly ~ and 

a festival place, Growing. in importanc-e" it combined ' 

many more ur~an functions ~uch as law, government , commerce. 

industry, religion, social c?ntacts, e~c. 
~ 

These functio~,s continued ta exist in > , 

'later public spaces 

in Mediterranean cities such as in ptazas, campos, piazzas 
(v 

and the "grand place'\, 

For'all its virtus~ in mixing different us~s; it should be 
, 

noted that agora had one~major deficiency. 'T'hrough custom it did 

not allow its use by women. It was a man's territory or rather a 

man's club where men t~aded, competed and perhaps di~cussed women. 

FORUM 
. 

ihe forum carried out the funetions of the" agora in the Roman 

City. The agôi-,? broad un~roken streets of the ,l1iletian· plan-

ning lined with buildings. theater etc. were part of a long 

list of constituent elements of a city,! ~l1h the Romans adapted 
l" , 

and improved. Unlike the Greek city'w~ere the fortification wall , . 
was often buil t the Roman City began with such a wall. 

\ The regular checkerboard layout within a rectangular boundary, 
~, 

thé arcaded walks, the forum, the theater, the arena, the 

baths, the public lavatories were aIl standard equipment in 
1\ ' 

Roman new !owns f~om Antioch and Ephesus in ~sia Minor to 

Chester, England. Every desirable urban qualities which existe~ 

,in Rome a1so existed in New Towns. Nap1'es, Bologna, Parma., 
~ 

iater o~, COmo, Verona, ,Florence were such towns . . 
'.In the peginninE? t~e forum was again a' market place.' lt was 

, . 
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also,used for the athletic and gladiatorial contesta. Instead 

of ,building a temple beaide it, Romans acted in a more practi

cal manner and declared the area itself as sacred. tater, fr~m 

an open square it developed into a complex of shrines atid 

temples, halls of justice and council houses and open spa ces in 

between. From an undefined open space, the forum evol ved , 

into a defined enclosed precinct. The nature of transactions 

èhanged tao and money-changers 1 burea~ r.eplaced butchers 
" o! .• 

wooden booths. Vitruvius prescribed that. the treasury, the 

prison, and the council house ought to adj O'in the forum. 

The succeeding Emperors expanded and added to the forum. 

Romanum of Rome and Julius Caesar founded a new one in the vici-

nit y and there were subcenters in other parts of the city. Here 
) 

large crowds would gather for shopping, worshipping, gossipping, 

attending courts aqd participating in public affaira. 

The piazzas and· campos of the later Italian towns are the 

extensions of the Forum and the Agora even though they lack today 

most of the historie social functions of the Roman period. 

Pompeii, where residential an9 commercial uses ~ere success

fully integrated, was a prosperous provincial Roman city located 

about fifteen miles south of Naples and over1ooking tb.e Gulf of 

Naples. In the year '79, an ~ruption of Vesuvius co~ered it 

with a volcanic aah and a layer of cinder fifteen ta twenty feet 

deep, which preserveQ the city in tact up to this date. As a 

result, more is known about the day-to-day details of the lives 

of Roman citizens of this period. 

Pompeii is fairly regular in layout with thè streets at, 

right angles to each ather. The prlncipal streets are from 

f 
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twenty to thirty feet wide with raised sidewalks. As in a+1 

Roman cities. ci vic' life centered about the Forum, which was 

surrounded by monumental buildings. At the north end stands . 
the temple of Jove, on the east side is a large market, an 

official city sanctuary next t~ that and' beyond that a spa

cious building used as a cloth exchange. Along the south . ~nd 

are three halls which contained the council chamber and city 
1 

offices, and on the west side are the basilica and a temple of 

A~ollo . 

Other than the Forum, five temples,c three public b~ths, 

,two th~liters and an amphi-theater have been found. These are • r. 

the principal buildings which arè surrounded by houses. The 

houses, whatever their size. generally follow the "House of 
, . ~ 

Pansa" plan. There are shops around the House on three sides. 

The principal streets are lined with shops with wooden 'shutters 

which are smaii and open at the front. At the rear of the 

shop is a living room, and, sorne have a sleepi~g room on the 

second floor. In Pompei!. as in every Roman town, could be 

found shoemakers, tanners. weaver~ 1 b~acksmiths. c ar,pe,t ers , 

millers w!t0 were also bakers, launderers and dyers, and small 

shopkeepe~s of aIl kind. 
'1 ' 

Since this was an age which ,knew IUtie about machinerx, 

and-also there were no factories comparable to those of modern 
~, ' 

" l , :l 

times, small' industries were in no way nuisances to their environ~ 
" . 

ment. This was an important factor for the mutual coexistence 

of industrial. and residential uses, which are otherwise" mostly , 

imcompatible. 
,THE MEDIEVAL TOWN 

In the meçlieval town the universàl church. took 

most of the functions 
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of the forum, lt became the new connnunity cen ter where, t~e crowd \ 
, ' 

could gather. It served as dining hall for a festival and theaçer 
1 

for a reli~ious performance, The earliest fl:l.nctions Qf the 

forum and the agora as weIl as the market were a11 held near the 

church' in an open space ac!j acent ta it sinee the church was the 

place where -lhe biggest crowd could gather, ' 
, . 1 • 

Many of these market places had been set 'up- in irregular and 

arbitrary ways sinee these spaees were rot :i?itially planned to be \Bed as mll 

}œts. These °were the left over spaces froJTl the buildings sur

rounding them, Eventually spaces were created for the sale of 

different g00ds a~d the new market ~laces were eonnecte~ by , 

passages, Pi<8zzetta San Marco in' Veniee was originally built , 

for use as a mea t marke t, 

The decentralization of the es&ential social functions through 

out the town,resulted from the growth of .the popula,tion. 
• 0 , 

Apart from the cathedral,whieh had a symbolic import;ance for' 

the self-imë;ige of t,he town, churches mui t iplied everywhere. Similar1 

insteed of building one large hospital, smal1 hospitals were 

. proyided 1 each catering to the nedical needs of t:wo or t;hree thousand people. 

The' medieval town, i8 a major achievement in town plan

ning 1 a positive manifestation of the MXD concept as a 'way 
'1 .." ... .. 

of life '" Yr~c..:decentralization prevented overcrowding in the 
j~ u,/ 1) ., " 

center and .d!J1'Ced the amount of needless traffic ~ It made 

basic services readily accessible to a1l people, a rare 

feature of today I,S cities. "The town kept its size small with 
'!.'Q 

fàniliar population 
of 

-a virtue thé positive etfecl!s of which en man '! 

mind, health, ereativity and ind.ustriousness were well ·known 

and ... appreciated by its inhabttants. --....... _---~-~~ ~ -.....-...._-
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The medieval house nad assumed three functions: 

the workshop, the store and the living quar~ers for the family;' 

., 

- \ 
As scope of business flnd production grew, a competition 

~ 

for space started bet,ween the living and wo:r:king -quart ers , 

~hich led to the encroachment over the backgardens by workshops, 

storage shacks etc. -

This i.nt:imate rel>'ationship between residential ~md indus-
,~~ , ", 

trial fuqction~ continued ta coexist as a normal, healthy way 

of life until the latter days of the Middle Ages. If the indus

try had any' undesirable feature lik'e noise then it,was moved ta 
Q 

,the edge of 'the toWQ or outside the walls. 
R , , 

Mass production 

and operati'ons like milling, glass -making, tanning md :iron-making ~re 
, 1 f1 F 

't~ first industries where domestic life and ,- wofk', both in 

space ~nd f~nction,began ta separate. These industries, some

time's surrounded with workshops of 'related industries 1 needed 

~ more segregated ~nd isolated workshops. 

The mediev.al house 'continued -its existence as a living, 

quarter' and as a shôp Jor manüfacturing and selling of goods. 

These shops gave a character to the ~edieval toWn streets 

which wer~ certainly lacking even in Greek cit~es where the 
,..i-""" 

streets wer~ ed&ed with bl~n~ walls. The medieval toWn 'street 

was ~dged C?n each -side with an arcade which was I.considered the ruter 

exte'nsion ~'of the shc;>ps and provided the-. ~ssenti~l protection 

,5"""1. ~e~d~d, aga:~~st weathe;-. It shouhi he n;ote,d t.hât\ fhese shops 

'wére closed with wqoden shutters an4 wexe lrot, jazed till thé seventéenth 

. ' 'c~Y,t~~l~n ~he ,stalls and b()oth~ of the' merchants ~nd cr~ftsnîen 
, '1 

• 1 
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were .sheltered under ~n arcade. 
c 

The decentraz'Ïzat ion of the social:' ;Eunctions result.ed in an-

other unique feature in 'the medieval town: the small nei~hbàrhood 
\ 

unit and the residential precinct (a concept which was re-invented 

Clarence St~in' and Henry Wright), The medieval town was a çonp,re-
" gation of subtowns which were self-sufficient with 

a certain amount of autonorny. they were the outcome of common 

needs and purpose. They all had a local ·market. a church and 

an adequate -local water supply from either a well or a founta~n. 

As the towns grew, 'these units, instead of dissolvin~ into the 

rnass. retained their char~ct~ristics as the constituent e1ements .. 
of larger districts. Another characteristic intrinsic to . , 

the medieval city was the development of precincts according 

to vocation and interest. A typical town was divided into 

a clerical precinct, a royal p~ecinct. and a merchant's pre-
, t- ' 

~inct. These being the chief vocations, the peasants.the'craftsmen 

md guilds would form the rest of the precincts of the town. A 

un~versity town obviously would have a coll~ge precinct. It 

shotild be noted that the scattering of churches and schools 

throughout the town a1so provided a inûch desiMed ame~ity, the 

'open. spaces. 

The fortifica~ion wall in the Medieval town deserves special attent.

tion. It not only played the 'vital role in the exi~tence 

and protection of the city, both physically and physiologically. 
, ~ , ~ 

but ~iso 'was fq\.Uld helpful for the nume~ous, im'Oortant social func-

1 

~ 
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~ 
l 

tions ,it acquired through the' years. the f.ortification ~Tall Wàs' the '-
. 1 

1 demarcation Une between the ~rban and rural 'worlds. 'The main 

gate wa~ the custom',house 
, ' 
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1 

and immigration control point. Storehousès" inns and taverns 

were located nearby.· 

Since there were general1y more than ,one gate, the 

economic activity was evenly distributed on the periphery of 

the town. In this way, wi thout any zoning regulations, a maj or 

part of the econornic and .commer~ial activity was'contained in 
,; 

the irnmediate surrounding of the wall, thus freeing the town een-
o 

ter from unnecessary traffic and congestion. 

On the recreational side ,the furtification wall performed a speciaJ 

4t functi0r:t too. ' The high t1Talls served as a promenade where peo-

ple, would stroU enj oyinp, the sçenic beauty of the countryside. 

This was, a most desir~ble feature ,e~pecially during thj summer 

time when the breeze could not penetrate the city. ' 

The multi-Eunetional city wal~, the self-sufficient neighborhood 

and the voc:ational precinets, with their houSès serving ?s bpth liv

ing and working places, demonstrated that, in spite of limited . 

m~ans and resources, how the MXD concept contributed to the 

'lively a~d rich qualities' of life were found in thetœcH.eval town. 

Two major contributing factors which shoûld not go un-· 

noticed was the popv4ation distribution and the liwits ofgrowth.The 

average population of the medieval town ranged from· a few, 

thousand to fort y thousand., In t~e seventeenth century Nurn-

berg had a population of about twent~ thousand. Of the 150 

large German toWns .none had more th,an thirty-fi ve thousand in

habitants. Cities like Milan J Venice, London, Paris, Florence 

with populatïons ovér 100:000 were highly exceptional. The 

"medieval town~r~~ely extended beyond one half a mile from its 

center. 
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THE BAROQUE'CITY 

Between the fifteénth and eighteenth centuries new econo

mie. political, and cultural trends radi~lally altered the form 
~ ~ 

and constituiion of the rredieval ta-m. The prot'ectionist economy of 

self-sufficiency gave way to mercantilisrn. 'With its limited 

economic means,the tQwn's monopolywas replaced by the new aggre~-
, 

sive trade monopoly. The mercantile industry was incornpati-' 

hIe with the protective ,autonomous and self-cont8'ined setup OfthetoWl 
, , 

The new economic ordér favored the towns with the l~ast protec-
)l', ) 9 

tive regulatiQns. . It .a1so brought in its own dynamics : the 

centralization of political'powerj' national unitYi terri

torial unification; intern~l peaeej freedom of movement; uni-

formity of currencYi reduction of local taxesjsnd tolls. The 
, 1 

desire to avoid the inconsistent inflatiqnary policies'of 

the towns was vitally important for the neweconomie order. Cent'ra

lized,powers were rapidly 'established in England and France. 

'London had 250,000 habitants and Paris reached 180,000 in 1594. 

During the fifteenth and sixteenth centuries, unification in 

Italy reduced the munieipalities to ten politieal units. With 

the consolidation pf power in the po~itical capital, the 

towns lost their power. initia~ve. aAd~~unicipal freedom. The 

holding of economic'p~wer by the royal, court. in whichever city 
, 

r 

1 
. i 

! 

\ 

\ 

1;his . system existed, caused an unprecedented growth of population, '. 

area and wealth. 

With the land use 8ep~ration and dis'criminatory z,on~rp regu

'~latians. the Baroque arder came into full force with the 

'èmergence of the capital cUies of, ,newîy unified national 

states. In ~he eighteenth century the populations of Vienna 
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and Moscow'reached 200.000. Contrary to the medieval policy, , 
\ 

power and populationwer~not decentralized. The capital city 
M . , 

became·the central authority, paralysing the autono~y ofother eitil 
J .. " 

weh once were free cities, and one 'by ... produet.ofthis poliey ·was the 

~isintegration of the medieval town .. ... 
To follow Laissez-faire ideology, the individual's priority wa~ 

,----~ '. . concern 
preferred over the comnuntty welfare and:mitîta:ry as well as industrial 1 

brought discriminatory land-use s~paration'policies into effect 

during the Baroque periode This was followed by the .'industri:al revolu

tion' era which 'continued untfl the pres'ent time. This 'revolution 1 

undermined thqse virtues attained . 
thr~ugh mixed land use in a cumulative proeess ongoing from the 

Hellenic to" the medie?l tOlm. 
. } 

VENICE 

DUDing the transition to Baroqu~ order, three cities 

. stood above aIl the' o,thers as unique examples wh,ere they made 

the best of two ~orlds. These etties were Am~t~rdam,Florence 
, ~ 

a~d Venice(Fig: 2.1),where the charaeteristics of,the medieval 

town were most,sueeessfully maintained and improved upon along 
r" , 

with ~nnovative' zoning cpncep,ts.' . , 
The central core of Veniee is Piazza San Marco(Fig.2.5) . 

In the beg~nning it was merely an ,open, space in front of an 

ancient church. The,fqrmation of the piazza was an organic and 
r 

cumulative process. In ,the twelfth century,market stalls b~gan 

to shape the piazza. Develop~ent of the piazza continued with 

the rebuilding of St.Mark in 1176, the erect~on of old Campanile 

in: 1180,the' constructio,n of Ducal Palace in 1300, and the building 
, ',! . ~ 

of old Procurator's H~ll and the.Library in 1500's. 
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Ear1ier, the piazza was functioninp, as a' market place, 
- 1 whieh -was repiaced by politieal and' social functions a!1d whieh la-

ter on resulted in the proliferation of restaurants, cafés, 
l 

shops and hotels. 

Fo11owing the pattern of the meclieval towns, Veniee , 

was divided into six'wards. Instead of centralizing them around 

Piazza San Marco, the politieal and,sbcial fun~ions of these 

wards were decentralized. Eaçh ward ~r neighborhood 

had thus its own square with a school, church, fountain and 

gui1d hall. The guild hall was an essential part of this 

order sinee the neighborhoods wer"e based upon cornmon voeationlll 

interests. 

The canals surrounding the neighborhoods he1ped ,th~m to 

., 

'f~ -1 

) 

f 
1 

define and ta preserve,their entity. They a1so served both as l 
/ spsœ { 

hi8hways connecting neighborhoods to eaeh ether œ wel~ as separ~ting the q>enj 1 
Wl:tile these eharacteri~ties tiere ecisting :in other cities. Veniee, ! 

where there was a conscious effort of mak- 1 was the only city 

ing the best use of funetional zoning and MXD. 

The first land-use separation went into effeet "with the 

removal of the eemetery to an island seven miles away. The , ' 

'eontinuing land-use separative polie,ies were a de1iberate at

tempt towarqs tHe preservation of the mixed-use medieval town's 

eharaeter of the residential neighborhoods. The Arsenal was 

the first industrial precinet"bui1t in the eleventh eentury, 

with expanded shipyard and munition·works. ln 13th century a 

m~jor industry of glass workshops was established on a' separate 

islànd called Hurano. This zoning poliey eontinued well 

into the nineteenth century culminating with the declaration 

o 
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o of the Lido island as a recreational precioct. 
, . 

Veni'ce, with its ingenious application of zoning and, MXD , . 
/ policy. deserves an important rank in urban htstory. It :stil1 ..<-- -'J 

lends itself as a valuable guide for urban planners., 
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Figure 2-2: The Piazzetta San Mareo 
before the library was 
built, Veniee. 

---~-

" 
Figure 2-3 and 2-4 : The Doge's Palace. the first civic'building on Piazza 

St. Marco, around which aIL others were consecutively assembled. 
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PART THREE 

DEVELOPMENT OF THE SPECIAL DISTRICt CONCEPT 
IN NEW YORK CITY 
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NE~v YORK CITY HISTORICAL DEVELOPMENT 
{ « 

, ' 
New York City has a census 'Population of about 8 mil-, , . 

lions distributed u,hevenly among the five boroughs 'Manhattan, 
. 

Bronx, Queens, Brooklyn and Staten Island. The city covers 

an area of 333 squa,re miles. 
o 

New York nàs two prim,ary business' centers l1idtown and 

Lm-ler Hanhat tan. Lower Manhattan was developed'from the origi-

nal :plan of the~early l7th':'century's Dutch settlement New Ams

terdam, patterned closely after Amsterdam. Today approximately 

500,000 people work within the confines of the original Outch 

settlement in Lower Manhattan, which has a ~-sq. mile area :'T'he area 
in 

hums with business activities and 96 percent of those working 1 Manhat-

tan commute by sorne' forro of public transit. 

In north of Lower Mannattan ,mere the ori~inal Dutch settle-
l ' 

me~t s network of narrow streets still remained the 

streets are laid out on a grid that was adopted. in 1811. ~t that timc 

it, was thought that the major mpvement between the two rtvers 

would be east-west. So 155 streets running river to 

river were laid out at distances ranging from 650 ft. to 920 ft. 

Later when, the shipping trade failed ta move beyond Lower Man

hattan and when it became apparent that the major movements 

were north-south, two more avenues, viz. Madison and Lexington,were 

spliced into the original grid. 

The Hidtown business dist-rict, which l,"uns roup;hly from 

30th ta 60th Streets, developed into one of the major business 
centers because of its convenience to the two major' railroad 

terminaIs in Manhattan: Pennsylvania Station 

and Grand Central Statîon. One million people work in 1 sq .mile 

of Midtown. Like Lower Manhattan, Midtown continues ta h~ 
o 

with a1,1 kind~ of business activit::les. 

,~ 
" 
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and 92 percen\/ of, the cornrnuters use' public trapsit sy~tem. 
. wh~re 

Unlike other' cHies of -the U.S.A,.I'Ilajor activit-ie"s are dispersed 

(like airera ft industrY,in Los Angeles, autos in Detroit and 

. of New York Cit 
metal and food processing in Chicago), most of the' aètivities 7 

in which the New York Region plays a maj~r national 7"0le - Cstich 
" 

as finance, insurance J corporate l)eadquarters" communications, 
~ ~ '1' ~ 

foreign trade, wholesaling, apparel, printing, n~n-profit orga-. 
( 

nizations, culture and entertainmenV - are uses which are 

complementary to inner city ~ocations. 

The enD of New York Citlf contains 52 percent of the re-

gion 1 s jobs in office buildings " 76 percent of its Iegitimate 

theatres, 26 percent of its departrnent store floorspace, 25 

percent of its manufacturing/wholesaling employment ana 14 per

cent of its col1ege enrollment. 

According to New York Regional Plan Association, indica-, 

tions are that tile kinds 0 f jobs which thri ve in the CBD are 

élmong those which are fast . growing. ' The jobs 'in office 

buildings are expec~ed to grow to 3.0 million in the eBD by the 

year 2000. 'While 'there are technolov,ical advances resuiting 

in increased productivity in office work, this does not appear. 

to be slowing the employment growth ,in ~uch white collar indus-

tries as publishing, te1evision 

~ government, finance etc. 

, " 

and other communications, 
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( Figure '3-1 : Functional Areas Diagram, Manhattan CBD ; 

M.lOIION 
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1. Ware~housin~ & distribution 2. Residentia1 
. 3, Offices' 4. Reg/iona1 Shopping 

___ _ ____ -______ . . 5, Theater centertaipment 6" Internation~ll ,public 
f) '0 7, Carment District. . institutions 
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Manhattan CBD, Conceptual Diagram: 
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Figure 3-4 : Existing Physical Form : Uidtown Hanhattan 
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TRADITIONAL NEW, YORK CITY ZONING TECHNIQUES 

, " ..... Qf aIl the large ci ties we visited, from San Diego 

,to Boston,. Seattle to Dallas, New York' s zoning ~deas are by 

far the most imaginative ..... New York City has, of aIl of the 

ar~as we have observed and worked:in, been coming up with sorne 
J 

of the most ingenious concepts, and that is a remarkable si~n. 

One sornetimes has the feeling, as though the planners wêr~ 
, 

cranking out new, special districts as though every special 
v 

district would rai~e municipal bonds one point in Standard and 

Poors rating. ','" ". These were the words of Richard Babcock, 

SpeCialist in 'Land Use Law, at a 0 conference, co~veried b!, City 

Planning Conunission of N.Y.C. at N.'y,~U. on Ju1y 19,11'977. 

The 'Speèia1 District' concept wi th ather teèhn~ques such 

as incentive zoning, air-rir,hts transfer and restric~ive eove-

nant techniqu'es are important improvements over the 1961 Zon-

/ ' 

iog Resol~ticon ot' N. Y. C. The conéept fa1is under the domain of 1_ -

'MXD, and will be dealt with extensive~y throughout this study. _ 

New York City is 'the: city' whieh has pioneered aIl the 

eities in U.S.A. and Canada in ,zoning po1icy. A brief study, . 
?>eginning with the revolutionary "1916 Zoning Resolution" will 

~Jp tG comprehend the evolu,tion whieh 1ed to "Special Dis-

triets" MXD zoning, in N. Y. C. 

\ By 1900, New York was the financial center qf' the country. 

In 1915 ~?e 42-storey Equitable Building was cDnstrueted,cast

/ ing a seve,n acre shadow on the surrounding properties. The' 

fashiona,ble retail shopping on Fifth Avenue and hotel district 

ar()und 34tt{ Street ~ere be{ng invaded by garinent factories. The 
Co 
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time h~d come to control and regulate its,growth.The first 

New York City Zoning Ordinance wa~ adopted. In the regulations 

developed in the 1916 Ordina:nce the use, aréa and height districts 

werè mapped individually on three 'separate maps. First,;resi-

.' dential, retail and manufacturing use districts were defined 

and mapped. The objective of this first attempt at underlying 

the, residentiaY district was to pro~ect residential areas_ag~in9t 

intrusion by business ~nd manuf~cturinp, activities, whereas 
, " 

the primary aim of the retail district was to protect such 

areas as Fitth Avenue.~ The resolution underscores the impor-

tance of residential use. While residences could be built in 

every zone, manufac,turing uses coutd ollly be constructed in 

manufacturing districts. 
1 -

Next, the residential districts were subdivided into ' 

~onesspe~ifying the exact building type permitted' from single 

family detached to multiple dwellings. Finally" height dis

tricts cqntrolled the bulk of new structures by limiting their, 

height and requiring setbacks. These height controls, aimed 

at establis~ing minimum light and air standards and indirectly 

controlling density, proved):o be equally inflexible, as the 

traditional ya;;d regulations and were'also unneeessàrily restrictive 

lt led to 'Wedding Cake' method of bulk control whieh fore,es 

upon the structure a physiéal shape often inefficient 1 

, ' 

un~conomieal or aesthetieally not,pleasing. 

These and other. shortcomings 

wer~ re .. evalùated 'in a maj or attempt to moder

nize the 1916 Ordinanee by the firm of Harrison,Ballard &'Allen 

, ' 
1 
1 

, 1 
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in 194~. Even though never'adopted, this effort is of parti

cular interest sinee many of the recommendatiqns were later 

refined and incorporated in the C,omprehensive Rezoning Resolu

tion enacted in 1961. The H.B.A. proposaI had the following 

objectives: 

(1) Provide for a t~tal resideritial and working den~ity 

weIl be10w those permitted under the 1916 Ordinance. 

(2) Anticjpate the future land use requirements of the 

city and identify as weIl as reserve the best locations 

for them. 

. (3) Establish regulations to distribute these densities 
4 

over areas al10cated for them. 

To impl~ment these objectives, the city was to be divided 

into districts, each given a symbol such as RA-l or CB-2. etc,. 

The first let ter indicated the general use. the second' letter 

the partieular use group and the number referred ta the level 

of density permitted in 'the district. The use and density 

controls applicable in eachdistrict 'were mapped on one se~ of 

city-wide -maps. The uses permitted within a district were 

stated in pos~tive terms rather than listing those not permit

ted as prev~ously done. The Floor Area Ratio (F.A.R.) was 
, ~ 

developed as a method Qf controlli~g density. 
~. 

The F.A.R. system is of particular importance as a vehicle 
, , 

t~~chieve more flexibility in zoning. Since a building did 

not hav~··to' conform ta a predetëarmÏ;ned zoning package. lt was 
. . 

hoped ,that ,lt wo~ld be moré responsive in its design to the 

J 



,0 

o , 

, 1 

l ' 

( '; 
, ' 

- , ' 
\ ';! 

44 

forces which influenced it~ particular site. F.A.R. is a me-

thod of centrol'which i~ equally applicable te aIl structures 

,independent of use. A poten~ial developer co~ld build to suit 

his needs providin~: the structure was within the maximum 

allowable F .A. R. 

Thé inclusion of community facilities along with residen

tial large-scale projects,was provided in the following 
t 

manner : for development& wit~ 

gross site area of twenty acres or more (or with five hundred 

or more proposed dwelling unit~ the City Planning Commission 

by means of a report from the BO,ard of Education, would deter-
. 

mine whether sufficient school capacity was available to serve 

the occupants of' tl).e development. If not, a site for a new faci

lit y that could be acquired by the City would have to be reser-

ved within the development. The same procedures were 

used for other residentia1 related services. 

In 1961. this 'Comprehensive Rezoning Resolution' was adopt-

ed and went into effect. Apart from certain variations and 

additions, the new resolution retained methods initially developed' 

in the H.B.A. proposaI. Thus, at present, ~ach distriçt is designa 

ed by one letter plus one or two mnnbers, RI, C4.7, ML6, etc. 

The 1etter indicates ~hegeneral use classification, 'R' for, ' 

residence, 'CI for commercial and 'M' for manufacturing. The 

number following the 'R' indicates the permitted use, bulk and 

~equired parking for the particular district. 

- The three basic categories are further subdivid'ed into 21 , , ' 

zoning, district~, ten residential, eight commercial and three 
, , 
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manufacturing. Development within these çiistric,ts is re~ulated 

by use, bulk and parking regulations. 

As was the case with H.B,A, proposaI, density was pr~mari

'1y controlled by the 'bulk regulation speci tying the maximum 

allowable F.A.R. in eacn district. However, an additional pro-

1 vision was introduced. The obj ective of this provision was 

1 l ta give developers an incentive to provide,at no cost t? the city', 

amenities as integral parts of new prajects. Bonuses 

were applied to R. 10 Districts 'throughout Manhattan, 

the largest 

located in Midtown and Downtown . , 

Besides the F.A.R. provisions, the 1961 Resolution cont

raIs residential 'density throug~ a regulation which specifies 

~he lot area per dwelling unit in low-density districts, and 

lot area pet room in high density districts. This regulation 

indirect1y limits the population per acre by controlling the . , 

nurnber of dwelling units or roorns perrnitted in a residential 

building on a given lot. 

To make sure that sufficiént open space is provided and 

'adequate,Iight and air standards are maintained, the new Reso

lution utilizes a number of techniques first introduced in the 

H.B.A. proposai. They inc1ude minimum .court dimensions, mini-
o 

'rnum distances b7tween windows and adjacent walls and specifie 

opeon', space requirements which is called an Open Space Ratio 

(O.S.R.). The ratio fixes the required open space on a lot,as 

a percent age of the total floor ar~a of aIl the buildings on 

the lot. 'It ls derived by the formula: O:S':R.=Open Space,', 

divided by the Floor Area. 

~I 
1 
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Figure 3-5 Typical tower development in R-IO 
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There are two residential distrièts which are applicable 
)'" /. 

to Hanhattan alone, q,amely R.9 and R.10 (which. in sorne cases, 

are also applicable to Bt:ooklyn'sC.B.D~with the highest F.A.RR 

permitted respectively, (Fi?;. 3-5). 

The few R-9 districts are mapped, along sorne maj or avenues 

and cross town streets south of 96'th Street in Manhattan. T~e 

F.A.R. ranges from 6.54 to 7.52 - with density ranging from 

-~-----

228 to 248 units per acre. R.lO has the lowest open space require-

ment where no F.A.R. is required. Parking must 

be proMed for 40 percent o'f the dwelling units (Fig. 3-6. 7). 

Mapped on major avenues and ;:ross-town streets south of 

96th Street in Manhattan as well as in th~ Manhattan and Brooklyn 

central business districts. R-IO is the highest density dist-

rict. The permitted F.A.R, of 10 can be increased to 12 if a 

large 'plaza or àrcade is provided. The plaza bonus substitutes 

for an open space requirement:' Where a plaza is provided, 

densities can reach 400 dwelling un~ts per aC,re. In new develop

ments, parking ls re9uired for 40 percent of the units. 

In addition to th~ regul,ations presented above, the 

Resolutiçn introduces different al ternat ives for methods of 

determining the actual height and setback of a structure ,makin~ 

special p~ovision for off-street parking, building heights 

around major airports and for large-sca~e residential and com

munity facility developme~s. which were" originally initiated 

in the H.B.A. proposaI. 

The following edltorial published in Progressive Archi

'tecture immediately after the introduction of the 1961 Resolution 

, 
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is of great value for its predictions of the potenti&l short-

comings of the New Reso~utian, those shortcominp,s which led ta 

the special zoning districts inspïred by mixed-use zoning con-

cept. ~(Ht:>lI/tlling Il)' blill\'rulc l' 11,,· ,ud ""1I1t III U '1I,1Ij:III'JU' hl'I UIII"",·.1 ,'ll 111,111' 

l,,'h l,y \.lI ;II'h 1. I-:'II~,I", Y 1II\,·",·i,·, Il • .11 III·g.UI \'0 fi Il ~1I1I1If1\ urdlll.III"·~, Ulld 
''''''"/1 ur.Ju,.III1'·' l'''I\UII 1'11111 Il ... '1''''",1 ,,1 Ilu' ''l'''U '1""" 1,1"111 Jltl~"",h·tlllild 
,. "1' 1t!'111 1 II~' Illt (11I'tu f'l ~ ut .Iw Il .. ,1. lU IIIII~I lIlt ni III UII Iltlf t 111'1 u.ul .lly 

1,IIIIIIIIllh Il .. Il .. III) Ih.III",,: ,l, /l''ly 1111111" .. IUIIII ,'uv, ',lg""I<' ,.1".1)' ,1.·,".tl.l,·, 
.11'" III~h .1, ""Ir , ... ,1 III~h 1.,lhl '''II ,,,,~,. u'" ""1. h Il ... 11/1'11')' '"I wh .. 1. Ihe 
""-11",: ''''"II~ 1 .. ", ,II" h",,·,I. 11/1.1 'III Il,,' ("IIIII~ 1."" ..... I.", ... t tl,,· 'ul" .. 1 
10'11 \ ", .. 1 '111111 ... lII,lIIl/llun ... '\11 Il .. lu .. ·.·1 llllIllUlI,,·.1 ",II, 1III'~" "1\1l1.11"1I1~ 
-'1" H''''' .... IIIUI Il 1 UIH" •• 11, UJd'lIl~ tloui ,U ,',1 fallU", I.&lul 'OH'I ,1&.;" pt'n f·ul~f.tf·"', 

.1/1/\" .. l~, ri, ... 1. ... <1,'1.1111"', 1"'lw" Il ""IJ.IIII~, ... 11 1111" 1 .11'1.111' ,". r.IIII". l"wlII 
1.1' •• 11111 "Ir ,1 Il .. ,, yUIi. 11..11 "h"l 1 ... 1111' hJfllI)' ully 111111' "r l"U'It:y 1,,1t III 
'''''1/\11 .1, 'I~II III Ih" IIl1e 1II'·"IIIIIj; ul Il .. · \'oold. \\ I!t'II h" ",·olllrll,,"·J will. 1 WU.' 

·"" .. ·111111· ... '"'' Il ... e. ,ltlrcn'ul "." ul Il.1.· ... "111'1)1111,; lu ., ,in,,11' JU!'. 1111' IIII,;~I/II~ 
d,ul • Un'I'.III11:~ ,,1 .. dl Ihe ditf, n'1I1 f,gllrt·, le'I"IrI'~ .. '''IIII'I1II11~ 1,,~,llInr. ur ~I 
1. li.1 tl' UIJlI'IJII' IItIlU) 

l ,1" Il'11 ",,"1,1 thui JII llte,,' rult·, IH'/I' ereuleJ I.y 1/11'11 ul ~ullli illwnljum. 
Ullflll;UII.ild). tllI ,. ,ull, UU' ,,11"1/ lIIur .. ,l, Irull'·III." III UIIIl'r1y t1cH·IIII,m,·ul 'II 

t Il.('., d.oIU tll III 'U 1 •• 1 
lu ~,.,. \ .. ,ll.l!). lui ""Li"" "". III· ... flllIl/ll' 11111011.,," ,. ,"1""1",,,.1 1I· .. ·lIlIy. 

IIU' h., "'" d ".' 1:11,.,111,1 ... "·III'·III,h.11 Il.11 hu.,lIy "11.,1.1,· N, 1\ \ ,,,1. '" d, v,·I"I' 
.b" ,JI) ,,1 ~I' .'1 ""11111). 

t .1,,"1'1 Il,,, "'h,· .. Id '"111111-\ I.,w'l ,n'dl' .(,h,· Idlll"'h !\j •. " Y .. rk \'0,,",11111-\ ,a\...· . 
u"III"" 1"',·, II,.· , ... W UIU·'. 1 _"'1,,:'1, will 1", le'I"""II,I.· 1", ,11111'1 "",1. 'l'III y Ull' 

halol.· III • Il'.'1,' III' .. Il h,lIlufllllh't'llIfI' i" II ... II~III.· uf ~",,,I .,11·1" .. ·.1",.·. 
tllh .111111/111 1 lIu\\ d~"I~~IIUq~ U 11I .. 1,lu,"Io', UII ,'tul.u. P,llk ""ulll, 1_ d. "11&)'4tt 

Ihul he ""II I.e ,c'I"'II.,I,I,: (ur "1t·U\..III~ "l' t11~1 IJIIIII ..... Il'''rllllllhl,,re .. \1 pre· ... ·III. 
Il,,· 'II' ,., '"11"'" ,,1 .111 .11.1",1). 111111";'11 1"" .. 1 \111111.1111/" Il,.11, f, ... ",' Ih,' '"lIIh 
IIII"lc:1 ,,1 C"ulIul J·.acl.. 111\'Y ,If(' .. 1,1 UI'III"~IIfI .. It·ly tlll' '.11111' h"lj!l'l ,11111 1111",1 
ul""1l li '''111111'111 lJU.ldlll~ 1"... The nel\' 1 .. "I,lillll -\\h"'h ha, tll '"III .. rlll 10 Il ... 
""" 1.1\, • 11111011 ... k·I~1I1·.1 "III",r 1111 Ih.' JIIIII.lin&-; lill" I.ut "Illy III th.· 11I'I~hl .11 
.u .Iu/l' • ,111,1 II., Il 1""1" ,1 l, l' J" .. , .,1 l, ... ~ ""III Il .. I""J,",,I' 1"" ,'",,1 1111'11 

l"" •..• ,1""1 ,1.,1. lu d,,· 111111"'1,·1,1 ln ... t III' 1 """'.11 ... 'lI/,IIIIIIIly "llh,' '.11"'" 
,ul.l llUI tu' i'" ' .... , Il 1 h,- J,alll' -.ul .. , IUII h'd"J h'''IUy ,IIU "~Ut .uul ~IIIIU N. ,\ 

• ur~ '- CClllrul l'dl" SUIII" Will luuk ~~ dlllllilh a luulla Wd' 1.11111 !.,·d 111.11 .. 1 lh 

1'" "ulhly h,llIcl'UIU.· phY'loj;llumy. 1" tlu, "11:11 JoIllh'" Feil. lIu' Cily l'Id,,"',,/; 
C"IIII11'''''"'''1 1I·'I"""rI,I,· rur Ilu' IICW lulllllil III"' .... 1; .. · .. "1 ,,1"'11 J1<' ,.u,1 lin .. 
1t:1,·~i""" iult·Jlj.. .. Ih.ll Ih" /III''''' lOuIIJ.·rful d'I"',I vi Ihe Il~" I,n\~ j., Ih,,1 Ihl! 
01,1 ,lJ, li 110111"11' \\ dl 1 ... ,le'lruY"d'! 1 l'cr,ulloilly .Iu Uu ,,·c oIlI)tlullj: wu,"II'rlu! , 
al","1 Ihj, 

'II .. lIIur.ll ul Il,,· .Iury h Ih~1 1111 law~ nlld rlll,,~ Ih .. 1 ~1I"lIIfll III "lIIltllll IIUI 
~II\ trul"'" III ,h.'III" hc 1I111''''lIl1'llh·,lullly III /""1"'''' h ... 1 ,,11I1I1Iillll und "~d d,'~il\lI 
1/t'q"'lr.IIt." Jl)1 t.'· .... e wh •• :tr. ,,"IHn,ltah'Ul tIf hy th., .... • \\11 ...... , .Iun , ... IUt'It!' "X· 

l'lulI .. lJ'" 'l'héy ,llIlIIlu 1101 Lc imp.", ,11I1"a,," whcrc Ih"lf IlUlloIl'I'Iit-.. I'OIl IOoliM 
r"'11 Il III .1 '"II1'riur ",,,IUliulI 

:h llr".," Il,:11<'\'0.11 CII/IIlllh,i,,"CI' William L. SI .. ylllll ,llIlct! i/l" fi', "/II hl"· .. ·h: 
"TI., _u: ri. ! .. ~.~.: " :.!" ~I l'tJl1t' r"r .h .. 1 ." •• ~ in th,· ·~tt1-.. J!!~' IfI\.- -,Ut.! 

Il,dc,'à 1Uhiu/\ 1',1" l'n'v''I1''''' I1I1WI"! j;wwlla in mal/Y \\uy_. 11111 Ihl! l'lIIillll ;,r.li· 
Il.1111 ,. h .1 "'/\.Iil\l· • "1/11111 •. " i~ IIluuih·,I. 1,,·~.lti~c·. "" ... ·u·.dlll: 111""",;11/"'11 Iur 
• u .. l",ml/Jo( • ,Iy d",'d"plIll'l/l," ,\u.1 I,e" "dd.·d. "Urllllll Il'I\I'wul IIcrauhs the "lly 
lu 111 .. 1. 1""i1 .. ..!)' ol. lia,· .. lIill~ uf t,I\,: ,ln ... tllll·,,:II,,1 Ih"lr ,. 1.lli"I\~lul' 11I1t1 ,·t/ll· 
""IIII'llIly"" JII.Ij;'· Ihe .lcldolllllclIl 1/1 lerlll ... 'II d,·,I';11 "11.1 '"IICI.III-- 1111) in lerlll~ 
IIr /IIh:iill~ 1II"lh"/IIUU",11 1111111111,.," 
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1 

, I.cl II~ 1'''11'' Il •• 11 tl,j, ""llIuII..l. '" 1111..", 111 ,11111111/\ Il.11 I"' ',ul in '"llIf/' url,1I1/ __ •• ----.,.'[ •. 
1,·,,,,,, .. 1 I .... J'· .. I' .. 1'1 ...... l' 1 ... , .. • •• - .. " 1",,,. "'1. "la) Il ,1",,,1.1 Il,,1 .11", 1 ... uhl'd 
III ull .u ... · .. ,\III ... ·IJCul,Ii .. a,;. lit.· 1"1,,/\ !I .. il .. 1: .. 1". ,,,d, ,1 do:mn.· Î" ."1"1111,' 
1"L..:ft 111111 ", It "il! lIul 1 ... ''''''',11,1.- tu I,,,,hu.,i,, IJ..· hi."" k .. "nlillllll) .. 1 • IIi,", 

'.;"t .. ·,11 "II'"II\(' ,1" J.i"·"h 1 ... :.1.'" / .. " .. h, ",d) n,·" 1I1J. .• " 1'.,lkrll- "'u'u,'w, 
.~.lIll""'"'''Y trilili ;,1& .. 11\1" ,·u,"Î.,lly .• h,· ""rhl j, ul\\,,)- 1""''''1 ';'1 Il. U 
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Figure 3-6 and 3-7 Tower East, an apartment built on New York's 
Upper Eas t Sicle under the 1961 Zoning Ordinanc 1 

.. _________________ ... In accordance with the ordinance, 
the tower is liIJlited to 25 percent 
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Figure 3-8 The galleria in the 190 Wi11iams Street building 
in... Lower Né\nhattan., Bui1t under the 1961 zoning 
incentive program, it is an outstanding examp1e 
of urban design amenity: Un1,.ike other buildings. 
built under similar p~ovisions, it encouragè&, 
people ta use its p 1aza. "Davis, Brody ~nd As,so
ciates.and Eme~gy Roth architects. 
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SPECIAL ZONI~G DISTRICTS',: . 

The numerous amendments ."and. mapping ~hanges approved sinee 

the adopt ion of the 1961 'Resolut'ion indicatec:f the need for ~ur-, 

ther improvement despite the advances achieved. One,of the 

weaknesses of t'he Resolution is that pre-established regula

qons mapped in standardized district"s have limited flexibility 
Q • .-

--' whe.n responding to the continually changing forces which affected ' 

. the urban development traditional zôning districts to be com-

, 

.. 
"l 

l 

p'at'ible with the diverse characteristics found within sub

areas of the city. For example, sections of Greenwich Village ,'1 

1 

and thel South Bronx are mapped the same, with little atten-
1 

tion to the physical, economic or political pressures exist-

ing in the indi vidual areas. 
~ 

~I 
A second weakness concerns the F.A. R. bonus provisions .. J 

l , 

Since the bonus is given :as of right' and thus not subject" 

to administrative discretion, the Commission . can do little" \'

to in·fluence Othe design 'and location of the required olazasG 

, and arcades. When one con~iders the wind-swept plaz~~ 'along,i0~'~~" 
l " 

Sixth Avenue ,and the' sunken plaza of the General Motors Buiald- ;,::,-

" 

'ing (Fig. 3-9 ~d 3-10»).t becomes obvious that the full 8iKltent',of tht-

p~blic benefit has~()t' been achieved f/Ot~e bonus;s, g.rant~~ 'in" w', 
f • , , 

, \ c' 

each case. Ftr' example 1 even though the G .M. Building was a1-" , il 
• 

,t 

f • , 
~ 

f 
1 , 

1 
~ 
i 
1 

l" 

16wed a plaza bo~us .. the develope~s could not be forced to 
l' , 

. , 
provi"4e a needed' c,onnection to cthe subway via the plaza or é'!. 

, - , 

. relocatio1;1- of the ,plaza to Madiso" Avenue, even though 'both· , ,~ 
1 ' • 

would have -èeen feasible and desirab1e urban design e1ements., 

-
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Figure 3-9: General Motors Building 
at 59th and F1fth Avenue. 
The sunken plaza across 

, 'the Grand Army Plaza 1s 
th.e last place where 

'N&'W York needed another 
open space/ 

.. 

Figux:e 3-10: 

?" 

" 

1 

. , 

The Uris Building at SOtl 
and Broadway have two 
theaters and. ~ pede.stria' 
,through:;bJ~k- _ eonneetion 
but it 'also has two use-
1es8 stÎnken, :pt;zas. . 
fronting on- Broadway,. 
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The issue is further comp1icated sinee the tower provi

sions ,which are used to ensure sufficient light and air are' 
1 • 

"~....:li 

coupled with the bonus provis~ons. Consèquently. i1\fstead' of 

the "Wedding Cake" as a standard building form, there has been 
~ 

a prolification of 40 percent towers risine out of wind-swept 

plazas which usual1y designed the adjoining development. 

- In 1965 a measure" which provided for the establishment 

Î--

. ~ . 
and 'regula~ion q,f land marks, landmark sites and historie <> 

-
districts, was enacted into law. As a control, the signifieant 

feature of the law was t'he fact that it was not on1y linked to .. 
individual buildings on sites but established the concept of 

/ 

a specia1ized district. 

In 1966 the UrbanrDesign Group was created within the 

City_ Planning Commission. It became a dominant force behind 

the e-ff6?ts to revise the 1961 Resolution by the creation of 

special districts. Having its foundation in the Landmark 
(p. 

Prèservation Law, the special distr,ict concept was introduced 

-because it provided a mechanism thrbugh which zoning r~gula-
~ , 

tipns could be tailored to the ,specific locat~onal characteris-

tic,S of an area. 
" 

The important element of the special district is its link 

to the zonil1g bonus provision. As de~cribed prev,ious ly, the) 

bonus.f0ncept was intro\uced to New York City in the 1961 Reso-
< , 

luti~n. Tbe bonus was made available to 'a developer 'as of 
, , 

right' but ,in the case qf'a special distri~t, the bonus 

be granted to a dev~loper only. (by special pennit, after he 
,."' ~', ~ 

'. satisfie~ $pecific criteria wllich, appii~d in each district. 
. ) 

! 
l ' 

-., 
, ' , , 
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The criteria are aimed at ensuring ,that new development will 
, 

b~ designed in a manner.which is sensitive to the characteris-

tics and needs of a district. 

are: 

" 

The major first generation special zoning districts 
( 

- The Special Theater District: Approved in 1967. lts 

purpose is to ensure the maintenance of the charac-

teristics ~f Times Square in future construction 

around the area with the incorporation of shops, res

taurants and ether entertainment activities. 

Special Transportation Districts: In 1968. they were 
:., .. 

proposed but not approved for area around Grand 

Central, Pennsylvania and Jamaica Stations. The ob

jective was ta regulate the intensity of new develop-
, . 

ment around these major transportation facilities. 

- Special Lincoln Squàre .Center: Approved in 1969, it/ 

coverèd the area around Lincoln Center along Broadway 

from Columbus Circle,to 66th Street. lt differs from 

others in,a number of ways. The most import~nt one 'ts 

that the Commission had a preconceived urban design 
\ ' 

plan whieh it wanted ·to implement in the area. 'The 

specifie re~ulations controlling the are a were written 

'with this del\lign in mind. lt made use of the following 

provision which was initially intended for pistorie 

districts in t.he Gen~ral City Law: 

"To 'provide for places,. puilding.s. strucbures. works of 

. :~rt, âiid other obj ects h~v±rtg a special character or sp~çtal 
(i 
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l-t:1 Elec:live pedeslrlan clrculallon Improvemenl 
A-CJ Mandalory pedeslrlan Clrculallon .mprovemBnl 
... Mnndalory 101 Improvemenl 
•• lIl1lh't,u.f .. 'II'fI.·llhllf 

l'lufullull kI' UIl}JfUVUIIIUH~ 

Special Greenwich Street neve,lopment District,; 
_______ ~ _______ , The.,district legislation rein forces shoppin~ 

, 
streets, deter~ines open spac·es, primary pedes-, 

fJ.. ~,41L. tJ,tJ'I trian connections and maintains the over, al1 ... 
, ' character of T.owpr M::onh!>rt-!ln 
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historicsl or aesthetic interest or value, enhancement, perpe

tuation of use which may incl~de appr6priate ~nd reasoqable con

trol of the use or appearance of neighboring private property , 

-w.ithin 'public view, or both' ..... lI. 
• 1 

Specia~ Greenwich Street Developmént pistrict:(Fig.3-11) 

Approved in 1971, the district was created to control 

the expansion of connnerciai devE:!lopment in the ares of 

Lower Manhattan adjacent to Battery Park City and the 

'.Jorld· Trgde Center. The district attempts to imp)e

ment an integrated plan for imprdved ,pedestrian and 

vehicu+ar circulation as weIl as encourages the deve

lopment of a variety of retail and service establish-
, 

ments which meet the area's present and projetted 

workin~population. 

- Special Manhattan Landing Development District: It 'has 

been created to control a 90 acre-area in Lo~~r Man-
~ 
hattan along the East River Waterfront. A significant 

portion of this area con,sists of lands presently un9.èr 

wa.ter. 

The special districts described above started a new tren~ 

. in urban design éontrols, In the words of Ada Louise Huxtable 

'''Th~y givè the City the ability to legislate precise planni:ng 

'results", 
, . 

MlXED-USE ZONING DISTRICTS 

In 1973, Mixed-use Zoning ~istrict~ were create~ to ~n

c.ourage mi:xed-use developments in selected comercial areas." 

.. \ 

-, 
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The conventiona1 mixed-use buildings were generally a combina

t,ion of gr(:)Und-level retai1 shop and either apartments or offi:' 
. . 

ces above. PB cpposed to the horizontal p1anni,n):!; of MXD, a ver-

tical dimension was achieved by placing the office and residen

tialuses in the same building. 

According to Kenneth Halpern, Director of the Office of 

.Midtown Planning and Deve10pment in N. Y . C. "The 1961 Reso1u-· 

tion did not in. faèt p,rohibit mixed-use .buildings; it just 

emphatical1y âiscouraged them, on the the ory that a mixture of 

office and residential uses wou1d add to the intensity of use 

in any given area, ... Contrary to what planners'believed in 

1961, mixed-use can actually resu1t in a 'decrease in intensity 

of use. Because an apar'tment a1l<?cates more ,square feet per 
../ 

. p,erson than an office, a mixture ,of thes1 two uses can in fact 

result in an on-site population up ta one-third 1ess than that 

iJ an a1l-offic'e building. Also the activities of eaclf use 

are mutua11y independent and occur at different times of the 

dày. so the intensity is les~ at any given time. The resu1tant 

benefit is around-the-clock' activity with 1ess intensity, and a 

more efficient uti1ization of space, time and the existing 

city infrastructure". 5 

The main provis\o~s of eh~ new mixed-use zoning are: 

- To be eligible for a mixed-use building, a zoning lot 

must be at least 2'0, 000 ~q. ft. in size. This provision seeks 

to ensure that there will be énough space at the ground level 
l' 

for two lobbies - one residential, the other commercial - as 

weIl as retail' ac'tivity. 

f 
1 
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/ 
1 

Each building must provide -without obonus- ' 5000 sq. ft .. 
Î 

of recreational space for the exclusive use of residential te-

nants and their guests witho'ut admission or membership fe,e. 

Areas open to the sky must be landscaped, wi~h the remainder of 

the space devoted to 'sitting or recreational fpcilities. ' 

- Each mixed-use building i5 require~ t6'provide a covered 
, ' 

pedestrian space, a galleria,' a through-b'lock arcade ~ a plaza-

connected open area, or àny additional amenity or combinàtion 

of' amenities that generate a bonus equivalent to 2.5 F .A .. R. 

Fulfillwent of this requirement along with the requirement for 

tenant recreational 8pace will produce more open space than is 

provided either' by an all-residenti"al structure or by an aIl .. 

office structure. 
, \ 

AlI setback areas occurri~g in the commercial portion 

of the building, including its roof, must be landscaped if they 

aFe more than 20 ft. deep. 

- Because automobile ownership in the central city is 

ext~emely low, the residential-zone requirement that there be 
, 6 

parking spaces for 40 percent of the apartments has been waived. 

The Galleria i8 the first building in New York built under , 
these new mixed-use provisions. It'will be studied in detail 
later in a Case Study on the subject. 

~ FIFTH AVENUE SPECIAL DISTRICT 

Before Fifth Avenue became a prestigious address for banks, 

airline' offices and corporate ~howrooms which are threatening 
1 • , 

the very existence of the street, it was a prestigious address' 

for a'rich variety of uses such as residential, '~etail shops, 
fi 

department stores and hatels. It became the ceremonial street 

Il" 

, 
1 

i' 
1 • 

, 
Il 
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of New York and the United States as weIl. It evolved to be 

the internat~onal shopping street. lt was an excellent -mani-
~ 

festation of the mixed-land use conceptboth horizontally and 

vertically. 

, The first blow came with the construction of theGM Build-
" \ 

ingat 59th Street. GM Building is the product of a major weak-' 

ness in the 1961 Resolutt'on, concernin~ the F.A. R .. bonus provi

sions. Since the bonus is given 'as of right' and thus not 

subject to the Commission's design approval, there was not much 

that could he dot:1e to correct sorne of the design deficiencies. 

Located across the street from the .Grand ~rmy Plaza in front 

of the Plaza Hotel and diagonally situatedo from the Central 

Park, it is the rast place where New York needed another plaza . .... 

\.-1ith new construction, the, ground-floor ~ses began to 

change a1so. 
, \ 

The new buildings with, their hip,her costs and rents 

began to displace the traditional retail shops which p,ave'way 

to banks and cprporate showrooms and lobbies for the office 
• 

buildings. These new uses with their useless, unattractive, 

empty spaces rais:ed a major threat to the very existence of 

the delicate texture of the street. In other words, the y ex

ploited and eventually threatened to destroy the reason which 
\ 

attracted them into that area in the first'place. 

As a typical example of what should not be done, the GM 

building raises also eth.er issues .Buildings along the Fifth Ave-

nue form an urban~ wall which 1s visuallya magnificent urban 

feature and at the same time, 'they provide a continuous shop-. , 

ping row. GM Building~with its s up,k en plaza and' ~etback, 

, 
.r 
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p'uts an end to the continuity where' people have no choice 
1 
\ 

but to watch the latest GM products at the corporate showroomJnoth. 

shortcoming i8 that even though GM was allowed a plaza bonus, 

the developers could not be forced to provide a needed con-· 

nection'to the subway via the plaza or more important than 

that, relocate the plaza to a side street. 

Conceptually, Fifth Avenue is not limited,to the ~ 

Avenue a10ne. Âctually what adds to its attraction arè the 
on thé Fifth 

side strj!ets. Since the invasion of the airline offices md banks / 

/venue the boutiques and shops which could not cOIJlpete , 

had to move to the side streets. Today; 22 

percent of the avenue frontage is ~ceupied by banks, lobbies, 

corporation showrooms and airline ticket offices. 

In 1973, as a reBeue operation, the Fifth Avenue Special 

(Fig. 3-12) legislation W8S introdueed and approved. Its main 

provisions are: 

- AlI buildings in the district, which extends from 38th 

Street to 57th Street, have to build up to the lot line on the 

ayenue. 

Buildings on the east side of Fifth Avenue may build 

straight up in the plane of the street wall if it is so desi

red~' but if a setback i8 preferred, that can not oceur before 

the ~-storey height. Buildings on the 'west side of the avenue 

must be built to the lot line to the height of 85 ft. and at that 
, . 

1 

point they must/set back a minimum of 50 ft. This last require-

ment will provide towèr separation between the east and west " 

~alls letting more light onto the street in the afternoon whieh is the 
f' 

1 . \ 

1 

j 

1 

. 1 
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. - F}.gUre 3-12 .: Fifth 'Avcn·ue' Speci-al Distri.ct urba~ design framework. 
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Figure 3-13 Prototypical Fifth AVEmua mixed-use building. 
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time of peak usage. It also picks up the heip,ht of- the exis-
1 

, \ 

ting setbacks on the ~ock'efeller Center buildings. . A modest 

bonus is available if these setbacks are Ian~scaped, and a1so 

accessible ta the public. 

- One point of the allowable floor area buIk, roughly 

equivaient to two floors of a new building, must be devoted ta 
;. 

retail uses selected from a special use group written around 

'the most characteristic types of shopping on ,a shopping str~e~. 

The list,which limits banks and airline ticket office to occupay 

not more than 15 percent of ground-fllor space,excludes 

corporation showrooms. 
, r 

Building lobbies can not be 10cated on Fifth Avenue; 

·rather they must be located on t-he side streets at least 50 ft. 

behind the Avenue. 

- The plaza bonus can be used, but any,plaza has to be 

located at least 50 ft." behind the Avenue. An extra 'incentive 

is offered if the, 'deve1oped urban space is a' l!,a11eria - a 

through-block connection between two side streets which i5 co-

vered, has, naturai light and is flanked by retai!' shops. The 

entry ta the building can also be on the front of this'space. 

- .. A special, incenti ve ls p,i ven to a deve10pment that 

pravides retail space in ,addition to the minimum requirement .. 

The incentive p,rbvides an increase in bulk of up to 20 per-' 

cent, and the ,tower portion of the building can be up to 15 
1 

"'. percent "fatter" than the normal zoning limit pemd.''fS. However. 

the b~ik so gained can only be devoted ta residential or botel 
1 

use. 
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, " 

"The bonus ,provisiol1S help answer a criti'cism of special 

districts with zoning incentives: "according to Jonathan Barnett 

"that the amenities and more complex land USElS obta-ined are 

valuable, but that the City can't afford to keep purchasing 

them at the expense of increased density, 

Residential and office uses are to a large extent comple

mentary, in that they cause their peak loads on the City's 

service infra-structure at different tinles of the day. Twenty'

four hour use, created by placing offices and apartments in the 

, 
1 

\ . 

, 
, 

5ame district, makes that portion of the City safer and more 

efficient than an office building area that i8 deserted st night, 

or an in-town residential neighbor~ood that empties out during 

the day. The same po1ice and fire stations can serve both, as 

<3 can the same shops and restaurants, and the streets remain 
, ' 

active at aIl hours, which is a good defense against crime. 

The Fifth Avenue district< not only helps preserve the 

integrity of a majQr shopping street, but tt i5 introducing 

a wider variety of'uses lnto the area; and the new shopp;ng ~ 

arcades create new kinds of frontage, encouraging a wider variety 

of'stores. A down-town composed solely of office buildings 

and parking lots is not desirable either to the citizen or the, 

réal-estate develope,r; and, in New York as in many other places, 

th~ very zoning regulations that were meant to safeguard the 
1 

public interest were helping to change the ,business district 

into an area that lacked the variety and liveliness which is 

. one o.f the city's major advant~ges. 

It i8 hoped that architects .1\1,il1 respond, creative1y to i 
regulations 1ikè the ~ifth Avenue district by designing build

ings that combine uses and spapès in new ways, and that are 
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,not like the office and apartment stereOtypes that have become 
, \ 

aIl too cornmon in our eities. The law nowencouràges them ta 

do this." 

(Jonathan Barnett "Urban Design as publi·ç poliey" ,pg.S6) 

Olympie Tower, located at 51st and Fifth Avenue i8 the 

first building ta be built under the district guidelines. 
, , 
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- . SPECIAL' THEATRE DIST1Ù'CT 

"" The first' special z6ning ,district in New York City was 
~ . 

approved in 1967. The Theatre District applies to tQe area 

around Times squa~;\YSiCallY. Times-- Square' i5 the ope~ 
, spac~ created by the intersection of Broadway and Seventh Ave-

nue. It is ~lso the name given to an area which rruns along 
-

42nq. S.t:reét from Sixth to Eighth Avenues, continuing along Broad-

way and Seventh Avenue from 42n<l, to 53rd Street. Times Square 

takes itts name aiter,. 'The New- York Times' which is located, 

nearby. 

,While the area' has lo~tlmuch of it~,previOus charm 
1-""'--

1 
by the. Il 

, 
'l'epl"acement of<'some new and. highly-profitable 

"'- ~ .. " ~ " 

but less desirab~e usès ,such as adult movie-houses and peep-

shows, Br.o~dway Theater t's still ther~ anp very much alive. 1. _ 

After year~ of strugglin~ for ~urvival, the Broadway Theater 
. 

had two consecutive Yeara of profit and ~~r~~s on its way to cap--

:. tur.ing its old grandeur. Recen.tIy two theater~houses which 
- f. . 

wer~ beinB 'usel as ,adult/move-houses have been reconverted for 
t • \~ 

, . . 
thea~er productions~ 
i. " ' 

This mi.ght InQt seem very important but it 
1 • 

t & 

is an indication, th.st there is a trend towardimore positive 
~ 

Il uses- 'in the area. 
" •• l 'fi 1" / • 

• 1· , 

the 'sJecial theater district , The 'principal pùrposes'of 

~ ,. (tï~ ~ 3-18) are:"' f: 
, ", 

'\ 

,.'" t ~ : ,1.. ',To ~~,~serve t~ p~ot~~_J!nd: p.romote the ch~~acter: of the 
..... , t ,,' ~ ,1 ~ Q 

.<"- D " : .speeiaol th!,a~~r ~~'isttlct .a;tea l1s t~e location of the w~rld' s 
Ir ,"'. "" '~ ~ ~.r - (-. ~ '~ ... ,~ ~ , ~. ;- ~ _ • e " ~;~ ,:-: '~<:' ':" .. ~:'~:~~~$.t, ,con~·e,~s~~\~~n .. ~f. lèg~ti~ate . .t:h:~~~rS. ~_~_'--: ' .. 
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\ • • !' ... 
The {IJ.T., Gra~ building, is ~he first bl;li,ldinp.;,. 
to inçlude ~_ new th~ater in exchanp,e for a lionus . f' 
of :dditioaal office spa;e, Kahn and :JaCObS,a~~h1tects:~ 
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of: l~rge numbers of people. 

3- To he1p ensure a secure basis for the use fuI cluster 

of shops, restaurants and, related amusement activities which 
/~ 

have been attracted to the area based upon its'past and present 

above, th:-!IlY';lanning Commission is' 

character. 

-To-accomplish the 
. 

permitted within the boundaries of the special'district to ,;,"/'1 

in~~ease the maximum allowable F.A.R. up to 20 percent over that 

already permi tted i as of right" for ë!ny new bui 1ding c,ontaitI

ing a legitimate theater or thesters. The F.A.R. increase i8 

based on the foIlowing: 

1- If the 1e8iti.mate the'ater or theat:ers are ,of a 

size and. type which the Conunission deems apprppriate under 

the' circumstances'prevailing at the time of the application, 

-sa as ta achieve balanced facilities res~onsive to the 

needs of the district. 

2- If there are-facilities to support legitimate 
'IL 

ope:ations such as studios for rehearsal or storage sp~ce. 

3- If open spaces, arcades, sub-surface concourse 

.o~ subwà~ connections are p~ovided to ease congestion ~n the 
-........... \ ~ -

area and ensure free mov~IÎlent of lledestrians or vel11cles j 

''10- "' ~ 

4- If . restaurant facilities or other amenities \use-

fuI ta -tqe i ~~eciai Theater D:f.~~rict are provi~ed." \ 

.çffo 5 - ~f ' "iistrib~t i~n of t~e buJ.k Of, th~ total deve l~,l 
, mènt permitos adequate' acçess o.f lig~,t 'and air ta sur~ounding 
.. ;, . '8 . 

st.rèet.s anq ,.p.ropèrt1Q-; 
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Section through the lower flbors of W.T.Grant 
hui 1 ding. ,The ground f-1oor Broadway fron ta~e 
has retail stops, banks and office lobby are 
on the second fioor. 
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market, there have been three new constructions where four 
<" 

theaters have· been incorporated irito the bui ldings sinee the passage 

of the Theater District 1e~islatio~ in 1967, These 

are the l1inskoff Theater (1650 sea ts) , (Fig. 3 -18) ,Uris Theater 

(1850 seats), the C~rele in the Square Theater (600 seats) and 

the American Place Theater (600 seats), This again is a signi-

ficant milestone in the history of the Broadway Theater, sinee the 

number of theaters ~tween the 1920's and the mi4-~60's had 

decreased from about 80 to 33, 

As an entertainment c~nter, cTimes Square is also the 

home for approximate 1y t'toJepty tTIoviè. thesters whieh. show first 

run films at priees considered suitable for low and moderate

incorne groups. 
'-J 

lt is also projeeted that in 'New York City tourism industry 

will rank in the first place next to the service industry by 

the year 2000. tim~s Square is one of the most important 

cËmtep of this fast-growing industry.' The reeently opened 

~mall retail stores selling touristic memorabilia are an indi-
1 

cation of this trend. 

A buildi~g was able to achieve 20 ~ercent more floor are~ 

than that allowed in the Resolution for providing plazas and/or 

,arcades. lUth the introduction of the Specia~ Theater dist-
1 

rict provisions, the total maximum bonus represented an increase 
Q ~ , 

of a fort y-fou):' pet:cent floor area. Thus J while the Commi.ssion 
. ' had'rit ëoull 

, could' noe- take away anyt:hing from the developer that il! a1ready ,/ 

, grant him an extra 24 percent if he satisfied the . criteria~ .. 
, The most su~cessful application has been the W, T . Grant . 
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Bui~ding and the Hinskoff Theater which will be studied aSÎJ a 

separate case. Of the 13 buildin~s erected in the special 

district only 3 elected tc·build a theater a~d thus were 

subjected to design review by the City Planning Commission. The other 

ten buildings that were built under the provisions of the 

existing zoning,:esolution, opted for 20 percent more F ."A.R. 

by providing essentially useless plaza spaces and detracting from 

the vital characteristics of the Times Square. 

A hotel propo,sal by John Portman for Times Square(Fig.3-16) 

contains two huge interior spaces and a theater .. But, on the 

exterior treatment with its fort-like walls rising from 

the ground. it neglects to the neighborhood characteristics of 

·tlœ T~mes Square .. The Planning Commission insisted that the hotel 

must have small retail stores with large signs on its ground 

level instead of a theate7" 

The problem for irnplementing t'Qe provision of the Special 

Theater district is that this is the only special zoning dis

trict without specifie urban design controls. Recently, a 

series of urban design controls have been incorporated into the 

existing Theater District as amendments. The major ~rovisions 

- AlI buildings along Broadway, Seventh Avenue and 42nd 

Street must_ build ta their respective building lot lines. This 

provision takes away the developer's option to use the plaza 

.bonus in fr.ont of his bUilding., 
, 

. - In lieu' of a plaza. new developrnents on the west side 

of Broadway may choose1:.o continue Shuoert AIley. as the~ew hot~~ 
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by John Portman proposes ta do. 

- There must be at least one level,of retail use integra

ted into the pedestrian circulation system. The uses mu.st be 

part of a special use group that excludes banks, loan offices, 
~ 

and corporate s~owrooms. Without this provision, the lar~e plazas 
, 

,which the city plans to build might quickly be surrounded by 

banks. 

Any development fronting a subway must make an 

appropriate and visible connection within its property and re-

mOve the entrance onto the sidewalk. 

The purpose of those amendments v7hich have -not yet been 

approved is to ensure that new buildings will recognize ,as well alJ 

enhance the essential and unique qualities of Times Square by 

incorporating shops, restaurants and theaters into their desi~n. 
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Figure, 3 -16 
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(' Figure 3-1~ 
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John Portman's d~sir,n 
proposà1 for a hotel ' 
in Times Square. 
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> ' 

A" new office ouÜding at 
43rd a~d Broadway,which 
does not comply with Spe-
cial Theater -District' 

.. regulat,ions. This buil4in~ 
was not :subject to' d.esi,th 
review of the Planning 
Commission s~nce it was 

'., bui'lt undèr r tb..e ·&xisting 
pr~vistonlil\,G, ~t~~ ,zQ)'I,iPI! J 

r~,ap l~t.~o~ ,TC:~,~,q~'ell~ly 
.. i ",Ji.", .1.. ... 11 .N ....... ·, An~u:i' .nnr. 
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Figure 3-18: A new plan for Times Square J the plan will encoura~e , 
the construction of new th~aters -and the rereIltioL .. ___ ... ___ ._ 
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1 A NEW ZONING FOR NEf] YORK CITY 1 

CONFERENCE,PROCEEDINGS 

, ,'- - -~---,--:---

The conference whichwas held in N.Y.U. in 1977,follow~d 

by the Workshop Sessions is im~ortant in the sense that i t i8 

a recent Major atte~~t at identifyinp. the currene problems 

faeing the 1961 Resolution' and possibly laying grouI1d for a 

new zoning for New York City. 'The following excerpts taken 

from th'ese meet ines are direc:tly related to mixed land use and 

special dis'tricts bt"inging the subj ect uo ta date. 

In his opening speech. the Cha.irI'lan of the City Planning 

Commission, Victor Harrerù, pointed at sorne of thé questions 

facing zoning today. " ..... do we need a city-wiqe Zoning Re

solution? If the answer is yes, shall we keep th~ one we have 

after'making sorne adjustments? Or will f'l,1rther study point to 

, a complete overhaul~ resùlting in new Resolution? Should 

we rel:y on the codified "as-of-right" development system, or on 

the special permit ,app~pach under which each proposaI would be 

subjec't to discret~onary revie,w, and would be judged on its own 

merit~? ",' Can new ways be devised' ta strenp.thEm and preserve 

n~ighborhoods and natural features?, Are there approaches which 
, - " 1 

are better than sRecial districts? ... Can ~-Oning encourage 

mixed-use of buildings and land?" 
, \ 

;JRichard Ravitch pointed out to th,e political and econornic 

. rea~itiÊ!s which should ~aveJ priori ty in zoning decislot:l,s ':,. , .. HAs 

''''you eXl}~ine zon,it;lg in the forthcol'ling,motlths. 1 urge you 'to ,re-
- .... .' , - , '. 

cognize that' the, singb~ j)~ggest priotity for ~his city 1a th~ 
" , ) , " 

effort ,~o tegenerate iÇ$' privatè e,cQnomy. 
,'" " 'r 1 1 "',,"', " '.. \ 

W~'have, l08t,600.000 

.- ~ \ '< ... '!' ~" , 

J 
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jobs, over $7 billion of payroll sinee 1969. There is\no Zon-

ing Resolution, there, is n~ ievel of part;'idpation by commu-

hity boards, there is nothing within our competence as planners, 

arehitects, builders Qr providers of ca~ital that can turn our 

~ty around, unless fundamental economic 'conditions are impro

ved, Therefore, l would urge t,hat additional flexibili~y, 

administrative discretion be granted to the. City Planning Com

mission on any proposed facility that wouid influence the 

creation of new jobs in this city ... Just as we have recogni-

zed that il1ega! conversions are n:ow something we ·have Iegisla

ted into public and political acceptabiliiy , we'have to recog

nize that there may be prospective'coffiTTlercial uses for oider 

property in areas that have traditionally objected to the in-
, 

flux of commercial aeti vit y ... " 

His economic assessment of the function of zoning'and fur-

ther suggestion of commercial usage for older properties can be 

related to the importance of mixed land use in the inner eities 

'where the poor have been prec1u~ed from aceess~bility and avai

lability of'basic jobs because of existing land-use rep,ulations 

which keep jobs out of their eommunity. It .is important ta 

mention that of the 600,000 jobs lost, most are blue-caIlar 
- . -' . 

jobs directlYI affecting .the ce~tral-eity pqor who do n0j(have 

the means of converting to white-caIlar jobs available ar ~ear,
by offices.' 

, One of .tb,e topies of dtscussion during the work~hop ses

s'ions was the residenti~l coi/version of the physieaily sound, 

central1y ioeated older ~fftle. h~tel and industrial ~uilding 

" 

.! .' '" .. 
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which have high vacancy rates because of the chanp,es in the 
" 

City's economy, 

According to the moderator the two major issues raised by 

recyc1ing of non-residential ta residential use are: 

1. For the industrial and ,commercial occupants 

of the city' s business areas what effects do 
residential neighborhoods have on business? Do conver
sions displace industrial and commercial firms? 

2.For new residents, what sort of neighborhood quality i8 
available? What changes are desirablei Is 'the housing 
being create'cl by conversions "safe and sound"? 

'" The director of research 0+ Real Estate BO'ard of New York, 

Edward Pot ter claimed that the dernand for oider commercial 
, 

and ~indust:rial-buildings is no longer adequate to fill ,them 
• • 

~He added: "The position of 'Real Estate Board of New York is 

that residential co~versi?ns of these buil~ing~- should b~ allow~ 

ed 'as-of-~ight' in bUildings up to 7500 square feet of lot 

.coverage \ veri:i~ixes. of re~idential and non-resiclential uses 

'should be allowed in conversions". 

A bùsinessman and the President of the Chambers-Canal 

Ci vic JAssociation,' Ur. Rosenfield also endorsed mix~d-land use 
1 

concept 1 say;ing l "Ind~stry' s problems are prima~i1y c~eated by . 
tne high cast of d.oi1ilg business i~' the City. Business 'taxes , , 

and ener~r-costs 'are present1y sa "high that New York has become' 
j 

. , " 
an uncompetitive loc'ation . 

. . , The concept of mixed-use areas is a good, one.,' l was invol-. " . 
;ved in the development Qf a Mixed-Use Zoning District for thè 

, . 
" r" , 

downtown loft _ area and l ,fee.! that the district has bean success ... 
/ ., ' , . 

, ~ 

'''ful. '~e ~ii},h~Uld t',eco8,niz~ !hat- buildiny.s! w~ ~~ long~;r., 

viable for busÛles·s purposes j shoul.d be conside~d .,f.o,r sorne' other 
.:- . 
••• .... ~1. ... 1 . ,', 
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use: Mix~d-use i8 a very valuable theme in the life of the 

City"", _: 

." The· di'scussion which' followed the panelists' opening 
. 

statement~ focussed on the need to r~solve two eonflicting 

ptiblic polieies: On one hand, the desire to create a desirable 
D • 

new f~rm of hou~ inr; and, on ~he other hand, the desire to pre'-

serve and expB;.nd, ~he industrial j ob base, The rnixed-use con- -

~ept had .been proposed Dy a fewof the- panelists as a' way of 

oresolving this confliet" It was agrèed tl'!at present'ly the 

mixed~use concept is inconsistent with zoning policy, and mi-

xed~use itself raised a number of questions: 

Aùdience,: If a residenti~l ,and industri-al ar~a is created, 
--. 

can it "remain mixed or will it eventually become predominantly 

res4.dent).al? 

Berley: "Loft living" and industrial rents are similar, 
- (" 

but since residential operating expense,s are hip,her 1 )?owners 0 

prefer industrial tenants. 

Rosenfield: Businesses are leaving·New York .for a variety 
\ 

of reasons, Board policy changes will b~ required to keep bus!-

nesses and jobs in the City, and to keep a Iljixed character in 

industrial oareas. 

Potter: ~he,City has been ?er,~igent by not chanr,inR the 
,'" 

laws té;:, make conversions legal and by not enforcing the exist

ing law~, 

Audience: The hO'4-sing quality~ and safety issues t;aised' b-~ 4 

" mixed-uses ca 
, ... 

be addreàsed;' conversions in mixeçl-use ,areas can 
. ~ . 

provide an ex fting .. source of middle cl'ass housing. , i '- l " • , 
'ioo { \ .... " r b \ 1 ~ _ ... 

Audience': -'B,usiJttlS;s~'S" are p'o~iticall,Y' unàe~':~~P7'esente~ in 
...:., ... r.. / • • ~ , " :' \ ... 
r~, , , ". ~_ ............... 

.... .. 1 • \ 

' • '" - ,l, ~ •• ~ r 'l.~ 1, __ , ....... ~ ... ".'. ' 
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mixed-use areas. 1 
~ 

Rosenfie'ld: The mixed-use conc~pt is a diffieult'one,but 

can and 'S houlèl be made to work '. 

At the technieal analysis session of the workshop. the _ 

moderator raised the' question: 
1 • 

"To what extent does zoning 

acconunodate or restrain market demand, -p~rticul~rly in relation-
. " 

ship to the develùpment of housing?" To Whieh S.Lindenbaum, 
" 

"! lawyer; repi ied: "Devel~pers ar~ concerned about keeping the 

middle cl'ass in Net-l York. lie 'have to orovrde . ~ vari~ty of 

housing a9 reasonabie priees. Recyel'ed buildings constitute 
1 

an important housing and .tax resource for New York. However ras 
k 

traditfonally higl'~Jy 'assessed conurÏercial buildings 'are recyc-

'led to lower assessed residential usés, the 'tax base must be , " 

supplemented witq new dev~lopment. It means that sorne' oldér 
" 

perhaps historie - buildings may have to be lost on $ide streets 
\. . 

but i4 must be remembered that a new office' building produc,es a 
, ~ ~ 

lot of real estate taxés. t'In spite of the fact th"at manufaçturing 
and residential u~es can be compatible... .ccor,ding to Mr. Lindenbaum 
but the pre'sent zoning cpn,fl:lcts emerge especially in matffacturing 

. . , ~ 

zones where res-ident la1 'con:Versions are takin~ place .. It . 
, ' 

t can be said that. -one of the mos,t ~ncouraging o'iltcqmes 
, . 

tf the conference and. the works,hop ses~ions wàs th~ .almost .-
, hnanious 'endorsement of the 'mi~ed-l'and usé concept' by: a. wide l ' ~, ' . -

(:' range of inte~~s.t groups, ~ncludi,ri~' r~al· ~s~ate, d~.ve:-
r 0 • ~ ... j , -.1 u 1 

, io~er , +aw~Trs'~ community lea,ders and the public' •. 

, I~ 'has Bec"o~ e'v'i'd~nt that l' ~h~ mÜceq-la1J1 usé ,con~ept top, 1 l '? 

, . ..' , " : •. ,"' ".' r '" '1,) 

',~,be one, ... qf ~he ~aj'or ,raêtors in, $haping, .a, new ,zQningord:1nance, ,~,. 
" .. t - '" ' .. " _. "_ ,t..!:" 1\' ,If, t,'( " '~I'/' < ' 

" tor i.:he,-Ci1:y'~ Ne~ YOFk' ~~t~ has in thisj:b~~Q"l~oe~.n.::~,.l~'d~~." il- zon,:-, 
'" '~ l , ~,. 1.. ",1., ,...:' '" ,~", <: l'~''<l t \~, . 

t~g pol,iCY,i,n , th~ Uni.t,~d Sta'F~~ ând "C~nà~$: .,,-:.#,,:a, t,i~e ;fi;;':~ :_ ,_ ,,', 
\ 1to ,r At..., " ; ..... ~"q." "'~~'~I'fJ :<:",..j':~~~:.~:!~·:~I· '''! " 

~ 0' • " ... ~>/t.q ,"';. 0: .;.;1- / ~t~""r ';{. ",,'1 '!'_>~ /\: j:_q ~ l' t, 
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of relative economiç prosperity and \ favorable climate for 

new dev,l~ment, Mixed Land use policy will aiso be .an impor-
• tant cornerstone in th~ "Renaissance" of New York City. 
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PART FOUR 

MIXED-USE DEVELOPMENT CA.SE ,STUDIES 
IN NEW YORK CITY . 
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CASE STUDV l 

·,Name of Project: Th'e Galleria 

~ocation:' 117 E. 57th Street, Nidtown t1anhattan,New.York City . 

. An 8-storey mass fronting on 57th Street, and 'a 57 ... storey . .. 
tower fronting- on 58th Street. 

Planning Team: Architects: David Kenneth Speçter,AlA.,with 

Gerald L. Jonas, project design associate and penthouse 

project designer; John Davison Allen, duplex apartment 

desig~ assoctate. 

'The office of Philip Birnbaum,architect for1apartrnent 

residences. 

The office of Irwi~ G. Cantor, structural engineers. 
t 

HRH Construction, construction administration 

Descr~ption : 
, 

The Galleria ls a' 57-storey,mixed-use buildinp, 

consistinf!; f."}f:, " 

. - 90-ft. high atrium topped' with a skylight,. 
Cl , 

- A public concourse lined with:shops and a sidewalkocafe. 

- Offices up to seve~th f1oor. 

A private club from 8th to lOth floor 'vith a hea1th 

club, swimffii~ pool, sun deck, restaurant ,and loun~e 

,spaces, 

- Pti vate offices from Il to 15th floor. 

- 250 apartments on the above floors topped b; a four-

storey penthouse,! 

The Galleria i6 strateg:i:call,Y located in a transitional 

zone between areas w~içh are either aIl housing or aIl 

" 

<1 

Qffice. lt is the lfirst ,blJ.ildin~ built under the ~ew mixed- ' 
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use bui ldinp, provisions. The Atrium. one of the successful 
t 

areas of the buildinp, was realized, by 'allowin~ the deve-

loper up to 14 sq.ft. of additional-floor soace for one 
( . 

sq. ft. of covered pedestrian space. This amenity brought 

its provisio~s as weIl, the are a had to be 30 feet hip,h, 

30 feet Wi~ ahd:3000. sq.ft~ in are a with retai! space 

included. While' a 30 ft. height was sufficient, the archi-
l , 

tect' came up with a 90 ft. hiRh atrium and topping ft with a 

skylight. At 57th Street entrance,public and private 

'movements are combined under one entrance.Then a ,flight of 
" 

steps goes up at the right to the private door where rësi- i 
dential tenants pass a concie~gels desk and then a bridp,e 

to their tower elevators. The downward flight leads to 

a public concourse, lined with ,shops, culminatinp, in the 
Q . -

skylit atrium. The public can pass right through the . . 
building to the 58th Street exit, or enter the shops Qr sit 

at the sidewalk cafe. ,The legislation requires the bu~ld-
-' 

ing to be open to the public from 7 a.m. to midnight. While 

the F.A.A. on 57th Street is 18: down from 21.6 for Fifth 

Avenue Specia,l t)istrict, the city looseJ1ed up on lot are a 

requirements governing the density.' Density i8 measured 
, ' 

in the number of rooms in relation to the lot area. 

This relation in turn detèrmines the nùmber of square foot 

per room.. The City established.l\,the rnin,mum room sizes at 

the Gal.leria at an average of 300 sq. ft,. per room, the sarne 

as R-lO zoning, the highest den~ity housin~ allowed in the 

City. The developers however raised the,average to 350 sq. 

ft. per room because of the affluent market ~hey hooed to 

1 

1 
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, ,1 

attract. So while the.floor area ratio was not increased, 
1 

• residential space was made more attractive for developers 

aoS an option. 

Background to Planning: o.,te from npro?ress{ve Architecture" 

Decernber 1975: 

" The boom of office con,gtruction in downtown 'cores 

in the 50's and 60's led to the escalation in land values 

there. until only office buildings could affor~ their 

central .loêations. Downtown now operates on a nine-to-

five shift: while livine, recreational, cultural and re

tail facilitie's have increasingly grâ'vitated elsewhere. 
. . 

Zoning regulations separating land uses have played their 
\ 

part in this standardization of the' environment. .. Thus 

one of ~he sfngular searches in the past decad~ has con-
" 

-centrated on introducing (or re-introducing) additional 

uses into the high priced central business district. 

~~Combin~tion uses in ~i~gle structures is one way ta make 

that mix .profitable .... New York City' s Galleria and Olym-

pic Tow~r res,ult from s~pa:ate zoning measures formulate,d 

by New York' s Office of Hidtown Planning and Development J 

and Office of Lower Nanhattan Developqtént during the Lind-

" say Administration .... " 

Comments: Quote from '~Interiors" November 1975:' "Thanks ,to 

Jacquelin Robertson. then head of OMPD and to ''''alter 

M~adeJ then a member of the~City Planning Commission, 

the Gallèria's archite~t, David Kenneth Specter and its 

developer were able: 1) ta propose acceptable zoning con-
.,r -

cepts for mixed use buildings-concepts which were eventually, 

l' 
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accepted by community planninB boards and ,the City Plan

ning Conunission. and 2) later to translate the formulas 

into the buildinp,," 

", .... Still one must face it:. the Galleria i5 not quite. 

as mixed-use as its" commercial-res.idential desir.n~tion 

implies, Recause on ly nine floors are actually being 

rented for office space, the Galleria better resembles 

a 1 uxury hotel: reta 1.1 shops, re siden t ial snace, pri vate 

club with separate dining and swi~ming, all tucked into 

the 55-storey hign structure," 

" ..... Nor i5 its covered pedestrian, space likely to be 

quite as people-on-the-street ,oriented as the legislation' 

orip;inally intendecl. Strollers passinp, from 57th throui;!;h 
\ 

" 
the atrium to 58th Str~et must descend 12 steps (six feet) 

.then go UP aBain before coming out at grade. Furthermore, 

t'he passag~way jogf? enaup.;h 50 that the route is hardly 

di rect, ... Il 

", . ,., still, the Galleria' s parti, with the eip.:ht-starey.ù , 

high entrance winp" makes certain importan~ urban gestures 
~ 

to 57th Street. It acknowledp.;es and reinforces the low 

scale of ,the _buildings to the east ..... " . 
. , 

l' 
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Figure 4-1: The,57-storey Gatleria. The first building 
in New York built ~der Jhe mi~ed~use zoning' 
provisions. 
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Figure ,4-2: . Section through the Galleria. showing the 
consecutive retail. office and residential 
floorl:! . 
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Figure 4-5 Apartment floor plan (floors 19 - 47 alternate) 
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Figure 4-6 The main entrance ta the Ga lleria ~ 
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4-7 and 4,.8 ': A glass prim d:Lvid~B the ltiain entran~e 
int~ two 'sections. ~e steps t'o the' right; lead up 
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The offices overlook on either side of the atrium, 
the Galleria. 
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CASE STUDY II 
,,~ 

, .! 

Name of Project: Olympic Tower 

Location: At 51st Street.and -Fifth Avenue,Midtown,Manhattan, 
-I.!."'-'>. 

Site: ~ 

New York City: 

Approximately 25,600 sq, ft'. lot, plus 14,800' sq: ft. 

land to which client owng..' deyelopment",tli'ghts. 
, 

Planning Team: Architect: Skidmore, Ownirygs (~Herrill., Net" York. 

Whitson Overcash partne,r-in-charp,e. 

Interior Designers: SOM. 
- ..;' .'1" , . 

Structural Engineers: Office of James Ruderman 

Zoning and code consultants: Max Siegel Associates 

, General Contractor: Tishman Realty & Construction. 
w • \ 

Description: A 791: 7AS sq .Jt. building inc luding : 
-' . 

.~_-; a 18766-' sq. ft., ;nall with retail space and restaurants 

on 3 noofs. 

- 480,000 sq~ft. ~f office space on 19 floors, 

-.253 condominiums on 27 floors. 

The Olympie Tower is the f.irst rnixed retail, residential 
... .. ;~",:p. 

and office building in the' Fifth' Avenue Special District. 

In contrast to the Galleria, there is no common space where, 

aIl the three uses mix. The, apartment lobby i8 separate 

,from the office lobby which opens onto the covered pedest

rian space - a 'retail/restaurant malI. The malI however 

is more accessible to the public than the Galleria. Here 

srnai~ shops which norrnally would not be abl~ to afford 

the priee of Fifth Avenue front age , and a cafe are loca-, , 

'ted. The mall i8 lined up closely to a recently completed 
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~hroU8h-block arcade across the street ta the north, thus 

providing a continuous pedestrian conneetion from Paley 

. Park ;,tto St. Patrick 1 s Cathedral. 

Within the special district contraIs allowance Olmypic , . 

Tower is built up ta the street line as other stores do 

along the East side çf Fifth "Avenue (a ~etback,~n the 
'", " 

west side of the street is required aiter an 5-ft. \;height). 
1 

, / 
Another bonus ailowable in this district concernea-~ot co- \ 

yerage. For èach 18 F.A.R. reserved for residentia1 use, . 
lot boveraee can be inereased by one pertent: But the in J 

crease cannot go beyond 10 percent nor maximum coverage of 

50 percent of the lot. (Unde~ the 1961 Zoning Resolution 

\ " towers could cover only 40 percent of the site; p1azas 

took up the rest). In the case of Olympie Tawer, the 

developer needed the extra tower coyera~e to app1y on the 

commercial f100rs for en1arged rentable space, By' adding 
! f 

" the winglike slab, t~ey increased the office tower coverage 

to 4 percent of the lot, or 20;000 sq.ft: per f100r,·The 
\ , 
residentia1 portion covers 37.3 percent of the lot,allow-

ing 16,000 sq.ft. per floor. 
o. 

Backgroun~ t~ Planning: At a time when oider stores were aban-
1 

". doning F,ifth Avenue', and the tow~rs and plazal? ge;nerated 

by the 1961 Resolution were, beginning fa invade, the, ini

tial plan for Olympie Tower with a plaza designed b1 

. Morris Lapidus got adverse pub1icity. The Olympie Tower 

-as built waa planned within the Fifth Avenue Special Dist-

rict provisions, T?e typica1 S0l>1 type black opaqJe-skin 
. 

hardly gives a clue ta the differentiation of the uses on 
\ .-

, , 
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the bui1din~. 

Quqte.from "Progressive Arehit;feture" 
\ ., 

II' ••••• The ,proj eets (Olympie 'llower, the 

Deceinber 1975: 

,Galleria, Hater 

Tower Place in Chicago) aIl share basic similarities of 

œurse,such as the co~bination oÎ office space, retai! 

and residential uses, albeit in different doses. But all -, 

three strike a eloser chord i.n· t~ir ch.oice of location 

and the market 'for which they are ,~ea.red: primé locations j 

a frankly rich clientele. The reasons take little guess· 

work. In a shaky econornic envirooment, develoners want to 
-f • 

be certain of sorne kind of guarantee.of a profitable 

t " re, urn .... 

Comments: Quotes from "Progressive Architecture": 

" ... ',. Its s leek, '-lmpassive, opaque skin and taut rectan-

g~lar form now are associated too closely with a corpo

rate office building. Not only is one not aware 'of tl1e 

varying kinds of'aeitivities going on in the building 

from,the exterior package but there is scarcely a clue 

'to their differentiation where offices stop and residen-
" 

ttal begins (except for Mechanieal space)." 

11-••••• ttill there is something a mite over assertive 

about the way the' flat slab, 677 ft. high" hits that .pave-
\ 

ment at about 6~ miles per hour. Since one is not imme-

diately aware of the covered through-b~oek connectiop that 
J 

runs from 51st to 52nd Street, the Fifth Avenue approach 

seems barren of scale, character articulation, or .any of 
\ 

those goodies that mark its landmark neighbors down the 

street. " ,.1' 

, 1 
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" But the Galleria, Olympie Tôwer, and Water Tower 
~ 

Place do not begin to ad~ress the need for a typologic~l 

model of a mixed-'use structure: a' single building that 

reflects and communi:cates the nature of its diverse urban , 

acti~ities. Without these two aspects of expression being 

considered; albng with the necessary_physical ties to the 

immediate surroundings, the building becomes only a surn of 

separate parts - not a livin~ totality fully integrated 

with city life .... p. 
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Figure 4-10 The Olympie Tower, South 
St.Patrick's Cathedral. 
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MEZZANINE LE VEL 

o 

Section through the two-1eve1 eovered 
pedestrian space.o featuring a water fa11. 

:~U. .. lIl1N Tf 11 "JIJl,1I tll (JMjI~ fll"i 1 

Fif1;ure 4 ... 11 Olympie Tower, first floor plan showing 
adjacent but separate office an~ apartment 
lobbies. 
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Figure 4-14 
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Olympie Towe~, typieal apartment floor . 
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() Figure 4-15 Olympie Tower, typieal office plan. 
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• Olympie Tower, view down street from Cart~er's. 
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Olympie Tower eptranee 
51st" St1:·~et. 
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Olympie Tower north elevation showing the 
wing added for extra office sp~ce beneath 
the 22nd floor. 
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CASE STUDY _ III 

Name of Project: Pahlavi Foundation Building 

Location: On Fifth Avenue at 52nd Street. 
r~ 

Architects: John Carl Warnecke & Associates. 

Description: Built under the Fifth Avenue Special District 
o " zoning laws, the office tower i8 36-storey high. 

The main entrance, leading into a three-storey high 

public mail lined with shops will be on the 52nd Street 

side. A 40-ft. setback on the seventh flnor maintains 

. the cornice lins set by Rockefeller Center. 
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Figure 4-19 Pahlavi buildinz (650 'Fifth Avenue) 
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CASE STUDY 1"". 
1 • • 

Name of Proj ect: Ci ticorp Center 
1 

Locati,pn: -Between texingtoo Avenue., 3rçl Avenue âne! 54tll> Street, 

Hidtown, Manhattan: !~ew Yor~ City. 

Planning Te'am: ArcrlÎ tect s :1"Hur,h Stubbins and Associates, Ine. 
1 

Principai ~rchitect: Hugh Stubbins 
" 

Assbciated Architects; Emery Roth and., Sons 
\ .. 

Landscape A/chi tect s,; Sasaki Associates -'" 
;. 

Structural Conaultants: Le ~essorier Associates/SCI 

}~echanical/Electliica~: J.oseph R .. J..oring- & .Associates 

Construction Hana?,er: HRH Construction 

De,scription: -A 59~storey office to"{er 

-A skylit galleria 

-A eburch ) 

-A sunken plaza with d:ï-rect access ta the subway 

system. 

" 

Citicorp Center i5 the result of the sucee.ssfui coopera

,tian of the Mayor' s Office of Hidtown Planning'; Architect 

Hugh Stubbins J the Citicorp manage,ment and the pastor -O,f 

the church rebuilt on site. For the ri~ht: "to bui1d at a 
" § , 

floor area ratio of 18 J' a public 'Space 18 provided,. The 

r' 

galleria is ~urrot1;nd1ng with vario~s retai1 'shOp~ f but most

ly with restaurants and delicatessen ,Stores. PoopJe can either 

bring their own food ta the tables at the central 'skylit 

area,or,- patronize, the food shops B:dj aeent ta the court. , 
" ! 

Sorne tirne ago, fi chur ch , - Saint Peter' s - was located 

. ~t the corner of Lexington Avenue And 54th Street 

b~i1t ih 1862. The ôld 

,r 
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, chur ch was sold to Citibank with' the agreement that; the 

Cengregation could ~ild a new structure on the same site. 

'" ". "'The I}e~ church is higrrly visible, and it is alrnost always 
fi'" ., 

alive with concerts, jazz fest~vals, and religious ser-

• vices. 

;"Backg~ound t'Q Pla!lning: ~~ote from Hugh S~le~ter to th~ 

, ( 
1\ " 1 ! \ 
, J 

, 
1\, 

" 
" 

Vice President of Citibank: nThe n,ew, slick, s lab build-
\Q 

i~gs Chat march up the avenues of New York and other U.S. 

cit~~s are.- symbolic express'ions of the Hachine, They are 

anènymoU's,cool and inhumane. He trlust use the resourees 

o~big business, reinf~~cea by moral: and social ideas, 

., 1;;0 develop a new generation of, office buildings planned 
, , ' 

fat the community and expressive of the, humanity of the 

individuals who use them .. Bytrevitalizing urban develop-
, ' ' 

ment ~ith an emphas'is on people,we could produee a more 

~njoyatl~e'p~ace in whi~h to live and work. Such a build-

ing mlght ','eve~be, a source or 

'With the church as cataly~t 

inspiration for oth~i eities. 

and the bank as supporter 1 

;we can design a new kind of place which aIl kinds of peo

ple' will'want to enter and be'come part of. Hhile the church 
" 

rnus,t have its own identity, l like' ta think how it could 
. ' 

,be enhan.ced and rnoagnified if we combine i~with a new kind 

of office'building. l think furthermore t t we should be 
o ~ ~ 

able to see into the church from the outside, ta see 
<, 

what i8 go;lng'on, 'he attracted and ,become"part of ,it. ';['here 

t'8 a s-pirit .stirring' at Saint Peter' s Church that coulcl be-. 
~ , 

come' a bri~~t, lignt in Manhattan." 
. . 

, \ 
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Comment: Quot'e from the "Architectural Record" June 1978: 

>'.'The street 'environment of, Citicorp Center i8 a triumph 

of urban desir,n -'the first projeet influenced and helped 

to fruit{on by the Mayor 1 s Offic~e ,of Hidt'own Planning 

that dernonstrates eonvinein81y what the Planning Com-
, ' 

rnission's Urban Desip,n Group h~s been trying t~accomplish 

sinee its' founding, by former t1ayor John V. Lindsay in ~ 

1967.". 
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Figure 4-23 and 4-24; \ 1 

Citicorp Center. Saint Peter's Church ! 
at tne corner of Lexington Avenu9 and 
54th Street, The lantern of the è-hUrcl 
is at the upper plaza level, the 
sanctuary floor,is at the lev~l of 
thë lower '~fa~a. 
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: Citicorp Center atrium and retail flo rs,r~ning 
from Lexington to Third Avenue. 
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Figure 4-26 Citicorp Center atrium 
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~'I CASE STUDY V 

Cl 

Name of Project: Rockefeller Center 

Location: The original Rockefeller Center which was comp1eted 
o 

by 1939, included 14 buildings and covered 12 acres of 

, land surrounded by Fi fth Avenue, Wes t 51 Street 1 Sixth 

Avenue and West 48th Street. With the addition of new 

buildings in the 60~s and 70's the center extended to the 

west side of the Sixth Avenue, covering approximately 22 

acres. 
() 

Plannin~ Team: The Architects of the original Rockefeller 

Center (1931-40): 

Reinhat:,d & Hofmeister'j 
.(' 

Corbett, Harrison and MacMurraYi 

Hood and Foui1houx 

The Architects of Warner Communications Building (1947): 

Carsor & Lundin 

The Architects of Simon & Schuster Building (1954), Time 

& Life Building (1959), Exxon, McGraw Hill (1972), Ce1a-, 

nese (1973) buildings: 

Harrison & Abramovitz & Harris. 

Description~ The Rockefeller Center consi~ts of: 
1 

10 office buildings ranging from 6-storey (International 

Building North) to 70-storey (ReA Building) with 

15;000,000 sq. ft. total rentable area. 

35 res,taurants 

The Concourse: A two-mile underground wa1kaway 1ined 

with 200 shops,i.t interconnecta the offices 1 the subway 1 

the shops and restaurants and Radio City Music.Hall. 
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- Rockefe 11er P1aza: A pri vate street running north and 

,south, bisecting the deve10pment from 48th to 51st Streets 

between Fifth Avenue and the Avenue of the Americas. 

1 - Radio City Music, Hàl1: An entertainment center_ featuring. 

a variety of attractions. It has a seating capacity of 

6,000 , the stage measure s 144 feet wide and 67 feet 

deep. The interior of the theater i8 recent1y dec1ared 

as a New York City 1a~dmark. 

The New York Experiènce Theater: Located in the McGraw-Hill 

Building, a multi-sensory theater with 45 projectors. 16 

screens tells the story of New York City.' 

Sunken Plaza: It covera an area approximately 60 feet x 

130 feet. During the summer season it, serves as an out

door restaurant 1 from.October until May i t i8 transformed 

into the Rockefeller Center Ice Skating Pond. Also,many 

band concerts are held. It acts as a magnet attracting 

people whi1e it also serves as an effective traffic 

sorter for the offices and lobbies, shops and restau-
, 

rants which surrou~d its periphery. Flags of aIl" na-
, / 

tions are flown on the esplanade surrounding the plaza. 

Background to Planning: The- original Rockefe1h;r Center erected 

between 1931 to 1940 i8 a significant breakthrough in 

urban planning in a number of ways: 

The multi-use sunken plaza. 

- The horizontal integration of the offlce towers by an 
, jj 

tmderground Concourse lined wi th shops. 

The ski11ful planning of th~ skyscrapers in relation 

to each other. 

- The extensive landscspil}g st both street and roof-top 

..... """""'-----~----~ ._-------~ 
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lévels. 

The off-street delivery system. }on intricate 

underground freight delivery system, with some 10 

trucking ramps and loadin'g docks. 

hl important ingredient ,of l1XD,narnely residential use t is 

missing in Rockefeller Center. Nevertheless the recent-, 

ly 'passed' s'pecial zoning 'distric'ts t many large-scale MXD 
, ( 

developments found their inspiration in the above-

mentioned pioneering concepts. The variety of uses on 

the ground level. t.hek successful integration, the Radio 

City ~usic Hall wi11 justUy the inclusion of Rockefeller 

Center a,s! a NXD development in this study. 

/ 
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Figure 4-28 Roc~efe 11er Center, L 979 
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Figu;(e 4-30 : Rockefeller Center at Avenue .of the Americc"ls 
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Figure 4..,31 :Rock'efeller Center Ice Skatinr,,, pond and the plaza. 
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Figure 4-32 The Rockefeller Center promenade. 
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Rockefeller Center s'ection at underground\ concourse 
showing the New York ,experience theater;J 

,/ 

'" 

. ' 

.' 

, RoI!. {f,{J'I 

1 __ -._, .•.. 

---=------- -------..... 

,. 

, 
~ 

~ , 
~ 
" " , 
:{ 
j 

1 
1 
î 
1: 

1 
." 



t 

{ .. 
1 
i 

f, 
" 
~ 
~ 
i 

( 

CfLANIS! 
IlOG 

iL. J , " 

1111 1111 11111/ Il '1111 1111 
r-------------------------------------------------------~---------------------

1 UNDERGROUND CON~E~_T!N~_~_O_N~~~_R~_E_-__ ~O~_K_E~~LLER CENTER ARE.~, 

~ ., 

8 
II: 

Iii 

IASTERN 
AIR lINIS 

IlDC 

IIMI , lIf[ 
BlDG 

L 

IQUItAILI 1111 
AIIUAlNCI' 

SOCIIII 
BIOG 

-- - -- --

J C ,[NN[Y 
BLOC 

AVENUE -OF THE AMERICAS 

\P[R!I' RlNO 
BLDG 

r----------~ r 

1 

COLUM'" 
IRO'DCASlIHD 

s.mM 
BlDC 

r
r-~~----------~~-

. ___ l'' 'bi/m;'Frrir. UNDlmOUHD CONtOURSI 

'---------
CROWlll COllII! l' J li IlDG _ ~ ,--_"_5 f_lf_TH_'YI_HU_1 .....-J 

FIFTH AVENUE 

Figure 4-34 

FIFTH AVENUE 

Roc~efel1er Center underp,round concourse. 
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THE INNER CITY OF MONTREA~,HISTORICAL DEVELOPI1ENT 0 

In August 1964, Technical Bu11etin NO.3 of the City of 

Montreal Plann'ing Department defined the limits of downtown 

Montreal as the area between Guy. Street, Pine Avenue, St.Denis 

Street and the river, covering approximately 536 ha~ (1,325 

acres)(Fig.5-1). This definition is still.keeping its validity 

for the inner city,whereas the spectacular develonment in the , . 
following decade transformed 'the area between Guy Street,Sher-

l' • 

brooke Street, St.Lawrence Boulevard and Nqtre Dame Street to 
~ 

be the 'central business district. s 1 
~ 

Within the limits of the inner. city several distinct zones ànd ~ 

land uses can b'e distinguished: A financial district on St. '1 

James Street, this is the area where t,he Stock Exchange is Ioca-
/) 

ted a10ng with banks, trusts and brokers. A government dist-

rict on Notre Dame Street, a commercial district centered on St. 
J 

Catherine Street, an office district on Dorchester Boulevard, a 

who1esaling zone on St.Paul Street and a high-density apartment 

district north of Sherbrooke Street. 

Dorchester Boulevard (formér1y Dorchester Sereet) was wi

dened in the 1950's as part of the urban renewal program ta 

serve as a major artery on an east-west axis. The initial aim 
r 

was ta ease the .traffic flow, but its strategie location bet-

ween St. James Street (fin~ncial district) and St.Catherine St-

reet (commercial district), its proximi~y to major transporta

tion terminaIs resulted i~ a prestigious office district. The 

most important office development was the building of Place 

Ville Marie(Fig.5-4) which was begun in 1959 and which initiated 
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Functional diagram of Montreal CBD. 

'-

, R.~ dl''1 
1 

, ~ . 
" 



~ 
r Q 

\, 

" 

126 

a shift of business from St.James to Dorchester Boulevard. Many. 

corporations transferred their head offices to the rapidly built 
1 

office towers. J, , 
If the Rockefeller Center is the grandfather of a11 mixed-

use developments in NeJYork City, then the same can be said for 

Place Ville Marie and MoneJieal. For the m~lti-~e ~lace Ville 

Marie acted as a model for most of the major schemes and paved 

,way to the extension of the u,ndergr,ound pedestrian system (Fig. 5 -5) '. 

N'ext to the $ervices industry, commercial function ranks se-

cond in the inner city, comprising 20% of the labour force. 

St.Catherine Street is the main commercial artery. There are 

approximately 275 shops and 5 depar'tment stores. It should be 

noted that the successful application of the mixed-use concept 
.. ' 

has J,created s'hopping promenades in major developments' throu~h-

out the inner city competing with St.Catherine Street. Place 

Bonaventure 'has 75 shops, PVM 70 and Place Victoria sorne 30 

shops. Most types of commercial activity existing on St.Ca

therine Street are represented in these establishments as 

weIl. 

St. James Sfreet which i8 the financial district is losing 

its ~ormer grandeur and importance,not on~y because of the Dor-
0\ 

Il chester Boulevard but because of Toronto' s erner~ence as the new 

~ financial center of Canada as weIl, It extends from Place 

d'Armes in the east to Victoria Square in the west. Victoria Squ-
" 

are i8 the center of the English-C~nadian fina~cial community, 

whereas that of the French-Canadian financlal community i8 housed 

on 'Place d'Arms. 
" 
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Almost all governmental functions are concentrated on 

Notre Dame Street, among which are the City Hall and the new 

Court House. 

Even though it has lost its economic advantages, St.Paul 

Street still funçtions as the center of the wholesaling activi-
• 1 

ty of the inner1city . 

. Maj or developments have ,bee,n undertaken on the eas tern 

--- - ----. 

,edge of the inner city, mainly through the active partici~ation 

of the provincial government, with the intention of-redevelop

ing an area which is populated by French Canadians. ~ One of these 

projects is ~lace Des Jardins which occupies the entire block 

south of Place des Arts, Montreal's,home for the performing 

Arts. Place des Jardins includes three office towers, a ho-

tel tower, and a two-level shopping malI. Another major deve

lopment which has also contributed significantly to the mixed 

use character of the city i9 the La Cite project-whiéh occupies 

a twenty-five acre site consisting of six blocks enclosed by 

Pine Avenue and Hutchinson Street. It includes an office tower. 

three apartment buildings, and an underground shopping mall 

connecting all the buildings within the complex. 
\ 

Alexis, Nihon Plaza, one of the earliest examples of mixed 

land use applications in Montreal -and Westmount Square, a Miesian 

set of officè and apartment towers with a 'shopping arcade on thë 

ground levei which is connected to the Alexis Nihon Plaza, are 

located at the west edge of the inner city. 

Certainly, one of the most- successful applications of MXD. 

Place Bonaventure has been a trend-setter all throughout the 
• .f 

world. It~ primary purpOSQ i8 to act as a wholesaie trade 
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'taurants an~ a mov:ie theatre. A 400-room hote1 at the t0'P canp1etes 

tqis-extraordina~ily successful complex. Place Bonaventure will 

be studied in detail. 

The most distinctive feature of the inner city ~ohtreal i5 

,without doubt its network of underground passage ways, linking 

the railway stations, the metro, the parkinp, garages, the large 
, 

commercial buildings and hotels. There were many factors in the 

evolution of this system besides . V l' a rlg~rous c 1mate. Most impor-

tant of aIl, the presence of skillful and imaginative architects 

who fully exploited the site advantages. These passages, with 

attractive lighting and design, and strategie location are not 

dull corrid'ors, but rather pleasant environments. 

" The city center of Montreal is continuing its evolution. 

The tre~d i8 the concentration of management, finance, cpmmerce, 

recreation and Iast but not leaat residence in high-rise bUi,ld-
" 

ings. The circulation is -moving to underground. bath, for pedes-
• 

trian and mess transit .. Horizontally, the expansion ia more 

.. 

extensive to~ard the eastern edp,e. which i8 -favored poli ticall ~ .; 
, 

since the francophone majority is !!:aining more economic and 

political influence. ~evertheless, one should bear in mirid that 
1 

this metropolis of Quebec i8 a city of Canadi~n and international 
" 

dimens'ions. It i8 increasinrly becoming CosITlopolitan, att'Çactinp. 

more and more internationaL cauital along wi.th the increas,inp. 

number of immigrants. 
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CASE STUDY VI 

Name of ~roject: Place Bonaventure, 

Lo"Cation: Situated in the center of Nontreal,immediately south 

of Place Ville l'arie and the CNR block 'which con

tains the Queen Elizabeth hotel and the .. ,CNlt head-

quarters building. \ 

Planning Team: Architects: Affleck Desbarats Dimakopoulos 

Lebenshold & Sise. 

Partner-~n-charge: R.T.Affleck 

Project designer: Eva Vecsei 

Project architects: D.Lazpsky and H.K.Stenman 

Interior Design: H. de Ko'rin!!, 

Landscape Architects: Sasaki, Dawson,DeMay Associates 

Structural consultants: R.R.Nicolet & Assoc., Valois, 

Lamarre, Valois & Assoc. 

M~chanical and electrical consultants: .Jas. P.Keith -nJ 
& Assoc. 

Contractor: Concordia Estates Ltd. . . 
. Planning Approach: R.T.Affleck defines their design goals: 

, \ " 

"An attempt was made in the design of Place Bonaventure 

to development an architecture based on patterns o( human 
-' 

behavior 'rat~er than on the tenets of normal composition.' .. 
1 

The general.'notion can be expressed in a variety of ways i 
an archit.tlcture oriented to total experience, involving 

a11 'the jenses and invo 1 vin~, movemen t as a "Primary acti - {' -

vit Y .. /1.. . 
ft, place Bonaventure the architecture of "the inter

eets and places became a major fie'ld tor the direct 
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appl}cation of these ideas, as did the creation of the 

special -' fun·environment' for the Hote 1. In retrospect, 

l would say thqt the environmental barrier (facade) was 

possibly the mos.') diffïcul t Element to cope with - maybe 

because of the weight of historical baggage that we still 

carry with us in this area of expression." 

,Project Description: ~lace Bonaventure is a seventeen-storey 

Mixed-Use Development consisting of: 

Retail shopping center (two levels) 

- Cinema 

- "Better Livine Center" (permanent exhibition· of building 

ma terials) 

Exhibition Hall for short-term exhibit~ons such as '''Boat 

Show" 
~ ~l 

- "Merchandise Mart" (permanent wholesale rooms) tI 

Office space and international "mart" 

40D-room hotel 

- A garag'~ for approximately 1,000 cars 

- Approximately 50,000 square feet of public open space. 

'The shopping concourse covers approximate1y 150,000 sq. 

ft. i :i:t con tains maj or stores, boutiques, and the 700-seat-
1 

cinema, on the lower leve1 it is connected to the subway 

system,: Plàce Bonave1).ture is extremely well served by 

public transportation (commuter trains, subway and rail

road) and is also linked to the existing underground 

pedestrian system of core area. The Convention and Exhi

bition Hall, covering approximate1y 250,000 square feet 

is above the. retail shopping 1evels. ,This is designed ta 
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accoromodate large, short duration shows. The five levels 
l , 

above comprise the "Merchandise Mart", a series of Cana-
, \ 

dian" wholesaler's showrooms coverinp one million square 

feet~ Above chis, there is bffice accommodaion of appro

ximately 100,000 square fee t.- The international t,rade 

center, supplying exhibit and office space for the prin

cipal trading nations of the world, is located on the same 

level, 

The hotel 

building. 

with 400 rooms i6 situated on the ~oof of the 

The hotel rooms are situated around and over-
1 

looking a gardèn which is laid out in the manner 

of a Japanese landscape. The restaurant and recreation , ' 

facilities are situated in the center'of the garden. 

There is also a street level landscaped plaza over 

the parkinB area in the west of the building which consti

tutes a significant public space with Place Bonaventure. 

Comments: Quote from "Architectural Record" December 1967: 
\ 

Il ••••• Legibility i8 a problem at Place Bonaventure. Since· 

all the elements which make up the complex are enclosed 

within a simple environmental barrier, rather than expres

sed as isolated forms" different functions and spaces are 

difficult to recognize ..... " 

Quote from IIThe Canadian Architect" }1'ay 1968: 

" ..... The downtown core of ~10l\treal is a better than 

average urban mix, and Place Bonaventure, within downtown 

Montreal, nas been programmed with a fa~ richer mix on 

content. Thè pedestrian circulation, the metro station 

and atreet system intimately tie this complex to the rest 

• 

:: 
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of downtown ..... " 

û , \ 
" ..... Rotel Bonaventure is a new kind of visual urban 

experience for us. An otherwise conventional black roof 

measurinB six acres has been converted into an animated 

roof architecture ..... " 
, 

.' 
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/ 

Place Bonaventure, Montreal, exterior view. 
Afflect Desbarats Dimakop~ulos Lebensold & 
Sise, architects. ~ 
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Figure 6-2,3 Place Bonaventure, floor plans of 
Merchandisc rnart and exhibition hall, 
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Roof-top hotel rO,om~ overlQoking the 
winter garden.. . 
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Figure 6~6 

) 

Section througp downtown Montreal showing 
the vtBual interaction between taller structures 
and the roof scape of Place Bonaventure. 
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CASE STUDY VII 

Name of Project: Le Complex Des Jardins. 

Location: Le~ Complex Des Jardins, covering 8 .acres, is situated 
• 

on the eastern edge of downtown Montreal. The b10ck 
". 

extends from St.Catherne Street to Dorchester Boule-

vard. 

Planninp, Team: Architects: La Societe La Haye-Guellet' 

Associate A~chitectR: Longpre, Marchand, Goudreau 

(basilary structure), Blouin, Blouin, Guite, Roy 

(office towers), Ouellet and Reeves (hotel). 

Structural Engineers: La Societe C:L.T. 

Description: - A l~OO,OOO sq.ft. shoppinp, concourse on three 

floors covering the total surface of the comp-. 

lex. It includes shops, cinemas, restaurants, 

banks:, .assembly halls and open cafes. 

- Three office towers: 

North Tower: 27 floo~s; 505,000 square feet. 

Ea~t Tower: 32 floors; 620,000 square feet~ 

South Tower: 40.Jloors; 807,000 square feet. 

-' A hotel tower with 616 rooms; 'it also iftcludes 

meeting halls, restaurants etc. 

The central covered plaza is surrounded by a 

variety of uses, including 135 retai1 shops, 
~ 

3 banks. four cinemas, ,restaurants plus day 

nursery for children and a first aid clinic. 

The plaza has an undergr.ound connection to 

the Metro system .. 
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Background to Planning: Quote from "Le Camp lexe Des Jard-ins 

Public Relations' Department": 

"The hub of all acti.vities within the Complexe is "La 

Place". An acre of 'open, landscaped plaza, protected 

from climatic conditions, it will surge with activity -

people, cultural e~ènts, exhibitions, and the commercial , 

influ~nce which surrJunds it. 
J 

Historically, the g!eat cities of the wo~ld have always 
, 6 

featured a "town square" i a meet ing place where 'Deople" 

/ 

gather to shop, trade, view public events, or just so-
r 

cialize. This is, "La Place"; climate ,controlle,d .to 

ensure that everyone can parti-cipate in Us flctivities 

the year around. Il 1 • 

" 

! 

• 
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Figure 6-7 Le Complex Des Jardins, Montreal, exterior view. 

c • 

, ' 

\ ,-_o,~ __ , 

: Roi! al''1 . , 
'--- ~- -~-_.- ..... ,p.,.._ ....... ,' 

, .... 



, , 

o 

Figure 6 .. 8 

145 

o Simpsons 

o le 2020 University 

o Eaton 

o la Baie 

o la Plllce des Arts 

.-Umverslté du Québec 

o La Place DupUis 

o Banque Canadienne Impénale de Commerj:e 
". 

o La Place Ville Marie ' 

œ Complexe Desjardms 

CD Hydro-Québec 

CD L'hôtel Reme-Ellsabeth 

CD Gare Centrale 

- CD C.I.L, 

CD Ministère du re~enu national 

G) Garè Windsor c • 

G) Le Château Champlain 

Gi) ~ Place Bonaventure 

Gi) Tour de la Bourse " 

o Banque Canadienne Natlon~le 

• Plaœ d'Armes 

'. Palais de Justice 

fi) Hôtel de ville 

• Maison de Radio-C8nada 

" 

, 

" 

Le Complex Des Jardins in relation to other' . 
major èlevelopments in Montrpa'l .CBD~ ___ . _~' ~ .. ~ ____ _ 

r 
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Figure 6'-9,10 Major components of Les Complex Des Jardins. 
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~ StatIonnement 

o ClrculatlorT' 

"LfI.' Place". the interior plaza at entrqnce level. 
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View from the interior of the p1aza 
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'CASE STUDY VIII 

Name of Project: La Cite 
\ 

LocatioQ: A six-acre site covering four çity blocks on Park', 

Avenue, Hontreal. 

Planning TJam'; Architects: Eva Vecsei in association with 

Dobuch, Stewart, Lonp;re, Narchand, Goudreau; Ralph 

Hein (project architect), John Schreiber, Ron tH1-

1iams (landscape architects). 

General Contractor: Concordia Construction Properties 

Limited. 
, 

Description: A large~scale MXD downtown development consisting 

of: 

- 220,000 square feet of retail space 

- Three residential towers 

- A 26-itorey office tower with 100,000 sq.ft: of office 

space. 

- A 400~room roof top hote! 

- Recreation facilities: a health club, gym, swirnming 

pools (indoor and outdoor), squash courts,etc. 
. 

The protect was originally programmed Eor a floor area 

ratio of 12 which was then re'duced to 6. This resulted 

in transfe~ring of 1 million square feet to below the 

street level. 

The fôùr city block~ are interconnected by an under

,ground infrastructure whïch includes a two-Ievel, 220,000 
/ 

square feet retail area. Each block contains a verti~l 

circulatio~ core leadina down ta the lQwer retail are~. 
Co) ';1 

The hote! i8 the eniertainment , qent~ for 

./ 

the approxi-

1 

, t 

j 

l 
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mate1y 3,000 residents and 10,000 office workers and COID\ 

mercia1 employees who live or work in La Cite. It shares 

the parking and trl,lcking faci1ities of the complex and 

ties into the hea1th club. 
~ 

A priority was to orient the bui1dinRs to maximize sun-

lit open space. A1sa, sinee the streets on the perimeter 

of the site are lined with to~houses '. to establish a o 

residentia1 scale at the edge, the residential towers step 

down gradua11y to meet the scale of the houses. 

Background to Planning: According to architect Vecsei "the fun

damenta1 ipsues in the design :of urban housin~ are not 

high-rise versus low-rise or hïgh-den~ity versus low-density . . 
Both ean work. Whiehever approach is called for, the 

architectural prob1em is first ta find a way to organize 
ij 

the enc'losed space required by the pro)!ram in a mannet' 

whieh a1laws the remaining open snaee on the site to be a 

rea1 arnenity for the users of the prajeet and for the gene

ra1 public. The secand problern is ta find the right archi-

tectura1 vocabulary to define these spaee." , 

• 
, . 

, . 
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La Cite; exterior view of ,the 
apartments. 
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Figure 6-20,21 The 26-sterey office tower. Architect Vecsei 
wanted the building t6 be "sI ick and dark, 
highly polished and te~hnical looking, in 
contrast te the hotel an~ apartment buildings 

Figure 6-22 

Il 

, 
Typical apartment floors, where the a~éhitect has 
paid a lot of attention te the roofs and terraces 
and concealed the "ugly stacks". "These' are build
ings which you can look' down on from your apartment". 
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CASE STUDY IX 

Name of Project: Westmoun,t Square, Montreal 

Locatlon: The complex covers two blacks (lS5,O?6 sq.ft.) in 

the city of Westmount, on the western edp,e of downtown 

t1ontreal, exteniiin~ from St. Catherine St. 'ta Haison-

neuve Boulevard. 

Plann~ng Team: ArcQitects: The office of Nies Van der Rohe. 
~. 

Description: A J~D deve10pment consistinp, of: 

- Two 2l-storey apartment buildinp,s 

- One 22-storey office building 

- A shopping con~ourse with access to the ~1ontreal subway 

system by a tunnel connector 

- A cinema and restaurants, 

Background t~ P1anninr,: Westmouht S~uare i9 a medium sized Mixed 

Use Development incorporated into a residential neip,hbor

hood. The high-density office deve10pment became justi

fiable in a residential area by being blended with resi

den~ ia1 use. :-' 

Comments:: Quote from Urban Land, October 1973: 
l , 

':,Westmount ~quare in Hontreal exemplifies a 'Droject wh:!'ch 

establ~shed a new prestige address in a 'location ~ich 

would probably not have supported such a lage-sca1e single 

use deve1opm~fl:.!: of on1y office or retail' space. The combi-
1 

nation of office, residential, and retail provided an essen-

tial key to the financia1 feasibility' of the project." 
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Figure 6-23 
f,' 

Westmount Square; site plan. 
'", 

'. 

'. 

, 
,.). 

1 



~r 

~\ 
f'.Jr_·'-- ~ 

~ t· 

1 
~ (;'<> 

1 Q 

\. 

..'\, 

l 

',0 

~ , 
• .~;d ; 
1 
1 - t, ,1 ) \i!""" 
1 ,1., 

., 

" 
/ 

, .... ~ , ,i 

~ 

160 
t) 

... 

,1, 

/ 

. '-

.............................. ~ ...... ~ ...................... ~ .... ~, 
• 

" 

" , 
, 

'" 
, 

" -'- . . , 
, 

~ 

" 

Figure 6~24 

dt 

~ 

.''-, . 
• • ... ~ ,@ '" 

0 

~ 

~ • J 

. , 
"" ~-) " 

'r 

~ 

. 

f c 
i 

" 
1 

\ i 

, I-

I 

1 
, . , , , j · , 1 0 . - . · .. . 

1 - 1 

, 'I · \ 
1 

, 
1 

-
, _. , 

1 
, . , - -- , 

" - _. 
1 

Westmount Sq~arè, éast west'section looking 
no:e.th. 

/ .. "( 

/ 

" 

'" ( 

. , 

~. , 

" 

." .. , 

" ' 

-
~,. 

" . 

, 
~f 

1 

• 

, 
' . 
j, 

r 
/ 



( 

/ 

.\ 

Westmount Squar~ 

- -



() 

• 

. 
, " 

o o 
/ 

'I 

. ' 

.. 

. 

162 

C1SE STUDY X 
----

Name of Project: Les Terrasses 

Location: In the, core of l-lontreal' s downtoWn sfhopping street, 

it is 

neuve 

accessible fr~herine 
Boulevard and 1~1 College 

Street, Uaison-

Avènue. 

Plannin~,lr Tearn: Architects: ':Jebb, Zerafa, Menkos, Housden 

Structural enp,ineers: G.Horvath and Associates 

General Cont~actor: Louis Donolo Inc .. 

Description: - 165,000 sq.ft. of multi-level retail malI 
\ 

- IO-storey office tower. 

The retail malI is situated above a 540-car parking Ra

rage, and below a loadinp, dock, mechanical and storage 
J' 

level which ,separates it from roof terrace and the office 

tower. 

Quote from "The .Canadian Architect" October 1976: 

"The multi-level retail malI' can pe visuali'zed as a' split-
'1.. 

level doubl~ malI system in the form of. a continuous tri.

angular spiral which rises up from level one to level four. 

Within the spiral is a central core which is' joined to .the 

,outer mal..J.. at the 'same' level and connected by stairs to 

higher and l~wer points on the spiral: .... 
1 '\ 

Escalators are provided at the nodes of the triangle. 
, 

These nodes have been developed into maj or court spaces-. 
• ,1 

. The side 'of the t'riartgle parallel to Eaton' s has been 
. 

extende,d north and south to provide a 
- '0 

pedestrian c~nnec-
. ' 

tfon b~tween Haisonneuve Boulevarq and St. Cat,herine ·srree't. 
1 

, \~ 

. ' .. " 
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This pedestrian street is to remain open throughout fhe hours 

of ~etro operat ion. " 
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Figure 6-25: Les Terrasses 
exterior view. 
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Figure 7-1: 
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Frank Lloyd \<1right 1 S 

proposed MXD proj ect. 
This 1929 plan for a 
combined apàrtment an 
office tower for' St. " 
Marks - in-the -Bouwerie . 
in New York was never 
buile, yet it pre
fi?,ured suc h current 
MXD projects as the 
Olympie Tower. a,nd 
the Galleria. 
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,11"" 

Il r 
4. 

Proposed Merchants .convention City, New York City. 
A large convention-office-hotel-entertainmentpretail 
complex vfuich was to be built next to Rockefeller 
Center. Architects Katz, Waisman,Weber,St~auss. 
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\, 

P~ojected hotel and office tower building, 
with an i~genious 45-d~gree turn in the 
structure of the upper hotel floors over 
th,"at of the Iower office and' retail 'com
mercial floors, New Yo~k City. Archtects 
Webb, Zerafa, Menkes. Housden., "" " 
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PROPOSED 60-STOREY HIXED-U~E TOWER FOR BONHIT TELLER SITE 

. 
Location: Existing Bonwit building at Fifth Avenu~ and 56th 

Street,'Midtown Manhattan, New York City. 

" Archi tec t s: Poor, Swenke, Hayden & Conne II . 

Description: On the"ground level there will be a lOO-ft lon~ 

corridor 1eading ta the atrium, which will have five 

. floors of retai1 space connected by escalators and 

~levators. On the fourth floor there will be 

through open-air public terrace, 13 floors of 

~n~luding s~veral with 1andscaDed terraces overlooki 

Fifth Avenu~ ,40 floors of condominium apartments 

and two mechanica1 floors. 

The building will be built under the provisions' 

Fifth Avenue Special District. - Tt will utilize the 

~ provision which will ~low ft ID be 'much larger than it\ 

could be if itwere not for the addition of a covered pe
I 

destrian arcade, provision of excess retail space a~d 

terrace landscaping} 

The developer has assembled a " lot" of more 

than 35,000~sq.ft. (about 25,000 square feet from 
, 

buildlngs now occupied by Bonwit Teller and~ 10,6-25' 

sq.ft. from the development of air rights'-ov~r the. 

adjacent Tiffany & CQm~any). \<Tith the addition of ar-

\ 

cade, extra retai1 apace and other ,amenities the F~/L.R .. 

will rise, to 21. 6- from 15 under the Special Dis

trict.~rovision~ • . . 
! -.- .. 
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Comments: According to Fal Negbaur, Chai TIllan of l1anhattan 

Communi ty Board 5. "the bulk'l cre-ated by aI'!0thet; ta~l 

building should be a matter of deep concern. He su~-

,) 0 

gested a six-month "moratorium" on bonuses in the 

area ,from 59th Stre~t to Grand Central, between Fifth 
1 

and Lexington Avenues untii city officiaIs cou1d st;udy 

the impact of the density cre~ted by severai new buil-

dings. 
, , 
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Figure i-4 

... 

Pr.oppsed 160-storey MXD 
on Bonwit Te.l1er. s,ite, 
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RADIO CITY HUSIC HALL 

The Music Hall building is situated .in the middle of 

the block on 50th Street to the east of Avenue 'of the Ameri-

cas and to the west of, Rockefeller Plaza, , 

The construction of a rnixed-use tower "piggy back" 

ove~ Radio City Music Hall is recommended in a study' prepa

red for the New, York' St'ate Urban, Development hv J.andauer Asso
Î 

~iates, a re~~ estate consulting company. Analxzing the deve-

" ," l'Dpment of the Mu.,sic HaLl' s air rights on the site and their 
. " 

. , 

.eos~ible transfer to four alternate sites, the study concluded 

_ that the non-contigubus s\tes were ,not feasible now "because 

of l-egal restrictions". 
--

According to Rockefeller Center Inc., the use of air 

rights i8 necep 8ary to defray the cost of running the 6,000-
, . 

seat theater, the largest in the world . 

An earlier engineering and archite,ctural study indi

cated that a mixed-use tower could be erected atop the build-
" 

. ing without uenetrating the famous Art Deco theater. The pre

liminary plans called for an 'addition of 31-storey ta the roof of 

the Music Hall building between the Amax and the ASf.,ociated , 

Press buildines for about 19 flaors of office space and 

12 floors for hotel rooms. 

The design developed by the firm Dàvis Brady & Asso-, 
IJ 

ciates called ~or the Guild Theater on 50th St!eet ta be rep-
. 

laced by an entrance ta an expanded fobby in the Associated 

Press building. 
1 

h thenew plan, theexisting roof,whichwas ori!?;i!1ally meant ta 

, 
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. /'-" 
include ~ardens and connectin~ skywalks to other buildings inthe 

Roc.kefell!=lr Center. would contain in the new plan retail ànd 

restaurant 'facilities and a lobby f.or the office portion. of 
, " 

the new tower. 
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GLOSSARY: 
(G-l) 

Accessory Use: An accessory use i9 a use which is c1ea~ly inci-
, 

dental to and customari1y found in connection with the principal 

use. Such accessory use must be conducted on the same zoning 

lot as the p~incipal use l to which i8 i8 related, unless modi

fied by the district .regu1ations. 

Arcade: An 'arcade is a continuous covered area which opens ontb 

a ~treet or a plaza. It i8 unob.struc,ted to a height of not less 
" ( 

than 12 feet, and i5 accessible ta the' publio at all times. 

Block:.,1 A. black is a trac't of ~and bounded by streets or by a 

combination ofo streets, pub~ic parks, railroad rights-of-w~Yt 

. pierhead Unes and airport Doundaries •. 

Bulk: Bulk is the term used ta describe the size '(inc1uding 

, hetght and floor area) qf buildings.j 
) 

Combined use (or shared use): Hostly used to denote the combina

tian of facilities for more th.~, one activity in one 'project. 
". 

Commercial building: Jmy bUilding .occup~ed only by conunercial 

uses. ~ 

Court: A court is any open area other than a yard or portion 

thereof, which i5 unobstructed from its lowest level to the sky 

and whl..ch is bounded by either building walls or building walls 

and- one or more lot Hnes. 

Development: A' development includ.es:- a) the construction of a . . 
, l 

) 
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, 

new building or r~ oth.er structure on a ronirfg lot; b) thè reloca-
, -

tion of an exis ting bui~,d~ng to' another lot 1 or c) the use of a 
J 

tract of land for a new use.' 

Dwelling unit: A dwellïng1 unit consists of one or more rooms 
/ , 

in a residential building o~ residential portion of a building, 

'" . 
Extènsion: An extens~on iSr an in~rease ,in tbe amount of exist

ing [loor are a used for an existing use. 

.. 
Area~ The.floor area of a building is the sÙffi of the gross 

-7'----

a ea of each floor of the building excluding cellar space,floor 

balcon~ elevator or stair ,bulkheads and floor spaèe 
\ 

accessory parking which is locéit'ed less than 23 feet , 

curb level. 

~F=l~~~~~R~~~t=i~p: (F.A.R.) is the total floor area on a zoning 

lot divided by the' area of that zoning l~t. Each zoning disfr,ict 

classification contains an F.A.R. control which. when multiplied 

by the lot area of the zoning lot, produces the maximum floor 

area allowable on such lot. 

Height Factor: The height factor of a building,is equal ta t \e 

total floor area of the building divided by its lot coverage. 

barge-scale residential development: A develppment used predo

,min~ntIy for residential uses on a tra~t of land which is single 
, 

owriership and which i~ o~ a 'certain minimum size (at least 

3 acres wi'th a total of 500 dwelli~g units or at least 1.5 

acres with a total of three principal residential. buildings), 
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Lot\ are a : The lot are'a is the area of a tract of lan.d (zoning 

lot), in single ownership l~ted wi thin a block. 

Mixed Use: An unspecified mixture of land uses within one buil-

ding. 1 
fJ ) <1 

l1ulti- or multiple use': A facility that serves a variety of 

purposes. 

Multi-use Center: A concentration of complementary land. use,s 
. / 

that is physically integrated by means of pedestrian systems. 

Open Space: Open space is that part of a zoning lot,including 

courts or yards, which is open and u~obstructed from its 10west 

level ta the sky, except for specifically enumerated obstructions 

and is accessible to and usable by all persons occupying dwel

ling units on the zoning lot. 

Plaza: A plaza is an open area accessible to the public at aIl 

times. It shall not at any point be more than five feet above 

nor more ihan l~ feet b~low the curb level of the nearest adjoin

ing street. It must be unobstructed from its lowest level to 

the sky "\, except for' certain permltted obstructions such as ar-

bars, fountains and flag pales. 

Railroad or Transit air ~ace: Railroad or transIt air space i9\ 

space directly over a railroad or transit right-of-way yard. 

After special review and under appropriate conditions and saie-
" 

guards development may be permitted in such spa~e·. 

Sky Exposure plane: A sky exposure planeis an imaginary inclined 

. " 
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plane. 

.\ 
1 

a) Beginning above the street line (or, wh~re 50 indica

ted, above the front yard line) at a height set forth in the 

district regulations and 

b) Rising over a zoning lot at a ratio (of ver~ical dis

tance to horizontal distance) set forth in the district regu

lations. 

, " Street: Any road, street, highway, expressway, boulevard,park-

way, avenue alley or other public way, which is intended for 

p:ublic use and provides a priI).cipal means of approa'ch for vehi

cles or pedestrians. Street. refers to the entire public right

of-way. 

Through block arcade: is a continuous area within a bu~lding 

connecting one st!eet witq another street or plaza or arcade 

adjacent to the street. 

Use: A use is any activity, occupa~ion, business or operation 
1 • 

carried on, or intended to be carried on, in ~~building or on 

a tract of land. 

Zoning lot: A ~oning lot i8 a contiguous tract of land located 

/' within a block which, at the t;ime of filing for b4flding permit " 

ia designated as a tract ta be used, developed or built upon 

under single ownership. A contiguous tract of land may include 

one or more lots of record. 
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